
 

 

Department for Infrastructure 

Jersey Future Hospital 

Sunlight and Daylight Availability 
Assessment 

  

Issue  |  11 April 2018 

 

This report takes into account the particular  

instructions and requirements of our client.   

It is not intended for and should not be relied  

upon by any third party and no responsibility  

is undertaken to any third party. 

 
Job number    237035-91 

 

Ove Arup & Partners Ltd 

9th Floor  3 St Paul's Place 

Norfolk Street 

Sheffield  S1 2JE 

United Kingdom 

www.arup.com 



Department for Infrastructure Jersey Future Hospital
Sunlight and Daylight Availability Assessment

 

  | Issue | 11 April 2018  

\\GLOBAL\EUROPE\CARDIFF\JOBS\237000\237035-00\4 INTERNAL PROJECT DATA\4-50 REPORTS\DAYLIGHT\2018-03-23-BRE REPORT\JERSEY HOSPITAL BRE_REVH.DOCX 

 
 

Contents 
 
 Page 

1 Introduction 2 

1.1 Scope of Report 2 

2 Site Context 3 

2.1 Proposed development 3 

2.2 Urban Characteristics of St Helier and Planning Policy 3 

3 BRE overview 5 

3.1 Outline Methodology 5 

3.2 BRE unamended assessment criteria 6 

3.3 Alternative assessment criteria 9 

3.4 Proposed Assessment Criteria 12 

4 Analysis Context 13 

4.1 Surrounding context of the proposed Future Hospital 13 

4.2 Main hospital site 15 

4.3 Westaway Court: 17 

5 Methodology 18 

5.1 Selection of Receptors 20 

6 Results 24 

6.1 Interpretation of Results 24 

6.2 Westaway Court 26 

6.3 Kensington Place 28 

6.4 Gloucester Street 29 

6.5 Newgate Street: 30 

6.6 Patriotic Street 31 

6.7 Patriotic Place 32 

6.8 Lewis street 33 

6.9 Cheapside and the Parade: 34 

6.10 Seaton Place 35 

6.11 Spectrum Apartments: 36 

7 Analysis and Conclusion 37 

7.1 Impacts on access to daylight (VSC) 37 

7.2 Impact on access to Sunlight 39 

7.3 Sunlight availability in Gardens and Amenity areas 40 

7.4 Summary and Future Mitigation 40 

 



Department for Infrastructure Jersey Future Hospital
Sunlight and Daylight Availability Assessment

 

  | Issue | 11 April 2018  

 

Page 1
 

Executive Summary 

Arup has been requested to undertake a daylight and sunlight availability study for 

the proposed Jersey Future Hospital development on the site of the existing Jersey 

General Hospital and on the existing Westaway Court in St Helier, Jersey. 

The effect of the development on the surrounding buildings has been assessed 

using the recommendations set within the Building Research Establishment (BRE) 

Technical Report BR 209 (2011) “Site layout planning for daylight and sunlight: a 

guide to good practice.” 

BR 209 states: 

“The guide is intended for building designers and their clients, consultants 

and planning officials. The advice given here is not mandatory and this 

document should not be seen as an instrument of planning policy. Its aim is to 

help rather than constrain the designer. Although it gives numerical 

guidelines, these should be interpreted flexibly because natural lighting is only 

one of the many factors in site layout design.” 

Results from the analysis indicate that:  

• While the majority of sensitive receptors are unlikely to experience a 

noticeable detrimental change to the natural light available; a minority of 

windows will experience some loss in amenity. 

• These noticeable reductions are mostly experienced on Kensington Place 

and Newgate Street, with a small number of affected windows on 

Patriotic Street. 

• The analysis also demonstrated that the proposed development will 

impact on the sunlight availability to properties along Kensington Place; 

where a number of receptors will experience a noticeable and significant 

reduction in access to sunlight 

• The availability of sunlight availability within gardens and amenity 

areas have been reviewed, though as all the identified amenity spaces are 

located to the south or east of the future hospital development it can be 

ascertained that these spaces will not be detrimentally impacted by the 

proposed development.  

• Due to relatively low number of receptors and level of change reduction 

in daylight along Westaway Court, it could be considered to be of minor 

significance. 

The maximum parameter plans used for the basis of this daylight and sunlight 

availability assessment potentially exaggerates the massing of the eventual 

hospital, which will be refined and articulated at the Reserved Matters stage.  

As a result the parameter model used in the analysis can be considered to 

represent a worst case scenario, with access to natural light expected to improve 

as the final architectural scheme is developed. Design Principles which will guide 

the refinements of the massing and design of the final buildings are submitted for 

approval alongside the Parameter Plans.  
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1 Introduction 

1.1 Scope of Report 

Arup have been requested to carry out a sunlight and daylight availability analysis 

for the proposed Jersey Future Hospital project in St Helier, Jersey. The process 

being to assess the potential affect of the proposed development on surrounding 

buildings and amenity areas. 

The scope of the report appraises the impact of the proposed development on the 

surrounding buildings and their associated external amenity space by undertaking 

an assessment of the daylight and sunlight availability in both the existing and 

future condition.  

Daylight availability and sunlight assessments have been completed following 

guidance set out within the BRE document BR 209:  2011 “Site layout planning 

for daylight and sunlight: a guide to good practice”. 

The report illustrates standard and guidelines that have been used to set the 

relevant targets in Section 3 and the methodology of the assessment in Section 5. 

The results of the daylight and sunlight assessment are shown in Sections 6. 

Section 7 concludes the report by summarising the assessment and overall 

findings. 
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2 Site Context 

2.1 Proposed development 

The proposed hospital is situated in the western part of St Helier and is a large 

scale development surrounded by a mix of residential and commercial uses to the 

north and predominantly residential, retail and offices to the south. The proposed 

hospital development will be located on part of the existing Jersey General 

Hospital site, adjacent multi-storey car park and properties along Kensington 

Place, and the Westaway Court site.  

 

 

Figure 1: Site context 

2.2 Urban Characteristics of St Helier and Planning 

Policy 

In relation to daylight and planning policy, the Jersey Island Plan 2014 Policy 

GD1 states that development proposals must not seriously harm the amenities of 

neighbouring users and should in particular: 

“Not unreasonably affect the level of light to buildings and land that owners 

and occupiers might expect to enjoy.” 

‘St Helier Urban Character Appraisal’, a report commissioned by the ‘Planning 

and Environmental Department’ states that,  

“The area around the hospital is densely built up on an historic street pattern. 

