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Appendix 1  Plan 1: Site Context Plan 
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Appendix 2 Plan 2: Location of the Appeal 

   site 
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Appendix 3 Letter dated 8 September 2008 

   from Brighton and Hove City 

   Council confirming that a  

   material start has been made 

   on the Brunswick scheme. 
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Appendix 4 Plan 3: Plan showing the  

   constrained urban context of 

   Brighton 
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Appendix 5 Boundary of the proposed 

   South Downs National Park 
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Appendix 6 Letter from SEEDA dated         

   29 September 2009 









   Brighton Marina Regeneration Project  
 

 

  10578/02/747727v3 
 

 

Appendix 7 Policy Matrix 
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tif

ie
d 

w
ith
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th
e 

S
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th
 E

as
t 
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an
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s 
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s 
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r 
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at

io
n.

 
�

 
S

P2
 

R
eg
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s 
Th
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 p

ol
ic

y 
se
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 o

ut
 h

ow
 r

el
ev

an
t 

re
gi

on
al

 s
tr

at
eg

ie
s,

 lo
ca

l 
de

ve
lo

pm
en

t 
do

cu
m

en
ts

 a
nd

 t
ra

ns
po

rt
 p

la
ns

 w
ill

 in
cl

ud
e 

po
lic

ie
s 

an
d 

pr
op

os
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s 
th

at
 s

up
po

rt
 a

nd
 d

ev
el

op
 t

he
 r

ol
e 
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 r

eg
io
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l h
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s 

in
cl

ud
in

g 
pr

io
rit

y 
m

ea
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s 
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r 

in
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ea
si

ng
 

ac
ce

ss
ib

ili
ty

 b
y 

pu
bl

ic
 t

ra
ns

po
rt

, 
w

al
ki

ng
 a

nd
 c

yc
lin

g;
 

en
co

ur
ag

in
g 

hi
gh

er
 d

en
si

ty
 la

nd
 u

se
s 

an
d/

or
 m

ix
ed

 u
se

s 
th

at
 r

eq
ui

re
 a

 h
ig

h 
le

ve
l o

f 
ac

ce
ss

ib
ili

ty
; 
pr

io
rit

is
in

g 
hi

gh
 

qu
al

ity
 in

te
rc

ha
ng

e 
fa

ci
lit

ie
s 

be
tw

ee
n 

al
l m

od
es

 o
f 

tr
an

sp
or

t;
 f
oc

us
in

g 
ne

w
 h

ou
si

ng
 d

ev
el

op
m

en
t 

an
d 

ec
on

om
ic

 a
ct

iv
ity
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 lo

ca
tio

ns
 c

lo
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 t
o 
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 a
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si
bl

e 
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pu

bl
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ra
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po

rt
 a

nd
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el
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er
in

g 
lo

ng
  

te
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 d
ev

el
op

m
en

t 
in

 
st

ra
te

gi
c 

de
ve

lo
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en
t 

ar
ea

s 
w

he
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en
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d 
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s.
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rig

ht
on
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 id

en
tif

ie
d 
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w

he
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y 
an

d 
tr

an
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or
t 
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te
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ng
e 
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s 
w
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 b

e 
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r 

m
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s 

w
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 b
e 
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e 
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 d
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m
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m
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s 
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 t
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re

m
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 o

f 
th
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 p
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a 
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w
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ud
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 b
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 s
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, 
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e 
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n.
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on
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e 

a 
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w
 c

en
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a 
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d 
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ac
e 
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d 

a 
ne

w
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y 
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pl
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 is
 c
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m
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o 
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e 
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ra
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m
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r 
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w
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ch
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ld
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w
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m
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w
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ec
ts

 t
he

 m
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a 
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in
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D
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e.
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o 
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r 

to
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e 
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by

 a
t 

se
ct

io
n 

6
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 m
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ec

tiv
e 
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e 
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w
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 s
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y 
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g 
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 d
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e 
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t,

 w
hi
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h 
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w
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4
0
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af
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tio
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y 
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ra
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re
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 D
av

id
 G

av
in

 a
t 

pa
ra

. 
4
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 D
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 d
ev

el
op

m
en

t 
in

 u
rb

an
 

ar
ea

s 
to

 p
ro

m
ot

e 
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re
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 p
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 d
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 d
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 c
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 d
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ra
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 m
ix

ed
 

us
es

, 
in

cl
ud

in
g 

re
ta

il,
 r

es
id

en
tia

l a
nd

 le
is

ur
e.
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 p
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C
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C
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C

C
8
, 
C

C
9
 

C
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S
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D
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 p
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p 
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d 
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 d
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op
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e 
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 d
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op
m
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t 
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n 
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e 
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e 
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 c
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5
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 b
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 d
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ra
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m

m
ar

is
ed

 a
t 

pa
ra

gr
ap

hs
 2

1
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1
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6
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pa
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4
9
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5
1
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2
1
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D
2
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0
.1
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 p

ol
ic

y 
se

ek
s 

to
 e

nc
ou

ra
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l p
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o 
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e 
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m
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s 
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d 
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to
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f 
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e 
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M
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n 
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g 
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e 
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y 
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 b
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, 
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ci
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o 
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el
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g 
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t 
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s 
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ra
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 d
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m

en
t 

an
d 
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e 
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e 
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er
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e 
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nt
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f 
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ra
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e 

w
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te
 b
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ng
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nd
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 C
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n 
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ox
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e 
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on
s 
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n 
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s 
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 a
t 
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t 
2
5
%

 b
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 1

9
9
0
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y 

2
0
1
5
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e 
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 d
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t 
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po
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 b
y 
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g 
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t 
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e 

m
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ch
 h
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e 
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 b
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O
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 t
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 c
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C
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d 

H
ea

t 
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d 
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w
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 c
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n 
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e 
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ga

in
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ar
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t 
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at

e 
(s
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S
 s
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tio
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2
1
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 p
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a.
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1
.5

5
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1
.6

3
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C

D
2
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0
.1
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 Th
e 

in
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tio
n 
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 m
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e 
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el
p 
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 c
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ut
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 c
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m
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el
p 
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 c

re
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a 

m
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 D
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C

en
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d 

w
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f 
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an
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m

ea
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s 

w
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 b
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e 

m
or

e 
ac
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or
e 
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e 

m
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an
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 r
ed
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e 

C
O

2
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m
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a 
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 d
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 b
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ra
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 c
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e 

ap
pl

ic
at

io
n 

w
as

 a
cc

om
pa

ni
ed

 b
y 

a 
de

ta
ile

d 
Fl

oo
d 

R
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e 

En
vi

ro
nm

en
t 

Ag
en

cy
 r

ai
se

d 
no

 o
bj

ec
tio

n 
to

 t
he

 
pr

op
os

ed
 d

ev
el

op
m

en
t 

on
 f
lo

od
 g

ro
un

ds
 (

se
e 

Ap
pe

nd
ix

 1
2
).
 

�
 



P
O

L
IC

Y
 M

A
T

R
IX

 
 

 
 

 
A

pp
ea

l R
ef

. A
P

P
/Q

14
45

/A
/0

9/
21

02
04

8 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
K

ey
:  

 
� ���

 
C

om
pl

ia
nc

e 
 

 
 

 
 

 
� ��� 

Pa
rt

-C
om

pl
ia

nc
e 

 
 

 
 

 
 

� ���
 

N
on

-C
om

pl
ia

nc
e 

2
0
 

D
E
V
E
L
O

P
M

E
N

T
 P

L
A

N
 

 

P
U

R
P

O
S
E
 /

 O
B

J
E
C

T
IV

E
S
 

A
S
S
E
S
S
M

E
N

T
 O

F
 P

O
L
IC

Y
 C

O
M

P
L
IA

N
C

E
 

C
O

M
P

L
IA

N
C

E
 

B
ri

g
h
t
o
n
 a

n
d
 H

o
v
e
 C

it
y
 C

o
u
n
c
il
, 
L
o
c
a
l 
P

la
n
 2

0
0
5
 

 

S
U

7
 

D
ev

el
op

m
en

t 
w

ith
in

 
th

e 
co

as
ta

l z
on

e 
            

D
ev

el
op

m
en

ts
 w

ith
in

 t
he

 c
oa

st
al

 z
on

e 
w

ill
 o

nl
y 

be
 g

ra
nt

ed
 

pl
an

ni
ng

 p
er

m
is

si
on

 w
he

re
 t

he
 p

ro
po

sa
l 
ta

ke
s 

ac
co

un
t 

 o
f 

th
e 

fo
llo

w
in

g:
 

a.
 

“p
ar

tic
ul

ar
 c
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 p
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 p
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w
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 b
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 c
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l b
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 c
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ns

ul
ta

tio
n 

pr
oc

es
s 

an
d 

S
ec

ur
ed

-b
y-

D
es

ig
n 

m
ea

su
re

s 
in

co
rp

or
at

ed
 w

he
re

 
ap

pr
op

ria
te

 t
o 

cr
ea

te
 s

ec
ur

e 
en

vi
ro

nm
en

ts
 b

y 
bo

th
 d

ay
 a

nd
 n

ig
ht

. 
Th

e 
re

sp
on

se
 t

o 
‘S

ec
ur

ed
 b

y 
D

es
ig

n’
 a

nd
 t

o 
th

e 
ad

vi
ce

 o
f 

th
e 

Po
lic

e 
Ar

ch
ite

ct
ur

al
 

Li
ai

so
n 

of
fic

er
 w

er
e 

ap
pl

au
de

d 
by

 S
us

se
x 

Po
lic

e.
 

