Development Management Committee Iltem 5
26th May 2021 Report No.EPSH2114
Section C

The information, recommendations and advice contained in this report are correct as at the
date of preparation, which is more than two weeks in advance of the Committee meeting.
Because of these time constraints some reports may have been prepared in advance of the
final date given for consultee responses or neighbour comment. Any changes or necessary
updates to the report will be made orally at the Committee meeting.

Case Officer Katie Herrington

Application No. 21/00187/FULPP
Date Valid 15th March 2021
Expiry date of 25th May 2021

consultations

Proposal Temporary permission until August 2024 for the erection of two
sound stages, erection of workshops, and to change the use of
existing hospitality chalets to ancillary offices for the purposes of
film making until August 2024, together with ancillary works
including installation of a permanent substation.

Address Farnborough International Exhibition And Conference Centre
ETPS Road Farnborough Hampshire GU14 6FD

Ward St Mark's
Applicant Farnborough International Limited
Agent Mr Neil Trollope
Recommendation Grant

Description

Covid-19 has had a significant impact on the Farnborough International Limited business. This
includes cancellation of the biennial Air show in 2020 and being unable to host exhibitions and
conferences since March 2020.

The development is sited within the FIA exhibition site containing the Farnborough
International Exhibition and Conference Centre. The sound stages and workshops which are
currently under construction are on the existing hardstanding terraced areas where temporary
exhibition halls 3 and 4 are put up for the duration of the biennial Air Show. The stages are
positioned to avoid a Radar Transmission line, and to enable their retention and use in
conjunction with Halls 3 and 4 when these are erected for the biennial Air Show.



Figure 1: Location of sound stages

There is a significant demand for new film studio facilities immediately within the M3/M25
corridor and FIL has received significant interest from production companies seeking space to
undertake filmmaking. This is in part due to other Major Studios in the UK undergoing
expansion projects that make them unavailable for a number of years.

FIL is seeking to retain and operate the Sound Stages and Workshop and use the Hospitality
Chalets as ancillary office structures for the proposed activity for a temporary period until
August 2024. The substation is proposed to be permanent.

The sound stages are rectangular temporary buildings with shallow pitched roofs. They
measure 40x50m with a height of 18.7m and are clad in Kingspan (grey) panels. ‘Sound
Stages’ are enclosed film set stages designed so that external noise does not disrupt recording
within. The stages are designed to meet an overall laboratory tested constant of between 46dB
- 50dB sound reduction. Stage 1 is approximately 35m from residential flats at Bowman House,
and 39m from Lewis House, and Stage 2 is located 54m to the west of Bowman House and
49m from Rochford House. These buildings part of the Queens Gate site redevelopment.

The workshop is a rectangular ‘A frame’ structure with a pitched roof that measures 20m x
100m and 7.7m high. This is to be used for the creation of sets, costumes and props. The
proposal also includes changing the use of some of the existing chalets to offices to be used
in association with filming (approx. 1103sgm). A High Voltage sub-station is proposed adjacent
to Stage 1. This transformer is proposed to be permanent to provide not only the power needs
of the proposed temporary filmmaking use, but for future uses on the site including the
Farnborough Air Show.

Permission is sought for 24/7 operational activity to allow flexibility to meet filming schedules.
A series of management plans are proposed to control traffic movements and operational
activity. Access to the site will be from Gate F. Parking for approximately 200 vehicles
associated with film making personnel will be provided on the hardstanding adjacent to
Stage 1.

The proposal, due to its massing, visibility and blank facades would result in some harm to the
character of the area and would result in some impact on the flat development on the adjacent

2



Queens Gate site. Any resulting harm needs to be weighed in relation to the benefits of the
proposal. This proposal would provide significant benefits to the local economy thought the
provision of new jobs, training opportunities and the use of services such as shops, and hotels.

CONSULTEE RESPONSES

Environmental
Health

RBC
Economic
Development
Officer

The acoustic testing report for the proposed building envelop is primarily
concerned with preventing external noise from impacting on the internal
acoustic environment of the sound stage but it works both ways. There is no
information provided regarding what level of noise will be generated by
activities taking place internally. A high level of sound reduction (>50dB)
across the building envelope is required to ensure aircraft noise does not
impact on any recording activities. This level is significant and should prevent
all but extreme levels of noise being adequately reduced, particularly if the
sound stages are to be used only during the daytime period. A condition
restricting the levels of noise at a set distance away from the nearest
residential fagcade can be applied.

