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1 INTRODUCTION

We, Stephen Little & Associates, Chartered Town Planners and Development Consultants, 26/27
Upper Pembroke Stret, Dublin 2 D02 X361 have prepared this Planning Application Report for a
residential development at Glover Court, York Street, Dublin 2 for Dublin City Council.

In summary, the proposed development consists of the refurbishment, extension and amalgamation
of the two existing apartment buildings at Glover Court, York Street, Dublin 2. The development
comprises: Extension of Block A at both ends with one apartment per floor; the extension of Block B
with one apartment per floor at one end; one additional floor on Block A; two additional floors on
Block B. The Construction of walkways and balconies on the front and back of both blocks, which will
involve the demolition of the existing staircase block. All ancillary site development and landscape
works.

This Planning Application Report sets out how, in our professional opinion, the proposed development
complies with the proper planning and sustainable development of this area, having regard to the
context of relevant strategic and local statutory planning policy as expressed primarily in the Dublin
City Development Plan 2022-2028.

This report, prepared by Stephen Little & Associates, Chartered Town Planners & Development
Consultants, should be read in conjunction with all the plans and particulars submitted with this
application. A list of the application enclosures is provided at the end of this report.

1.1 Application Team

The following lists the design team consultants involved in the preparation of the planning design
subject of this application, together with the other consultants who have provided supplementary
reports in support of the development being proposed and have been led by DTA Architects as the
principal designers on the project:

DTA Architects — served as the architectural firm for the project, providing consultation with Dublin
City Council’s Development Management team and delivering a comprehensive range of architectural
services. Their expertise included architectural design, site planning, documentation production, and
compliance with regulatory requirements.

CS Consulting Ltd - provided essential support for the project, facilitating consultations with Dublin
City Council and Uisce Eireann. They prepared key reports and drawings for engineering services,
water management, and drainage, while also overseeing critical aspects like flood risk assessment and
traffic management. Additionally, their collaboration with Dublin City Council’s Transportation
Department ensured compliance with regulations and contributed to effective mobility planning.

Bernard Seymour Landscape Architects - provided a comprehensive landscape design package,
including a Landscape Design Report and Masterplan covering layout, amenities, and boundaries. They
detailed play areas, planting schedules, and material specifications. Additionally, they conducted
assessments for boundary appropriateness, ecological impact, and landscape visuals, ensuring both
functionality and environmental harmony.

CS Consulting Group - successfully developed the Construction Management Plan, Resource Waste
Management Plan, and Operational Waste Management Plan for the project. Their comprehensive
approach ensures effective coordination and management of construction activities while prioritizing
resource and waste management strategies for both construction and operational phases.

Varming Consulting Engineers Ltd. - were responsible for the M&E Basics of Design Report, public
lighting aspect of the project. Their expertise ensured the effective design, installation, and
maintenance of public lighting systems, enhancing safety and visibility in the project area while
adhering to regulatory standards and energy efficiency considerations. Additionally, provided a
Climate Action and Energy Statement for the project, incorporating district heating considerations.
Their expertise in climate action and energy management ensured a comprehensive assessment and
strategic planning to promote sustainability and efficiency within the project, with a specific focus on
district heating system.
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2.1

Passivate Energy Consultant-Specializes in facilitating compliance with NZEB & Building regulations
Part to create sustainable, Cost-optional and efficient Buildings. Responsible for the Building life cycle
assessment.

Malone O’Regan Environmental - oversaw Ecological Assessment, Screening for Appropriate
Assessment (AA) and Environmental Impact Assessment Screening (EIA).

John Morris Arboricultural Consultant- was responsible for the Trees Survey/Aboricultural
Assessment.

Model Works — responsible for preparing the Daylight and Sunlight Report
IAC Archaeology- responsible for preparing an Archaeological report

Murray & Associates- responsible for preparing the Landscape / Townscape & Visual Assessment
Scoping Report

3D Design Bureau — were responsible for conducting presenting Verified Views and Verified View
Montages.

Stephen Little & Associates — assisted with Part 8 Application/Documentation, planning supporting
statement/Planning Report, incorporating Social Infrastructure Audit.

SITE DESCRIPTION & CONTEXT

Site Description

The site is located on York street, in the heart of Dublin City Centre. The site is an existing Council
development comprising two blocks with 38no. dwellings overall. The site is surrounded by York Street
to the south, Mercer Street to the east and Bow Lane to the north and is accessed from York Street
and is approximately 0.22 Ha. The site is very well served by existing public transport options such as
Dublin Bus routes 9, 16, 16D, 65, 65B ,68, 68B ,83,83B and 122 which can be accessed at two bus stops
along Aungier Street, a short walking distance west of the site. The Green Line Luas is located east of
the site at St. Stephen’s Green. The suburban DART rail service is accessible nearby at Pearse Street
station on Westland Row a short walking distance away.

The proposed Metrolink will have a station at St. Stephen’s Green, situated on the far side of the Green
from York Street. There is a Dublin Bikes station with 40 spaces located on York Street. As part of the
National Transport Authority (NTA) Greater Dublin Area Transport Strategy 2022-2042, Aungier Street
is proposed to become a primary radial cycle route and Mercer Street to become a secondary cycle
route.

Figure 1: Aerial Photograph with Approximate Application Boundary Outlined in Red (source: Google Map with
SLA Overlay)
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3.1
3.1.1

3.2

3.2.1

Existing & Planned Uses

The existing Glover Court development was constructed in 1976 and comprises 38 dwelling units
across two blocks and currently in use as Local Authority housing. Additionally, the site has an
expansive courtyard space located between the buildings which is primarily in use as car parking
spaces, but also with areas for children’s play. After an assessment, the Council have decided to
undertake significant retrofit, and upgrade works to refurbish and update this important housing
scheme to both align it with national and local planning policies and contemporary high-quality design
and housing standards.

PLANNING HISTORY

Application Site

DCC Reg. Ref. 1567/04

A review of the Dublin City Council planning applications portal indicatively shows no subsequent
planning permissions on site after the initial consent for Glover Court housing.