 Th
is

 is
 c

on
si

de
re

d 
fu

rt
he

r 
w

ith
in

 t
he

 D
es

ig
n 

an
d 

Ac
ce

ss
 S

ta
te

m
en

t 
at

 
Vo

lu
m

e 
1
 S

ec
tio

n 
9
.0

 [
C

D
2
/7

.1
] 

an
d 

Vo
lu

m
e 

2
 A

pp
en

di
x 

5
 [
C

D
2
/7

.2
] 
an

d 
it 

is
 in

te
nd

ed
 t

ha
t 

th
is

 w
ill

 b
e 

se
cu

re
d 

vi
a 

pl
an

ni
ng

 c
on

di
tio

n 
(n

o.
 1

0
).
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P
L
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C
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B
ri

g
h
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n
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u
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c
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o
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a
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La
nd

sc
ap

e 
de

si
gn

 
 

Pr
op

os
al

s 
m

us
t 

su
bm

it 
de

ta
ils

 
de

m
on

st
ra

tin
g 

th
at

 
ad

eq
ua

te
 c

on
si

de
ra

tio
n 

ha
s 

be
en

 g
iv

en
 t

o 
th

e 
la

nd
sc

ap
e 

de
si

gn
, 

th
at

 t
he

 p
ro

po
sa

ls
 i

nc
lu

de
 s

ui
ta

bl
e 

op
en

 s
pa

ce
 

pr
ov

is
io

n,
 t

ha
t 

th
e 

pr
op

os
al

s 
ar

e 
of

 a
 h

ig
h 

qu
al

ity
 in

cl
ud

in
g 

th
e 

us
e 

of
 h

ig
h 

qu
al

ity
 m

at
er

ia
ls

 a
nd

 t
ha

t 
ef

fe
ct

iv
e 

us
e 

of
 

th
e 

ex
is

tin
g 

la
nd

sc
ap

e 
an

d 
na

tu
re

 c
on

se
rv

at
io

n 
fe

at
ur

es
 

ha
s 

be
en

 s
ou

gh
t.

 F
or

 m
aj

or
 s

ch
em

es
 d

et
ai

ls
 o

f 
st

ru
ct

ur
al

 
la

nd
sc

ap
in

g 
th

at
 

co
nt

rib
ut

es
 

to
 

th
e 

ex
is

tin
g 

ov
er

al
l 

la
nd

sc
ap

e 
qu

al
ity

 o
f 

an
 a

re
a 

w
ill

 n
ee

d 
to

 b
e 

ag
re

ed
 w

ith
 

th
e 

lo
ca

l p
la

nn
in

g 
au

th
or

ity
. 

An
 in

te
gr

at
ed

 a
nd

 s
ite

 w
id

e 
la

nd
sc

ap
in

g 
st

ra
te

gy
 is

 p
ro

po
se

d 
an

d 
is

 
ex

pl
ai

ne
d 

in
 d

et
ai

l w
ith

in
 t

he
 D

es
ig

n 
an

d 
Ac

ce
ss

 S
ta

te
m

en
t,

 V
ol

um
e 

3
, 

Ap
pe

nd
ix

 6
 [
C

D
2
/7

.3
].
  

 Th
e 

la
nd

sc
ap

e 
st

ra
te

gy
 p

ro
po

se
d 

is
 a

ls
o 

co
ns

id
er

ed
 w

ith
in

 t
he

 e
vi

de
nc

e 
of

 
B

ob
 A

lli
es

 a
t 

S
ec

tio
n 

8
.1

, 
w

ho
 e

xp
la

in
s 

th
e 

de
si

gn
 in

te
nt

, 
th

at
 t

he
y 

in
cl

ud
e 

su
ita

bl
e 

op
en

 s
pa

ce
 p

ro
vi

si
on

, 
an

d 
th

at
 t

he
 p

ro
po

sa
ls

 a
re

 o
f 
a 

hi
gh

 q
ua

lit
y 

us
in

g 
hi

gh
 q

ua
lit

y 
m

at
er

ia
ls

. 
 Th

e 
de

ta
ile

d 
de

si
gn

 o
f 
th

e 
la

nd
sc

ap
in

g,
 in

cl
ud

in
g 

sp
ec

ie
s,

 a
nd

 m
at

er
ia

ls
 t

o 
be

 u
se

d 
in

 t
he

 p
ub

lic
 r

ea
lm

 w
ill

 b
e 

se
cu

re
d 

vi
a 

a 
pl

an
ni

ng
 c

on
di

tio
n 

(n
o.

 3
0
).
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Tr
ee

s 
an

d 
he

dg
er

ow
s 

Ap
pl

ic
at

io
ns

 
fo

r 
ne

w
 

de
ve

lo
pm

en
ts

 
sh

ou
ld

 
id

en
tif

y 
an

d 
se

ek
 t

o 
re

ta
in

 e
xi

st
in

g 
tr

ee
s 

an
d 

w
he

re
 f

ea
si

bl
e 

in
cl

ud
e 

ne
w

 t
re

e 
an

d 
he

dg
e 

pl
an

tin
g.

 

Th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t 
w

ill
 in

tr
od

uc
e 

na
tu

ra
l p

la
nt

in
g 

an
d 

ne
w

 
bi

od
iv

er
si

ty
 in

to
 t

he
 m

ar
in

a,
 s

ec
ur

ed
 a

s 
pa

rt
 o

f 
th

e 
la

nd
sc

ap
in

g 
st

ra
te

gy
 

re
fe

rr
ed

 t
o 

ab
ov

e.
 A

ls
o 

re
fe

r 
to

 c
om

m
en

ts
 o

n 
Po

lic
y 

C
C

8
 a

nd
 N

R
M

5
 a

bo
ve
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Pr
ot

ec
tio

n 
an

d 
in

te
gr

at
io

n 
of

 
na

tu
re

 
co

ns
er

va
tio

n 
fe

at
ur

es
 

D
ev

el
op

m
en

t 
pr

op
os

al
s 

w
hi

ch
 a

ff
ec

t 
na

tu
re

 c
on

se
rv

at
io

n 
fe

at
ur

es
 

ou
ts

id
e 

pr
ot

ec
te

d 
si

te
s 

sh
ou

ld
 

en
su

re
 

th
at

 
da

m
ag

in
g 

im
pa

ct
s 

ca
n 

be
 p

re
ve

nt
ed

 t
hr

ou
gh

 c
on

di
tio

ns
 

an
d 

th
at

 a
dv

er
se

 im
pa

ct
 a

re
 m

in
im

is
ed

 a
s 

fa
r 

po
ss

ib
le

. 

ES
 s

ec
tio

n 
1
8
 E

co
lo

gy
 [
C

D
2
/7

.1
] 

as
se

ss
es

 t
he

 p
ro

po
se

d 
de

ve
lo

pm
en

t 
an

d 
its

 im
pa

ct
 o

n 
na

tu
ra

l s
pe

ci
es

 a
nd

 h
ab

ita
ts

. 
Th

is
 d

oc
um

en
t 

se
ts

 o
ut

 
m

iti
ga

tio
n 

to
 m

in
im

is
e 

im
pa

ct
s 

w
he

re
 a

pp
ro

pr
ia

te
. 
It
 is

 c
on

si
de

re
d 

th
at

 t
he

 
im

pa
ct

 o
f 

th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t 
w

ill
 b

e 
po

si
tiv

e 
an

d 
in

cr
ea

se
 

bi
od

iv
er

si
ty

 o
n-

si
te

 o
ve

ra
ll 

(p
ar

a 
1
8
.1

8
0
).
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ro
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n 

Th
is

 p
ol

ic
y 

se
ek

s 
to

 p
ro

te
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 a
ni

m
al

 o
r 

pl
an

t 
sp

ec
ie

s 
an

d 
in

tr
od

uc
e 

m
ea

su
re

s 
w

hi
ch

 w
ill

 m
in

im
is

e 
ha

rm
fu

l 
im

pa
ct

 o
f 

a 
pr

op
os

ed
 

de
ve

lo
pm

en
t 

on
 

su
ch

 
sp

ec
ie

s 
an

d 
th

ei
r 

ha
bi

ta
ts

. 

As
 A

bo
ve

. 
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G
re

en
w

ay
s 

Po
lic

y 
re

la
te

s 
to

 G
re

en
w

ay
s 

an
d 

st
at

es
 t

ha
t 

de
ve

lo
pm

en
ts

 
w

ith
in

 s
uc

h 
a 

se
tt

in
g 

w
ill

 b
e 

re
qu

ire
d 

to
 c

on
tr

ib
ut

e 
to

 t
he

 
pr

ov
is

io
n 

an
d/

or
 

en
ha

nc
em

en
t 

of
 

th
e 

ne
tw

or
k,

 
pr

op
or

tio
na

l 
to

 t
he

 d
ev

el
op

m
en

t 
an

d 
its

 p
ot

en
tia

l 
im

pa
ct

 
up

on
 t

he
 G

re
en

w
ay

. 

Th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t 
w

ill
 in

cr
ea

se
 t

he
 b

io
di

ve
rs

ity
 a

t 
th

e 
m

ar
in

a.
 In

 
pa

rt
ic

ul
ar

, 
a 

G
re

en
w

ay
 w

hi
ch

 r
un

s 
al

on
g 

th
e 

lin
e 

of
 t

he
 c

lif
f,
 w

ill
 in

 e
ff
ec

t 
be

 
en

la
rg

ed
 b

y 
th

e 
in

tr
od

uc
tio

n 
of

 t
he

 C
lif

f 
Pa

rk
 w

hi
ch

 li
es

 a
t 

th
e 

ba
se

 o
f 

th
e 

cl
iff

. 
A 

br
id

ge
 li

nk
 f
ro

m
 t

he
 C

lif
f 
S

ite
 t

o 
th

e 
cl

iff
 t

op
 w

ill
 a

ls
o 

en
ha

nc
e 

ac
ce

ss
 

to
 t

he
 G

re
en

w
ay

. 
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g
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n
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v
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o
u
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L
o
c
a
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P
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n
 2

0
0
5
 

 

Q
D

2
0
 

U
rb

an
 o

pe
n 

sp
ac

e 
M

aj
or

 d
ev

el
op

m
en

ts
 w

ill
 b

e 
re

qu
ire

d 
to

 p
ro

vi
de

 a
cc

es
si

bl
e 

op
en

 s
pa

ce
. 

Th
e 

re
ge

ne
ra

tio
n 

pr
op

os
al

s 
in

cl
ud

e 
pu

bl
ic

 r
ea

lm
 im

pr
ov

em
en

ts
 c

om
pr

is
in

g 
th

e 
C

lif
f 

Pa
rk

, 
ar

riv
al

 c
ou

rt
ya

rd
 a

t 
th

e 
C

lif
f 
S

ite
, 

Pa
rk

 S
qu

ar
e,

 H
ar

bo
ur

 S
qu

ar
e,

 
la

nd
sc

ap
ed

 a
re

as
 u

nd
er

 t
he

 r
am

p 
an

d 
a 

ne
w

 s
tr

ee
t 

to
 t

he
 s

ou
th

 o
f 
th

e 
pr

op
os

ed
 A

S
D

A 
st

or
e.