No details are provided as to how these sound stages will be ventilated or
heated Standard condition 62EH Sound Insulation (Plant) should be
imposed on any permission.

The application specifies hours of work for Monday to Friday as generally
06.00 to 20.00 hours, but no time period given for weekends. The Design
and Access Statement makes a note that flexibility is required to allow
weekend activity in response to evolving programmes and deadlines but any
work at weekends and bank holidays should be restricted to reasonable
times only.

Management Plan should be considered as a working document, to be
reviewed at regular intervals.

All lighting installations should have regard to the Institute of Lighting
Engineers recommendations in preventing obtrusive lighting.

No use of external bells or tannoy systems on site.

There shall be no sounding of horns and no use of vehicle radios/ stereos
audible. Signage should be placed in prominent locations to remind drivers
that it is a residential areas and should be no unnecessary running of
engines etc.

Move the smoking area away from the site boundary at Beacon Road.

Farnborough International Limited is a key local employer and significant
economic asset for the borough, providing considerable direct and indirect
economic benefits to Rushmoor. The Farnborough International Airshow is
a world renowned event. This and the other exhibitions and conferences run
at Farnborough International bring visitors and provide employment and
business opportunities in the supply chain across the borough. The COVID-
19 pandemic has significantly impacted the ability of Farnborough
International Limited to run exhibitions and conferences. This included the
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Skills and
Employment
Officer

Thames Water

Environment
Agency

Farnborough

cancellation of the 2020 Farnborough International Airshow.

The film studios will provide up to 200 jobs for local residents, particularly
young people which have been particularly impacted by the COVID-19
pandemic. In Rushmoor there has been a large rise in the number of people
claiming out-of-work benefits, in March 2021 5.1% (3,110) of the working
age population were claiming out-of-work benefits, up from 1.7% (1,030) in
March 2020. The number of 18-24 year olds claiming out-of-work benefits
has increased to 8.1% in March 2021, representing 585 claimants in the
area. This is a higher percentage than Hampshire (7.4%) and the South East
(7.8%).

There are likely to be several ways that the council could promote the
employment opportunities provided through the film industry in the borough.
This will help to ensure that local residents, particularly those in hard to reach
groups, are able to take advantage of the jobs and training available.

Hartswood Studios [The filming studio planning to use the stages once
complete] have looked to establish early engagement with the local authority
with a view to supporting the skills and employment work in the area. They
have approached the Council to employ local people and are currently
looking for:

e Set builders - they have connected with the Construction Skills Fund
project (a project that works with unemployed people and trains them
to achieve their CSCS card and Health and Safety level 1) they are
looking to employ trainees from this programme

e Costume design trainees — they have connected with the Fashion and
Textiles students at FCoT

e Laboratory Assistant (Covid testing) — this has been advertised and
networked in our borough in the hope of finding someone local

In terms of training and learning opportunities, Hartswood Studios have been
involved with a Screen Skills open doors event (10" May) where 54
unemployed residents attended, have started discussions with FCoT to offer
career talks and tours later in the year, and are intending to support Cove
Schools World of Work week in July.

The development is creating economic benefit in the wider community.
Production staff are currently staying Monday to Friday in local hotels, and
have been hiring out venues and shops for filming.

With the information provided, Thames Water has been unable to determine
the waste water infrastructure needs of this application. Thames Water has
contacted the developer in an attempt to obtain this information and agree a
position for FOUL WATER and SURFACE WATER drainage, but have been
unable to do so in the time available and as such, Thames Water request
that a condition is imposed for further information.

No Comments

No Comments
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No Comments

No Comments

Waiting for additional comments following the receipt of new information.
The initial comments sought additional including;

¢ Management of filming traffic and events

e Details of a management plan to manage traffic flows

No Comments

No Comments

No Comments

No Comments

Did not raise objections. Provided a number of advisories.

NEIGHBOURS NOTIFIED

1097 neighbours were consulted on this planning application comprising the properties within
the red line in figure 2 below;

¥

Figure 1: VNeighbours consulted oh this planning application.



