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1.0

1.1.

1.2

1.3.

1.4.

2.0

2.1.

3.0

3.1.

Site Location and Description

The site is located on the south side of Castleland Park View. No. 84 Castleland
Park View is a mid-terrace two-bay two-storey house in a terrace of four similar
houses (83-86 Castleland Park View)

The pattern of development in this residential neighbourhood is predominantly 2-
storey terrace and semi-detached houses. There are 3-storey units to the east of the

subject house.

The houses to the south form a parallel building line with the terrace (83-86
Castleland Park View). The houses to the south immediately fo the rear of the
subject terrace are bungalows (1-4 Castleland Park View). The change in gradient to
the south results in the first floor rear windows of the terrace opposing the ground

floor rear windows of the bungalows.

Site area is given as 0.0272 hectares.

Proposed Development

The retention of a flat roof dormer to the rear of the existing house roof and all

ancillary works.

Planning Authority Decision

Decision

Refusal of planning permission for the following reason:

(1) The dormer, by reason of its excessive scale, bulk and overall dimensions
froms an overly dominant part of the existing roof and fajls to comply with
guidance set out in the Fingal Development Plan 2023-2028 with respect fo
Roof alterations including Altic Conversions and Dormer Extensions. The
proposed retention of the dormer would result in a structure which is visually
dominant when viewed from the surrounding area and which gives rise to
excessive levels of overlooking of neighbouring properties. The development

would as a consequence, seriously injure the amenities of property in the
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vicinity and would be contrary to the proper planning and sustainable

development of the area.

3.2.  Planning Authority Reports

3.2.1. Planning Reports

The decision of the CEO of Fingal County Council reflects the recommendation of

the planning case officer.
3.2.2. Other Technical Reports

This application given nature and extent was not referred to all technical
departments for comment., Water Services have no objection to the development

subject to condition.

4.0 Planning History

There is no recent relevant planning history.

5.0 Policy and Context

5.1. Development Plan

The Fingal Development Plan 2023-2029 policy framework is the relevant local
planning policy document.

Zoning

The relevant land-use zoning objective is ‘RS’: Provide for residential development

and protect and improve residential amenily.

« Chapter 13 (Land use Zoning) states the vision for the chjective is to ensure
that any new development in existing areas would have a minimal impact on

and enhance existing residential amenities.

The proposed development is a permitted in principle use.

Residential Extensions
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o Chapter 14 (Development Standards) Section 14.10. (Additional Residential
Accommodation in Built-up Areas) in particular Section 14.10.2 (Residential
Extensions) is relevant. It states that the need for housing to be adaptable to
changing family circumstances is recognised and acknowledged. The
planning authority will support applications to amend existing dwelling units to
reconfigure and extend as the needs of the household change, subject to
specific safeguards, in particular the protection of adjoining properties.

o And Section 14.10.2.5 (Roof Alterations including Attic Conversions and
Dormer Extensions) is relevant and provides development criteria for roof

alterations / expansicns to main roof profiles to include:

- The Consideration and regard to the character and size of the structure, its
position on the streetscape and proximity to adjacent structures.

- Existing roof variations on the streetscape.

- Distance/contrast/visibility of proposed roof end.

- Harmony with the rest of the structure, adfacent structures and

prominence.

Dormer Extensions to Roofs

e Section 14,10.2.5 provides guidance for dormer extensions to roofs. Dormer
extensions will be evaluated against the impact of the structure on the form,
and character of the existing dwelling house and the privacy of adjacent
properties. Dormer extensions shall be set back from the eaves, gables
and/or party boundaries and shall be set down from the existing ridge level so

as not to dominate the roof space.