Adjacent Sites

The only development of any note in reasonably proximity to the Glover Court site is located at 22-24
Aungier Street. The boundary of this site adjoins Bow Lane. The development in question on this
adjoining site comprises of the change of use of the existing buildings to a hotel and restaurant use.

DCC Reg.Ref.4170/18, ABP-303453-19

On the 20 May 2019 An Bord Pleanala granted permission for construction of a hotel with
bar/restaurant & retail/café at Nos. 22, 23 (incorporating 23A), and 24 Aungier Street (Protected
Structures), and No. 40 Bow Lane East, Dublin 2. The development consists of:

e Demolition of extensions to the rear of Nos. 22 and 24 Aungier Street.

e New build part 1.5/part 2 storey over basement bar/restaurant to the rear of No. 23 and 24
Aungier Street and No. 40 Bow Lane East comprising basement, ground and first floor
accommodation (391 sq. m.) linking into the proposed restaurant/bar floor area in Nos. 23 and
24 Aungier Street.

e Change of use of part of the ground floor of Nos. 23 Aungier Street and basement and ground
floor of Nos. 24 Aungier Street from retail/non-retail services/storage to bar/restaurant,
providing an overall bar/restaurant measuring 700 sg. m;

e Use of existing basement at No. 22 Aungier Street as retail or café (32 sq. m.) and access to the
upper Hotel Floor accommodation.

e Change of use of No. 23A Aungier Street from retail to internal guest route for Hotel residents
linking to the Hotel under construction;

e Change of use of residential accommodation and vacant floorspace to No. 20 Hotel
suites/bedrooms from first to third floor levels of Nos 22-24 Aungier Street ranging in size from
15.8 sq. m. to 40.1 sq. m; Refurbishment works to the Protected Structures.

e New shopfronts to No. 22-24 Aungier Street;

e  External terrace for the bar restaurant.

It would appear that the commencement of development under this permission has occurred.

A separate application under Section 42 of the Planning & Development Act 2000, as amended has

recently been made on the 7 August 2024 that seeks to Extend the Duration of the Permission above in
order to afford the Developer adequate time to complete that development. Reg. Ref. 4170/18/X1
refers.
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3.2.2 DCC Reg. Ref. 5485/22

On the 12 April 2023 Dublin City Council granted planning permission for development on a Protected
Structure consisting of the modifications to the previously approved development, (application Reg
Ref. 4170/18, ABP-303453-19), consisting of the omission of the 200 sq. m. basement level to the rear
of no. 23 and 24 Aungier Street and No. 40 Bow Lane East, minor internal modifications to the
previously approved ground and mezzanine levels to include the relocation of toilets and service areas
and all associated site works.

4 PROPOSED DEVELOPMENT

The proposed development consists of the refurbishment, extension and amalgamation of two
existing five storey blocks which include a communal staircase block in Glover Court, York Street,
Dublin 2. The development comprises:

e the provision of 53 no. units (15 no. 1 bed apartments, 30 no. 2 bed apartments and 8 no. 3
bed apartments) (an increase of +15 units above what exists) in two connected blocks
forming an ‘L’ shaped building ranging in height from 5 to 7 storey’s, with the inclusion of
new external facades throughout, a new access deck to the internal courtyard and balconies
to the street facing facades.

e The refurbishment, alteration and extension at Glover Court is achieved through a deep
retrofit of the building; the demolition of a stand-alone 4 storey lift core serving the two
independent buildings at present and extension/infilling of the building on York Street to link
the two buildings over all floors, such that the current independent buildings are
amalgamated.

e the provision of one additional floor above part of the top floor at the York Street side and
two additional floors above the top floor atthe Mercer Street side, with the York
Street/Mercer Street junction being at 7 storeys.

e new stairs and lift cores to be accommodated within the grid of the existing frame, one in
each block;

e amodified vehicular entrance and pedestrian exit from Bow Lane; the provision of 9 no. new
designated resident car parking spaces, to include 1no. Accessible Space and 4no. EV
charging spaces.

e an upgrade of a communal amenity space in the inner courtyard with new landscaping.
e anancillary structure/ pavilion (single storey) for secure resident bicycle parking.

e all otherancillary site development and landscape works ona (c.0.215ha)
site including public lighting and boundary treatments.

We refer to the plans and particulars being submitted with this report for this Part 8 Application for
further details on the proposed development.

4.1 Design and Block Layout

The proposed development consists of the refurbishment, extension and amalgamation of two
existing standalone perpendicular five floor apartment blocks along York and Mercer Street which
include a 4 storey standalone communal staircase block in between them. The proposed development
comprises: -

An extension of the York Street Block at both ends with one additional apartment floor is proposed,
with the extension of the Mercer Block with two additional floors also proposed. The construction of
walkways and balconies on the front and back of both blocks will involve the demolition of the existing
staircase block.
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This represents a compliant development in line with Dublin City Council policies in regard to the
retrofit, refurbishment of existing building stocks without their demolition to reduce embodied carbon
in new developments and ultimately enhances compact growth within the built-up areas within infill
opportunity sites.

4.2 Unit Typologies

The proposed development comprises two amalgamated blocks, ranging in height from 5 to 7 storeys
and unit composition to cater to diverse housing needs. This amended housing mix at Glover Court is
outlined in the table below:

Unit Description | GF | 1F 2F 3F 4F 5F 6F Total Total %
1Bed/2Person 2 1 1 1 5 5 0 15 28%
2Bed/3Person 2 3 3 3 3 3 3 19 36%
2Bed/4Person 1 2 2 2 2 1 1 11 21%
3Bed/6Person 2 2 2 2 0 0 0 8 15%
Total 7 8 8 8 10 9 3 53 100%

Table 1:Proposed Development Unit Mix

We refer the Planning Authority to the Design Statement, Architectural Drawings and Schedule of
Accommodation / Housing Quality Assessment prepared by DTA Architects for further detail.