NEIGHBOUR COMMENTS

Support
3 letters of support have been received from the following;

e 11 Woodvale Road

‘Looking forward to seeing the action what goes on at the airport’.
e Northold Close

‘No objection’
e British Film Commission and Film London

‘The British Film Commission (BFM) is the UK Governments national organization responsible
for supporting inward investment film and TV production in the UK...". [The] UK government
recognizes and highlights the impact the creative anchor institutes can have on pride and
economic performance in an area,...” ‘...citing film and TV studios as examples of how creative
businesses and local investment increase employment and share spill-over benefits across
the area and the supply chain’. ‘...Due to the growing demand for filmed content, the film and
TV industry has become increasingly valuable in terms of employment and investment...’.
‘...Film, TV and the wider Creative Industries have grown at five times the rate of the economy
as a whole. Their contribution to GVA has outstripped that of automotive, aerospace, life
sciences and oil and gas industries.’ ...The BFC is working to ensure that the UK remains the
leading destination for Major international and domestic film and TV production...”. The
growing success of the UK as a production destination has led to extreme stage space capacity
issues. To meet the continuing demand for content, the requirement for additional stage space
of the right scale and in the right geographical locations with access to the UK world-class
skills and infrastructure, has never been higher. In support of the creation of additional
capacity, the BFC is keen to proactively assist in the development of all suitable solutions, from
new studio infrastructure, to the conversion of existing space, as well as demountable
solutions, such as those developed by Stage Fifty’.

Neutral comments

At 03/05/2021 three letters of neutral comment had been received from 13 Duxford Way,
Farnborough Airport and 36a Southampton Street, commenting:

e No objections if noise and disturbance remains within the hours of 07:00 — 18:00.
e No objection with idea, but if rejected assume appeals will follow
¢ Re. Noise — assume sufficient cover to cover a range of filming requirements?
e No objection.
Objections

At 17/05/2021 134 letters from 90 separate addresses objecting to the proposal had been
received. These addresses are; Bowman House, 1, 2, 4, 6, 8,9, 10, 11, 12, 14, 15, 19;
Blanchard House 4, 17, 20 ; Blenheim Park, 34 ; Centrifuge Way, 4, 16, 29 ; Cranwell Road,
3, 4 ; Cottesmore Place, 3, 5, 12; Coxwell Avenue, 6, 24, 34, 35 ; Farnborough Road, 13, 46 ;
Foye Lane Fleet - 10 ; Whitmore Close Sandhurst 8 ; Hadleigh Gardens, 5 ; Highfield Avenue,
45 ; Hewlett House, 6, 9 ;Honington Mews 6, 7, 9,15, 16, 17, 21 ;Lewis
House, 2,4,6,7,8,9, 11,13,15, 16 ; Langley Walk, 3, 9 ; Johnson House, 11, 14 ; Rochford
House, 2, 4, 5, 10, 11, 13, 14, 15, 16, 19; Southampton Street, 40 ; The Shrubbery, 16 ;
West Heath, 3 ; Maitland Road, 11, 18 ; Merrill House, 11, 15, 17, 20 ; Markham house, 6 ; 1
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Mayberry Mytchet Road, Camberely 280 ; Johnson House, 11, 14, 22 ; Wavell School ;
Woodvale Road, 23, 26, 29, 30; Mayberry House, 6; Whites Road, North Camp; 6 ;
Osbourne Road, 30 ; Vyne Walk, 4; 5 York Road. The respondents comment as follows:

Visual Impact

e Out of character - disproportionately large/ overdeveloped/ ruin the skyline/ built on
some of the highest land in the area/ changes character of flats from residential
to industrial/ too close to main road and to the flats. Imposing commercial structure.
Doesn't fit well with apartments and houses in Queensgate Estate.

Neighbour impacts
« Disrupt owners enjoyment of their properties
e Imposing and overbearing/ dominates all our windows
« Noise
e areawas quiet
« will create excessive noise beyond airport noise / conference noise/ already
have noise issues with conference
e Increased noise from vehicles and people
« Construction noise is unbearable
e Stages only plastic — going to be heard at flats
« How are we going to control this?/ no details provided
« Daylight and sunlight
o Blocks right of light
e Reduced light in rooms
« Daylight and sunlight report contains errors - Not taken into account that sound
stages are on raised foundations compared to Queensgate flats / no topographical
or dimensional information; report does not examine the trajectory of the sun/
existing and resulting LUX levels / low sun angles/ gale
e Loss of privacy into bedrooms, living rooms and balconies of the flats

Officer comment: Noise disturbance during the construction phase of the development is a
matter outside the remit of this Application. The noise experienced during construction is a
matter for the Council’s Environmental Health team who have addressed it via a Noise
Abatement Notice.

Highways

o Additional traffic which is already an issue [inc lynchford road/ near holiday Inn
roundabout] affecting Wavell School. 200 staff required on the site daily — does not
include visitors, vendors or suppliers.

« Submission does not include details of how traffic will affect local area.