Most buildings in the area are 21/2 - 31/2 storeys but there is a sizeable zone 

Main hospital Development site Westaway Court site 



Department for Infrastructure Jersey Future Hospital
Sunlight and Daylight Availability Assessment

 

  | Issue | 11 April 2018  

 

Page 4
 

of 4-6 storey offices and civic buildings. The development site is located within 

a medium/high density coastal town location populated by primarily multi 

storey residential, commercial, retail and leisure accommodation such as 

hotels, restaurants and residential apartments.” 

 

Figure 2: Area Design Guidance within 'St Helier Urban Character Appraisal' 

As stated in the ‘St Helier Urban Character Appraisal’ (Figure 2), areas 

surrounding the proposed development are designated as category ‘a ‘building 

height rule; that states development can be a maximum 6 storeys within area of 

higher density.   

The existing hospital itself sits within a category ‘b’ area that is defined as 

maximum height of the existing buildings. The category ‘b’ area consist of an 8 

storey existing building which is taller than the proposed future hospital.  

There are significant areas of dense development surrounding the future hospital 

site, especially between Gloucester Street and Kensington Place, and also adjacent 

to Newgate Street and Patriotic Street. 

While 4-6 storeys may not be considered high rise within typical town/city 

context; the historic character of St Helier of dense planning grid/ narrow streets 

results in an unusual urban character when considering daylight and sunlight 

availability.  
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3 BRE overview 

3.1 Outline Methodology 

The assessment of daylight and sunlight availability has been undertaken 

following recommendations set within BR 209 “Site layout planning for daylight 

and sunlight: a guide to good practice”; which states: 

“In designing a new development or extension it is important to safeguard the 

daylight to nearby buildings.” 

This document is often considered the de facto standard for planning and 

understanding the potential impact of a proposed development on the 

surroundings on daylight and sunlight availability. BR 209 provides guidelines, 

sets targets and describes the methodology to assess the daylight and sunlight 

availability for buildings. 

The document sets out three criteria on which the impact of a proposed 

development on existing surrounding buildings and amenity areas are assessed. 

• Changes in daylight availability at windows of surrounding properties 

(Vertical Sky Component). 

• Changes in sunlight availability at window locations (Annual Probable 

Sunlight Hours and Winter Probable Sunlight Hours). 

• Provision of sunlight into external amenity areas and public spaces. 

BR 209 provides guidance on initial analysis which determines whether a new 

development may cause a noticeable obstruction to daylight and sunlight by 

comparing the existing condition with the future condition when the proposed 

development is in place.   

However, BR 209 acknowledges that the numerical assessment criteria, 

recommended within the document may not be appropriate for all site context. 

Within a particular setting, consideration should be given to the particular 

requirements of developments such as in a dense urban environment, where the 

expectation of access to natural light would not be considered to be the same as in 

a suburban or rural context. 

It should be noted that BR 209 document clearly states that the targets values are 

not a mandatory or rigid rules and can be regarded as a flexible approach that may 

adapt to the local characteristics. BR 209 States, 

“The guide is intended for building designers and their clients, consultants 

and planning officials. The advice given here is not mandatory and the guide 

should not be seen as an instrument of planning policy; its aim is to help 

rather than constrain the designer. Although it gives numerical guidelines, 

these should be interpreted flexibly since natural lighting is only one of the 

many factors in site layout design.” 
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The document also suggests that using alternative targets that reflect the urban 

characteristics of densely built areas; recommended within Appendix F of BR 209 

“These values are purely advisory and different targets may be used based on 

the special requirements of the proposed development or its location.” 

“Such alternative targets may be generated from the layout dimensions of 

existing development, or they may be derived from considering the internal 

layout and daylighting needs of the proposed development itself.” 

St Helier is not a typical town. The coastal town has a historic dense planning 

grid, particularly in and around the hospital.  For the purpose of this study, 

alternative targets have not been proposed for the context of St Helier, Jersey; 

however, the magnitude of any changes arising beyond these target values as a 

result of the proposed development has been graded to reflect the degree of impact 

on daylight and sunlight, and its acceptability in planning terms.  

3.2 BRE unamended assessment criteria 

BR 209 provides guidance as to what assessment criteria should be considered 

when determining the impact on sunlight and daylight availability within existing 

windows surrounding a new development. The document acknowledges that the 

criteria provided are advisory and can be tailored to better suite specific site layout 

constraints where appropriate. The following sub-section of the report discusses 

the assessment criteria established within BR 209, along with the unamended 

target values suggested within the guidance document. 

3.2.1 Daylight availability at window locations 

Daylight availability is measured in terms of the ‘vertical skylight component’ 

(VSC).  

BR 209 defines VSC as: 

“The ratio of that part of illuminance, at a point on a given vertical plane, that 

is received directly from a CIE standard overcast sky, to illuminance on a 

horizontal plan due to an unobstructed hemisphere of the sky. Usually, the 

‘given vertical plane’ is the outside of a window wall, the VSC does not 

include reflected light, either from the ground or from other buildings.” 

BR 209 states that for existing properties: 

“If the VSC is greater than 27% then enough skylight should still be reaching 

the window of an existing building. Any reduction below 27% VSC should be 

kept to a minimum” 

BR 209 explains that the reduction in VSC to no less than 0.8 of the baseline 

(existing) condition, i.e. a reduction of 20%, to 80% of existing, is unlikely to be 

noticeable to occupants of the existing buildings and therefore can be considered 

an acceptable level of reduction.  
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3.2.2 Sunlight availability at window locations 

Annual Probable Sunlight Hours is the total number of hours in the year that the 

sun is expected to shine on unobstructed ground, allowing for average levels of 

cloudiness for the location in question. 

The calculation of the probable sunlight hours is orientation dependant and the 

calculations produce the percentage of annual (PASH) and winter (PWSH) 

number of probable sunlight hours that the point on the window receives. 

The annual and winter probable sunlight hours are calculated for any window that 

has an orientation within 90° of due south. Thus other orientations are not 

analysed. 

BR 209 indicates that the sunlight recommendations refer primarily to windows of 

living rooms and conservatories within domestic properties: 

“To assess the loss of sunlight to an existing building it is suggested that all 

main living rooms of dwelling, and conservatories, should be checked if they 

have a window facing within 90° of due south. Kitchens and bedrooms are less 

important, although care should be taken not to block too much sun. In non-

domestic buildings any spaces which are deemed to have special requirement 

for sunlight should be checked.” 

BR 209 states: 

“If the window point can receive more than one quarter (25%) of APSH, 

including at least 5% of APSH in the winter months between 21st September 

and 21st March (WPSH), then the room should still receive enough sunlight.” 

