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Dear Jonathan 

Review of additional daylight and sunlight material, 53-55 Vastern Road, Reading 
 
Thank you for your enquiry regarding review of the new daylight and sunlight material submitted 
by the applicant for this development. This comprises two letters from Eb7, both dated 20 May 
2020, one headed ‘53-55 Vastern Road - Daylight and Sunlight review response’ and the other 
headed ‘Vastern Road, Reading - Daylight and Sunlight’. The first letter deals with some of the 
issues raised in our earlier review of daylight and sunlight, in our report ‘Review of daylight and 
sunlight report for River Gate, 53-55 Vastern Road, Reading’ dated 7 April 2020. The second 
letter addresses the cumulative impact of a potential future scheme to the south, on the other 
side of Vastern Road. 
 
There is some overlap between the two letters, so each of the daylight and sunlight issues has 
been considered in turn using the information provided in both letters. Our report noted the 
impacts of the new development on nearby dwellings and their gardens, and the level of daylight 
provision in the new development. The potential future development to the south may have an 
effect on these issues, as it provides additional obstruction to light; and there is also the 
question of whether the proposed development makes it difficult for the potential future 
development to be adequately daylit. These issues are considered in turn. 
 
Loss of daylight and sunlight to surrounding dwellings 
 
In assessing the loss of daylight and sunlight to surrounding dwellings, Eb7 have now 
considered the additional effect of the potential future development to the south. In carrying out 
such an analysis it is usual to use one of two approaches. In an ‘overall cumulative’ analysis the 
daylight and sunlight with both developments in place is compared with the existing situation. 
This shows the overall loss of light that the existing occupants will experience due to both 
developments. An alternative is a ‘cumulative baseline’ approach where the daylight and 
sunlight due to both developments is compared to a baseline with the potential future scheme in 
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place. This shows the net effect of the proposed development under consideration, assuming 
the potential future scheme is going to be built. 
 
Eb7 have adopted a different approach, focusing on the differences between the situation with 
both developments in place, and that with the proposed scheme. For the affected dwellings in 
Lynmouth Road and Lynmouth Court these differences are quite small, and therefore the 
cumulative analysis gives similar results to the standard ‘proposed versus existing’ analysis in 
their earlier reports. It is possible to derive the overall cumulative effect of both developments, 
and this would result in an extra two windows in Lynmouth Road (on the first floors of numbers 6 
and 8) and three on the upper floors of 6 Lynmouth Court not meeting the vertical sky 
component guidelines when the effect of both schemes is compared to the existing situation. 
The results for these windows are not far below the guidelines, and we would continue to assess 
the impact on numbers 6 and 8 Lynmouth Road and 6 Lynmouth Court as minor adverse.  
 
There would be a similar small additional loss of sunlight to the affected dwellings, with an extra 
four rooms (on the ground floors of 6, 8 and 16 Lynmouth Road) having a significant loss of 
winter sunlight. This would still be assessed as a minor adverse impact, because they would 
retain enough sunlight year round. 
 
The only property for which the cumulative assessment makes a big difference is 51 Vastern 
Road. This would have its front windows facing the potential future development across Vastern 
Road and its side windows facing the proposed development across Lynmouth Road. The 
overall cumulative impact on the two rooms on the corner (a ground floor living room and first 
floor bedroom) would be large, with these rooms losing around half their daylight and most of 
their winter sunlight. It is clear from the figures that most of the loss of light would be due to the 
potential future development across Vastern Road, and the proposed development principally 
affects the smaller secondary windows in the side facing Lynmouth Road. 
 
Our previous report highlighted that the largest relative impacts were to windows in 2 and 24 
Lynmouth Road and 7-12 Lynmouth Court which had overhangs above them. Overhangs block 
light from the sky, which tends to increase the relative loss of light. In these circumstances the 
BRE Report 'Site layout planning for daylight and sunlight: a guide to good practice' 
recommends an additional calculation of daylight and sunlight without the overhangs in place. 
Eb7 have now done this for the second floor windows in 7-12 Lynmouth Court, and the results 
show that without the overhangs all but two windows would meet the guidelines; one of these is 
a secondary window. We would still assess the loss of daylight to 7-12 Lynmouth Court as 
moderate adverse because of the relative impact on the ground and first floors; although we 
accept that the windows are currently unusually lightly obstructed. Eb7 have not provided 
additional data for 2 and 24 Lynmouth Road, and our conclusions for these properties are 
unchanged. 
 
Sunlight to gardens 
 
Our previous report concluded that gardens at 2, 4 and 8 Lynmouth Road, and at 3 Lynmouth 
Court, would have a loss of sunlight outside the BRE guidelines. 2 Lynmouth Road would be 
particularly affected. It would lose all of its area capable of receiving the recommended amount 
of two hours’ sunlight on March 21, though the garden is small and has walls around it which 
limit sunlight. 
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Eb7 have provided data showing that most of this garden (and others on the terrace) can 
receive at least four hours’ sunlight on June 21. This shows that the gardens will still be able to 
receive some sunlight in the summer, but it needs to be borne in mind that June 21 is a best 
case date when the sun is at its highest. There would still be a significant impact on the gardens 
in the spring, late summer and early autumn. 
 