« Highway safety issues as gate D is close to flats

« Parking impact on the Queensgate estate - as gate F is right next to it.

« Inadequate parking.

Officer comment: Gate D and C are next to the Queensgate Development.

Impact upon air quality
e Additional traffic will result in additional air pollution.



Financial benefits
e The finance report statesthat they have had to cancel airshows and
conferences, resulting in significant losses to the businesses and wider economy.
However, in 2020 the airshow went ahead and they have hosted online events.
e State that they will use local suppliers — their cranes are already from London.

Officer comment: The 2020 Farnborough Airshow was cancelled.
Other

e Built without planning permission
e Why has council not stopped them
e Council has already given green light/ money talks

Officer comment: It is not an offence to undertake development without first obtaining planning
permission. However, doing so is at the developer’s own risk. The Council has, in accordance
with its Local Enforcement Plan, advised of the need for planning permission and the
application submitted must be considered on its merits. Depending on the outcome, further
consideration will be given to the expediency of subsequent action.

e Why so close to residential units/ why not else where on the airfield.

Officer comment: A number of concerns have been raised that question why the sound stages
are positioned in proximity to the Queensgate flats. It is not for the LPA to consider the
acceptability of the development in alternative locations. The stages have been positioned to
avoid the 19m Radar Transmission line!, and to enable their retention and use as part of Halls
3 and 4 when the Air show proceeds.

e 3years not temporary/ Will end up being permanent / how can we ensure its removal

Officer comment: The Council must determine planning applications as submitted. The
proposal is for a temporary permission.. In these circumstances a standard condition would
require the removal of the structures and cessation of the use at the end of that period

e Why is the substation permanent?

The intention is for the substation to provide supply for present and future use of the site,
including Airshow operations.

e Impact upon property values/ hinder sales/ people trapped with mortgages/ someone
needs to pay
[ ]
Officer Comment: Property values and salability are not considerations material to the
determination of planning applications.

e Poor communication / lack of regard for residents

Officer comment: whilst it is unfortunate that the residents of the Queensgate development feel
that there has been a lack of engagement and a lack of regard for residents, this is not a

! Figure 1 shows a 19m transmission slope whereby no building such height can be erected beyond it. This
Transmission slope relates to the transmission of Radar used for the purposes of air traffic control.



material consideration in the determination of this application. The LPA are required to
determine the planning application before them and any other material planning considerations
which do not include the quality of public engagement by the applicant or the fact that planning
permission was not sought prior to commencement of work.

e Blocks views of airfield

Officer comment: Views from individual properties are not protected and are not considerations
material to the determination of planning applications.

e Fire safety issues — stages built out of plastic — highly flammable and toxic smoke.
Officer comment: It is not within the remit of the LPA to make an assessment regarding the fire
safety requirements of materials of developments. The Hampshire Fire and Safety Service
have been consulted on this application.

¢ Website needs to include details of FIL on airport page

Officer comment: opinion on the content of a webpage unrelated to this proposal is not
material to the determination of this application.

e Impact upon mental health
Officer comment: Whilst impact on health is a matter of concern for the Council, the extent to
which it is explicitly material to the determination of a planning application or could, based on
an allegation, substantiate a reason for refusal is very limited.

e Impact upon mobile/ internet signal
The alleged impact of the development on a phone signal is not material to the consideration

of this planning application.

POLICY AND DETERMINING ISSUES

Policy and determining issues

The site is located within the built-up area of Farnborough. It is not within a Conservation
Area and does not contain nor adjoin a Listed Building.

Rushmoor Local Plan Policies SS1 (Presumption in Favour of Sustainable Development), SS2
(Spatial Strategy), IN2 (Transport), DE1 (Design in the Built Environment), SP4 (Farnborough
Airport), IN2 (Transport), DE1 (Design in the Built Environment), DE10 (Pollution), PC1
(Economic Growth and Development), PC8 (Skills, training, and Employment), NE5
(Countryside), NE9 (Surface Water Flooding at Farnborough Airport), along with Rushmooor
Car and Cycle Standards SPD and the NPPF are considered relevant to the consideration of
the current application.

In this context the following are the main determining issues for the current proposals:-

(a) Principle; (b) Visual Impact upon the character and appearance of the area; (c) Impact on
Neighbours; (d) Highways Considerations; (e) Ecological Impacts: (f) Economic benefits;

(g9) The Planning Balance.