4.3 Density

The proposed development has a density of approximately 245 units per Hectare with a subsequent
calculated Site coverage of 41.2% and Plot ratio of 2.05. We note that the density of 245 units per
Hectare is below the upper limit of 250 units per Hectare for the City Centre area of the City set out in
the Development Plan and is well below the upper limit of 300 units per Hectare set by the
Development Plan in any event.

This density is also in alignment and compliant with Table 3.1 — Areas and Density Ranges Dublin and
Cork City and Suburbs of the Sustainable and Compact Guidelines for Local Authorities (2024) ,which
supersede those in Table 1- Density ranges in Appendix 3 of the Development Plan and represents
proper planning and sustainable development within the inner city of Dublin through compact
development on this subject site.

4.4 Building Height

The existing residential housing units are accommodated within two L-Shaped apartment blocks, one
along at York Street and the other at Mercer. These blocks are four apartment floors above Ground
Floor level. The proposed development comprises the addition of one apartment floor on part of the
York Street Block and the addition of two apartment floors at the Mercer Street Block. This range of
building height provides diversity to the development while ensuring compatibility with the prevailing
height within the surrounding area as well as making more efficient use of these zoned lands located
in the centre of the city.

We refer to the Architecture Design Report prepared by DTA Architects for further details of the
proposals.
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4.5

4.6

4.7

4.8

5.1

Landscape Proposals

The landscape proposals in this case have been designed by Bernard Seymour Landscape Architects.
The assessment and Design Statement note the existing courtyard at Glover Court is a relatively small,
grey space, often lacking sunlight with a melancholy atmosphere. Currently, it is rarely used by the
residents, as it is perceived as unsafe, unhygienic and unfriendly. The proposed landscape design
identifies the hidden existing potentials of the space and to maximize it by creating a new safe place
of comfort, beauty and flexibility which will allow residents to interact with each other and with nature
in ways that are beneficial to their physical and emotional health.

Sunlight/Daylight Analysis

We refer to the Sunlight/Daylight Study prepared by Model Works for the comprehensive assessment
into the insight and impact of the proposed development on sunlight and daylight availability within
the subject site and surrounding area.

Construction Management

We refer to the enclosed Outline Construction and Environmental Management Plan, prepared by CS
Consulting for details on the management of the construction phase of the proposed development,
including mitigation/or management of typical associated nuisance factors. This includes information
on operational Waste Management.

Public Lighting

We refer to the enclosed Public Lighting Plan and report, prepared by Varming which details the public
lighting proposals in this case.

STRATEGIC PLANNING CONTEXT

The Proposed development is subject to several National and Regional Planning polices which are
addressed below:

National Planning Framework-Ireland 2040

The National Planning Framework (NPF) encourages consolidating growth within the M50 and canals
to create a more compact urban form. The NPF marks a shift away from allowing urban sprawl, to a
more urban public transport focussed development that will deliver a far denser compact urban form.

This means encouraging more people, jobs and activity generally within our existing urban areas,
rather than mainly ‘greenfield’ development and requires a change in outlook. In particular, it requires
well-designed, high-quality development that can encourage more people, and generate more jobs
and activity within existing cities, towns and villages.

National Planning Objectives

National Policy Objective 1 | Ensure that all plans, projects and activities requiring consent
(NPF First Revision April 2025) | arising from the National Planning Framework are subject to the
relevant environmental assessment requirements including SEA,
EIA, SFRA and AA as appropriate.

National Policy Objective 12 | Ensure the creation of attractive, liveable, well designed, high
(NPF First Revision April 2025) | quality urban places that are home to diverse and integrated
communities that enjoy a high quality of life and well-being.
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5.2

National Policy Objective 7 | Deliver at least 40% of all new homes nationally, within the built-
(NPF First Revision April | up footprint of existing settlements and ensure compact and
2025). sequential patterns of growth

National Policy Objective 11 | Planned growth at a settlement level shall be determined at
(NPF First Revision April 2025) | development plan-making stage and addressed within the
objectives of the plan. The consideration of individual
development proposals on zoned and serviced development land
subject of consenting processes under the Planning and
Development Act shall have regard to a broader set of
considerations beyond the targets including, in particular, the
receiving capacity of the environment.

National Policy Objective 14 | Regenerate and rejuvenate cities, towns and villages of all types
(NPF First Revision April 2025) | and scale as environmental assets that can accommodate
changing roles and functions, increased residential population
and employment activity, enhanced levels of amenity and design
and placemaking quality, in order to sustainably influence and
support their surrounding area to ensure progress toward
national achievement of the UN Sustainable Development Goals.

National Policy Objective 22 | In urban areas, planning and related standards, including in
(NPF First Revision April 2025) | particular building height and car parking will be based on
performance criteria that seek to achieve well-designed high
quality outcomes in order to achieve targeted growth.

Applicants Response

In the first instance, we refer the Planning Authority to the Appropriate Assessment — Stage 1
Screening Report and also an Environmental Impact Assessment Screening Report, both prepared
by Malone O'Regan Environmental. Additionally, we refer to Surface water Management plan
prepared by CS Consulting for further details outlining the Flood Risk Assessment.

We contend the proposed development is ideally located within the built-up area of Dublin city
center in proximity to several Bus stops and light rail options within 5 minutes walking distance.
Additionally, the development at Glover Court is an acknowledgement of the opportunity to
refurbish and further develop this pivotally located and serviced land by providing a compact
housing scheme.

This accommodates the existing de-tenanted residents and provides 15n0. additional housing units
in demand in an area of inner Dublin City replete with various community amenities, employment
opportunities and increasingly people oriented built up urban areas. We note the proposed
development contains 6no. Universally designed units which ensure flexibility and adaptability to
the changing needs of the homeowners as they age and will provide homes to diverse and
integrated communities to enjoy a high quality of life and well-being.

Eastern & Midland Regional Assembly -Regional Spatial & Economic Strategy 2019-2031

The Eastern and Midlands Regional Spatial and Economic Strategy (RSES) came into effect on 28 June
2019. The RSES includes the Dublin Metropolitan Area Strategic Plan (DMASP), which covers Dublin

City and Metropolitan Area.
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5.3

This document sets out the regional level strategic planning policy for the eastern and midland region,
and Dublin Metropolitan Area, in line with the national strategy and policy objectives for managing
housing and employment development to support projected population growth set out in the NPF.