5.2. EIA Screening

5.3. The proposed development is not within a class where EIA would apply.
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6.0 The Appeal

6.1. Grounds of Appeal

The grounds of this first party appeal are summarised below:

¢ The planning authority refused permission for all of the development without
any hope of the appellant talking to the planning authority;

e The appellant claims that plenty of houses in Fingal and Dublin City have a

similar size of dormer:;

» The appellant did not think based on advice received that the subject

development would be problematic;

» The appellant is under stress arising from the refusal of retention permission.
The Board is asked to grant planning permission as additional floor space is

required by the appellant and the appellant cannot afford to move.

6.2. Planning Authority Response

s The planning authority has no comment to make in respect of this appeal,

¢ Inthe event that this appeal is successful, provision should be made in the
determination for applying a financial contribution in accordance with the

Council’'s section 48 development Contribution Scheme.

6.3. Observations

There are two observations, which are summarised below:

(1) Sheena Healy & Rory Hamilton, 4 Castleland Park View, Balbriggan

* The development has a direct view into bungalows, gardens and inside of
neighbouring properties citing Chapter 14 of the Fingal County Development
Plan 2023-2029 standards, which stales that excessive overlooking should be

avoided. And loss of value to our property due to a depreciation in privacy;
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« The floor plans indicate an open plan storage area. However, the
development upon visual observation has 2 separate rooms plus plumbing for
an en-suite {the observer includes photographic images of partitions within the
interior of the dormer). These discrepancies make the application invalid as

the development is for habitation;

o The elevation drawings show that the chimney on the shared property
boundary is at a higher level than the flat roof of the dormer. However on

completion the flat roof is level with the chimney;

e The dormer structure is visually unappealing and is not sympathetic to the  ~__~

receiving environment;

e The structure would set an undesirable precedent for the other 5 houses on

the street to construct a similar extension;
¢ The neighbours where not consulted on the development;

(2) Carl Cleary & Glynnis Shaw, 2 Castleland Park View, Balbriggan

« The applicant’s appeal is solely based on non-planning issues relating to

Fingal County Council’s decision to refuse retention permission;
» There was no consultation with parties prior to the construction of the dormer;

e In the matter of the appellant’s claim that houses in Fingal and Dublin City
have similar sized dormers, the observer suggests that they may have been
constructed with permission or were constructed prior to the adoption of the
current Fingal County Development Plan 2023-2029 (Chapter 14 standards).
The observer has walked around the subject estate and no other dormer

extension is of a similar scale in the vicinity;

¢ The observer empathises with the appellant’s stress cited in the appeal
statement, as the observer has endured extreme level of stress since the start

of construction at the beginning of last September 2023,

¢ The rear of the abservers bungalow is overlooked including our bathrooms,
bedrooms, kitchen and rear garden. It is claimed that there is excessive

overlooking to all bungalows to the rear of the dormer construction. The
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7.0

7.1.

7.2,

7.3.

observer claims that they enjoyed comprehensive privacy prior to the

construction of the dormet:

e In the matter of additional floor space, There is a substantial structure built in
the rear garden of no. 84 Castleland Park View measuring the full width of the
garden with an approximate footprint of approximately 190 sgm. (occupying
roughly 1/3 of the rear garden). Photographs are included with the
ohservation to illustrate inter alia the relationship of the dormer with the party

chimney stack and the subject garden shed);

o The finished dormer structure has interior dividing walls and evidence of an en

suite and plumbing etc. evidencing habitable use;

= The chimney for the joint dwelling is at the same level as that of the roof of the

dormer, which is a potential safety hazard;

s There is an anomaly in the name of the applicant / appellant the original
application supported the name “Tracey Glynn”, the appeal supports the
name “Tracy Glynn” and is signed “Tracy Flynn”.

Assessment

The foliowing assessment covers the points made in the appeal submission, the
reason for refusal and is a consideration of the overall development to be retained. It

is noted there are no new substantive matters for consideration.

The appellant has applied for the retention of an existing flat dormer extension and
associated works. The planning authority refused permission on the grounds of the
visual dominance of the dormer within the roof plane in terms of excessive scale,
bulk and overall dimensions, which would be inconsistent with development plan
guidance and would have a significant adverse impact on adjoining residential

amenities in particular excessive levels of averlooking.