Commentary
- Principle

Policy SS1- Presumption in Favour of Sustainable Development sets out that Planning
Applications that accord with the policies within the development plan must be approved
without delay, unless material considerations indicate otherwise.

Where there are no policies relevant to the application, the Council will grant permission unless
material considerations indicate otherwise, taking into account whether any adverse impacts
of granting planning permission would significantly and demonstrably outweigh the benefits,
when assessed against the policies in the National Planning Policy Framework as a Whole.

The Rushmoor Adopted Local Plan does not make reference to filming uses (sui-generis) and
neither does the NPPF and an assessment of the development must be considered in relation
to the presumption in favour of sustainable development. The NPPF defines sustainable
development as having three main characteristics — economic, social and economic impacts.
The principal issues are set out and weighted in the planning balance in this report.

- Visual impact upon the character and appearance of the area
Siting

Concerns have been raised that the erection of these temporary structures results in an
commercial appearance that is out of character. The development is located within the
established exhibition site containing the Farnborough International Exhibition and Conference
Centre. The sound stages and workshops are located on the existing hardstanding terraced
areas where temporary exhibition halls 3 and 4 are located during the Air Show. This area has
periodically accomodated structures associated with such events and the erection of
temporary structures in this location has taken place periodically since the mid 20" century.
The current proposal would retain the structures for a longer period and the sound stages are
taller than the exhibition hall buildings usually erected in these particular areas. The biennial
air show ‘halls’ have a ridge height of around 14m, some 4m below that of the sound stages.

The provision of temporary exhibition buildings is not in principle out of character, however the
Sound Stages have a prominent and significant visual impact a result of their scale,
appearance and height.

Height scale and massing

The sound stages are shallow pitched rectangular temporary buildings that measure 40x50m
at a height of 18.7m clad in Kingspan (grey) panels. The ground levels vary across the site so
that Stage 2 is located on higher ground than Stage 1. Both stages are on higher ground that
the Queensgate flats.

STAGE 1 STAGE 1
Front Elevation Left Elevation
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Concerns have been raised by residents that the buildings are too large and too close to the
residential development.

Stage 1 is approximately 35m from Bowman House, and 39m from Lewis House. Stage 2 is
located 54m to the west of Bowman House and 49m from Rochford House. The sound stages
are 18.7m in height and when taking into consideration the difference in land heights, they
are at their highest some 5-7m higher than the blocks of flats on the neighbouring land
The Queensgate flat blocks are around 13.5m high (notwithstanding land levels).

The massing of the stages and their external fagades is markedly different from the
appearance of residential buildings. Their overall floor plan dimensions are not significantly
different to those of block of flats their elevations are unbroken and featureless which
accentuates their bulk.

The workshop is a pitched rectangular ‘A framed’ structure that measures 20m x 100m and
7.7m high. This is to be used for the creation of sets, costumes and props. It is not easily seen
from the surrounding streets or buildings and does not appear out of character within the site
itself.

The development also includes changing the use of some of the existing chalets to offices in
association with the filming use (approx. 1103sgm). The development does not materially alter
the appearance of these chalets.

The proposed substation would be located on lower ground between Sound Stage 1 and Gate
C. This structure is modest in size and is not considered appear out place within the context
of the site.

- Impact upon neighbours

In determination this planning application the Council, in accordance with policy DE1 of the
Local Plan, must consider whether the development would result in harm to neighbouring
occupiers by reducing the amenity of their residential environment to a significant degree.

Daylight and sunlight -

It is alleged that the development results in a noticeable reduction in light to affected properties.
A daylight and sunlight assessment has been submitted based on BRE (Building Research
Establishment) Guidance - Site Layout Planning for Daylight and Sunlight: Guide to good
practice (Littlefair). This has been updated and subsequently amended.

The BRE’s guidance sets out that in terms of the assessment of daylight (light from the sky)
the first step is to use a ‘rule of thumb’ measuring the single to the horizontal subtend by the
new development at the level of the centre of the lowest window. If this angle is less than 25
degrees then it is unlikely to have a substantial effect on the diffuse skylight enjoyed by the
existing building. If this angle is greater, then a more detailed check is required to find the loss
of skylight to the existing building.

Some loss of daylight and sunlight as a result of development is commonplace and not
necessarily harmful in itself to the extent that it could substantiate refusal of planning
permission — the BRE guidance assists in ascertaining the threshold and significance of
impact.
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The revised Daylight and Sunlight assessment has been conducted in accordance with its
requirements. An error was found in the ASPH and WSPH figures and these have been
corrected in the latest version. For clarity, the modelling software used by Hydrock for BRE
assessment has a tolerance or margin or error of 10% - this has resulted in the slight
improvement of sunlight lighting for Block D window 4 (bedroom).