“Any reduction in sunlight access below this level should be kept to a 

minimum. If the available sunlight hours are both less than the amount above 

and less than 0.8 of their former value, either over the whole year or just in the 

winter months (21st September to 21st March), then the occupants of the 

existing building will notice the loss of sunlight. If the overall annual loss is 

greater than 4% of APSH, the room may appear colder.” 

It should be noted that, BRE only provides choice of sunlight probability data in 

London, Manchester and Glasgow and the most southerly of which being data for 

London. While the assessment has been undertaken using London sunlight 

availability data, this may not truly represent that experienced in St Helier. 

However due to the decreased latitude and generally the sun will track at higher 

altitude through the sky, the reported sunlight availability will represent a worst 

case, with improved sunlight access in reality.  
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3.2.3 Amenity Areas Sunlight Penetration 

The criteria set out in BR 209 applies to both new and existing gardens and 

amenity areas which are effected by the proposed development. BR 209 guidance 

states: 

“It is recommended that at least half of the amenity area should receive at 

least 2 hours of sunlight on March 21st.” 

“If, as a results of the new development, an existing garden or amenity area 

does not meet the above, and the area which can receive two hours of sunlight 

on 21st March is less than 0.8 times its former value then the loss of light is 

likely to be noticeable.” 

The document defines the types of outdoor spaces with a reasonable expectation 

of sunlight as: 

• Gardens – Usually the main back garden of a house 

• Parks and playing fields 

• Children’s Playgrounds 

• Outdoor swimming pools and paddling pools 

• Sitting out areas between none domestic buildings and in public squares 

• Focal points for views such as monuments and fountains 
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3.3 Alternative assessment criteria 

3.3.1 Existing St Helier context: example daylight availability 

An inspection and analysis of the daylight availability within the surrounding 

more densely built areas of St Helier surrounding the proposed development was 

undertaken; the purpose was to understand what daylight conditions are currently 

experienced in the surrounding streets, close to, but not immediately adjacent to 

the Jersey Future Hospital site. 

It is not the intention for the analysis results to define an alternative target criteria, 

more to inform the appraisal of the effects of the proposed hospital development. 

Patriotic Place, the western end of Kensington Place and Patriotic Street were 

selected for analysis as they are expected to provide an overall impression of the 

dense areas of St Helier. 

3.3.2 Patriotic Place: 

The property is a 6 storey residential apartment building along Patriotic Place.  

 
Figure 3: VSC results along Patriotic Place     Figure 4: Location of property in relation to the site 

 

 Minimum (%) Maximum (%) Average (%) 

Ground Floor 8.5 17.0 11.9 

1st Floor 8.5 19.5 13.8 

2nd Floor 12.0 23.5 17.2 

3rd Floor 15.5 27.0 21.3 

4th Floor 22.0 31.0 26.6 

5th Floor 30.4 36.5 33.4 

Table 1: VSC Results of property along Patriotic Place 

The results shows that the general expectation of daylight is significantly below 

the recommended target value (VSC>27%) stated within BR 209, particularly in 

the lower floors along Patriotic Place. 

Access to daylight is restricted on the lower floors, with the VSC value for all 

points below 27% (on ground to 2nd floor) and also as low as 8.5% in some 

locations.  
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3.3.3 Kensington Place 

The property assessed is the 6 storey Grand Jersey Hotel, located on the junction 

between Kensington Place and Esplanade. The Bank of Canada building was 

constructed 9m from the existing hotel. 

 

Figure 5: VSC results for Kensington Place    Figure 6: Location of property in relation to the site   

  

 Minimum (%) Maximum (%) Average (%) 

Ground Floor 7.0 8.0 7.5 

1st Floor 8.5 10.0 9.2 

2nd Floor 10.0 11.5 10.5 

3rd Floor 13.5 15.5 14.3 

4th Floor 18.0 20.0 18.7 

5th Floor 24 24.0 24.0 

Table 2: VSC Results of property along Kensingtin Place 

The results show that none of the receptors meet the un-amended daylight target 

value (VSC>27%) recommended within BR 209, with the 1st and 2nd floors 

ranging between 8.5% and 11.5%. 

3.3.4 Patriotic Street 

45 Century building is a 6 storey residential apartment building along Patriotic 

Street.   

 

Figure 7: VSC results for Patriotic Street      Figure 8: Location of property in relation to the site 
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 Minimum (%) Maximum (%) Average (%) 

Ground Floor 6.0 8.5 7.2 

1st Floor 7.0 10.0 9.1 

2nd Floor 11.0 16.5 14.5 

3rd Floor 15.5 22.5 19.5 

4th Floor 21.5 32.5 26.7 

5th Floor 29.0 38.5 34.1 

Table 3: VSC results for property along Patriotic Street 

 

The results show that generally the availability of daylight is once again 

significantly below the un-amended daylight target value (VSC>27%) stated 

within BR 209 for the lower floors; with 1st to 3rd floor receptors ranging between 

7% and 22.5%. VSC values begin to achieve the given target in the upper floors 

only at 4th floor and above.  

3.3.5 Summary of the surrounding daylight context 

The findings from the study assist in providing context to the proposed 

development and can be summarised as follows:  

• The availability of daylight in the lower floors (Ground to level 3 or 4) is 

significantly lower than the target value VSC 27%.  

• Low levels of daylight availability, VSC<15% are not unusual at 

Ground, 1st and 2nd floor windows; with a number of windows receiving 

a VSC below 10% at street level. 

• The availability of daylight improves on upper floors.  

The assessment of similar streets surrounding the future Jersey Hospital site 

suggests that whether a target VSC of 27% is appropriate. When the immediate 

local context of St Helier is measured, an alternative target VSC of greater than 

15%, or potentially 10%, could be considered more akin to what residents should 

reasonably expect to enjoy. 
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3.4 Proposed Assessment Criteria  

For the purpose of this study the results are presented against the unamended BRE 

assessment criteria as defined in Section 3.2. To aid assessment and understanding 

of the magnitude of change receptors may experience; any change beyond the 

target values set out within BR 209 have been graded according to their degree of 

change based on Arup’s professional judgement and experience. 

The alternative assessment criteria as discussed in Section 3.3 have not been used 

for the formal reporting, though have been referenced within Section 7 when 

considering the overall impact of the proposed development. 

3.4.1 Distribution of VSC performance band 

The Following table summarises the VSC criteria used for this impact assessment. 

This is based on percentage of reduction of VSC as a result of the proposed 

development from that of existing baseline condition. 