 
 Th

e 
pu

bl
ic

 r
ea

lm
 is

 in
te

gr
al

 t
o 

th
e 

de
si

gn
 o

f 
th

e 
pr

op
os

ed
 d

ev
el

op
m

en
t 

an
d 

is
 c

on
si

de
re

d 
fu

rt
he

r 
w

ith
in

 t
he

 e
vi

de
nc

e 
of

 B
ob

 A
lli

es
 a

t 
se

ct
io

n 
6
 a

nd
 8

 a
nd

 
th

e 
ev

id
en

ce
 o

f 
Ia

in
 R

ei
d 

at
 s

ec
tio

ns
 6

 a
nd

 7
. 
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Ex
te

rn
al

 li
gh

tin
g 

Pr
op

os
al

s 
fo

r 
ex

te
rn

al
 l
ig

ht
in

g 
w

ill
 b

e 
re

qu
ire

d 
to

 f
or

m
 p

ar
t 

of
 a

n 
ov

er
al

l d
es

ig
n 

st
ra

te
gy

 w
hi

ch
 d

em
on

st
ra

te
s 

ho
w

 t
he

y 
w

or
k 

w
ith

 e
xi

st
in

g 
an

d 
su

rr
ou

nd
in

g 
lig

ht
in

g.
 

D
et

ai
ls

 o
f 
ex

te
rn

al
 li

gh
tin

g 
w

ill
 b

e 
su

bm
itt

ed
 t

o 
th

e 
C

ou
nc

il 
fo

r 
ap

pr
ov

al
 p

rio
r 

to
 in

st
al

la
tio

n,
 s

ec
ur

ed
 v

ia
 a

 p
la

nn
in

g 
co

nd
iti

on
 n

o.
 3

0
, 
w

hi
ch

 d
ea

ls
 w

ith
 

ge
ne

ra
l l

ig
ht

in
g,

 a
nd

 c
on

di
tio

n 
no

. 
4
6
, 
w

hi
ch

 is
 c

on
ce

rn
ed

 w
ith

 p
ub

lic
 a

rt
. 
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Pr
ot

ec
tio

n 
of

 a
m

en
ity

 
    

Pl
an

ni
ng

 p
er

m
is

si
on

 f
or

 a
ny

 d
ev

el
op

m
en

t 
or

 c
ha

ng
e 

of
 u

se
 

w
ill

 n
ot

 b
e 

gr
an

te
d 

w
he

re
 it

 w
ou

ld
 c

au
se

 m
at

er
ia

l n
ui

sa
nc

e 
an

d 
lo

ss
 

of
 

am
en

ity
 

to
 

th
e 

pr
op

os
ed

, 
ex

is
tin

g 
an

d/
or

 
ad

ja
ce

nt
 u

se
rs

, 
re

si
de

nt
s,

 o
cc

up
ie

rs
 o

r 
w

he
re

 it
 is

 li
ab

le
 t

o 
be

 d
et

rim
en

ta
l t

o 
hu

m
an

 h
ea

lth
. 

Th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t 
w

as
 d

es
ig

ne
d 

to
 e

ns
ur

e 
th

at
 t

he
 a

m
en

ity
 o

f 
ex

is
tin

g 
an

d 
fu

tu
re

 o
cc

up
ie

rs
 is

 n
ot

 h
ar

m
ed

. 
Th

is
 is

 d
em

on
st

ra
te

d 
in

 t
he

 
Pr

oo
fs

 o
f 

Ev
id

en
ce

 o
f 
B

ob
 A

lli
es

 a
t 

se
ct

io
n 

8
.3

. 
Al

so
 r

ef
er

 t
o 

pa
ra

 1
0
.1

9
4
 –

 
1
0
.1

9
5
 p

ag
es

 5
0
-5

1
 o

f 
ES

 s
ec

tio
n 

1
0
 ‘
S

oc
io

-E
co

no
m

ic
 a

nd
 C

om
m

un
ity

 
Im

pa
ct

s’
 [
C

D
2
/1

0
.1

].
 

 Th
e 

C
ou

nc
il 

ra
is

e 
no

 o
bj

ec
tio

n 
to

 t
he

 im
pa

ct
s 

on
 e

xi
st

in
g 

an
d 

fu
tu

re
 

oc
cu

pi
er

s.
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Pl
an

ni
ng

 o
bl

ig
at

io
ns

 
Th

is
 p

ol
ic

y 
is

 c
on

ce
rn

ed
 w

ith
 p

la
nn

in
g 

ob
lig

at
io

ns
 w

he
re

 i
t 

st
at

es
 t

ha
t 

th
ey

 m
us

t 
be

 n
ec

es
sa

ry
, 

re
le

va
nt

 a
nd

 d
ire

ct
ly

 
re

la
te

d 
to

 t
he

 p
ro

po
se

d 
de

ve
lo

pm
en

t.
 A

 n
um

be
r 

of
 a

im
s 

ar
e 

in
cl

ud
ed

 a
s 

pa
rt

 o
f 

th
is

 p
ol

ic
y 

fo
r 

co
ns

id
er

at
io

n 
as

 
po

te
nt

ia
l p

la
nn

in
g 

ob
lig

at
io

ns
. 
 

H
ea

ds
 o

f 
te

rm
s 

an
d 

ap
pr

op
ria

te
 f

in
an

ci
al

 c
on

tr
ib

ut
io

ns
 w

er
e 

(la
rg

el
y)

 a
gr

ee
d 

w
ith

 t
he

 L
oc

al
 P

la
nn

in
g 

Au
th

or
ity

 a
s 

se
t 

ou
t 

w
ith

in
 t

he
 S

ta
te

m
en

t 
of

 C
om

m
on

 
G

ro
un

d 
at

 S
ec

tio
n 

8
. 

A 
un

ila
te

ra
l a

gr
ee

m
en

t 
is

 t
o 

be
 p

ro
vi

de
d 

to
 t

he
 in

qu
iry

. 
�

 

H
o
u
s
in

g
 a

n
d
 C

o
m

m
u
n
it

y
 F

a
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Appendix 8 Plan 4: Planning Policy  

   designations 



KEY

Project

Title

Client

Date

Scale

Drawn by

Drg. No

Brighton Marina Regeneration 
Project

 Plan 4
Brighton & Hove City Council
Planning Policy Designations
(Local Plan Proposals Map 2005) 

Explore Living

September 2009
1:5000 @ A3
FP 
CL10578/02-006

N

Based upon Ordnance Survey mapping with the permission of Her Majesty’s 
Stationery Office. © Crown Copyright reserved. Licence number AL50684A

IL10578/02-006
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Appendix 9 Letter from Natural England 

   dated 14 October 2008 



Dear Ms Dubberley

BRIGHTON TO NEWHAVEN CLIFFS SITE OF SPECIAL SCIENTIFIC 

INTEREST (SSSI)

Thank you for your letter consulting Natural England over the above, revised
planning application. 

As you are aware Natural England  lodged an objection to the proposed 
development because we were  concerned about adverse impacts on the special 
interest features of Brighton to Newhaven Cliffs Site of Special Scientific Interest
(SSSI) (letter dated 21 December 2007).

Brighton to Newhaven Cliffs has been afforded statutory protection via its 
designation as a Site of Special Scientific Interest (SSSI).  PPS9: Biodiversity and 
Geological Conservation and its accompanying Circular (ODPM Circular
06/2005) 1 provides information on the protection of SSSIs through the planning 
system.

Natural England’s primary concerns relate to:

the impact of the works on the stability of the cliff,

the impact of  the development on the visibility of the geological
exposure, and

 the potential for requests for further work given the likelihood for natural 
mass movement processes to occur in the future.

Natural England has since had meetings with the applicants and the Council to 
voice our concerns, namely that the ES did not adequately address the impact of 
the proposed development  on the SSSI, nor offer adequate mitigation. Since 
then we have worked closely with the applicants to ensure that these concerns 
were addressed through the revised ES. To this end Natural England can now 

withdraw our objection subject to adherence with the following conditions 

and assurances that the  conditions can be legally enforced if necessary:

1. Public access is provided and maintained to all viewing platforms in 
perpetuity, namely Cliff Site building, and Marina Point. We expect these 
areas to accommodate up to 50 people at a time. Access to Cliff Park and
the  Geolearn Space is maintained at all times.

Your ref:  BH2007/03454
Our ref:     SD/BRI/08-09/SE4168
Date          14 October  2008

Sue Dubberley
Development Control
City Planning
Brighton & Hove City Council
Via email

                                                        

Phoenix House
33 North Street
Lewes
East Sussex
BN7 2PH

T 01273 476595
F 01273 407930



2. If there are any amendments to viewing areas access, Natural England
must be consulted prior to any amendments taking effect. 

3. Notice to access the viewing points at Marina Point and the Cliff Site 
building should not exceed 48 hours outside normal business hours. 
Within  normal business hours (Mon-Fri 9-5) a mechanism should be in 
place  to  allow public access to  the viewing points on the day of the 
request, (i.e. within a few hours notice).

4. As part of the programme of  mitigation and enhancement of the site, the 
sum of £30,000 must be provided by the applicants for provision of 
geological interpretation and information,  which shall include both an 
consultation, interpretation and implementation strategy.  Natural England 
must be consulted on the design, text and location of any  geological 
interpretation/information. The interpretation may include boards, 
sculptures, information packs for residents; to be decided as part of the 
strategy. Ongoing management and maintenance plan for the 
aforementioned must be submitted, and  should include a sum for 
ongoing maintenance/management.

5. Natural England  must be consulted on the design of the Geo-Learn
Space.

6. Financial contribution towards monitoring of the cliffs, with the strategy  to 
be agreed with the Council. Natural England must be consulted on the 
strategy.

7. Glass bridge:  the design must allow for full viewing of the cliff, namely the 
sides should be transparent. The design/detail should be approved by the 
Council, and Natural England must be consulted.

8. Natural England to be provided with a full photographic survey of the cliffs 
(high resolution, digital images, hard copy and electronic) prior to the 
commencement of construction.

9. Natural England to be provided with a copy of the pre-construction
archaeological investigations report which the applicants are undertaking.

10. Any planting adjacent to the cliff must be low level and of native 
provenance (i.e. herbs and low level shrubs < 60cm in height) with 
planting away from the base of the cliff to allow access for study. We 
would strongly encourage the use of native plants suited to local 
conditions, ie vegetated shingle species. A management plan must be 
drawn up, with the objective of preventing vegetation encroaching onto 
the cliff and preventing vegetation growing beyond the specified height.
Please find enclosed the Conservation Objectives for the SSSI. 