Regional
Policy
Objective

RPO 4.3:
Consolidation

Intensification

and Re-

Support the consolidation and re-intensification of infill/brownfield sites to
provide high density and people intensive uses within the existing built-up area of
Dublin city and suburbs and ensure that the development of future development
areas is coordinated with the delivery of key water infrastructure and public
transport projects.

Housing and regeneration

RPO: 5.4

Future development of strategic residential development areas within the Dublin
Metropolitan area shall provide for higher densities and qualitative standards as
set out in the ‘Sustainable Residential Development in Urban Areas’, ‘Sustainable
Urban Housing; Design Standards for New Apartments Guidelines and ‘Urban
Development and Building Heights Guidelines for Planning Authorities.

RPO 5.5:

Future residential development supporting the right housing and tenure mix
within the Dublin Metropolitan Area shall follow a clear sequential approach, with
a primary focus on the consolidation of Dublin and suburbs, and the development
of Key Metropolitan Towns, as set out in the Metropolitan Area Strategic Plan
(MASP) and in line with the overall Settlement Strategy for the RSES. Identification
of suitable residential development sites shall be supported by a quality site
selection process that addresses environmental concerns.

Applicants Response

We reiterate that the proposed development is ideally located within the heart of Dublin city centre
in proximity to several Bus stops and light rail options within 5 minutes walking distance.

Additionally, the development at Glover Court positively responds to the opportunity to refurbish
and further develop this pivotally located and serviced land by increasing its building height and
density.

This accommodates the existing de-tenanted residents and provides additional housing units in
demand in an area of inner Dublin city replete with various community amenities, employment

opportunities and increasingly people oriented built up urban areas.

Climate Action Plan 2025

The Climate Action Plan 2025 sets out the roadmap to deliver on Ireland’s climate ambition. It aligns
with the legally binding economy-wide carbon budgets and sectoral ceilings that were agreed by
Government in July 2022. This will enable Ireland to meet 2030 targets and be well placed to meet
mid-century decarbonisation objectives. This will also deliver cleaner air, warmer homes, a more
secure energy system and a better quality of life for Irish citizens.

STEPHEN LITTLE & ASSOCIATES

8 JULY 2025



GLOVER COURT, DUBLIN 2 FOR DUBLIN CITY COUNCIL

Built Environment

Key Target

All new dwellings designed and constructed to Nearly Zero Energy Building standard by 2025, and
Zero Emission Building standard by 2030

Equivalent of 120,000 dwellings retrofitted to BER B2 or cost optimal equivalent by 2025, and
500,000 dwellings by 2030

Up to 0.8 TWh of district heating installed capacity across both the residential and commercial
building stock by 2025, and up to 2.7 TWh by 2030

Up to 0.8 TWh of district heating installed capacity across both the residential and commercial
building stock by 2025, and up to 2.7 TWh by 2030

45,000 existing dwellings using heat pumps by 2025, and 400,000 by 2030

45,000 existing dwellings using heat pumps by 2025, and 400,000 by 2030

Delivery of savings of 0.735 KtCO2e. in public and commercial buildings

Applicants Response

We refer to the Energy and Sustainability Report prepared by Varming with particular focus on the
‘Climate action Energy Action Energy Statement’ which details the credentials of the development’s
efficiencies in line with the requirements of the City Development Plan.

Additionally, we refer to the Building Lifecycle Assessment prepared by Passivate Energy Consultant
for further details.

Transport

Theme Key Target

] ] o - . . .
Increase in Sustainable ® 50% increase in daily active travel Journeys

Transport Trips ® 130% increase in daily public transport journeys.
® 25% reduction in daily car
journeys.

e  Shift in Daily Mode Share.

Shift in Daily Journeys
e 2018:72% (car), 8% (PT), 20% (AT).

Modal Share
e 2030: 53% (car), 19% (PT), 28% (AT).

e  Battery EV share of total passenger car fleet
(30%)

e EVshare of new registrations (100%)
845,000 Private EVs

Fleet Electrification
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54

5.5

Applicants Response

We refer to the Mobility Management Plan prepared CS Consulting, which provides evidence of the
sustainable transport outcomes in this case.

Transport Strategy for the Greater Dublin Area 2016 — 2035

The Transport Strategy for the Greater Dublin Area 2016 — 2035 provides a framework for the planning
and delivery of transport infrastructure and services in the Greater Dublin Area (GDA) over the next two
decades. It also provides a transport planning policy around which other agencies involved in land use
planning, environmental protection and delivery of other infrastructure such as housing, water and
power, can align their investment priorities. It is, therefore, an essential strategic component in the
orderly, integrated development of the GDA over the next 20 years. Several key transportation
proposals underpin the GDA Transport Strategy including but not limited to: -

Bus Connects —a ‘Core Bus Network’ for the region comprising: -

e 16no. radial bus corridors (these will run by the subject site).
e 3no. orbital bus corridors.
e 6no. regional bus corridors.

Dart Expansion Programme - will see the DART system expanded, providing fast, high frequency
electrified services to Drogheda on the Northern Line, Hazelhatch on the Kildare Line, Maynooth and
M3 Parkway on the Maynooth/Sligo Line, while continuing to provide DART services on the South-
Eastern Line as far south as Greystones.

Light Rail Infrastructure, Poolbeg Luas — To serve the future development area of Poolbeg, in addition
to Ringsend and Irishtown, it is intended to extend the Luas Red Line south of the River Liffey at, or close
to, its eastern end. Potentially, this could be achieved by crossing the Liffey on a new bridge in the
vicinity of the existing East Link Bridge. Luas services would be extended past the Point, continuing onto
Poolbeg development area. This extended link will provide a fast and convenient connection from this
area into the City Centre and westwards.

The proposed development positively benefits from the outlined Transport Strategy for the Greater
Dublin Area as Glover Court is ideally situated within a 5-10-minute walking distance of the proposed
Rathfarnham to City Centre Core Bus Connects Corridor Scheme bus stops as well as the existing Dart
stations at Pearse and Tara Street and Luas Stops at St. Stephen Green and Dawson Street.