The appeal statement claims that additional space is required on site as the
appellant cannot afford to move. Section 14.10.2 (Residential Extensions) of the
Fingal County Development Plan 2023-2029 is relevant. It states that the need for
housing to be adaptable to changing family circumstances is recognised and

acknowledged. The planning authority will support applications to amend existing
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7.4.

7.5,

7.6.

7.7.

7.8.

7.9,

dwelling units to reconfigure and extend as the needs of the household change,

subject to specific safeguards, in particular the protection of adjoining properties.

In the matter of the dormer to be retained, the width of the site is 5406mm. The
dormer width extends 5m and is symmetrical situated within the roof plan. It is set
back from the party walls. The dormer extension has a flat roof and it projects 4.4m
from the ridge of the roof to the eaves. The dormer is located immediately below the
ridge height of the roof (100mm) and is set back from the eaves. The flat roof area of
the dormer measures 22 sqm. (5000mm x 4400mm). The dormer is 2440mm in
height.

The fenestration comprises an opening with a division centrally placed that sub-
divides a potential long horizontal opening into two symmetrical oblong windows.
The oblong openings are located above and are aligned with the first floor window

openings.

The dormer facilitates the conversion of the attic to a storage area. The attic storage
area measures approximately 35 sqm. The pre-existing accommodation on site
comprised living and kitchen at ground floor level and three bedrooms and
bathrooms at first floor level. The appellant requires additional floor area and moving

house is not an option financially.

I do not concur with the planning case officer conclusion that the dormer would
seriously injure the amenities of property in the vicinity. The dormer is located on the
south elevation of the subject house. It is considered that no overshadowing would
result from the construction of the dormer structure, which is located north of the

south elevation of the terrace.

In the matter of overlooking of the adjoining houses in the terrace from the dormer
window(s), it is not considered material as the existing rear elevation first floor
windows have the potential to overlook the adjoining rear gardens given the terrace
configuration of the neighbouring houses. In the matter of overlooking of the gardens
and houses to the south, the dormer is greater than 12m from the rear property
boundary. The back to back distance between the Castleland Park View terrace and

the rear building line of the houses to the south is greater than 22m.

I consider that the physical relationship between the rear elevation of the Castleland

Park View terrace and the houses to the south has been changed by the introduction
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7.10.

7.11.

7.12.

7.13.

714,

of a rear dormer level extension. Attic conversions and dormer window openings to
the rear of a domestic property is permissible under the provisions of the
development plan inter alai subject to protection of existing amenities. In the instance
of the development to be retained | do not consider that a significant depreciation in
residential amenity of neighbouring properties results.

The excessive level of overlooking of neighbouring properties to the south is not
supported given the separation distance between the dormer and the rear property
boundary (circa. 12m) and the back to back distance of the opposing rear building
lines which is greater than 22m. | consider that the substantive issue is the visual

impact of the dormer.

The planning case officer concluded that the dormer structure by reason of its
excessive scale, bulk and overall dimensions is visually dominant and as such would
form an overly dominant part of the existing roof and fails to comply with guidance
set out in the Fingal Development Plan 2023-2028. The Fingal County Development
Plan 2023-2029, Section 14.10.2.5 (Roof Alterations including Attic Conversions and
Dormer Extensions) provides guidance criteria for roof alterations / expansions

including visual impact.

The guidance includes the assessment of the design, dimensions and bulk relative to
the overall extent of roof as well as the size of the dweliing and rear garden, which
will be the overriding considerations, together with the visual impact of the structure

when viewed from adjoining streets and public areas.

The dormer to be retained is to the rear of the subiect terrace and is not visible from
the Castleland Park View streetscape {83-88 Castleland Park View). No. 84
Castleland Park View is located within a terrace of 4 abutting dwellings. The rear roof
of the terrace forms one plane. It is noted that there are roof lights immediately to the
east of the dormer. | consider that the dormer to be retained does not dominate the

rear terrace roof space as viewed from adjoining streets and public areas.