11. Natural England must be consulted on the lighting strategy.

12. Natural England must be consulted on the Construction Environment 
Management Plan (CEMP), prior to any commencement of works. The 
CEMP must include full details  of  the monitoring mechanism that will be 
in place to assess impact of any construction works on the stability of the 
cliffs. A robust action plan must be in place in the event that the agreed 
noise vibration levels are exceeded. Demolition and construction
contractors and their staff must be briefed on the nature, importance and
sensitivity of the SSSI cliffs.

______________________



1 Office of the Deputy Prime Minister Circular 06/2005 Government circular: Biodiversity 
and geological conservation- statutory obligations and their impact with the planning 
system.

Office of the Deputy Prime Minister 2005 Planning Policy Statement 9: Biodiversity and 
geological conservation

The Council need to be fully satisfied with the following:

1. That the Construction Environment Management Plan (CEMP) gives 
robust protection to the cliffs.  In particular  provision for monitoring the 
construction of the Explore Living development and the cumulative
impact of other developments in the vicinity. The implementation of the
proposed Action Plan for managing any noise/vibration exceeding the 
agreed baseline levels must be monitored to ensure it is fit for purpose.

2. That the proposed development does not adversely effect the stability of 
the cliffs. Natural England wishes to make it clear to the Council that in 
our view the proposed development is too near to the cliffs. In the event of 
a future cliff failure, Natural England will object to any subsequent 
stabilisation measures that could impact on the visibility of the cliffs. We 
wish to remind the Council of their duties under Section 28G of the 
Wildlife And Countryside 1981 (as amended by CRoW Act 2000): ‘ take
reasonable steps, consistent with the proper exercise of the authority’s 
functions, to further the conservation and enhancement of the flora, fauna 
or geological features by reason of which the site is of special scientific
interest’.

Summary

This letter constitutes Natural England’s formal advice under S28I of the Wildlife 
and Countryside Act (as amended).  Natural England withdraws its objection to 
the proposals subject to agreement to planning conditions (listed above).

Yours sincerely

Jayne Field
Environmental Planning Adviser

Direct Dial: 01273 407937
e-mail: jayne.field@naturalengland.org.uk

Enc: Conservation Objectives for Brighton to Newhaven Cliffs SSSI
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BRIGHTON MARINA 
TECHNICAL REPORT 
SUNLIGHT AND DAYLIGHT 
 
by Paul J Littlefair MA PhD CEng MCIBSE MSLL 
Building Research Establishment 
2 October 2009 
 
SUMMARY 
 
S1. My name is Paul Jeffrey Littlefair and I have 30 years experience in daylighting. 

In 1984 I was awarded a PhD for a thesis ‘Daylighting design and energy 
conservation’. I have published over 100 papers on daylight and related issues, 
and in 1991 wrote the BRE Report ‘Site layout planning for daylight and sunlight’, 
for the Department of the Environment. 

 
S2. This report addresses potential loss of daylight and sunlight to dwellings near the 

appellant’s proposed development at Brighton Marina, daylight and sunlight 
provision to the proposed new flats, sunlight provision in open spaces around the 
new development, and the possibility of solar glare or dazzle reflected from the 
proposed buildings.  

 
S3. There is no national planning policy guidance on daylight and sunlight, and 

BHCC’s own policies refer to it in general qualitative terms only. Therefore my 
assessment has been carried out against the recommendations in the BRE 
report 'Site layout planning for daylight and sunlight: a guide to good practice' and 
the British Standard Code of Practice for daylighting, BS8206 Part 2. 

 
S4. Loss of daylight to existing dwellings (in Neptune Court and the Octagon) is 

evaluated as negligible or minor adverse. The vast majority of windows will 
experience a loss of light well within the guidelines. A handful of windows (six in 
all, in the Octagon) will have a calculated loss of light marginally outside the 
guidelines. However, because the new buildings are all light in colour, the effect 
of reflection will enable these six windows to receive more daylight in total than 
with a standard obstruction that met the BRE guidelines. Accordingly the loss of 
daylight to these windows would be small and not significant, once reflected light 
was taken into account, and in no respect unacceptable. Loss of daylight to 
dwellings in all other buildings will be within the guidelines.  

 
S5. Loss of sunlight to existing dwellings will be negligible. All windows facing within 

90° of due south will receive more than enough sun with the new development in 
place.  

 
S6.  Daylight provision to the new dwellings themselves will be good. A selection of 

rooms in worst case positions on the Cliff site has been analysed, and they will all 
have daylight levels meeting the recommendations in BS8206 Part 2.  
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S7.  The layout of the flats has been set out to ensure that as many dwellings as 
possible have a living room facing within 90° of due south, or at least close to this 
direction, and hence could receive reasonable levels of sunlight. The Cliff, Marina 
Point, Sea Wall and Quayside sites have been set out so that the majority of 
rooms face south or close to east or west. In the Cliff site a relatively small 
minority of flats (under 8% of a typical floor) inevitably face north, but will benefit 
from interesting views towards the sunlit cliff face and the open area below it. 
The Inner Harbour building has been arranged so that most of the flats (around 
two thirds) face south. The few north facing flats will have attractive sunlit views 
over the inner harbour itself. This proportion of north facing flats is considered 
acceptable given the constraints of the site. 

 
S8. Open spaces within the site including the courtyards on the Cliff site, the open 

space by the cliff, the Geo Learn park next to the cliff site, the Village Square and 
Harbour Square will all meet the BRE recommendations and will therefore 
receive adequate sunlight. The recreational areas under the flyover are not 
intended to be sunlit spaces, and will be provided with artificial lighting to 
supplement the daylight which they will receive. 
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1. QUALIFICATIONS AND EXPERIENCE 
 

1.1  My name is Paul Jeffrey Littlefair and I have been working on daylighting and 
related issues at the Building Research Establishment, Garston, Watford WD25 
9XX, since 1979. BRE is the UK’s foremost construction research organisation. It 
was formerly part of the Department of the Environment and is now owned by the 
BRE Trust, a registered charity. In 1984 I was awarded a PhD for work carried 
out at BRE. The title of my thesis was ‘Daylighting design and energy 
conservation’. In 1988 I became a member of the Chartered Institution of Building 
Services Engineers (the professional institution responsible for interior lighting) 
and am a Chartered Engineer. I was a founder member of the Society of Light 
and Lighting. 

 
1.2 I have published over 100 papers on daylight and related issues and wrote part 

of the British Standard Code of Practice on daylight and the CIBSE Lighting 
Guide ‘Daylighting and window design’. The effect of building layout on interior 
daylight, particularly in existing buildings, is one of my specialised subjects. In 
1991 I wrote the BRE Report ‘Site layout planning for daylight and sunlight’, for 
the Department of the Environment, which is widely used by developers and 
planning authorities to help determine the loss of light to existing buildings. 
Section 3 below describes some of the guidance in the Report. 

 
1.3 I am BRE’s specialist on Rights to Light issues, and have carried out over 200 

studies of the loss of light to existing buildings. These have included a number of 
buildings in Brighton and Hove. I acted as an expert witness for Brighton Council 
for the Brighton Station site (New England Quarter) inquiry, and also advised 
them on the development of the King Alfred site. 

 

2. INTRODUCTION 

2.1 This report addresses potential loss of daylight and sunlight to dwellings near the 
proposed development at Brighton Marina, daylight and sunlight provision to the 
proposed new flats, sunlight provision in open spaces around the new 
development, and the possibility of solar glare or dazzle reflected from the 
proposed buildings. 

 
2.2 Because any microclimate impacts are likely to be at their most significant once 

all the buildings have been completed, I have focused on the effects of the final 
scheme. Impacts during the construction phase are expected to be intermediate 
between those for the final scheme and the initial baseline conditions. 

 
2.3 Figure 1 shows the existing site, with the proposed future Brunswick 

development added. Residential buildings are shown in dark green, and 
residential above a commercial ground floor as purple. The new buildings are 
shown in figure 2. 

 
2.4 I was appointed to work on the project in June 2006. I carried out a detailed site 

survey on 12 July 2006, and an additional visit to collect further information on 22 
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November 2006. During the design process I have given input on daylight and 
sunlight impacts to the architects and the rest of the team, and this has resulted 
in changes to the design to improve daylighting and sunlighting, outlined in the 
mitigating measures in section 9 of this report below. I wrote section 15.2 
(‘Daylight and sunlight’) of the Environmental Statement for the planning 
application for this development. 

 
Figure 1. Site plan showing the existing buildings and Brunswick development.  
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Figure 2. Site plan showing the new buildings.  
 

 

3. POLICY CONTEXT 
 
Reasons for refusal 
 
3.1 On 2 September 2009 Brighton and Hove City Council ‘clarified and amplified’ its 

reasons for refusal. The only reason that suggests a concern about daylight or 
sunlight is reason 2 which states “The proposed dwellings within the Cliff building 
would not provide good quality accommodation by reason of a preponderance of 
single aspect dwellings and shaded courtyards”.  

 
3.2 BHCC appear to have resolved not to pursue the possibly implicit references to 

daylight and sunlight in the original reason for refusal, which had originally stated 
‘The proposed development would cause material nuisance and loss of amenity 
to residents living opposite and within the Marina. In addition by reason of north 
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facing views and overshadowing the proposed development would cause loss of 
amenity to occupiers of the residential units of the Cliff Building’. 

 
3.3 Although BHCC are no longer objecting on the grounds of loss of amenity to 

residents living opposite and within the Marina (as was confirmed at the pre-
inquiry meeting on 18 September 2009), these issues have been addressed 
within this report because they have been raised by third parties, notably the 
Brighton Marina Residents’ Association. The issue of daylight within the new 
dwellings has also been addressed because it has been raised by the Marine 
Gate Action Group. 

 
3.4 Reason for refusal 4 now states ‘The applicant has failed to demonstrate that the 

proposed development would result in a scheme with adequate design and 
provision of outdoor amenity and recreational space’. In case the provision of 
sunlight in these outdoor spaces is a design aspect that the council is concerned 
about, this report also addresses this issue. 

 
Local and national policy and guidance 
 
3.5 There is no national planning policy guidance on daylight and sunlight. The 1985 

Housing Act stipulates that a dwelling in England and Wales should have 
“adequate provision for lighting”, which can include daylighting, although no 
guidance is given on particular levels of daylight required.  