Distribution for performance bands 

Negligible  Minor Moderate Major Exceptional 

VSC>80% 

of baseline 

VSC 70%-80% of 

baseline 

VSC 60%-70% of 

baseline 

VSC 50%-60% of 

baseline 

VSC<50% 

of baseline 

Table 4: significance criteria based on reduction from existing condition 

3.4.2 Target for sunlight availability 

Target value for sunlight availability 

Annual sunlight hours [PASH] >  25% (or 0.8 of existing) 

Winter sunlight hours [PWSH] > 5%   (or 0.8 of existing) 

Table 5: Sunlight availability requirements 

 

Cumulative shadows for 21st march target values 

Sunlight penetration within 

amenity areas 

> 50% of area (or 0.8 of existing)  receives at least 2 hours 

of sunlight 

Table 6: Target values for amenity areas 
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4 Analysis Context 

4.1 Surrounding context of the proposed Future 

Hospital 

 

 

 

 

 

Figure 9: Surrounding context 

The development site is bound by the following Streets: 

• Gloucester Street to the south-east 

• Newgate Street and Patriotic Street to the South-west 

• Kensington Place to the North-west 

• The Parade to the North-east 

Gloucester Street: Gloucester Street houses a dense arrangement of 3-5 storey 

properties comprising predominantly of retail/leisure units at ground floor level 

with residential apartments above and also office buildings. 

Newgate Street: Newgate Street comprises of 3 residential apartment buildings. 

• One on the corner of Gloucester Street, a 6 storey building. Ground and 

1st floor comprises medical centres, 2nd to 5th floors are residential 

apartments.  

• One 3 storey block located in the centre of the street facing the existing 

access ramp to the hospital car park. Ground floor is for retail use and 1st 

and 2nd floors are residential.  

Kensington Street – 2/3 storey mixed 

use properties 

Newgate Street/ Patriotic Street- 6 storey 

residential and dental clinic and 3 storey 

cottage 

13-25 Gloucester Street – 3/4 

storey mixed use properties 

1-7 Kensington Place- 3 storeys mixed 

use properties 

1-34 Kensington Court- 4 storey 

residential apartments 

21-27 Kensington place- 2/3 

storey mixed use properties 
29-37 Kensington place- 2 storey 

mixed used properties 

40 Kensington place - 4 storey 

residential properties 

49-59 Kensington place - 3/4 

storey mixed use properties 

Lewis Street 2/3 storey mixed use 

properties  

The parade and Cheapside – 2/3 storey 

mixed use properties 

Patriotic Street – 6 storey residential 

property 

Kingsgate House - 5 storey 

office building 31-37 Gloucester Street - 3 

storey residential properties 

Opera house 

Spectrum apartments – 4/5 storey 

residential apartments  

1-5 Gloucester Street – 3 storey mixed 

use properties 

Westaway court 

Multi storey car park 
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• Metro Apartments is a 6 storey block located on the corner of Newgate 

and Patriotic Street. Ground floor is Jersey General Hospital Dental 

Department and 1st to 5th are residential apartments.  

Patriotic Street: Patriotic Street comprises Metro Apartments, a 6 storey 

primarily residential development directly opposite the Patriotic Street multi 

storey car park. 

Kensington Place: To the North-West of the development plot are Kensington 

Place, Kensington Street and Lewis Street. These streets are predominantly 

residential accommodation, 2-4 storeys and with some retail or commercial units 

at ground floor level. Kensington Place also comprises a number of hotels and 

guest house properties, whilst Lewis Street has a number of storage, warehouse 

and industrial properties. 

The Parade: To the north-east of the site is Parade Gardens, a large open public 

park area. 

Westaway Court, to the north-east of the main hospital is a separate hospital 

development and is discussed in details in section 4.3.  
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4.2 Main hospital site 

4.2.1 Main hospital baseline condition 

 

Figure 10: Main hospital baseline condition 

The existing hospital site comprises several interconnecting blocks of varying age, 

design and height. These building will be demolished at different phases: 

A. Energy Block – 2 storey 1980’s building housing administration facilities. 

B. Stafford Hotel – 4 storeys 

C. Revere Hotel – 2-4 storeys 

D. 36-40 Kensington Place commercial and residential apartments – 3 storeys  

E. 44 Kensington Place commercial and residential apartments – 3 storeys 

F. The Gwyneth Huelin Wing – primarily 4 storey 19070’s block containing 

outpatient clinics 

G. Link Block, Engineering Block, Chimney – double height 1980’s block. 

H. Peter Crill House – 5 storey 1950’s block containing education, training 

and administration facilities as well as residential accommodation for hospital 

staff. 
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I. 1960’s wing – 5 storey block housing A&E and theatre suites 

J. 1980’s block – 8 storey block housing general patient wards 

The Granite Block will be retained and refurbished. 

The Patriotic Street Multi storey car park will be retained and developed as part of 

the proposed works, with an additional half deck of parking. 

4.2.2 Main Hospital proposed condition 

 

Figure 11: Main hospital proposed condition 

To make way for the new development, Peter Crill House, Gwyneth Huelin Wing 

and Central Laboratory block will be demolished along with the acquired 

properties along Kensington Place. The existing Patriotic Street multi-storey car 

park and the Granite Block will be retained.  

The proposed hospital building consists of cluster of blocks with different heights 

ranging from 15.6 m to 34 m. Heights of the blocks as presented within the 

maximum parameter plan were determined with the intention to minimise the 

impact on the neighbouring properties without  constraining the clinical needs of 

the hospital.   Special consideration was given to properties along Kensington 

Street, Gloucester Street, Newgate Street and Patriotic Street that were considered 

most likely to be influenced by the proposed development.  
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4.3 Westaway Court: 

4.3.1 Baseline Condition 

 
Figure 12 Baseline condition of Westaway Court 

Westaway Court is positioned to the north-east of the main hospital development 

adjacent to Parade Gardens at the corner between Savile Street and Elizabeth 

Place. 

The site currently comprises existing hospital residential properties; an 8 storey 

residential property, a 4 storey residential property and a car park. 

The site is surrounded by predominantly residential properties; 2 storey residential 

properties along Savile Street and Rouge Bouillon; 4 storey residential properties, 

a 4 storey school building and a 3 storey hotel along Elizabeth Place . 

4.3.2 Proposed Condition 

`  

Figure 13: Proposed Condition of Westaway Court 

The proposed Westaway Court development consists of a number of linked blocks 

with different heights ranging from 10.5m to 20 m.  

The Development will consist of general outpatient clinics and Physiotherapy.  

Savile Street 

Elizabeth Place  

Existing 8 storey 

residential building 

Existing 4 storey 

residential building 

Rouge Bouillon 
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5 Methodology 

A 3D model of the surrounding site and existing building was supplied by the 

States of Jersey, and a model of the proposed maximum parameter envelope of the 

proposed development was supplied by the architect, Hassell. 