Daylight provision in the proposed development 
 
Our previous report noted that there were some living rooms within the originally proposed 
development which would have very low levels of daylight (as low as 0.3% average daylight 
factor compared to the recommended minimum of 1.5% for living rooms). We also noted that 
there could be future losses of light from the potential future development across Vastern Road. 
 
Since then there have been design changes to address some of the living rooms with the lowest 
levels of daylight. These have included removal of some balconies, widening of windows and 
insertion of extra windows. Eb7 have recalculated daylight provision to the lowest floors of the 
proposed development, and these new calculations are now stated to include the effect of 
obstruction due to the potential future development across Vastern Road. 
 
The results show that slightly more rooms in the proposed development would not meet the 
minimum recommendations (1.5% for living rooms and 1% for bedrooms) in the former British 
Standard Code of Practice for daylight, BS 8206 Part 2. We counted 13 living rooms and 1 
bedroom below these levels, compared to 12 living rooms in the previous analysis. However, as 
the design for most of the rooms has not changed, it can be concluded that the lower levels are 
due to the inclusion in the assessment of the potential future development to the south as a new 
set of obstructions. As Eb7 point out, this is a worst case assumption as they have modelled the 
maximum parameters of the potential future scheme. In practice the scheme may be smaller 
than this; the daylight and sunlight Environmental Statement chapter recently submitted for the 
potential future scheme (“Vastern Court”) appears to show what might be a smaller massing 
than that modelled by Eb7 in the area opposite the proposed scheme. This might result in more 
daylight to the proposed scheme. 
 

 
 
Figure. Outline of the potential future scheme as modelled by CHP Surveyors for the Vastern 
Court Environmental Statement. The proposal site is marked with a red star. 
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The changes to the proposed design have resulted in improvements in daylight provision to the 
very worst lit living rooms, which had average daylight factors of 0.3% and 0.6% beforehand. 
Three of these would now have average daylight factors above 1.5%, while the fourth would 
have 1.2%. There would still be one living room (BC09 on the ground floor) with an average 
daylight factor of only 0.9%; it might be possible to improve this by changing the layout of the 
flat, as the bedrooms receive ample light in the proposed design. 
 
Overall it can be concluded that while daylight provision in the latest design for the proposed 
scheme is not ideal, the design changes have resulted in improvements for the worst lit rooms. 
 
Eb7 have not presented revised results for sunlight to the proposed development. Sunlight is 
less of an issue because most of the proposed flats would either receive some sunlight or have 
compensating views over the Thames. The potential future development would be expected to 
obstruct sunlight to the proposed development. However some of the design changes (for 
example where balconies have been removed) might give improved sunlight to the relevant 
flats. 
 
 
Daylight to the potential future scheme 
 
Eb7 have also presented an analysis of daylight (and sunlight) receivable by the potential future 
scheme to the south, with the proposed development in place. They have produced contour 
maps showing the ranges of vertical sky components and annual probable sunlight hours on 
each face of the potential future development. This is in line with the guidance in 'Site layout 
planning for daylight and sunlight: a guide to good practice'. 
 
The results show that the northern, Vastern Road elevation of the potential future scheme would 
be able to receive adequate levels of daylight with the proposed development in place. Vertical 
sky components would either be above the recommended 27% or only just below it. With typical 
window designs, rooms in that elevation should be able to have adequate daylight. 
 
Vertical sky components in the side elevations of the blocks of the potential future development 
would be much lower in some locations, but this is principally a result of the layout of the 
potential future development itself, rather than any obstruction caused by the proposed 
development.  
 
The proposed development would have little or no impact on the sunlight received by the 
potential future scheme, since it would lie to the north of it. 
 
Conclusions 
 
Eb7 have produced helpful additional data on the effect of the potential future development to 
the south in conjunction with that of the proposed development. The potential future 
development makes little additional difference to the impact on neighbouring properties except 
for 51 Vastern Road, where most of the impact would be due to the potential future development 
and not the proposed development.  
 
The potential future development would reduce daylight in the proposed development. However, 
changes to the design of the proposed development have improved daylight levels in some of 
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the poorest lit living rooms. With the proposed development in place, adequate daylight would 
still reach the side of the potential future development facing it across Vastern Road.  
 
Eb7 have provided data showing that the affected gardens in Lynmouth Road can receive at 
least four hours’ sunlight on June 21. This shows that the gardens will still be able to receive 
some sunlight in the summer, but June 21 is a best case date when the sun is at its highest. 
There would still be a significant impact on the garden at 2 Lynmouth Road, in particular, in the 
spring, late summer and early autumn. 
 
 
 
 
Yours sincerely 
 
 
 
 
Dr Paul Littlefair         Gareth Howlett      
Associate Director, Lighting     Senior Lighting Consultant    
For and on behalf of BRE    For and on behalf of BRE 
Tel 01923 664874     Tel 01923 664668 
paul.littlefair@bregroup.com    gareth.howlett@bregroup.com  
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