
 

 

 

 



 

 



 

 



 



 

 

 

 

 



 

71 Springvale, 

Edmondstown Road, 

Rathfarnham, 

D16VF50 

24th October 2021 

Dear Sir/ Madam, 

We live in 71 Springvale, Edmondstown Road and I wish to object to the following planning 

application SHD3ABP-311616-21 Stocking Lane, Ballyboden, Dublin 16 for the following reasons… 

 

 

1st reason - Separation distances 

I am objecting on two points. 

1. According to 16.10.2 Residential Quality Standards – Houses, under Dublin City Development 

plans, traditionally there should be 22 metres between the rear of two-story buildings and 

other developments. 

The image (image 1) below is taken from the planning application but is inaccurate 

(applicants drawing not mine) 

Image 1 

 
 

Around 2006 (see image 2 below) we build an extension to the rear of the house. 

So, the actual distance from our back window to Block K is 19.1 metres. This is 2.9 metres 

short of what should be allowed. We will also lose the trees directly behind us so allowing us 

less privacy, especially when only 19.1 metres away from other new potential neighbours. 

 

 

 



Image 2 

 
 

 

2. The last time this site was refused planning permission was case number: ABP-308763-20. 

In a letter dated 26th March 2021, Michelle Fagan outlined the reasons why An Bord Pleanala 

refused permission for the exact same site and application. 

One of the reasons is highlighted below (see image 3 of extract).. 

 

Image 3 

 
 

Planned directly behind our house is Block K (see drawing taken directly from application – 

image 4). 



Again, this is more than two stories and the same logic for at least 35 metres of a separation 

distance must be considered. This new application is the same as the previous one, so above 

housing policy must apply. 

 

Image 4 

 

In addition, we were able to convert out attic to a playroom/storage with dormer type windows to 

the rear under Application SD20B/0219 (refer to image 3). Another point to re-enforce a minimum 

separation distance of 35 metres between buildings that have more than 2 stories. 

Image 3 

 

 

 



2nd reason - Sunlight / daylight / Overshadowing. 

Within the application there is a report from MacCabe Durney responding to (Response to Opinion 

ABP.Ref.310111-21) on some queries raised by An Bord Pleanala (see image 5). While the applicant 

does respond, there is no evidence or study attached to support their claims 

Image 5 

 

In fact, one must revert to previous application (SHD3AMP-308763-20) to truly show the impact of 

our back garden in no. 71 Springvale. 

Again, as this is a repeat application image 6 shows how we will be impacted. Image shows shadow 

report in the back garden of no. 71 and other neighbours. In addition, because of extension to the 

rear of our house, we have a smaller garden and overshadowing has a greater impact on the small 

amount of garden we have left. 

Image 6 

 
 



 

3rd reason - Previous history 

According to Einstein “Insanity is doing the same thing over and over and expecting different results” 

In total this site has applied for partial or full planning on eight previous occasions (not including 

appeals) 

 SD21A/0194 

 SHD3ABP-308763-20 

 SD20A/0002 

 SD19A/0058 

 SD19A/0020 

 SD18A/0225 

 SD18A/0200 

 SD18A/0156 

It is also interesting that the applicant does not materially change any of the plans, with little or no 

tweaks. 

For example, last two applications… 

 

 

 

All previous applications have been refused on valid reasons, such as….  

✓ Unsatisfactory basic landscape plans 

✓ Development would contravene council policy for dwelling standard 

✓ Failure to meet minimum housing space requirements 

✓ Substandard layout 

✓ Impact on wildlife  

This new application does not show or prove in any way an improvement on previous applications. 

The applicant has taken no care to improve or adhere to previous miscomings. 

 



 

4th reason – bats 

The survey on the impact of bats is over 3 years old. 

The applicants have shown no care of duty to carry out a more recent survey to fully understand if 

the natural habitat of bats is under threat (see image 7) 

Image 7 

 

 

5th reason – impact on Springvale residents 

Finally, An Bord Pleanala must take into the consideration the impact of this development on 

Springvale residents. We are a small and close community. This proposed development will change 

the whole make up the estate. 

Nature 

Many of our neighbours back or side gardens are facing this development. We have beautiful tress 

on our boundary, which will be gone if this development goes ahead. During summer 2021, we had 

visitors of deer and sheep who wandered into the estate. The proposal of a cycle lane or road will 

increase traffic and scare such beautiful visitors away. 

Security 

Having adjoining estates increase the likelihood of anti-social behaviour. In addition, some elderly 

neighbours have expressed their concern to me about their own safety with the possibility of 

increased pedestrian traffic into the estate. 

Drainage 

There is a serious issue with drainage in Springvale. You will see more reference to this with other 

objections from Springvale residents. 

 

 

 

Yours Sincerely 

 

 

 

Syl Cotter 

 

 

 