These models were imported into the Arup software and used for the analysis of 

sunlight and daylight. 

The Arup software is based on a ray tracing algorithm that calculates the 

percentage of vertical skylight component and probable sunlight hours for a set of 

points chosen in the model; using the methodology set within BR 209. 

The maximum parameter model used in the analysis can be considered to 

represent a worst case scenario, with access to natural light expected to improve 

as the final architectural scheme is developed.  

Main Hospital 

 

Figure 14 Existing modelling (Baseline condition)

 

Figure 15 Proposed modelling (Proposed illustrative plan condition) 
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Westaway Court 

 
Figure 16 Existing Westaway Court 3D modelling (Baseline condition) 

 

Figure 17: Proposed Westaway Court 3D modelling (Proposed illustrative plan condition) 
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5.1 Selection of Receptors 

5.1.1 Daylight and Sunlight Availability at Windows 

For domestic buildings, BR 209 defines the types of spaces which require daylight 

as living rooms, kitchens and bedrooms.  

Where the internal building layouts are known, only windows on to these spaces 

have been analysed. Where internal building layouts are not known, all windows 

have been analysed for access to daylight and sunlight. 

For non-domestic buildings, BR 209 states that the guidelines can be applied to 

any existing non-domestic building with a reasonable expectation for daylight, 

this would normally include: schools, hospitals, hotels and hostels, small 

workshops and some offices. Windows of the above building types have been 

analysed. Where the use of a building or unit was unknown or unclear, the related 

windows have been analysed. Building entrances, reception areas, toilet windows 

have not been included in the analysis. 

In line with the BR 209 guidelines, windows of retail units, restaurants, bars/pubs, 

storage units and garages have not been assessed. It was also determined, based on 

professional judgement, that the adjacent Jersey Opera House does not have a 

reasonable expectation for daylight and sunlight due to its predominantly evening 

and leisure use and as such, has been excluded from the analysis. 

The existing retained hospital buildings within the development site have not been 

analysed as these would be deemed ‘future users’ and the aim of this study is to 

outline the potential effect on surrounding buildings only. 

BR 209 provides guidance on initial analysis which can be undertaken to 

determine whether a new development may cause a noticeable obstruction to 

daylight and sunlight: 

“Loss of light to existing windows need not be analysed if the distance of 

each part of the new development from the existing window is three or 

more times its height above the centre of the existing window.” 

Figure 18 illustrates the perimeter around the proposed building development; 

building/windows falling outside of this perimeter have not been analysed 

following guidance presented within BR 209. 
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Figure 18 : Study Area 

The selected receptors for the main Hospital are in summary: 

• Buildings along Kensington Place 

• Buildings along Kensington Street 

• Buildings along Lewis Street 

• Buildings along Cheapside 

• Buildings along Newgate Street 

• Buildings along Patriotic Place 

• Buildings along Patriotic Street 

• Buildings along Gloucester Street  

• Buildings along Seaton Place  

The selected receptors for Westaway Court are in summary: 

• Buildings along Savile Street 

• Buildings along Elizabeth Place 

• Buildings along Rouge Bouillon 

For a full list of receptors refer to Appendix A. 

 

 

 

Red Line 

Boundary 

  

Study Area 

boundary 
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Figure 19: Receptors along Kensington Place, Lewis Street and Cheapside 

 
Figure 20: Receptors along Gloucester Street, Newgate Street, Patriotic Street 

 
Figure 21: Receptors surrounding Westaway Court 
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5.1.2 Amenity areas 

 

 

Figure 22 Amenity areas 

Amenity areas surrounding the proposed development are Parade Gardens and the 

space adjacent to the Granite Block. These areas are not expected to be influenced 

by the proposed development as the development is not positioned to the south of 

theses amenity areas, and as such not expected to influence any over-shadowing 

or block access to natural light. Therefore, no further analysis is required in these 

areas. 
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6 Results 

The following sections summarise the results of the daylight and sunlight 

availability assessment. The results presented are based upon the BRE assessment 

criteria presented in Section 3.4; further explanation of the findings, assessment 

and interpretation of the results are discussed in Section 7.  

To simplify the presentation of the assessment, the numerical results have been 

aggregated based on the geographical position and reported on a street by street 

basis.  

The receptors have been categorised as follows: 

• Westaway Court 

• Kensington Place 

• Gloucester Street 

• Newgate Street 

• Patriotic Street 

• Patriotic Place 

• Lewis Street 

• Cheapside and The Parade 

• Spectrum Apartments 

• Seaton Place 

While numerical results have been presented as aggregated values, a visual 

depiction of the change between the existing and proposed development are 

depicted graphically. Should further detail be required, a full set of the numerical 

results for individual receptor are available within Appendix A.  

6.1 Interpretation of Results 

To ease the interpretation of the results, each street has been presented in a similar 

format: 

• Graphical representation of the Vertical Sky Component (VSC) – Existing 

vs proposed 

• Presentation of the aggregated numerical change to VSC 

• Presentation of the sunlight availability (PASH and PWSH) results 

6.1.1 Vertical Sky Component 

The VSC results are graphically representation for the following conditions: 

• VSC attained within the existing condition 

• VSC expected to be available in the proposed condition, following 

development 
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• Banded results showing the percentage change between the existing and 

proposed condition, as a result of the development  

 

Existing condition: The baseline condition demonstrates the VSC results for the 

existing windows surrounding the development site. The assessment considers the 

overshadowing from the buildings currently within the vicinity and the redline site 

boundary.  

 

 

Figure 23: Example of VSC results for existing condition 

 

Proposed condition:  The proposed condition demonstrates the VSC results on 

existing windows when the proposed development is complete.

 

Figure 24: Example of VSC results for proposed condition 

Percentage change: The results demonstrate any notable changes in the VSC 

attained at the identified windows following the development. It should be noted 

that the results do not include receptors where the VSC post development is 

greater than 27% or greater than 0.8 of the baseline criteria. The remaining 

receptors are colour coded to reflect the magnitude of the change.  

 

Figure 25: Example of Percentage of reduction 

The graphical results for VSC are accompanied by tabulated results, an example 

of which are shown in Table 7. The numerical results are aggregated over of the 

street and banded as detailed within Section 3.4.1 to assign significance of the 

change. Results demonstrating negligible impact are those receptors where the 

VSC post development is greater than 27% or in greater than of 0.8 of existing.  