 
3.6 Policy QD27 of the Brighton and Hove Development Plan states that “Planning 

permission for any development or change of use will not be granted where it 
would cause material nuisance and loss of amenity to the proposed, existing and 
/ or adjacent users, residents, occupiers or where it is liable to be detrimental to 
human health. When determining planning applications the planning authority will 
endeavour to protect the amenity of an area, its users, residents and occupiers, 
including a development's future users, residents and occupiers.” Changes in 
daylight and sunlight are among the potential effects cited, but no quantitative 
guidance is given. 

 
3.7 The Brighton and Hove Supplementary Planning Guidance Note on Tall 

Buildings SPG15 also contains some qualitative guidance on daylight and 
sunlight. This is contained in guidance on the public realm (paragraph 7.4.7), 
climatic impact on surroundings (paragraph 7.4.11), and impact on neighbours 
(paragraph 7.4.12). These are described below. SPG15 does not contain any 
guidance on daylight and sunlight within the new development itself. 

 
3.8 Guidance on the daylight and sunlight impact of a new development is given in 

the BRE Report 'Site layout planning for daylight and sunlight: a guide to good 
practice'. This report was approved by the Department of the Environment and is 
widely used by local authorities to help determine planning applications. However 
the Report’s foreword states that ‘The advice given here is not mandatory and 
this document should not be seen as an instrument of planning policy’. 
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3.9 Non-mandatory guidance on daylighting design is also given the British Standard 
Code of Practice for daylighting, BS8206 Part 2. The BRE Report and British 
Standard are intended to be complementary, and each refers to the other. The 
BRE Report is intended to deal with the planning of the external environment and 
its effects on daylight, sunlight and overshadowing, while the British Standard 
gives detailed window design guidance. 

 
 
Daylight to existing dwellings 
 
3.10 The Brighton and Hove Supplementary Planning Guidance Note on Tall 

Buildings SPG15 (in paragraph 7.4.12) lists daylight to neighbouring residential 
properties as a planning consideration that will require careful assessment, and 
this issue is also raised in local plan policy QD27. To assess the loss of daylight 
to existing buildings nearby, the guidance in the BRE Report 'Site layout planning 
for daylight and sunlight: a guide to good practice' has been used.  

 
3.11 To assess the impact on the amount of diffuse daylighting entering existing 

buildings, the BRE Report (section 2.2) uses the vertical sky component (VSC) 
on the window wall. The Report sets out two guidelines for vertical sky 
component: 

• If the vertical sky component at the centre of the existing window exceeds 27% 
with the new development in place, then enough sky light should still be reaching 
the existing window. 

• If the vertical sky component with the new development is both less than 27% and 
less than 0.8 times its former value, then the area lit by the window is likely to 
appear more gloomy, and electric lighting will be needed for more of the time. 

 
3.12 The BRE Report (section 2.2) also gives guidance on the distribution of light in 

existing buildings, based on the areas of the working plane which can receive 
direct skylight before and after. If this area is reduced to less than 0.8 times its 
value before, then the distribution of light in the room is likely to be adversely 
affected, and more of the room will appear poorly lit. This guideline is often 
difficult to assess where access cannot be gained to the existing dwellings, as it 
depends on room layout. 

 
Daylight to new dwellings 
 
3.13 Non-mandatory guidance on daylighting is given in BS 8206 Part 2, the Code of 

Practice for daylighting. BS 8206 Part 2 uses the average daylight factor as a 
criterion. The average daylight factor is a measure of the amount of daylight 
within an interior. It depends on the room and window dimensions, the 
reflectances of interior surfaces and the type of glass, as well as the obstructions 
outside. By comparison, the vertical sky component (VSC) depends only on 
obstruction.  

 
3.14 To assess loss of light to existing buildings the VSC is the more appropriate 

measure as it depends only on obstruction. If an assessment of daylight 
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provision in new dwellings is required, the ADF can be used, as a high degree of 
obstruction can be compensated for by having larger windows or different room 
layouts. 

 
3.15 For dwellings, BS8206 Part 2 recommends minimum values of average daylight 

factor of 2% for kitchens, 1.5% for living rooms and 1% for bedrooms. 
 
 
Sunlight to dwellings 
 
3.16 The Brighton and Hove Supplementary Planning Guidance Note on Tall 

Buildings SPG15 (in paragraph 7.4.12) also lists sunlight to neighbouring 
residential properties as a planning consideration that will require careful 
assessment. Policy QD27 of the local plan mentions changes in sunlight to 
existing and future residents as an aspect of amenity. For sunlight, the BRE 
Report 'Site layout planning for daylight and sunlight: a guide to good practice' 
(section 3.2) recommends that for existing buildings checks are carried out for all 
main living rooms of dwellings, and conservatories, if they have a window facing 
within 90° of due south.  Access to sunlight should be calculated for the main 
window of each of the above rooms which faces within 90° of due south. If the 
centre of the window can receive more than one quarter of annual probable 
sunlight hours, including at least 5% of annual probable sunlight hours in the 
winter months between 21 September and 21 March, then the room should still 
receive enough sunlight.  

 
3.17 This latter guideline can also be used for sunlight in new dwellings, if required.  
 
Sunlight in open spaces 
 
3.18 Sunlight can make outdoor spaces more pleasant, particularly where there are 

activities like sitting out and children’s play. The Brighton and Hove 
Supplementary Planning Guidance Note on Tall Buildings SPG15 (in paragraph 
7.4.7) states that particular consideration should be given to the need for light, 
sun and shade in public spaces. Paragraph 7.4.11 states that climatic effects of 
the proposal on its surroundings to be considered will include overshadowing.  

 
3.19 Guidance on sunlight in outdoor spaces is given in the BRE Report 'Site layout 

planning for daylight and sunlight: a guide to good practice'. It gives a 
recommendation for outdoor spaces where sunlight is ‘required’; this is stated to 
include gardens, parks and playing fields, and ‘sitting out areas such as those 
between non domestic buildings and in public squares’.  

 
3.20 The Report recommends, in its section 3.3, that no more than 40%, and 

preferably no more than 25%, of such an area should be prevented by buildings 
from receiving any sunlight at all on 21 March. Sunlight at an altitude of 10 
degrees or less does not count. If as a result of new development an existing 
garden or amenity area does not meet the above, and the area which can 
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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.  

 
 
4. LOSS OF DAYLIGHT AND SUNLIGHT TO EXISTING DWELLINGS 
 
4.1 Most of the existing residential buildings on or around the Marina are a 

substantial distance away from the proposed new buildings. The nearest 
residential building is the Octagon, so called because of its shape on plan. It 
faces the ASDA store which is proposed to be replaced by the Cliff site 
development. However only part of the Octagon building is occupied by 
dwellings. The ground floor over the whole building has commercial use, while 
the part immediately opposite ASDA is occupied by offices on the upper floors. 
Figure 3 shows which parts are offices.  

 

 
Figure 3 Plan of the Octagon building. The facades highlighted in brown only light 
offices.  
  
4.2 In total, 29 residential windows have been analysed in the Octagon building. 

These face north west, towards the cliff site and the cliff, south west with a view 
of four of the new buildings, and south towards Marina Point. Most of the 
Octagon building currently has good access to daylight (vertical sky components 
above 27%). An exception is the lower part of the south side of the building which 
is obstructed by the existing pub/restaurant opposite. Some of the windows on 
the first floor are obstructed by box shaped projections above them on the top 
floor (these are shown in figures A2 to A4 in Appendix 1). 
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4.3  23 of the 29 residential windows will meet the BRE guidelines with the new 
development in place (see Appendix 1 table A2). The vertical sky components 
are either greater than 27% or greater than 0.8 times their current values, or 
both. These comprise all the residential windows on the north west face, and the 
majority of those on the south and south west faces. 

 
4.4  For the remaining six windows (all first floor ones) loss of light is only marginally 

outside the BRE guidelines. Because the new buildings are all light in colour, this 
will increase the light received by the windows in practice. A calculation in 
Appendix 1 (table A3 and the accompanying text) has shown that the effect of 
reflection would enable these six windows to receive more daylight in total than 
with a standard obstruction that met the BRE guidelines. Accordingly the loss of 
daylight to these windows would be small and not significant, once reflected light 
is taken into account. 

 
4.5 The south and south west faces of the Octagon building have been analysed for 

loss of sunlight (they currently receive adequate sun, with more than 25% annual 
probable sunlight hours year round). The west face is oriented within 90 degrees 
of due north and therefore, according to the BRE guidance need not be 
analysed. This part of the building is occupied by offices. 

 
4.6 The sunlight to these residential windows will be well within the BRE guidelines. 

With the new development in place, these windows will receive much more 
sunlight than the recommended values (typically over double the 
recommendations), both all year round and in the winter months. 

 
4.7 Accordingly the impact of the development on the residential parts of the 

Octagon building will be negligible or minor, and in no respects unacceptable. 
Loss of light to the office windows (see Appendix 1, table A3), particularly on the 
west side which faces the cliff site directly, is greater. However a site 
investigation has shown that none of these windows light residential 
accommodation. 

 
4.8 The other existing residential building that could be affected is Neptune Court. Its 

north side faces the estate office, which is proposed to be replaced by the Inner 
Harbour building. Currently this face of the building receives good levels of 
daylight (vertical sky components over 27%) apart from those windows which 
have large balconies above them, which cut out light from the sky. These are 
windows A, B, E and F in figure A1 in Appendix 1.  

 
4.9  In Neptune Court, loss of light to all the windows will be small and within the 

BRE guidelines (see Appendix 1 table A1). Accordingly the new development will 
have a negligible impact on Neptune Court.  

 
4.10  Because this side of Neptune Court faces north, loss of sunlight is not an issue. 
 
4.11 Other existing buildings in the Inner Harbour area will experience less impact. 

They are all further away from the proposed building, and either do not face it 
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directly or face the end of the building which will provide less obstruction to light.  
Loss of daylight to dwellings in all other existing buildings is expected to be small 
and well within the BRE guidelines. 

 
4.12 The existing dwellings analysed above would not experience significant 

cumulative impacts from the Brunswick development. The relevant windows to 
Neptune Court face away from the Brunswick development and hence are not 
affected by it. Some of the windows to the Octagon building would have a view of 
the Brunswick development, but it is around 200 metres or more away so will not 
have a significant additional impact. Therefore cumulative impacts to existing 
dwellings can be discounted. 

 
 
 
5.  DAYLIGHT PROVISION TO NEW DWELLINGS 
 
5.1 Daylight provision has been analysed for a sample of the new dwellings. The 

analysis has concentrated on those windows which are most obstructed and 
hence where daylight could be an issue. 

