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RESPONSE TO AN BORD PLEANALA OPINION ITEM 1.
1.0 Response

A Pre-Application Consultation Meeting with An Bord Pleanala was held on
March 2nd, 2022. Following this an Inspector’s Report on Recommended Opinion
was issued, which requested additional information, and this report speciﬁcally
responds to item 1;
Reference Number ABP - 311773-21
“1. Provide further justiﬁcation in relation to the layout of the overall proposal in relation to the impact on the residential amenity of the existing
occupants. In this regard an updated Sunlight/Daylight/Overshadowing
analysis is required showing an acceptable level of residential amenity for
existing residents, which includes details on the standards achieved within
the proposed residential units, in private and shared open space, and in
public areas within the development and in adjacent properties. This report
should address the full extent of requirements of BRE209/BS2011, as applicable.”
Response:
To address these queries the response can be broken into the following parts;
i)
Overlooking
ii)
Overshadowing
iii)
Daylight and Sunlight Analysis
iv)
Overbearing
v)
Noise
Overview;
Waltham Abbey is a Residential Housing Estate located to the West of the
Proposed Development. The Estate consists of Stand alone Houses,
Semi-Detatched Houses, and Terraced Houses, all 2 stories in height, of standard
areas with driveways to front and gardens to the rear. The closest Houses to the
Proposed Developemnt are two rows of Terraces, which have a ground ﬂoor level
similar to the proposed ground ﬂoor level of the Proposed Development.
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i) OVERLOOKING

Separation Distances;
The recommended minimum separation distance is 22m. From the closest
point on Terrace 01 to the proposed Block A, the distance is 27.17m, and from
Terrace 02 to Block A is 35.04m, both comfortably exceeding the recommended
minimum separation distance of +22m.
Block A is 1 ﬂoor lower than the other 2 blocks in respect to the height of the
Waltham Abbey Houses. And the top ﬂoor units are set back from the building
face, which helps to minimise overlooking to Waltham Abbey.
Boundary Treatment:
In terms of ensuring privacy between the properties, extra consideration has
been given to the relationship of the space between the proposed Block A
and the closest terraces of houses. In terms of screening and landscape the
boundary treatment consists of 2m high railings with beech hedging to ensure
adequete levels of privacy without “walling oﬀ” the developments. The planting
and landscape features intend to soften the boundary and enhance the amenity
areas at either side. Additional sections and contextual elevations are outlined
here, and on drawings PL-411.
Refer to the Landscape Architect’s drawings and report for full details of
boundary treatments and planting.
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ii) OVERSHADOWING

iii) DAYLIGHT AND SUNLIGHT ANALYSIS

BCP Engineers have produced a Daylight, Sunlight & Overshadowing Report, part of
which examines the potential impact of the proposed development on existing nearby
buildings.

In relation to the Vertical Sky Component (VSC), their analysis found that “The results
exceed the recommendations of the BRE Guide and show that the proposed development
will have minimal impact on the neighbouring buildings. Therefore, the neighbouring buildings should enjoy a similar level of skylight after the proposed development is built.”

Their shadow analysis found that “there is no signiﬁcant eﬀect on neighbouring properties
gardens/amenity spaces due the houses at Waltham Abbey being approximately 28m
away... The results above show that 93.63% of the amenity space should receive at least
2 hours of sunlight on March 21st. Therefore, the proposed amenity space exceeds the
BRE ‘s recommendation for sunlight to open spaces and should appear adequately sunlit
throughout the year.”

For full details please refer to their Report submitted as part of this application.

For full details please refer to their Report submitted as part of this application.

Extracts from Daylight, Sunlight & Overshadowing Report
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iV) Overbearing

V) NOISE

The proposed development has been designed as 3 separate blocks, joined together at podium
level. The heights and scale of the blocks are intended to create a scheme with massing
appropriate to it’s surrounding context. And the building form and layout has been designed to
promote views and permeability through the site. Together these criteria ensure that the proposed
development has no overbearing impact on the neighbouring buildings, including Waltham Abbey.

AWN Consulting produced an Assessment of Potential Noise Impacts Report, and a
number of factors that were analysed are relevant to the relationship with Waltham Abbey;
- Applications of Good Acoustics Design
- Proposed Facade Treatment
- External Amenity Area Noise Assessment

Block A is 1 ﬂoor lower than the other 2 blocks in respect to the height of the Waltham Abbey
Houses. And the top ﬂoor units are set back from the building face to reduce the massing of the
building.

Taking these factors into consideration the proposed buildings have been designed to
minimise sound transmission from the apartment units to the exterior. Using masonry
construction oﬀers high levels of sound insulation performance, and glazed elements
and ventilation systems that have good acoustic insulation properties are proposed. As
such the internal noise levels generated by the apartments will not adversly impact on the
neighbouring Waltham Abbey Houses. Summarising AWN’s conclusions;
“Summary
Considering the constraints of the site, in so far as possible and without limiting
the extent of the development area, the principles of Good Acoustic Design have
been applied to the development.
All dwellings as part of the development have been designed to achieve the good
level of internal noise levels speciﬁed within ProPG.
All shared external amenity areas have been shown to have an external noise level
that complies with the recommended criterion set out in ProPG.
Based on the preceding it is concluded that the proposed development is in full
compliance with the requirements of ProPG.”
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Additional Sections & Elevations

Contiguous South Elevation along Old Fort Rd

Contiguous North Elevation

Site Section F-F
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Extract from Photomontage Report showing the western boundary of the proposed development in the
context of the Waltham Abbey houses
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