Section 14.10.2.5 criteria in the matter of dormer extensions to roofs includes the
requirement that dormers shall be set back from the eaves, gables and/or party
boundaries and shall be set down from the existing ridge level. | consider these
criteria are satisfied. Furthermore the dormer fenestration has regard to existing

window treatment and is aligned with the first floor fenestration. 1 consider that the
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7.15.

7.16.

8.0

8.1.

9.0

development to be retained substantially satisfies Section 14.10.2.5 of the Fingal
County Development Plan 2023-2029. However the greyish render material finish of
the dormer does not harmonise with the elevation finish of the terrace. This can be

dealt with by way of condition.

In conclusion, the proposed development would on balance be consistent with
development plan standards for residential extensions, roof profile adaption and
dormer window provision at attic level. It is considered that the proposed
development would not have a significant negative impact on the residential
amenities of adjoining properties and would be consistent with the proper planning

and sustainable development of the area.
Appropriate Assessment Screening

The proposed development comprises an attic conversion and a rear dormer in an

established urban area.

Having regard to the nature and scale of the proposed development it is possible to

screen out the requirement for the submission of an NIS.

Recommendation

| recommend a grant of retention permission subject to condition having regard to

the reasons and considerations below

Reasons and Considerations

Having regard to the residential zoning objective, the pattern of development in the
area, which is characterised by suburban terraced, semi-detached and detached
houses with front and rear gardens, and the policy framework provided by Section
14.10.2.5 (Roof Alterations including Attic Conversions and Dormer Extensions) of
the Fingal County Development Plan 2023-2029 for domestic extensions at roof
level, it is considered that the proposed development would not have a negative
impact on the residential amenities of adjoining properties and would be consistent

with the proper planning and sustainable development of the area.
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10.0 Conditions

1. | The development shall be retained and completed in accordance with the
plans and particulars lodged with the application except as may otherwise
be required in order to comply with the following conditions. Where such
conditions require details to be agreed with the planning authority, the
developer shall agree such details in writing with the planning authority
prior to commencement of development and the development shall be

carried out and completed in accordance with the agreed particulars.

Reason: in the interest of clarity.

2. | Prior to the commencement of development the applicant is requested to
submit for the written agreement of the Planning Authority revised drawings

providing for the following maodifications:

(i) The material finish of the dormer structure shall match the

elevation finish of the terrace.

Reason: In the interest of residential amenity

3. | The developer shall enter into water and wastewater connection agreements
with lrish Water.

Reason: In the interest of public health.

4. | Surface water drainage arrangements shall comply with the requirements

of the planning authority for such services and works.

Reason: In the interest of public health.

5. | The developer shall pay to the planning authority a financial contribution in
respect of public infrastructure and facilities benefiting development in the
area of the planning authority that is provided or intended to be provided by
or on behalf of the authority in accordance with the terms of the
Development Contribution Scheme made under section 48 of the Planning
and Development Act 2000. The contribution shall be paid prior to the

commencement of development or in such phased payments as the

planning authority may facilitate and shall be subject to any applicable
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indexation provisions of the Scheme at the time of payment. Details of the
application of the terms of the Scheme shall be agreed between the
planning authority and the developer or, in default of such agreement, the
matter shall be referred to the Board to determine the proper application of

the terms of the Scheme.

Reason: Itis a requirement of the Planning and Development Act 2000
that a condition requiring a contribution in accordance with the
Development Contribution Scheme made under section 48 of the Act be

applied to the permission.

‘I confirm that this report represents my professional planning assessment,
judgement and opinion on the matter assigned to me and that no person has
influenced or sought to influence, directly or indirectly, the exercise of my

professional judgement in an improper or inappropriate way”.

YAy
/l /”/ff% 1] 4,/ .

Anthony Abbott King /
Planning Inspector

15 March 2024
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