 
5.2 The dwellings analysed are on the Cliff site where there are internal courtyards 

(although the courtyards are large and the lowest flats facing into them are at 
fourth floor level, so are not heavily obstructed). Typically flats near the internal 
corners of courtyards will be most obstructed, so a selection of these flats has 
been identified. Other flats analysed include some of those facing the pedestrian 
access way on the south side of this development, and some on the north side 
facing the cliff. In each case ‘worst case’ flat positions have been chosen, on the 
lowest floors and closest to any potential obstructions. Similar flats elsewhere 
would receive more light. 

 
5.3 The average daylight factors in all twenty nine of the rooms analysed will meet 

the BS recommendations of 1.5% for living rooms and 1% for bedrooms. These 
rooms will therefore receive sufficient daylight. Because these have been 
selected to be worst case examples, it is expected that all rooms on the Cliff site 
would also receive sufficient daylight, assessed against the BS 
recommendations. 

 
5.4 The other sites are less obstructed and therefore daylight provision will be good. 

Dwellings on the Sea Wall site all have uninterrupted daylight from the west. 
Dwellings in the Marina Point building are unobstructed, or only lightly obstructed. 
Dwellings in the Inner Harbour building have only low rise obstructions nearby. 
Some of the dwellings on the Quayside site will be obstructed by the proposed 
Brunswick development. Additional window area has been provided to these 
dwellings, see drawings XB005_AM_S4_-0_A_07_201 and 202. Other dwellings 
on the Quayside site will have open views and good daylight access. 
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6. SUNLIGHT TO NEW DWELLINGS 
 
6.1 The amount of sunlight received will depend on room orientation. The BRE 

Report states that ‘A dwelling with no main window wall within 90° of due south is 
likely to be perceived as insufficiently sunlit…Sensitive layout design of flats will 
ensure that each dwelling has at least one main living room which can receive a 
reasonable amount of sunlight’.  

 
6.2 The layout of the flats has been set out to ensure that as many dwellings as 

possible have a living room facing within 90° of due south, or at least close to this 
direction. To be appropriately integrated with the existing Brighton Marina layout, 
the development is oriented roughly 13° off due north and south. The east 
windows will face 13° south of due east, and the west facing windows will face 
13° north of due west.  

 
6.3 The BRE Report also recommends, in its section 3.1, the use of the BS sunlight 

guideline that if the centre of the window can receive more than 25% of annual 
probable sunlight hours, including at least 5% of annual probable sunlight hours 
between 21 September and 21 March, the room should still receive enough 
sunlight.  

 
6.4 The unobstructed west facing windows will still meet the BS sunlight guideline. 

They will receive 34% of annual probable sunlight hours with 8% in the winter. 
Even with a standard open balcony above them, the windows will still meet the 
guideline (26% of annual probable sunlight hours, 8% in winter). The 
unobstructed east and south facing windows will receive more sun (see Appendix 
1, table A7). These range from 37% of annual probable sunlight hours (16% in 
winter) for unobstructed east facing windows with a balcony above, to 75% of 
annual probable sunlight hours, 29% in winter, for south facing windows with no 
balcony. Many of the windows in the development (those in the Sea Wall and 
Marina Point sites, and on the upper floors of the other buildings) will be largely 
unobstructed and will therefore meet the BS sunlight criteria. Other living room 
windows will all receive some sun, the amount of which will depend on the 
orientation and level of obstruction. For example, nearly all the south facing living 
rooms, which comprise around a third of the remainder, will also meet the BS 
sunlight criteria, even in obstructed situations. 

 
6.5 The analysis in Appendix 1 shows that for a typical floor of the whole 

development, only 10% of the living rooms are solely north or north west facing. 
90% of the rooms face east, south or west and will therefore have the potential to 
receive adequate sunlight.  This compares with 75% for a random arrangement 
of orientations, which would be expected to have 25% of windows facing north. 
By way of comparison, in the nearby Octagon building 31% of the flats are either 
north, north east or north west facing, and 13% are solely north facing. 

 
6.6 The Cliff, Marina Point, Sea Wall and Quayside sites have been set out so that 

the majority of rooms face south or close to east or west and will receive some 
sunlight even if they do not all meet the BRE/BS sunlight criterion. In the Cliff site 
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a small minority of flats (just under 8% of a typical floor) inevitably face north, but 
will benefit from interesting views towards the sunlit cliff face and the open area 
below it.  

 
6.7 The Inner Harbour building has been arranged so that most of the flats (around 

two thirds) face south. The few north facing flats will have attractive sunlit views 
over the inner harbour itself. 

 
6.8 On a constrained site such as this one, this proportion of north facing flats is 

considered acceptable. For example in a recent publication ‘Daylighting in urban 
areas: A guide for designers’, produced by BRE for the Energy Saving Trust, one 
of the good practice examples (Figure 18 in the publication) has one in five flats 
facing north. The British Standard Code of Practice for daylighting, BS8206 Part 
2 states (in paragraph 5.3) ‘The degree of satisfaction is related to the 
expectation of sunlight. If a room is necessarily north facing or if the building is in 
a densely built urban area, the absence of sunlight is more acceptable than when 
its exclusion seems arbitrary’. 

 
 
7. SUNLIGHT TO OPEN SPACES WITHIN THE PROPOSED DEVELOPMENT 
 
7.1 The areas which have been analysed here comprise the internal courtyards in 

the cliff site, and the open area between the Cliff site buildings and the cliff itself.  
 
7.2 The BRE Report 'Site layout planning for daylight and sunlight: a guide to good 

practice' recommends in its section 3.3 that no more than two fifths, and 
preferably no more than a quarter, of an area requiring sun should be prevented 
by buildings from receiving any sunlight at all on 21 March. Sunlight at an altitude 
of 10 degrees or less does not count. The open spaces have been assessed 
against this recommendation. 

 
7.3 Figure 4 shows the internal courtyards in the Cliff site. The yellow areas all 

receive some sun on March 21. Only the red areas will not receive sunlight on 
that date. For the easternmost courtyard this area will comprise just under 30% 
of the total, comfortably meeting the two fifths (40%) guideline. For the other 
courtyards the areas that do not receive sun on March 21 comprise around 5-6% 
of each open space. The BRE recommendations are therefore easily met for 
these spaces, which will receive adequate sunlight. 
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Figure 4 Internal courtyards of the Cliff site building showing areas (in red) which 
cannot receive any sunlight on March 21.  
 
 
7.4 Figure 5 shows the cliff open space, marked up in the same way. This is based 
on an earlier layout of the open space which had a lower ground level. Since then 
the proposed ground level has been raised, which would result in reduced areas of 
shadow because the buildings to the south will appear less tall. 

 
 
Figure 5 Cliff open space showing areas (in red) which cannot receive any sunlight 
on March 21.  
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7.5 The area which cannot receive direct sunlight on March 21st is just under 20% of 
the total area of the open space. Thus this space also meets the BRE 
recommendation and will receive adequate sunlight. 

 
7.6 Other open spaces within and around the proposed development, will receive 

good levels of sunlight. This includes the Geo Learn park next to the cliff site, 
100% of which will receive some sun on March 21, thereby easily meeting the 
BRE guidelines. The Village Square and Harbour Square will also easily meet the 
BRE guidelines, with the vast majority of each space receiving sunlight on March 
21. Thus there will be no significant impact on these spaces.  

 
7.7 The recreational areas under the flyover are not intended to be sunlit spaces, but 

will be provided with artificial lighting to supplement the daylight which they will 
receive. 

 
7.8 To illustrate sunlight provision to open spaces in the development as a whole, 

shadow plots for 0800, 1200 and 1600 on March 21st and June 21st have been 
prepared and are given as Appendix 2. Shadows on September 21st are the 
same as those on March 21st.  The plots are given for the existing site as well as 
for the site with the proposed development in place. 

 
 
8. SOLAR DAZZLE 
 
8.1 Glare or dazzle can occur when sunlight is reflected from a glazed façade. This 

can affect road users outside and the occupants of adjoining buildings. The 
Brighton and Hove Supplementary Planning Guidance Note on Tall Buildings 
SPG15 (in paragraph 7.4.11) deals with the climatic effects of the proposal on its 
surroundings, and states that issues to be considered will include glare reduction. 

  
8.2 This issue was dealt with in section 15.2 of the Environmental Statement which 

concluded that the proposed buildings would not cause significant glare or dazzle 
to motorists or people in nearby buildings. Materials, including glazing, are to 
have a low specular reflectance. All glazing to be used will be of a clear type 
(typically clear low emissivity double glazing).  

 
8.3 Paragraph 6.63 of the Statement of Common Ground confirms this conclusion, 

stating ‘The proposed building would not cause glare/dazzle to motorists or 
people in nearby buildings’. 

 
 
 
 
9. MITIGATING MEASURES: DAYLIGHT AND SUNLIGHT 
 
9.1 A number of mitigating measures have already been undertaken to reduce the 

impact of the proposed buildings on daylight and sunlight. These are described 
below. The calculated impacts in Appendix 1 include these measures.  
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9.2 Any loss of daylight to Neptune Court has been reduced by changing the height 

of the Inner Harbour building from nine storeys down to the current three to four 
storeys. This has enabled it to meet the BRE guidelines for all windows. 

 
9.3 Any loss of daylight to the Octagon building has been reduced by lowering the 

height of the nearest part of the Cliff site development to seven storeys. This part 
of the building had previously been nine storeys in height. 

 
9.4 Any reduction in daylight to blocks D and F of the Brunswick site has been 

mitigated by lowering the height of the Quayside building on the sides facing 
these blocks, and by setting back the upper storeys of the Quayside building on 
the side facing block D.  

 
9.5 Daylight provision to new flats in the more obstructed locations has been 

improved by choosing larger glazed areas for these locations. Daylight provision 
to a small number of the rooms in new flats with low daylight levels has been 
improved by increasing window size, changing floor layouts or removing 
balconies above windows.  

 
9.6 Sunlight provision to the open spaces in the Cliff site courtyards has been 

improved by opening out gaps in the façade to the south of this development  
 
 
10. CONCLUSIONS 
 
10.1 This report has analysed the daylight and sunlight impact of the proposed 

Brighton Marina Regeneration Project. The results have been compared with the 
guidance in the BRE Report 'Site layout planning for daylight and sunlight: a 
guide to good practice'. The guidance in the BRE document is not mandatory and 
the Report itself states in its introduction ‘although it gives numerical guidelines 
these should be interpreted flexibly because natural lighting is only one of many 
factors in site layout design.’ 

