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01	 INTRODUCTION

This report has been prepared in support of an application 
submitted on behalf of Atlas GP Ltd. (the Applicant) for a new 
strategic housing development on the Howth Road at the entry 
to Howth Village, Co. Dublin. The report specifically responds 
to item no.3 of An Bord Pleanala's Pre Application Consultation 
Opinion.

Item 3
A report that addresses issues of residential amenity 
(both existing residents of nearby development and future 
occupants), specifically with regards to daylight/sunlight 
analysis, overlooking, overshadowing, overbearing and 
noise. The report shall include full and complete drawings 
including levels and cross-sections showing the relationship 
between the proposed development and nearby residential 
development.

This report looks at the residential amenity proposed for the 
new development with a focus on daylight/ sunlight analysis, 
overshadowing, overlooking, overbearing, noise and their 
associated impacts on both existing and future occupants. Good 
space standards, sound insulation and access to private open 
spaces have all been carefully considered by the design team in 
order to achieve a positive urban design solution.

The devlopment has been designed to encourage a sense of 
identity and place for future residents within the existing local 
community. 

The report has been compiled by Henry J Lyons Architects with 
input from JV Tierney & Co. (Services Consultant) and AWN 
Consulting (Noise and Acoustic Consultant).
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02	 OVERLOOKING

THE DEVELOPMENT SITE LAYOUT - SEPERATION DISTANCES

The layout of the proposed devlopement was designed in such 
a way to reduce the likelihood of overlooking for both existing 
and future occupants. It is outlined in the Howth Urban Centre 
Strategy that " It is an important quality of the residenti al 
environment that the private spaces should enjoy freedom from 
undue observati on by others and that no undue loss of light 
is caused by overshadowing from adjoining higher buildings. In 
general, 20 metres of separating distance between opposing 
first floor habitable windows must be maintained." 

Minimum separation distances of +22m are achieved between 
opposing finger blocks of the development allowing for excellent 
sunlight penetration and providing sea views to a large number 
of apartments. 

The building form along Howth road is kept at a lower level to 
address the existing scale of Howth Village and to minimise 
any overshadowing of the internal courtyards behind. 

RESIDENTIAL BUILDINGS  02/03/04/05 

Existing residential developments which have opposing 
first floor habitable windows on the southern side of Howth 
Road are a minimum of 30m from any proposed first floor 
habitable windows in the proposed development. This will 
provide a high level of privacy for both future and existing 
residents.

RESIDENTIAL BUILDING 01 

The applicant has developed a proposal for the eastern 
elevation of Block D and implemented measures to prevent 
overlooking from inside the apartments to the east towards 
the neighbouring residential properties. Whilst the apartments 
are orientated primarily north/south, a series of perforated 
brick screens, with glazing behind, are also introduced 
along the gable end to maxmise daylight penetration whilst 
minimising potential overlooking. Vertical metal privacy 
screens are implemented on the balconies facing east to also 
reduce the potential for overlooking on private terraces. 

Private terraces located at the setback on fourth floor 
are restricted and pulled away from the edge to prevent 
overlooking neighbouring buildings.
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SECTION 1-1
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03	 OVERBEARING

Particular care was applied to the overall arrangement of blocks 
to ensure that the development did not create an overbearing 
nature within its surrounding context. The layout of roads, 
building form and open space was designed in such a way as to 
provide a sense of openess and permeability. 

The seperation distances between blocks implemented 
throughout the proposed development, along with a considered 
approach to building height, materiality and orientation helps 
to reduce the scheme's overall perceived scale from both the 
public realm and within the developoment itself. In relation to 
Residential Building 01 (Dwelling 'Ashbury') to the eastern end 
of the site, the seperation distances mean that the proposed 
development will not feel to be on top of the dwelling house. 

Along Howth Road, 4 storey blocks are expressed as a village 
terrace, and provide a new low scale built edge to the street on 
the approach to the town. Each block is set back between 7-9m 
from the road edge which allows for an appropriate scale to the 
public footpath and proposed grreen belt.

Upper levels are set back 5/ 6m along the Howth Road and a 
classical composition of base and entablature is evoked. This 
approach is intended to reduce scale and mass, breakdown 
the perception of monoliths, and create an appropriate village/ 
townscale along the street and the public park edges.

Public areas, including the civic plaza, riparian strip and western 
parkland all have wider seperation distances of approximately 
30m to reduce the possible feeling of an overbearing character. 
All of these areas are also orientated north/south with open 
ends towards the Howth Road and the Irish Sea. 