Planning Design Standards for Apartments, Guidelines for Planning Authorities (2025)

The Guidelines contain several ‘Specific Planning Policy Requirements’ (SPPR). These specific planning
policy requirements contained in these new Guidelines take precedence over policies and objectives of
development plans, local area plans and strategic development zone planning schemes. The Apartment
Guidelines recognise that the population and housing targets set out by the NPF will necessitate “a
substantial increase in housing output of all types, and a renewed focus on the delivery of apartments,
particularly in central urban areas and in locations accessible to high quality public transport services”.
The Guidelines address the requirement identified in the NPF to put in place Section 28 Ministerial
Guidelines to improve the evidence-based planning guidance for housing provision that meets local
housing need. The need to accommodate one, two and three person households in urban locations is
identified in the Apartment Guidelines.
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SPPR | Description Applicant Response
1 Apartment Mix The existing City Development Plan 2022-2028
. . . . d t h ifi i tf
Specific Planning Policy Requirement 1 of oes no a\{e a. specitic requ.lremen or
. . apartment unit mix for the subject area as
the Planning Design Standards for . . .
Apartments. states: outlined in Section 15.9.1 of the Development
p ’ ’ Plan, therefore the SPPR 1 takes precedence.
“(A) With the exception of social housin
(A) p f . 9 We contend the proposed development
developments, social/affordable housing . . .

. wholly complies with the new SPPR regarding

provided for under Part V the Act or . .
. . apartment unit mix and note the delivery of
schemes to provide housing for older
ersons where a specific mix of unit sizes 15no. 1-bedrooms/2Person, 19no. 2-
p . P . bedroom/3Person, 11no. 2-bedroom/4Person
may be required, such as in accordance . L
. . and 8no. 3-bedrroms/6Person unit mix is
with a Housing Need and Demand | _. .. . . . .
Significantly positive. This aligns with Dublin
Assessment (HNDA), there shall be no | . - . .

L - .| City Council’s policy QHSN38-Housing and
restrictions within statutory plans in . .

. . o Apartment Mix which seeks to encourage and
relation to the mix of unit sizes or types to . . .

. o foster the attractive, mixed use, sustainable

be provided within apartment . . o . . .
. residential communities which contain a wide

developments. There shall be no minimum . . .
. . variety of housing and apartment types, sizes

or maximum requirements for apartments . . .
. . and tenures, in accordance with the Housing

with a certain number of bedrooms. . .
Strategy and HNDA, with supporting
(B) Where any such restriction or | community facilities and residential amenities.

] ti t out withi tatut . .
requtreme.n ks se .o.u within -a statd qry We also refer to the Housing Mix Statement as
plan, this Specific Planning Policy .

. . prepared by DTA Architects for further
Requirement shall apply to any single evidence of the unit mix proposed in this case
apartment scheme and there shall be no prop '
restriction in relation to the mix of unit
sizes or types and there shall be no
minimum requirements for apartments
with a certain number of bedrooms within
the development, except in the
circumstances set out above.”.

2. Apartment Floor Area We note all proposed bedroom types/person

Specific Planning Policy Requirement 2
requires that the following minimum floor
areas are achieved for apartments: -

Minimum Apartment Floor Areas:-

Studio Apartment (1 person) 32sqm

1-bedroom apartment (2 persons) 45sqm
2-bedroom apartment (3 persons) 63sqm
2-bedroom apartment (4 persons) 73sqm
3-bedroom apartment (4 persons) 76sqm
3-bedroom apartment (5 persons) 90sqm

The floor area parameters set out above
shall generally apply to apartment
schemes and do not apply to purpose-built
and managed student housing.

units within the scheme exceed the minimum
apartment floor area requirements as set out
by SPPR 2.

We further note, the provision of 8no. 3-
bedroom (6 person) while not within the
required 3-beedroom (5 person) convention
by 1no. person, remeedies this by providing
104.2sgm 3-bed units exceeding the
minimum floor area by 14.2sqm

We refer to the Housing Quality Assessment
Schedule and Schedule of Accomodations
prepared DTA Architects outlining the
proposed scheme’s compliance with SPPR 2
for further details.

STEPHEN LITTLE & ASSOCIATES

11

JULY 2025



GLOVER COURT, DUBLIN 2

FOR DUBLIN CITY COUNCIL

These standards apply to units on one
floor. Duplex accommodation shall provide
the additional floor area required to
provide for stairways and landings.

In the interests of delivering sustainable
and good quality urban development,
these Guidelines should be applied in a way
that ensures a good mix of apartment
sizes. Accordingly, at least 25% of units
within a development shall exceed the
minimum sizes set out in SPPR2 by 10%,
with the potential for more than 25% of
units to exceed the sizes set out in SPPR2 to
be provided as required on a scheme-by-
scheme basis in apartment schemes in
more suburban locations, social housing
developments, social and affordable
housing delivered under Part V10 and
schemes to provide housing for older
persons and/or persons with disabilities.

The:
e less than ten residential units;

e or to building refurbishment schemes on
sites of any size;

e or urban infill schemes on sites of up to
0.25ha.

Where between 10 to 49 residential units
are proposed, the above shall generally
apply, but in order to allow for flexibility, it
may be assessed on a case-by-case basis
and if considered appropriate, reduced in
part or a whole, subject to consideration,
by the Planning Authority or An Coimisiun
Pleanala of the overall design quality.

We note the proposed scheme is a
refurbishment on a c. 0.22Ha site, therefore
the recommendation that 25% of all
apartments in a proposed scheme shall exceed
the minimum floor area standard for any
combination of the relevant studio, 1-, 2- or 3-
bedroom unit types, by a minimum of 10%’,
does not apply in this instance.

Dual Aspect

Specific Planning Policy Requirement 3
states that

“In relation to the minimum number of
dual aspect apartments that may be
provided in any single apartment scheme,
the following shall apply:

(i) A minimum of 25% of units within
a development shall be required
to be dual aspect. Statutory plans
shall not specify minimum
requirements that exceed the
requirements of this Specific
Planning Policy Requirement.