 
10.2 Loss of daylight to existing dwellings (in Neptune Court and the Octagon) is 

evaluated as negligible or minor. The vast majority of windows will experience a 
loss of light well within the guidelines in the BRE Report 'Site layout planning for 
daylight and sunlight: a guide to good practice'. A handful of windows (six in all, in 
the Octagon) will have a loss of light marginally outside the guidelines. However, 
because the new buildings are all light in colour, the effect of reflection will 
enable these six windows to receive more daylight in total than with a standard 
obstruction that met the BRE guidelines. Accordingly the loss of daylight to these 
windows would be small and not significant, once reflected light was taken into 
account, and in no respects unacceptable. Loss of daylight to dwellings in all 
other buildings will be within the guidelines.  
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10.3 Loss of sunlight to existing dwellings will be negligible. All windows facing with 
90° of due south will receive more than enough sun, according to the BRE 
guidelines, with the new development in place.  

 
10.4 The proposed buildings will not cause significant glare or dazzle to motorists or 

people in nearby buildings. Materials, including glazing, are to have a low 
specular reflectance. All glazing to be used will be of a clear type (typically clear 
low emissivity double glazing).   

 
10.5 Daylight provision to the new dwellings themselves will be good. The layout of 

the flats has been set out to ensure that as many dwellings as possible have a 
living room facing within 90° of due south, or at least close to this direction, and 
hence will receive reasonable levels of sunlight. 

 
10.6 Sunlight to the Cliff, Geo Learn park, Harbour Square and Village Square open 

spaces within and around the proposed development will be within the guidelines 
in the BRE Report 'Site layout planning for daylight and sunlight: a guide to good 
practice'. 

 
 
This report is made on behalf of BRE. By receiving the report and acting on it, the client - or any third party 
relying on it - accepts that no individual is personally liable in contract, tort or breach of statutory duty (including 
negligence). 
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APPENDIX 1 DAYLIGHT AND SUNLIGHT DATA 
 
Daylight and sunlight to existing dwellings 
 
Neptune Court 
 
A1.1 Table A1 gives vertical sky components in Neptune Court with and without the 

new development in place. The ‘before’ values include the current Estate Office 
as well as other obstructions nearby.  Figure A1 shows the north face of 
Neptune Court with the windows analysed. 

 
Figure A1 The north side of Neptune Court facing the Inner Harbour site. Letters 
refer to window locations in table A1. 
 
Table A1 Vertical sky components in Neptune Court. 
Floor Window VSC 

after 
VSC 
before 

Ratio after/before 

     
G A 21.2 22.5 0.94 
G B 21.0 22.5 0.93 
G C 32.8 34.7 0.94 
G D 32.4 34.8 0.93 
G E 19.1 22.7 0.84 
G F 18.8 22.3 0.84 
G G 31.2 34.7 0.90 
G H 31.1 35.1 0.89 
G J 30.7 35.0 0.88 
1 A 22.5 23.4 0.96 
1 B 22.4 23.4 0.96 
1 C 34.3 35.6 0.96 
1 D 34.0 35.6 0.96 
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Floor Window VSC 
after 

VSC 
before 

Ratio after/before 

1 E 20.5 23.5 0.87 
1 F 20.9 23.1 0.90 
1 G 33.3 35.6 0.93 
1 H 33.3 35.8 0.93 
1 J 33.2 35.9 0.93 
2 A 23.7 24.2 0.98 
2 B 23.6 24.2 0.98 
2 C 35.6 36.3 0.98 
2 D 35.5 36.4 0.98 
2 E 23.2 24.3 0.96 
2 F 22.8 24.0 0.95 
2 G 35.2 36.4 0.97 
2 H 35.2 36.5 0.97 
2 J 35.1 36.5 0.96 
 
A1.2 Windows on the top floor have not been analysed as they will all have vertical 

sky components well over the recommended 27% with the new development in 
place.  

 
A1.3 All the windows on the other floors will have vertical sky components over 27% 

with the new development in place and therefore meet the guidelines, except 
for those with large balconies above (windows A, B, E and F). This is because 
the balcony cuts out a lot of the sky light. For these windows the vertical sky 
component is already below 27% even without the new development in place. 

 
A1.4 In these circumstances the BRE Report 'Site layout planning for daylight and 

sunlight: a guide to good practice' recommends that if the vertical sky 
component is at least 0.8 times its previous value, the loss of light is small. All 
the windows meet this guideline. 

 
A1.5 Accordingly the new development will not cause any significant impact on 

Neptune Court.  
 
Octagon 
 
A1.6 Figures A2 to A4 show the Octagon building. Windows at first and second floor 

levels have been analysed. Ground floor windows light the rear of commercial 
premises, and a driving test centre. 
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Figure A2. North west and west (to right of picture) faces of the Octagon building.  
The west side faces the current Asda (proposed Cliff site) directly. Window letters 
correspond to those in tables A2-A4. The capital letters denote residential windows; 
windows labelled with small letters (including the whole of the west face) light offices. 
 

 
Figure A3 South west face of the Octagon building. The Asda (Cliff site) is to the left. 
It has been assumed that the canopy over the road, to the far left of the picture, will 
be removed during redevelopment, but that the entrance canopy (labelled ‘Reebok’) 
to the Octagon will stay. As in the previous figure, capital letters denote windows to 
dwellings, while small letters denote office windows. 
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Figure A4. South face of the Octagon building (to the right of the picture). At first and 
second floor levels, this comprises residential accommodation. 
 
A1.7 Table A2 gives the daylight reaching the residential windows, as measured by 

the vertical sky component.  
 
Table A2. Vertical sky components to residential windows in the Octagon building. 
Window locations correspond to those in figures A2-A4. 
 
Floor Window VSC 

after 
VSC 
before 

Ratio 
after/before 

     
NW face     
1 A 27.0 31.6 0.85 
1 B 26.4 31.4 0.84 
1 C 26.0 31.3 0.83 
2 A 29.0 33.4 0.87 
2 B 28.5 33.2 0.86 
2 C 28.1 33.2 0.85 
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Floor Window VSC 
after 

VSC 
before 

Ratio 
after/before 

SW face     
1 E 26.0 36.0 0.72 
1 F 26.3 36.6 0.72 
2 D 27.1 37.9 0.71 
2 E 27.3 37.9 0.72 
2 F 27.7 38.0 0.73 
S face     
1 G 26.8 34.2 0.78 
1 H 26.3 33.6 0.78 
1 J 24.7 31.8 0.78 
1 K 21.3 27.9 0.76 
1 L 23.8 28.8 0.82 
1 M 24.2 28.2 0.86 
1 N 25.1 28.6 0.88 
1 P 25.3 28.8 0.88 
1 Q 20.9 24.8 0.84 
2 G 29.1 36.5 0.80 
2 H 29.0 36.3 0.80 
2 J 28.6 35.7 0.80 
2 K 28.2 31.8 0.88 
2 L 28.5 34.7 0.82 
2 M 28.7 34.2 0.84 
2 N 29.2 34.2 0.86 
2 P 29.5 34.3 0.86 
2 Q 28.6 33.5 0.85 

 
A1.8 Out of the 29 residential windows analysed, 23 will meet the BRE guidelines 

with the new development in place. The vertical sky components are either 
greater than 27% or greater than 0.8 times their current values, or both. These 
comprise all the residential windows on the north west face, and the majority of 
those on the south and south west faces. 

 
A1.9 For the remaining six windows (all first floor ones) loss of light is only marginally 

outside the BRE guidelines. For two windows on the south west face, the 
vertical sky component will be reduced to only just under 27% (26% and 
26.3%). For four windows on the south face, the vertical sky component will be 
reduced to only just below 0.8 times its current value. 

 
A1.10 Because the proposed buildings will all be light in colour, the vertical sky 

component approach is likely to overestimate the impact of the proposed 
development. The vertical sky component only includes direct light from the sky 
and takes no account of reflected light from external obstructions. It is possible 
to assess the impact of reflected light by using a quantity called the vertical 
daylight factor. This is ratio of the total sky illuminance falling on the outside of 
a window, either directly or indirectly by reflection, to the simultaneous 
horizontal illuminance under an unobstructed sky. The standard CIE Overcast 
Sky is used and the ratio is usually expressed as a percentage. The vertical 



        
        

24 

daylight factor includes light reflected from the ground as well as the external 
obstructions (see figure 1). 

 
A1.11 The vertical daylight factor, unlike the vertical sky component, will depend on 

the reflectance (R) of the external obstructions. The reflectance is the 
proportion of incoming light that is reflected by a surface. For new white paint, a 
value of 0.85 is given in the British Standard Code of Practice for daylighting, 
BS8206 Part 2. However in practice a white façade would have a lower 
reflectance than this. This is partly because the reflectance of the white 
materials is likely to decrease over time, and partly because of glazing and 
other features which would have a lower reflectance. Accordingly a very 
conservative estimate of 0.45 has been made for the reflectance of the new 
buildings. This is based on them being half white or light coloured material 
whose reflectance has been reduced by weathering (R=0.7), and half glazing or 
darker materials (R=0.2). 

 
A1.12 The results of the analysis can be compared with those for a standard 

obstruction of typical reflectance. A typical external obstruction would have a 
wall reflectance of around 0.2, which approximates to the reflectance for 
ordinary brickwork or double glazing. The existing obstructions were assumed 
to have this reflectance. Calculations of reflected light from the ground usually 
assume a reflectance of 0.1, which is typical for grass or tarmac, so this 
reflectance was used for the ground in all cases.  

 
A1.13 Table A3 gives the vertical daylight factors, with the new development in 

place, for the six windows with vertical sky components marginally below the 
BRE guidelines.  

 
Floor Window VDF 

after 
(R=0.22) 

VDF 
after 
(R=0.45) 

Equivalent 
VSC (R=0.45) 

Ratio equivalent 
VSC after/VSC 
before 

      
SW face      
1 E 31.8 33.6 27.9 0.77 
1 F 32.1 33.9 28.2 0.77 
S face      
1 G 32.7 34.0 28.2 0.82 
1 H 32.2 33.6 27.7 0.82 
1 J 31.0 32.2 26.1 0.82 
1 K 27.9 29.3 22.7 0.81 

 
A1.14 To further illustrate the impact of increasing the reflectance of the building, a 

series of ‘equivalent vertical sky components’ has been derived and presented 
in table A3. The equivalent vertical sky component is the vertical sky 
component for a standard obstruction (reflectance 0.2), that gives the same 
vertical daylight factor as the reflecting obstruction.  

