Appeal Regarding D26B/0324/WEB

Re: Retention of Unauthorised Development at No. 56 Shrewsbury Lawn.
Planning Reference: D26B/0324/WEB

From: John and Anne Dawson.
No. 54 Shrewsbury Lawn.
D18E2R5.
Phone: 086 8209942 ( Anne.)
August 17th 2026.

Dear Sir/Madam,
We wish to formally appeal the decision to grant retention permission for the unauthorised development at No. 56 Shrewsbury Lawn, under planning reference D26B/0324/WEB.
As the adjoining neighbour at No. 54, we are the only dwelling directly affected by this development. We wish to ask An Coimisiun Pleanala to consider the matters set out below, including what we believe to be significant inaccuracies and omissions in the Planning Report, as well as the very substantial visual and residential amenity impact that the structure has on our property, including reduction in value to our property.
Inaccuracy regarding the previous planning permission at No. 54.
The Planning Report refers to planning permission at No. 54 Shrewsbury Lawn for two small dormer projections and appears to use this as part of the justification for the development at No. 56.
However this is not an accurate representation of the planning history. Permission was granted for two small dormer projections at No. 54 which were well set back from the eaves. However the residents at No. 52 appealed that decision to An Bord Pleanala under File Reference PL06D.222052, and the appeal was granted. In its letter dated June 28th 2007, An Bord Pleanala stated: “The dormer projections in the roof shall be omitted in their entirety.” The stated reason was “In the interest of visual amenity of the adjoining property at No. 52.”
Consequently the dormer projections were not constructed at No. 54.
We therefore submit that it is misleading to rely on the previous permission at No. 54 as a precedent for the development at No. 56. The circumstances are materially different, and, importantly the previous dormer proposal was ultimately refused on appeal because of its impact on the visual amenity of the adjoining property.
A structure 6.2meters high and 9.83 meters long, positioned only 790mm from the boundary of No. 54, creates a very significant visual and overbearing presence when viewed from our property.
The Planning Report states that “the proposed development would not adversely affect the amenities of adjacent residential properties by way of overlooking, overshadowing or overbearing appearance.” We strongly disagree with this conclusion in the particular circumstances in this case. Photographs documenting the impact on No. 54 have been provided with our observations made to the Planning Authority in Dunlaoghaire Rathdown County Council.

Discrepancy regarding the additional height:
The Planning Report states, in relation to the additional dormer extension, that the retained dormer is approximately 0.08M taller than the permitted dormer. However this is incorrect as, according to the drawings the additional height is in fact approximately 0.15M. An additional 150mm in height on a structure of this scale and proximity is not insignificant from the perspective of the visual impact when viewed from No. 54.

Lack Of Set Back From the Eaves: ( See supporting Material 1)
The Planning Report acknowledges that “the dormer is not substantially set back from the eaves”. The reality is that the extension extends beyond the ground floor wall of No.56. This is particularly important when considering its relationship with our adjoining property at No. 54.
The Report goes on to state that, “having regard to its siting, flat-roof form, relationship to adjoining properties and the established altered character of the dwelling, it is not considered to give rise to an unacceptable overbearing impact. 
We disagree due to the combination of the following:
A height of 6.2 meters
An overall length of 9.83 meters
A separation of only 799mm from our boundary
The fact that the structure extends beyond the existing house wall at No.56 and is not set back from the eaves
Its flat-roof form
Its continuous black aluminium cladding.
Due to the points above we consider there is non- compliance with Section 8.2.3.4(i) Extensions To Dwellings of the CDP 2022-2028.

Flat-Roof Form and Overbearing Impact:
The flat-roof building rises vertically from ground level to 6.2 meters creating a far greater sense of mass and enclosure compared to a pitched or lean-to roof which slopes away from the neighbouring boundary. The latter form would be more consistent with the principles normally applied to reducing visual and overbearing impacts.

Unauthorised Built Window on the Southern Elevation:
The Report refers to this window “The window on the southern elevation of the proposed dormer measures c.1.40m by c.1.56m. Due to its modest sizing and existing windows similarly positioned on the front elevation of the existing dwelling, it is considered that there would be no undue overlooking….”
In fact this unauthorised new window is set back from the existing windows considerably and therefore is not “similarly positioned on the front elevation of the existing dwelling”. And the report does not make note of the fact that the main entrance at No. 54 is angled towards this unauthorised window. As such there is complete overlooking on the main entrance to No. 54.
The report goes on to say “…the proposed dormer is of a similar style, form and size to the permitted dormer extension”. The fact is that there is an additional 3.8 meters x 6.2 meters added, as well as a new window.
It continues “Furthermore, the proposed dormer extension comprises a single ply membrane flat roof, which is considered to not be visually obtrusive”. The reality is with its height of 6.2 meters at 799mm from the boundary wall, it is hugely visually obtrusive and a vertical build with flat roof form to the height of 6.2 meters in black cladding cannot be considered “not to be visually obtrusive.”  

 Planning Report Observations of Permission Granted to Adjoining Properties:
The report refers to a number of adjacent properties that were granted permission.
D06A/1719 ( 54 Shrewsbury Lawn):
This has been already discussed regarding the appeal which disallowed the 2 small dormer projections.
DO7A/1229 (53 Shrewsbury Lawn):
Permission was granted for a first- floor dormer extension. This was hugely set back from the eaves and a very considerable distance from the neighbour’s boundary wall, and therefore not comparable to the extension at No. 56. There was a condition that “All external finishes harmonise in colour and texture with the existing premises” and “Reason: In the interest in visual amenity”.
We consider an additional 3.8 meters x 6.2 meters is even more obtrusive due to its black cladding and is not considering the interest of visual amenity of No. 54.
D25B/0045 (34 Shrewsbury Lawn) :
This permission was granted for a dormer again well set back from the eaves and consequently a large distance from the neighbour’s boundary wall. It was granted a “light coloured rendered finish”. We consider this permission to not be comparable to the extension at No. 56.

D04B/0457 (102 Shrewsbury Lawn):
Plans for this build bear no resemblance to the constructed extension at No.56. 

Rooflight:
In the section of the Report, under the heading “Alterations To Fenestration Details”, the report states “works are acceptable, particularly as the omission of the permitted rooflights would reduce the possibility of overlooking along the western front.”
However please see photo attached of the view from the main bathroom at No. 54. (Supporting Material 2.) The rooflight looks directly in to this bathroom. This is very evident on a site visit.

Conclusion:
In conclusion, we believe the Planning Report does not recognise the very significant impact of the development on No. 54 Shrewsbury Lawn. We are asking the Board to consider the photographs submitted with our appeals, as these demonstrate the actual visual relationship between the development and our property far more clearly than the written description alone.
We request that An Coimisiun Pleanala overturn the decision to grant retention permission and refuse retention of the unauthorised development at No. 56 Shrewsbury Lawn. 

Yours sincerely,
John and Anne Dawson.
No. 54 Shrewsbury Lawn.
Mobile: 086 8209942 (Anne).
Email: Anne14dawson@gmail.com.