The proposed Scheme positively complies and
exceeds the minimum Dual aspect
requirements for the provision of at a least
25% for central to urban accessible location
especially infill sites where it is necessary to
achieve a quality design in response to the
subject site characteristics and ensure good
street frontage where appropriate.

The proposed scheme provides 100% Dual
Aspect.

We refer to the Schedule of Accomodation
and Housing Quality Assessment Schedule
prepared DTA Architects for further detail of
this.
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(ii) (ii) For building refurbishment
schemes on sites of any size or
urban infill schemes on sites of up
to 0.25ha, planning authorities
may exercise further discretion
to consider dual aspect unit
provision at a level lower than
the 25% minimum outlined
above on a case-by-case basis,
but subject to the achievement
of overall high design quality in
other aspects..”

Floor to Ceiling

Specific Planning Policy Requirement 4
states that

Ground level apartment floor to ceiling
heights shall be a minimum of 2.7m. For
building refurbishment schemes on sites of
any size or urban infill schemes on sites of
up to 0.25ha, planning authorities may
exercise discretion on a case-by-case basis,
subject to overall design quality.

We note the proposed development has
Dimension constraint on site due to existing
structures and as a result has provided floor to
ceiling heights of 2650mm, of which all 53no.
units (100%) meet. As the proposed scheme is
situated on a C. 0.22 Ha site and is an urban
infill, we implore the Planning authority to
exercise its discretionary authority in this
instance with due regard given to the high-
quality design of the scheme in respect to
compliance with SPPR4.

Units Per Floor Core

Specific Planning Policy Requirement 5
states that:

There shall be no requirement within
statutory plans or within an individual
scheme in respect of a minimum number
of units per floor per core

We acknowledge that there are no restrictions
to the number of units per core and therefore
note the scheme is therefore compliant.

Communal, Community and Cultural
Facilities

Specific Planning Policy Requirement 6
states that:

The provision of new Communal,
Community and Cultural facilities within
apartment schemes shall only be required
in specific locations identified within the
development plan and shall not be
required on a blanket threshold-based
approach in individual apartment
schemes.

We note the proposed development is
compliant with SPPR6.
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13

JULY 2025



GLOVER COURT, DUBLIN 2

FOR DUBLIN CITY COUNCIL

5.6

Urban Development & Building Heights Guidelines for Planning Authorities (2018)

The Building Height Guidelines note that increasing prevailing building heights have a critical role to play
in addressing the delivery of more compact urban growth which is a key objective of the NPF under NPO
22. Itis contended that the development in question provides for a modest increase in the building
heights at Glover Court (from 5 storey max to a range of 5-7 storeys), yet still falls within the prevailing
building height of the area.

Section 3.1 of the Guidelines notes in any event that Planning Authorities must apply a set of broad
principles in considering development proposals for buildings taller than the prevailing building heights
in urban areas. In this particular case, the buildings at Glover Court are being increased in height only
modestly above that which already exists (by +1 and +2 floors only) and now range in height between 5
to 7 storeys and are within the prevailing heights of this part of the city centre as a result.

We would contend that the development as proposed will positively assist in securing National Planning
Framework objectives of focussing development in key urban centres (the City Centre) and in particular
fulfilling targets for brownfield infill developments, effectively supporting the National Strategic
Objective to deliver compact growth in the city centre.

Furthermore, the proposals are in line with the requirements of the City Development Plan 2022 —2028
which plan has taken clear account of the requirements set out in Chapter 2 of these Guidelines.

The Guidelines set out several Strategic Planning Policy Requirements (SPPR) which are noted as taking
precedence over any conflicting policies and objectives in the Development Plans and which are to be
applied where proposals are taller than prevailing building heights. In that context, notwithstanding the
proposals are arguably within the prevailing building heights, out of an abundance of caution the criteria
under Section 3.2 of the Guidelines are considered below for the benefit of the Competent Authority in
this case, noting that the building heights being proposed provide for 1 storey and 2 storey’s only above
the existing building heights and results in a building ranging in height between 5-7 storey’s and provides
a net +15 residential units only above the 38 existing dwellings at Glover Court:

Criteria Applicant Response

1. At the scale of the relevant city / town, to

include consideration of:-

o Whether the site is well served by public
transport with high capacity, frequent service
and good links to other modes of public
transport.

e Development integrates/enhances  the

Glover Court is situated is a centrally located
convenient location where much of the facilities
and amenities of the city are accessible on foot or
bicycle and is not reliant on the frequency or
capacity of public transport as a result.

As noted in section 2.1 of this report ; Glover

character and public realm of the area having
regard to topography, its cultural context,
setting of key landmarks and protection of
key views.

e A landscape and visual assessment to be
completed.

e On larger urban redevelopment sites, the
development should make a positive
contribution to place-making, incorporating
new streets and public spaces, sufficient
variety in scale and form to the scale of
adjoining developments and create visual
interest in the streetscape.

Court is very well served by existing public
transport options such as Dublin Bus routes 9, 16,
16D, 65, 65B,68,68B ,83,83B and 122 accessed at
two bus stops along Aungier Street, a short
walking distance west of the site and the Green
Line Luas is located east of the site at St. Stephen’s
Green.

The proposed Dublin Metrolink will have a station
at St. Stephen’s Green. There is a Dublin Bikes
station with 40 spaces located on York Street. As
part of the National Transport Authority (NDA)
Greater Dublin Area Transport Strategy 2022-
2042, Aungier Street is proposed to become a
primary radial cycle route and Mercer Street to
become a secondary cycle route.
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We contend the proposed development directly
responds and is compliant with the outlined
additional assessment and refer to the Travel
Management Plan prepared by CS Consulting for
further details.

We refer to both the Architectural Design
Statement prepared by DTA Architects, a
Landscape design statement prepared by Bernard
Seymour Landscape Architects and the Social
infrastructure Audit in section 7 of this report for
further details on how the proposed development
integrates and enhances the character and public
realm having regard to its topography and cultural
context respectively.