 
A1.15 The results show that the equivalent vertical sky component is in all cases 

greater than 27%, or greater than 0.8 times the current value, or both. Thus, 
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provided the reflectance of the new buildings is 0.45 or greater, the resulting 
daylight to all the residential windows in the Octagon building would be greater 
than that for an equivalent building meeting the BRE guidelines, once reflected 
light has been taken into account. The loss of light would be acceptable. 

 
A1.16 Loss of light to the office windows, particularly on the west side which faces 

the Cliff site directly, is greater, as Table A4 shows. However a site 
investigation has shown that none of these windows light residential 
accommodation. 

 
Table A4. Vertical sky components to office windows in the Octagon building. 
Window locations correspond to those in figures A2-A4. 
Floor Window VSC 

after 
VSC 
before 

Ratio 
after/before 

NW face     
1 a 25.4 31.1 0.82 
1 b 24.6 30.7 0.80 
1 c 21.6 28.4 0.76 
2 a 27.7 33.2 0.83 
2 b 27.2 32.9 0.82 
2 c 26.1 33.0 0.79 
W face     
1 d 17.6 30.1 0.59 
1 e 16.0 28.5 0.56 
1 f 18.1 30.8 0.59 
1 g 18.3 31.0 0.59 
1 h 17.8 30.5 0.58 
1 j 16.1 29.1 0.55 
1 l 17.7 31.0 0.57 
1 m 18.9 32.0 0.59 
1 n 19.1 32.2 0.59 
1 p 17.5 30.6 0.57 
1 q 19.6 32.5 0.60 
2 d 20.0 32.3 0.62 
2 e 20.5 33.8 0.61 
2 f 20.9 34.0 0.61 
2 g 21.1 34.2 0.62 
2 j 20.1 32.8 0.61 
2 h 20.6 34.5 0.60 
2 l 19.5 33.6 0.58 
2 m 21.5 35.2 0.61 
2 n 21.7 35.3 0.61 
2 p 22.0 36.0 0.61 
2 q 21.8 35.1 0.62 
SW face     
1 r 23.8 35.0 0.68 
1 s 24.1 35.2 0.69 
2 r 26.1 37.7 0.69 
2 s 26.4 37.7 0.70 
2 t 26.6 37.8 0.70 
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Sunlight to existing dwellings 
 
 
A1.17 Table A5 gives the sunlight reaching the residential windows in the Octagon 

building, as measured by the annual probable sunlight hours. Windows to 
Neptune Court, and the north west and west faces of the Octagon building, 
have not been analysed because they do not face within 90° of due south. 

 
Table A5. Annual probable sunlight hours (APSH) to residential windows in the 
Octagon building, with the new development in place. Window locations correspond 
to those in figures A2-A4. 
 
Floor Window APSH 

all year 
APSH 
winter 

SW face    
1 E 46 15 
1 F 46 15 
2 D 48 17 
2 E 49 17 
2 F 49 17 
S face    
1 G 64 18 
1 H 62 17 
1 J 57 15 
1 K 59 13 
1 L 60 14 
1 M 61 14 
1 N 61 14 
1 P 59 16 
1 Q 60 12 
2 G 70 22 
2 H 70 22 
2 J 69 22 
2 K 71 22 
2 L 70 22 
2 M 71 21 
2 N 71 22 
2 P 71 21 
2 Q 71 21 
 
A1.18 All the  windows will receive much more than the BRE recommendations of 

25% of annual probable sunlight hours year round, with 5% in the winter 
months. They will therefore receive good sunlight with the new development in 
place. 



 

Daylight and sunlight in new dwellings in worst case locations 
 
 
 
Figure A5. Plan of Cliff site showing locations, marked with square and circle symbols for daylight and sunlight 
calculations.  

 
 
 

� 
� 

� � 

� 
� 
� � 

� � � � 

� 
� 

� 
� 



 28 

 
A1.19 Table A6 gives daylight provision to the windows of a sample of new flats on the Cliff site, as measured by the 

vertical sky component (VSC), daylight inside the new rooms (measured by the average daylight factor), and annual 
probable sunlight hours to each room. A selection of ‘worst case’ rooms has been chosen. These are on the lower 
floors, so similar flats on the floors above would receive more light. Of those flats facing the cliff itself, the ones 
nearest the cliff itself have been chosen. Similar flats further away from the cliff would receive more light. Of the flats 
in the courtyards, those near the corners have been chosen. Similar flats elsewhere in the courtyards would receive 
more light. 

 
 
Table A6. Daylight and sunlight provision in sample rooms in the new development. 
      % sun hours 

Room Floor Flat Room type Balcony above? VSC 

Av Daylight 
Factor, for 
room, % All year Winter 

1 4 1E - 4 - 88 Living Room N 24.8 2.3 20 5 
2 4 1E - 4 - 88 Bedroom N 25.1 3.1 19 4 
         
3 4 1D - 4 - 82 Living Room Y 5.3 1.5 20 2 
4 4 1D - 4 - 82 Bedroom N 11.5 2.0 27 1 
4a 4 1D - 4 - 82 Bedroom N 12.3 1.7 29 2 
5 4 1D - 4 - 81 Bedroom N 13.1 1.7 30 2 
         
7u 4 1C - 3 - 81 BedroomL N 15.2 1.7 13 0 
7 4 1C - 4 - 61 BedroomL N 18.1 1.9 18 0 
8u 3 1C - 3 - 81 BedroomS N 14.9 2.0 17 0 
8 4 1C - 4 - 61 BedroomS N 18.0 2.3 22 0 
8a 3 1C - 3 - 81 Living Room Y 7.2 2.1 5 0 
15 5 1C - 5 - 66 Living Room Y 11.4 1.6 9 0 
15u 4 1C - 4 - 124 Living Room Y 10.9 1.5 7 0 
         
14 5 1E - 5 - 97 Living Room Y 22.6 2.2 16 4 
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      % sun hours 

Room Floor Flat Room type Balcony above? VSC 

Av Daylight 
Factor, for 
room, % All year Winter 

10u 3 1B - 3 - 25 Living Room N 12.8 1.7 15 4 
10 4 1B - 4 - 25 Living Room N 15.6 1.6 17 5 
10l 4 1B - 4 - 27 Living Room Y 9.4 1.6 8 7 
11u 3 1B - 3 - 25 Bedroom N 13.6 1.9 16 4 
11 4 1B - 4 - 25 Bedroom N 16.4 1.1 14 2 
12 4 1B - 4 - 23 Living Room Y 12.6 1.6 17 4 
13 4 1B - 4 - 23 Bedroom N 22.0 1.1 23 1 
16 2 1P - 2 - 9 Living Room N 12.1 2.0 10 0 
17 2 1P - 2 - 9 Bedroom N 19.3 1.2 13 0 
18 3 1B - 3 - 23 Living Room Y 7.8 1.6 8 4 
19 3 1B - 3 - 23 Bedroom N 18.4 1.2 11 0 
         
20 2 1P - 2 – 6 Living Room N 18.4 1.7 0 0 
20 2 1P - 2 - 6 Living Room N 15.2   9 0 
21 2 1P - 2 - 6 Bedroom N 17.2 2.1 2 0 
22 2 1P - 2 - 5 Bedroom Y 9.8 1.2 2 0 
23 2 1P - 2 - 5 Bedroom N 16.1 1.4 0 0 

 
A1.20 The flat locations have been deliberately chosen to be heavily obstructed, so all the vertical sky components are 

below 27%. Where this is the case, the BRE Report 'Site layout planning for daylight and sunlight: a guide to good 
practice' recommends measures such as increasing glazing area to ensure sufficient daylight is provided. This can 
be assessed using the average daylight factor recommendations in BS8206 Part 2 ‘Code of practice for daylighting’.  

 
A1.21 The average daylight factors in all 29 rooms analysed will meet the BS recommendations of 1.5% for living rooms 

and 1% for bedrooms. These rooms will therefore receive sufficient daylight.  
 
A1.22 All but one of the south facing rooms will also meet the BS sunlight recommendations of 25% of annual probable 

sunlight hours, though not the 5% in winter. For the heavily obstructed east and west facing rooms chosen, the 
sunlight provision will be below these values, but all the living rooms will receive some sun. The British Standard 
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Code of Practice for daylighting, BS8206 Part 2 addresses this issue in its paragraph 5.3 ‘The degree of satisfaction 
is related to the expectation of sunlight. If a room is necessarily north facing or if the building is in a densely built 
urban area, the absence of sunlight is more acceptable than when its exclusion seems arbitrary’. 

 
 
Sunlight provision 
 
A1.23 Sunlight provision to the whole site has been evaluated by noting the orientation of main living rooms. Table A7 

gives the numbers of main living rooms with a window facing different orientations, on a typical floor of each 
building. In the minority of cases where a room has windows on two different faces, the most advantageous 
orientation for sunlight has been taken. 

 
Table A7 Living room orientations on a typical floor of each building 
Site Floor 

number 
N/N
W 

E S W Total 

Cliff 5 11 42 49 42 144 
Inner Harbour 2 2 1 6 1 10 
Marina Point 10 0 3 2 3 8 
Sea Wall 4 0 0 0 20 20 
Quayside 6 9 10 7 4 30 
Total 
development (one 
floor) 

 22 56 64 70 212 

% of total  10% 27% 30% 33% 100% 
 
A1.24 For a randomly oriented development of single sided flats one will expect 25% to face each orientation. In fact only 

10%, less than half this figure have a northerly orientation. 
 
A1.25 Table A8 shows that in an unobstructed situation flats facing east, west and north will all receive the BS 

recommended sunlight levels of 25% of annual probable sunlight hours with 5% in the winter months, even if the 
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windows have a standard sized balcony above them. Many of the windows on the development are largely 
unobstructed, including all those on the Sea Wall and Marina Point sites and those on the upper floors of the other 
sites. Other living room windows will all receive some sun, the amount of which will depend on the orientation and 
level of obstruction. For example, nearly all the south facing living rooms, which comprise around a third of the 
remainder, will also meet the BS sunlight criteria, even in obstructed situations. 

 
 
Table A8 Annual probable sunlight hours for unobstructed windows facing the four principal site orientations. 
 
 No balcony With balcony 
 APSH  Winter 

% 
APSH Winter 

% 
North 6 0 6 0 
East 52 16 37 16 
South 75 29 47 29 
West 34 8 26 8 
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