EXAMPLE 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 120 43% 

Minor VSC 70%-80% of existing 53 19% 

Moderate VSC 60%-70% of existing 58 21% 

Major VSC 50%-60% of existing 30 11% 
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Exceptional VSC <50% existing 17 6% 

Table 7: Percentage reduction  

 

6.2 Westaway Court 

6.2.1 Elizabeth Place  

  

Figure 26: VSC results along Elizabeth Place (baseline) 

 

Figure 27: VSC results along Elizabeth Place (Proposed) 

 

Figure 28: Percentage reduction following development – notable change 

 

 

6.2.2 Savile Street  

 

Figure 29: VSC results along Savile Street (Baseline) 

 

Figure 30: VSC results along Savile Street (Proposed) 
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Figure 31: Percentage reduction following development – notable change 

6.2.3 Westaway VSC Interpretation 

With the proposed development in place, the VSC at a number of receptors are 

reduced. However, the proposed development will have a negligible impact on 

184 out of 197 receptors, demonstrated by proposed VSC results greater than 27% 

or in excess of 0.8 of the baseline condition. 

13 receptors located along Savile Street and Elizabeth Place are expected to 

experience a noticeable minor loss in daylight. 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 184 93% 

Minor VSC 70%-80% of existing 13 7% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

 

Table 8:  Percentage reduction surrounding Westaway Court 

6.2.4 Westaway PASH and PWSH 

Only 1 receptor along Elizabeth Place marginally fails to achieve the PASH and 

PWSH assessment criteria and is marginally less than 0.8 (0.79 for PASH) of the 

baseline condition, suggesting that the loss of sunlight is unlikely to be considered 

significant to occupants.  
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6.3 Kensington Place 

6.3.1 Kensington Place VSC interpretation 

 

Figure 32: VSC results along Kensington Place (Baseline) 

  

Figure 33: VSC results along Kensington Place (Proposed) 

  

Figure 34: Percentage reduction following development – notable change 

The proposed development has no noticeable impact on 120 of the 278 receptors 

located to the south and north ends of Kensington Place, demonstrated by the 

proposed results having a VSC greater than 27% and being in excess of 0.8 of the 

baseline condition. This is 43% of the total receptors along Kensington Place 

which are unaffected. 

158 receptors located to the central area of Kensington Place (1-34 Kensington 

Court, 21 Kensington Place, 23 Kensington Place, 27-53 Kensington Place) will 

experience a greater effect, with resultant VSC less than 27% and 0.8 of the 

baseline condition causing a noticeable reduction in daylight, graded as follows.  

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 120 43% 

Minor VSC 70%-80% of existing 53 19% 

Moderate VSC 60%-70% of existing 58 21% 

Major VSC 50%-60% of existing 30 11% 

Exceptional VSC <50% existing 17 6% 

 

Table 9: Percentage reduction along Kensington Place 

6.3.2 Kensington Place PASH and PWSH 

Although PASH and PWSH are reduced to less than 0.8 of the baseline condition 

for a number of receptors within the central area of Kensington Place; 263 

receptors(95% of total receptors) meet PASH targets and 233 receptors(84% of 

total receptors) meet PWSH targets demonstrating loss of sunlight will be 

noticeable for a minimal number of receptors.  
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6.4 Gloucester Street 

6.4.1 Gloucester Street VSC interpretation 

 

Figure 35: VSC results along Gloucester Street (Baseline) 

 

Figure 36 VSC results along Gloucester Street (Proposed) 

 

Figure 37: Percentage reduction following development – notable change 

With the new development in place, all 408 receptors (100% of receptors) either 

meet the recommended target VSC value (27%) or are at least 0.8 of the baseline 

values suggesting the loss of skylight would not be noticeable to occupants. 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 408 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

 

Table 10: Percentage reduction along Gloucester Street 

6.4.2 Gloucester Street PASH and PWSH 

For 405 receptors of the 408 receptors do not face within 90° due south. Therefore 

PASH and PWSH analysis is not required to be assessed for these windows. 

Results for the remaining 3 receptors demonstrating annual and winter sunlight to 

be greater than 0.8 of the baseline condition, suggesting that the reduction in 

available sunlight would not be noticeable to occupants.  
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6.5 Newgate Street: 

6.5.1 Newgate Street VSC interpretation 

 

Figure 38: VSC results along Newgate Street (Baseline) 

 

Figure 39: VSC results along Newgate Street(Proposed) 

 

Figure 40: Percentage reduction following development – notable change 

The proposed development has no noticeable impact on 32 of the 79 receptors 

demonstrated by proposed VSC results being greater than 27% or in excess of 0.8 

of the baseline condition. The remaining 47 receptors are impacted as follows: 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 32 41% 

Minor VSC 70%-80% of existing 2 3% 

Moderate VSC 60%-70% of existing 5 6% 

Major VSC 50%-60% of existing 10 13% 

Exceptional VSC <50% existing 30 38% 

Table 11: Percentage reduction along Newgate Street 

6.5.2 Newgate Street PASH and PWSH 

The receptors in this location do not face within 90° of due south, therefore in 

accordance with the BRE guidance PASH and PWSH is not required to be 

assessed. 
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6.6 Patriotic Street 

6.6.1 Patriotic Street VSC interpretation 

 

Figure 41: VSC results along Patriotic Street (Baseline) 

 

Figure 42: VSC results along Patriotic Street (Proposed) 

 

Figure 43: Percentage reduction following development – notable change 

93 out of 104 receptors are not expected to be impacted by the proposed 

development, demonstrated by proposed VSC results being greater than 27% or in 

excess of 0.8 of the baseline condition. 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 93 89% 

Minor VSC 70%-80% of existing 5 5% 

Moderate VSC 60%-70% of existing 5 5% 

Major VSC 50%-60% of existing 1 1% 

Exceptional VSC <50% existing 0 0% 

 

Table 12: Percentage reduction along Patriotic Street 

6.6.2 Patriotic Street PASH and PWSH 

The receptors in this location do not face within 90° of due south, therefore in 

accordance with the BRE guidance PASH and PWSH is not required to be 

assessed. 
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6.7 Patriotic Place 

6.7.1 Patriotic Place VSC interpretation 

 

Figure 44: VSC results along Patriotic Place (Baseline) 

 

Figure 45: VSC results of Patriotic place (Proposed) 

 

Figure 46: Percentage reduction following development – notable change 

81 receptors have been analysed in properties along Patriotic Place and with the 

new development in place, all 81 receptors either meet the recommended target 

VSC value (27%) or are at least 0.8 of the baseline values, suggesting loss of 

skylight would not be noticeable to occupants. 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 81 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

Table 13: Percentage reduction along Patriotic Place 

6.7.2 Patriotic Place PASH and PWSH 

The receptors in this location do not face within 90° of due south, therefore in 

accordance with the BRE guidance PASH and PWSH is not required to be 

assessed  
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6.8 Lewis street 

6.8.1 Lewis Street VSC interpretation 

 

Figure 47: VSC results of Lewis Street (baseline) 

 

Figure 48: VSC results of Lewis Street (Proposed) 

 

Figure 49: Percentage reduction following development – notable change 

238 receptors have been analysed in properties along Lewis street and all 238 

receptors either meet the recommended target VSC value (27%) or are at least 0.8 

of the baseline values, suggesting loss of skylight would not be noticeable to 

occupants. 