Further we refer to the Landscape / Townscape &
Visual Assessment Scoping Report prepared by
Murray and Associates and Verified Views and
Verified View Montages prepared by 3D Design
Bureau for a landscape and visual assessment.

We refer to the Architectural Design Statement
prepared by DTA Architects, a Landscape design
statement prepared by Bernard Seymour
Landscape Architects for further details on the
contribution to place making, incorporation of
new street, public spaces, variety in scale and
form in relation to the adjoining developments in
this instance.

2.At the scale of the

district/neighbourhood/street, to include

consideration of:-

e  Demonstrate how the proposal responds to
its overall natural and built environment and
makes a positive contribution to the urban
neighbourhood and streetscape.

e How it avoids long uninterrupted walls of
building form.

e How the proposal enhances the urban design

context of public spaces and key
thoroughfares and inland waterway/marine
frontage.

e How the proposal makes a positive

contribution to the improvement of legibility
through the site and integration to the wider
area.

We refer to section 5.1 and 7 of this report to
contend the proposed scheme intensifies and
developments an infill and brownfield site, further
enhancing quality of homes and economic
viability and vitality of the area surrounding the
subject site at York Street. The proposals provide
for an additional +15 dwellings, or +40% of the
housing stock at Glover Court and is consistent
with these criteria as a result.

We refer to both the Architectural Design
Statement prepared by DTA Architects and the
Landscape Design Statement for compliance the
proposed scheme has in relation to scale at the
district/neighbourhood/street and improves and
enhances the legibility of the street by the
enhancement of the built form in this location.

The development as proposed represents an
appropriate intensification of the existing
buildings at Glover Court that provide a
streetscape to York Street and Mercer Street. The
addition of 1 and 2 storey’s respectively to form a
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single L shaped building maintains that positive
contribution to the streetscape and thereby
avoids uninterrupted walls of building form.

3. At the scale of the site/building, to include
consideration of:-

e The form, massing and height of the proposal
should be carefully modulated so as to
maximise access to natural daylight,
ventilation and views and minimise
overshadowing and loss of light

e Appropriate and reasonable regard should be
taken of the qualitative performance
approached to daylight provision per BRE

In the first instance, we refer to the Daylight and
Sunlight Impact Assessment Report prepared by
Model Works that notes among other details in
this instance, the scheme performs well in terms
of sunlight exposure with 91% of the units
meeting the BRE Criteria, ie 48 of the 53 units.

We additionally note 70%, ie 108 of the 154 of the
habitual rooms in proposed scheme achieve
compliance with the BRE criteria in respect to
Daylighting .

Guidelines

e Where a proposal may not be able to fully
meet all the requirements for daylight
provision, this must be clearly identified, and
compensatory measures set out. The planning
authority or An Bord Pleandla should apply
their discretion, having regard to local factors
including specific site constraints and the
balancing of that assessment against the
desirability of achieving wider planning
objectives.

In this regard, the proposals in this case are as a
result of the refurbishment of the existing
buildings and these would cause a natural
constraint on achieving daylight requirements.
The compensatory measures in this case are that
all of the units effected, are of an enhanced design
and scale as they will now meet the Apartment
design standards and there is enhanced amenities
provided with the development over and above
that which exists.

As a result of the above, the Guidelines set out SPPR 3 and its associated criteria as the means of
assessing the appropriateness of building height where it exceeds the prevailing height in an area.

As the proposals amount to the addition of 1 to 2 storeys only over and above the scale of buildings that
exist already and would only be at 5-7 storeys overall in any event, and where there are already buildings
of similar height and taller in the immediate area, it was determined that there was no particular
requirement for any specific assessments to be prepared. Having regard to the above, it was considered
reasonable to conclude that the proposals would not give rise to adverse effects on
telecommunications, air navigation, microclimate, or bird flight paths given the relative low scale nature
of the development (ie less than 8 storeys). The Part 8 Application is accompanied by an Urban Design
Statement in the form of the Architects Design Statement and also an Appropriate Assessment — Stage
1 Screening Report and also an Environmental Impact Assessment Screening Report, both prepared by
Malone O'Regan Environmental.

We further contend the proposed development is compliant with SPPR 3 and refer to the various reports
accompanying this application as evidence of this, in particular the Travel Management Plans prepared
by CS Consulting, Ecological Impact Assessment prepared by Malone O'Regan Environmental, and the
Landscape and Visual Impact Assessment prepared by Murray & Associates and 3D Design Bureau
respectively for details on alignment with the criteria and assessment outlined above.

6 DUBLIN CITY DEVELOPMENT PLAN 2022 - 2028

The Dublin City Development Plan 2022-2028 is the current statutory plan governing the land use
planning and development of the City, and by extension the application site, at this time.
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It is expected that the Core Strategy, policies and objectives of the new Development Plan will reflect
the key changes in strategic national and regional planning policy that have occurred since the last
Development Plan was prepared and adopted. It has been outlined in the previous section of this
Report how the proposed development is consistent with strategic level planning policy to consolidate
city centre development and achieve dynamic and vibrant regeneration of highly accessible,
underutilised brownfield, with uses, building design and conservation appropriate to the commercial
centre of Dublin City.

The proposed development at Glover Court will continue to respond positively to the policies and
objectives of the Dublin City Development Plan 2022 — 2028.

6.1 Land Use Zoning

The application site and immediate surrounding area is zoned “Z5-City Centre” Which has the principal
Objective:

“To consolidate and facilitate the development of the central area, and to identify, reinforce,
strengthen and protect its civic design character and dignity”
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Figure 2: Extract from Dublin City Development Plan Zoning Map (SLA overlay in red)

Z5-Permissible Uses

Amusement/leisure complex, beauty/ grooming services, bed and breakfast, buildings for the health,
safety and welfare of the public, café/tearoom, childcare facility, civic offices, community facility,
conference centre, craft centre/ craft shop, creative, artistic, recreational building and uses,
cultural/recreational building and uses, cultural, delicatessen, education, embassy office, enterprise
centre, financial institution, funeral home, guesthouse, home-based economic activity, hostel
(tourist), hotel, industry (light), internet café/call centre, live-work units, media-associated uses,
medical and related consultants, mobility hub, nightclub, office, off-licence, off-licence (part), open
space, place of public worship, primary health care centre, public house, public service installation,
recycling facility, residential, restaurant, science and technology-based industry, shop (district), shop
(local), shop (major comparison), shop (neighbourhood), sports facility and recreational uses, student
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6.2

6.3

accommodation, take-away, training centre, veterinary surgery, warehousing (retail/non-food)/retail
park.

