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39 Great Ancoats Street is a three storey, pitched roof
building, located to the immediate north west of the
Site. It has windows in its various rear or Gun Street
elevations, through which the Site can be seen.

The building is identified as residential use by virtue of
a Council Tax Band. However, the building is
unoccupied and appears to be in a mothballed
condition. Floor plans confirm the windows serve a
mixture of non-domestic and habitable room uses.

The Hudson Building is a five storey building, located
to the immediate north west of the Site.

It has windows at all floor levels in its rear elevation,
through which the Site can be seen.

The ground floor windows serve a commercial office
use. The upper floors serve residential apartments.
Letting particulars confirm that the windows of the
upper floors serve living rooms and bedrooms.

44-48 Great Ancoats Street is part of a terrace of
three storey buildings, located to the south west of the
Site on the opposite side of Great Ancoats Street.

The Great Ancoats Street elevation of these buildings
contain windows at all floor levels that overlook the
Site directly. The ground floor windows serve a
commercial / retail use -shop frontages.

The windows to the upper floors are understood to
serve living / habitable accommodation. In the
absence of any floor plans, we have assumed that the
windows serve bedrooms or living room uses.

The Daily Express Building is a six storey building,
located to the north west of the Site.

It has windows in its George Leigh Street elevation
that face towards and overlook the Site directly.

This neighbouring building is predominantly of
commercial office use. However, we have identified
that part of its upper floors has been converted to
residential use, albeit, the full extent of that residential
provision is unclear. In the absence of any floor
plans, we have assumed that the residential windows
of this building serve a bedroom or living room use.
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The Blossom Street windows of this neighbouring building do, however, take more than
its fair share of daylight from over the Site (owing to the Site's existing low massing)
and we have demonstrated by technical analysis, using the BRE's “mirror image”
alternative target methodology, that notwithstanding reductions in daylight amenity, the
lower floor lavel Blossom Street windows of this neighbouring building will still continue
to achieve more than their “fair share” of sky visibility (from which daylight is derived).

In this regard, on balance, the impact of the Proposed Scheme on the daylight amenity
of the Nuovo Apartment tower is considered to be an acceptable impact.

There are 9 windows in the rear elevations of 39 Great Ancoats Street, many of which
do not achieve the alternative VSC targets in the existing or baseline condition. The
Proposed Scheme will reduce daylight amenity further to the extent that can be
categorised as a possibly significant to significant impact.

However, there are mitigating factors that justify the further flexible interpretation of the
technical analysis results in determining the significance of impact of the Proposed
Scheme on this neighbouring building. Many of the windows are located beneath
projecting structure, or within nooks and crannies and recesses within the building
elevations. The BRE warn of the effects of projecting structure above windows and this

sentiment can equally be applied to elevation recesses - see Section 5.4 of this Report.

That many of the windows have low existing VSC values means that even small
reductions in sky light will result in an exacerbated magnitude of change, which has the
effect of placing an unfair and increased daylight burden on the Site.

Not all of the neighbouring windows need to be appraised for sunlight amenity - a
combination of their physical relationship with the Site in terms of orientation and
receptor sensitivity. On this basis, only certain windows in the Daily Express building
and Fairbairn House need to be sunlight amenity impact appraised.

Of the 58 windows that have been sunlight amenity appraised, 57 (98%) will continue to
achieve the alternative sunlight targets that have been established, or experience a
reduction in sunlight hours to an extent that the BRE confirm would not be noticed by
the room occupants. There is 1 window that does not. It is, however, known to serve a
dual aspect room and taking into account the sunlight contribution of all windows, the
sunlighting capability of the room will not materially impacted or imposed upon.
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