A resident raised the concern that the submitted report has not taken into account that sound
stages are on raised foundations compared to Queensgate flats and does not contain
dimensional information. The submitted daylight report has taken into account the relatively
different land levels between the flats and the sound stages and was prepared with
dimensional information of both the flats and sound stages. A resident also raised that the
report does not examine the trajectory of the sun / existing and resulting LUX levels. The report
is based upon the BRE Guidelines and such guidelines do not require the measurement of
Lux. Lux is used to measure artificial and ambient levels in relation to the impact of artificial
lighting schemes upon areas and habitable rooms — but not natural daylight and sunlight
impacts. It is not therefore relevant in this instance.

The submission states that in terms of the Bowman House and Lewis House elevations facing
Stage 1, the ‘obstruction angle’ at its worst, when taken from the lowest habitable windows,
would be 23 degrees, and that of stage 2 in relation to Bowman House and Rochford House
would have a obstruction angle at worst of 21 degrees. As set out within the BRE Guidance, If
this angle is less than 25 degrees then it is unlikely to have a substantial effect on the diffuse
skylight enjoyed by the existing building. The conclusion in relation to BRE guidance is
therefore that no additional assessment is required and the development does not have a
substantial effect on diffuse skylight.

Facade Obstruction Angle Comments
Assessed

Obstruction
angle 23
degrees at
worst point,
daylight and
sunlight
impact will be
negligible.

No further
assessment is
required.

Stage 1 impact
on Phase 9
Queensgate
north facade

Obstruction
angle 21
degrees at
worst point,
daylight and
sunlight
impact will be
negligible.
No further
assessment
required.

Stage 2 impact
on Phase 9
Queensgate
west facade

Figure 3: Stage 2’s impact upon the Queensgate Flats West fagade.
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In terms of sunlight the BRE’s Guidance does not require this to be assessed from north facing
windows because a north facing window will only generally receive it on a handful of occasions
(early morning and late evening in summer). The ’25 degree’ rule of thumb also applies to
sunlight assessments. As demonstrated above this is not contravened by the development.
Notwithstanding this, a more detailed assessment was carried out in relation to the level of
resulting daylighting within the buildings.

If a habitable room post development receives less than 0.8 times its former sunlight hours
then sunlighting to that habitable room may be adversely affected. If the habitable room can
receive more than one quarter of APSH (Annual Probable Sunlight Hours)(25%), including at
least 5% WPSH (Winter probable Sunlight Hours) in the winter months then the room should
still receive sufficient sunlight according to the guidance. If it is below that level, then the
reduction will be noticeable.

Only the ground floors of Bowman House and Rochford House have been considered as a
worst case scenario. As a result of the development Block A Window 2 bedroom (ground floor)
would result in an APSH of 21.78% a reduction from 25.98%. The difference would be less
than 0.8% (reduction factor). Whilst the reduction would therefore not be ‘adverse’ it would
result in the room being noticeably duller. It should also be noted that the BRE’s Guidance
makes it clear that the loss of sunlight to bedrooms is less important than living rooms as these
areas are predominately used for night-time activities. All other habitable rooms meet the
requirements set out within the BRE Guidance.

A resident raised the concern that the proposal would result in the loss of low sun angles/
glare. The development would result in the loss of some low angle light to some properties.
However, this low light/ glare is not identified in BRE guidance as necessary in order to achieve
an acceptable level of daylight and sunlight.

Application of BRE guidance therefore concludes that the development would not result in a
harmful loss of daylight and sunlight to Bowman House, Rochford House, Lewis House,
Mayberry House, or Woolett House .

Overbearing impacts -

Residents of the Queensgate flats state that the sound stages appear oppressive and
overbearing.

Stage 1 is approximately 35m from Bowman House, and 39m from Lewis House. Stage 2 is
located 54m to the west of Bowman House and 49m from Rochford House. Whilst such
separation would not be uncommon in relationships between residential buildings, the
unbroken and largely blank facades of the sound stages are not particularly prepossessing
and dominate the outlook from properties facing them. This is particularly the case for those
with dual aspect windows in Richford House which have windows which face both Sound
Stages

Outlook -

The position of Stage 1 and 2, has impaired the quality of the outlook from the properties within
the Queensgate development - particularly for the occupants of Bowman House whose
windows face both sound stages. How