Visual and physical permeability is achieved in the layout of 
the blocks to break-up what is a sifgnificant stretch of street 
frontage as you enter Howth Village. The western parkland 
is placed adjacent to Baltray Park to allow for an appropriate 
change of scale as you begin the journey towards the village 
centre. As you meander down Howth Road you are met with 
large clearings in the development such as the Riparian Strip, a 
landscaped waterway which connects to the north walkway and 
the Civic Plaza, a new public node with commercial and retail 
units. 
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South facing internal courtyards are raised to podium level 
which reduces the perceived height of the surrounding blocks 
and provides excellent views to the north towards Ireland's Eye. 
The raised podium also increases the amount of daylight and 
sunlight available to each space. Own door units and private 
gardens activate the internal courtyards, creating a vibrant and 
neighbourly character.

The finger block strategy used reduces the amount of shadows 
cast both on the existing Claremont beach promenade and the 
proposed public northern walkway. Double height spaces are 
created along the walkway to identify the various entrances 
to the residential blocks but also to discourage cavernous like 
spaces, opening up the areas to direct sunlight and pedestrian 
activity. 

Views from Internal Courtyards CGI - View from Internal Courtyard
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04	 DAYLIGHT SUNLIGHT ANALYSIS
JV Tierney Services Consultant 

The design process considered a number of different iterations 
in relation to daylight/ sunlight within the proposed development 
scheme. Preliminary analysis, carried out in line with “Site 
Layout Planning for Daylight and Sunlight” informed the design 
team of a baseline performance in relation to the daylight 
received within the apartments comprising the scheme. Early 
discussions with the design team concluded that with some 
minor changes, the amount of natural light penetration into 
the scheme could be maximized. Following on from these 
discussions, the following changes were investigated; 

•	 Separation distances 
•	 Overall height 
•	 Scale 
•	 Massing 
•	 Window size 
•	 Window angle 
•	 Floor to ceiling heights 

•	 Balcony layouts 

An example of the early stage testing carried out included 
testing the optimum window angle/ balcony layout for maximum 
daylight penetration. Please see plan and 3D model below which 
highlight the two window angles/ balcony layouts tested;

The early stage testing concluded that the “developed design” 
maintained good Average Daylight Factors while optimizing the 
largest balcony area for living spaces. 

Furthermore, in large scale developments it is common to see 
ground floor apartments receive lower amounts of daylight 
when compared to the upper levels. In order to combat this 
design constraint, the lower level apartments have included for 
the maximum amount of glazing that is feasible to ensure that 
the development still receives good levels of light penetration. 
Please see plan below of typical ground floor living space; 

*Note – Red dotted line indicates horizontal window position/ balcony layout used for 

testing.
Section through Internal Courtyard/ Howth Road

Howth Road

Internal Courtyard 
Block B
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04	 DAYLIGHT SUNLIGHT ANALYSIS
JV Tierney Services Consultant 

Amenity area analysis was carried out in line with “Site Layout 
Planning for Daylight and Sunlight”, in which all spaces meet 
the relevant criteria. The sunlight enjoyed in these spaces is 
heavily influenced by the iterative approach taken by the design 
team. The scheme developed over time and encompassed the 
following design principles; 

•	 Uninterrupted southerly facing light paths penetrate the 
scheme without any surrounding obstructions. 

•	 Low south facing “U-Shaped” massing which allows all day 
sunlight penetration without compromising on other aspects 
of the scheme. 

•	 Elimination of south facing massing in some areas which 
provides the maximum amount of sunlight availability. 
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05	 OVERSHADOWING
JV Tierney Services Consultant
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The use of shadow cast plots are one of the most important 
aspects as they provide an instantaneous indication of how 
a development site performs in terms of overshadowing. 3D 
modelling was used to assess this aspect of overshadowing. 
Please see shadow cast plots below for the 21st of March  
(Equinox). The outline of the beach areas has been determined 
from the Fingal County Council Development Plan 2017 – 2023 
and other sources such as Google/ Bing maps. 

Surrounding houses have been tested in line with “Site Layout 
Planning for Daylight and Sunlight” and the analysis concluded 
that the houses to the east of the proposed development 
Project Claremont (A) will not be impacted by it. Houses 
towards the southerly end of the site (B) have also been 
analysed. No shadows will fall onto the southern side of the 
Howth Road, so as the residential amenity of these houses (B) 
are not affected by shadowing.

As an example, the window highlighted below, situated at 
“Surrounding Site A” achieves a VSC result of 28.58% which 
is in excess of the requirements as stipulated in “Site Layout 
Planning for Daylight and Sunlight”.

05	 OVERSHADOWING
JV Tierney Services Consultant

Figure 12 - Surrounding Site Layout of Assessed Surrounding Houses

Figure 13 - Surrounding  Site A Example WindowFigure 14 - Surrounding  Site A Example Window VSC Result
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