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 238 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

 

Table 14: Percentage reduction along Lewis Street 

6.8.2 Lewis Street PASH and PWSH 

PASH and PWSH for all receptors are greater than 0.8 of the baseline condition 

suggesting that the reduction in available sunlight would not be noticeable to 

occupants. 
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6.9 Cheapside and the Parade: 

6.9.1 Cheapside and The Parade VSC interpretation 

 

Figure 50: VSC results along Cheapside and The Parade (Baseline) 

 

Figure 51: VSC results along Cheapside and The Parade (Proposed) 

 

Figure 52: Percentage reduction following development – notable change 

45 receptors were tested on properties along Cheapside and the Parade and all 

receptors either meet targets value of VSC (27%) or at least 0.8 of the baseline 

values, and as such no noticeable loss of natural light is expected.  

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 45 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

Table 15: Percentage reduction along Cheapside and The Parade 

6.9.2 Cheapside and The Parade PASH and PWSH 

PASH and PWSH for all receptors are greater than 0.8 of the baseline condition 

suggesting that the reduction in available sunlight would not be noticeable to 

occupants  
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6.10 Seaton Place 

6.10.1 Seaton Place VSC interpretation 

 

Figure 53: VSC results along Seaton Place (baseline) 

 

Figure 54: VSC results along Seaton Place (Proposed) 

 

Figure 55: Percentage reduction following development – notable change 

36 receptors were tested on properties along Seaton Place and all receptors either 

meet targets value of VSC (27%) or at least 0.8 of the baseline values, and as such 

no noticeable loss of natural light is expected.  

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 36 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

Table 16: Percentage reduction along Seaton Place 

6.10.2 Seaton Place PASH and PWSH 

The receptors in this location do not face within 90° of due south, therefore in 

accordance with the BRE guidance PASH and PWSH is not required to be 

assessed.  
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6.11 Spectrum Apartments: 

6.11.1 Spectrum Apartments VSC interpretation 

 

Figure 56: VSC results within Spectrum apartments (Baseline) 

 

Figure 57: VSC results within Spectrum apartments (Proposed) 

 

Figure 58: Percentage reduction following development – notable change 

174 receptors were tested on properties along Seaton Place and all receptors either 

meet targets value of VSC (27%) or at least 0.8 of the baseline values, and as such 

no noticeable loss of natural light is expected.  

 

 

No of receptors within 

distribution band 

% of receptors expecting 

reduction 

Negligible VSC > 80% of existing or VSC >27% 174 100% 

Minor VSC 70%-80% of existing 0 0% 

Moderate VSC 60%-70% of existing 0 0% 

Major VSC 50%-60% of existing 0 0% 

Exceptional VSC <50% existing 0 0% 

Table 17: Percentage reduction along Spectrum apartments 

6.11.2 Spectrum Apartments PASH and PWSH 

PASH and PWSH for all receptors are greater than 0.8 of the baseline condition 

suggesting that the reduction in available sunlight would not be noticeable to 

occupants.  
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7 Analysis and Conclusion 

This report considers the potential impact that the proposed Jersey Future Hospital 

may have on the availability of sunlight and daylight enjoyed by neighbouring 

properties. 

The results have indicated that while the majority of sensitive receptors are 

unlikely to experience a noticeable detrimental change to the availability of 

natural light; a minority of windows will experience some loss in amenity. These 

results are based on the maximum parameter envelope, which is expected to have 

greater impact than the final scheme.  

To aid interpretation of the results the ‘significance’ of the impact has been 

described for each street. This significance is based on the performance bands 

detailed in section 3.4.1; considering the proportion of receptors affected and the 

degree of change between the existing daylight condition and the expected 

daylight availability following completion of the proposed development. 

7.1 Impacts on access to daylight (VSC) 

In total 1429 receptors have been assessed, 228 of which (16%) are likely to 

experience a reduction in access to vertical skylight that would be noticeable to 

occupants. i.e. a VSC of less than 27% or a reduction in measured VSC to less 

than 0.8 times that previously experienced. These noticeable reductions are mostly 

located on Kensington Place and Newgate Street, with a small number of affected 

windows on Patriotic Street. 

On Newgate Street 47 receptors (59%) are expected to achieve a VSC less than 

27% and a reduction in VSC that would be considered noticeable ( less than 0.8 of 

the existing). Of these receptors, 17 receptors (22% of total number), will 

experience a VSC of 0.5 to 0.8 to that currently experienced; 30 receptors (38%) 

will received less than half the VSC currently available. Some occupants on 

Newgate Street can be expected to experience a noticeable impact on access to 

daylight, with a small number of windows experiencing a reduction in daylight 

that could be considered of major/exceptional significance. 

Whilst it is acknowledged that the magnitude of the impact on the windows 

identified above is significant, it is understood that the majority of the affected 

residential receptors facing onto Newgate Street are bedrooms, with living rooms 

and kitchens facing into an internal courtyard. Planning drawings for the upper 

floors of the Metro Apartments have been seen, confirming that is the case in 

relation to these apartments. While BR 209 recommends that bedrooms form part 

of any assessment, the guidance does acknowledge that they are of lesser 

importance than other residential living spaces. It could be considered that as the 

main living spaces to these apartments are facing away from the site and therefore 

will not be affected by the proposed development, the impact on the bedrooms 

could be considered to be less significant. 

Along Kensington Place 158 (57%) of the 278 receptors are expected to see VSC 

less than 27% and a reduction in VSC greater than 0.8 of currently experienced. 

Of these receptors, 141 (51%), will experience a VSC of 0.5 to 0.8 to that 
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currently experienced; 17 receptors (6%) will received less than half the VSC 

currently available. The number of receptors that will experience an exceptional 

reduction in daylight, is therefore small (6%) and these  receptors are 

predominantly located on the lower floors, where reasonable expectation of 

daylight in a tight urban context is limited. This is discussed further below. 

 

On Patriotic Street 11 (11%) of the 104 receptors are expected to see VSC less 

than 27% and a reduction in VSC greater than 0.8 of existing condition. All these 

receptors will expect a VSC of 0.5 to 0.8 to that currently experienced. Due to 

relatively low number of receptors and level of change reduction in daylight could 

be considered to be of minor significance. 

While the analysis has focused on the expected reduction of daylight available at 

each of the receptors, consideration should also be given to the level of VSC 

residents might reasonably expect to enjoy.  

A number of the streets currently enjoy a relatively open aspect that could be 

considered unusual within the immediate context of St Helier, or an urban area 

generally, therefore the percentage change between baseline context and the future 

condition, while significant is a natural outcome of urban redevelopment. This 

suggests that some of the affected households are currently enjoying more 

daylight than is normal for such an urban context, and might reasonably be 

expected.  

It should be noted that the historic urban morphology of the surrounding streets is 

a narrow and dense street pattern, with many receptors, particularly on lower 

levels, already failing to meet the un-amended VSC assessment criteria (27%) in 

the baseline condition. This is evidenced by the St Helier benchmarking exercise 

reported in section 3.3. Therefore there is precedence for lower daylight levels in 

the existing context than suggested by BRE. 

Properties along Kensington Place and Newgate Street are most likely to 

experience a noticeable and significant reduction in the available VSC. It should 

be considered that these streets are at present densely built up (streets narrow in 

width with comparatively tall buildings built along the boundary) and based on 

the daylight currently experienced within typical adjacent streets, as discussed in 

section 3.3, a target VSC of 27% does not truly reflect the St Helier context. It 

could be argued that a lower VSC target of 15% should be regarded as more 

appropriate and reflective of the urban character. This is the methodology and 

target value employed in many daylight and sunlight assessments in dense parts of 

UK cities and towns. 

When analysing the results against VSC 15% target value, 1334 receptors (93% of 

the total receptors) attain a VSC value greater than 15%. When analysing the 

results against the benchmark results of existing St Helier properties, 1412 

receptors (99% of total receptors) present greater than 10% VSC.  A level of 

performance that is not dissimilar, if not better, to that currently experienced in the 

surrounding streets; for example Patriotic Place, Patriotic Street and Kensington 

Place.  

This is particularly the case for Newgate Street, where the Metro Apartments are 

of significant massing developed up to the boundary with the public highway; 
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opposite a low rise and generous setback of the existing hospital site.  In this 

context BRE 209 states that: 

“The numerical values given here are purely advisory. Different criteria may 

be used based on the requirements for daylighting in an area viewed against 

other site layout constraints. Another important issue is whether the existing 

building is itself a good neighbour, standing a reasonable distance from the 

boundary and taking no more than its fair share of light.” 

The BRE guidance permits using alternative target criteria for existing buildings 

having windows that are unusually close to the site boundary, as defined in BRE 

209 in Appendix F. In these situations a hypothetical ‘mirror image’ building of 

the same massing and equal distance away on the other side of the boundary can 

be used as baseline. When this technique is applied as a sensitivity test of what 

level of daylight residents on Newgate Street opposite the low rise Gwyneth 

Huelin Wing and the car park ramps may reasonably expect to enjoy, the results 

demonstrate a significant improvement.  

For the streets surrounding Westaway Court 13 (7%) of the 197 receptors are 

expected to see VSC less than 27% and a reduction in VSC greater than 0.8 of the 

existing, though all of these will experience future access of greater than 0.7 to 

that currently experienced. Therefore while the change may be noticeable for 

these 13 windows, the significance of this loss can be considered to be minor. 

7.2 Impact on access to Sunlight 

Of the 1429 total receptors across the whole development, only 16 receptors 

present a Probable Annual Sunlight Hours (PASH) below the target value (less 

than 25% or less than 0.8 times the baseline context), while 46 receptors fall 

below the Probable Winter Sunlight Hours (PWSH) target value (greater than 5% 

or less than 0.8 times the existing). These results represent only 1.1% and 3.2% 

respectively of the total receptors assessed.  

All bar one of these receptors are located on Kensington Place, particularly 

between 29 to 51 Kensington Place, where a number of receptors will experience 

a noticeable and significant reduction in access to sunlight.  

Spaces at ground level will experience the greatest change in access to sunlight, 

improving on floors above. While the guidance document acknowledges that 

occupants are more likely to notice loss of sunlight to their homes, the guidance 

only requires assessment of main living rooms (and conservatories) of dwellings; 

with bedrooms or kitchens considered less important to the occupants.   

Along Kensington Place the majority of windows at ground floor are fitted with 

blinds and/or net curtains to maintain privacy from pedestrian traffic on the street, 

therefore a number of occupants are already voluntarily be reducing their access 

to natural light. 

The only other receptor considered likely to experience a noticeable reduction in 

sunlight availability is on 10 Elizabeth Place, where one point will experience a 

reduction in annual sunlight light to that of 0.79 the existing levels. The reduction 
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in sunlight, when taken as percentage of the development as a whole, will only be 

marginal. 

It is worth noting that the sunlight assessment has been undertaken utilizing the 

sunlight probability data available and referenced within BR 209; the most 

southerly of which being data for London. As discussed within section 3.2.2, due 

to the difference in latitude, the results are more likely to be pessimistic than 

expected reality.  

7.3 Sunlight availability in Gardens and Amenity 

areas 

The availability of sunlight within gardens and amenity areas have been reviewed, 

though as all the identified amenity spaces are located to the south or east of the 

future hospital development it can be ascertained that these spaces will not be 

detrimentally impacted by the proposed development. Therefore these spaces will 

continue to receive direct sunlight for greater than two hours on the 21st of March. 

 

7.4 Summary and Future Mitigation 

The revised Jersey 2011 Island Plan(2014) Policy GD1 states that development 

proposals must not seriously harm the amenities of neighbouring users and should 

in particular: 

“Not unreasonably affect the level of light to buildings and land that owners 

and occupiers might expect to enjoy.” 

The parameter plans presented within this outline planning application and used 

for the basis of this daylight and sunlight availability assessment provide a ‘worst 

case’ development envelope within which the Jersey Future Hospital will fit.  

The use of this parameter envelope potentially exaggerates the massing of the 

eventual hospital, which will be refined and articulated at the Reserved Matters 

stage. 

The intention is that the façade and building massing will develop at the detailed 

design stage, where further design techniques may be applied to mitigate the 

impact upon the surrounding receptors. By introducing cut outs within the 

massing and articulating the façade, the building form can be refined to mitigate 

amenity issues. The principles for further mitigation are included within the 

Design Principles document within the outline planning submission. 

As a result the parameter model used in the analysis can be considered to 

represent a worst case scenario, with access to natural light expected to improve 

as the final architectural scheme is developed.  
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Appendix A 
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Appendix B 
Analysis receptors 
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