25- Open to Consideration Uses

Advertisement and advertising structures, betting office, Build to Rent residential, car park, car
trading, civic and amenity/recycling centre, household fuel depot, laundromat, motor sales
showroom, outdoor poster advertising, petrol station, postal hotel/motel, transport depot.

The proposed development is for the refurbishment and associated landscape works of an existing
Dublin City Council Residential Estate, therebefore permissible under Z5- City Centre Permissible uses.

Core Strategy

The Following Objectives of the core strategy are noted:

Dublin City Council Policies on Climate Action and building Adaptability

Policy CS07 | Promote Delivery of Residential Development and Compact Growth To promote the
delivery of residential development and compact growth through active land
management measures and a coordinated approach to developing appropriately
zoned lands aligned with key public transport infrastructure, including the SDRAs,
vacant sites and underutilized areas

Policy CS08 | Promote Active Land Management To promote active land management including
the vacant site levy and the Living City Initiative to encourage brownfield
development and densification in the city.

Policy CS010 | Support the Development of Brownfield, Vacant and Regeneration Sites To prepare,
where appropriate, masterplans and other non -statutory plans or strategies to
actively encourage and support the development of brownfield, vacant and
regeneration sites.

Applicant’s Response

We contend that the proposed residential development at Glover Court positively complies with
the above stated policies through the refurbishment and intensification of existing blocks. The land
on which the development takes place are suitably serviced land located near multiple public transit
options and multiple community amenities that enhances the quality of life of its residents.

Heritage Conservation

The proposed development at Glover Court is adjacent to an Architectural Conservation Area (ACA)
located to the west of the subject site with several protected structure within and without the ACA .
Additionally, in close proximity is the Royal College of Surgeons Ireland a Georgian Conservation Area;
these structures are within approximately 150 metres of Glover Court.
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Legend
® Protected Structures
® Georgian Conservation Area

Figure 3. Protected structures with in 150 meters of the proposed development at Glover Court.

We refer to the Archaeological Report prepared by IAC Archaeology for further details.

Building Height

Appendix 3 of the Dublin City Council Development Plan 2022-2028 relates to Achieving Sustainable.
Compact Growth Policy for Density and Building Height in the City.

The Development Plan sets out three general categories of height in the Dublin Context:

Prevailing Height: This is the most commonly occurring height in any given area. It relates the scale,
character and existing pattern of development in an area. Within such areas, there may be amplified
height. This is where existing buildings within the streetscape deviate from the prevailing height context,
albeit not to a significant extent, such as local pop up features. Such amplified height can provide visual
interest, allow for architectural innovation and contribute to a schemes legibility.

Locally Higher Buildings: These are buildings that are significantly higher than their surroundings and
are typically up to 50 metres in height. Higher buildings can act as Local or District landmarks.

Landmark/Tall Buildings: A landmark or tall building is one that is a significant intervention in the
cityscape and skyline. They are typically located in an area that denotes a specific function such as a
public transport interchange or a key urban quarter/ regeneration site. Landmark/tall buildings are
typically in excess of 50 metres in height, of exceptional architectural quality, can help people navigate
through the City and form memorable reference points.

The main determining factor in considering appropriate heights is the need to create exemplar urban
development with attractive streets, spaces and public areas that integrate successfully with the
surrounding area. The key factors that will determine height will be the impact on adjacent residential
amenities, the proportions of the building in relation to the street, the creation of appropriate enclosure
and surveillance, the provision of active ground floor uses and a legible, permeable and sustainable
layout.

It's our view, the proposed development positively responds to the prevailing height within its area with
a new building height range of 5 to 7 storeys between its two amalgamated blocks which representing
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a moderate increase from its existing 5 storeys for both blocks. The 7t floor element occurs on only one
of the buildings and can be considered to be an amplified, or pop-up, height in the context of this local
area and constitutes prevailing height as a result. This is in alignment with Appendix 3 acceptance of
the building heights (and also density as discussed below) for centrally located sites with proximity to

highly frequent public transit options.

However, Appendix 3 of the City Development Plan states that:-

Heights greater than 6 storeys within the Canal Ring will be considered on a case by case basis

subject to the performance criteria set out in Table 3.

As the proposals include a single 7 floor element and is above 6 floors, the following is an assessment of

the proposals in light of the criteria set out in Table 3 of Appendix 3:-

Performance Criteria in Assessing Proposals for
Enhanced Height, Density and Scale

Response

Objective 1. To promote development with a
sense of place and character

Enhanced density and scale should:

e respect and/or complement existing and
established surrounding urban structure,
character and local context, scale and built and
natural heritage and have regard to any
development constraints,

¢ have a positive impact on the local community
and environment and contribute to ‘healthy
placemaking’,

e create a distinctive design and add to and
enhance the quality design of the area,

e be appropriately located in highly accessible
places of greater activity and land use intensity,
¢ have sufficient variety in scale and form and
have an appropriate transition in scale to the
boundaries of a site/adjacent development in an
established area,

¢ not be monolithic and should have a well-
considered design response that avoids long slab
blocks,

e ensure that set back floors are appropriately
scaled and designed.

We once again reiterate the proposed scheme
intensifies and developments an infill and
brownfield site, further enhancing quality of
homes and economic viability and vitality of the
area surrounding the subject site at York Street.
The proposals provide for an additional 15
dwellings, or +40% of the housing stock at Glover
Court and is consistent with these criteria as a
result.

We refer to the Architecture Design Statement by
DTA Architects for details outlining the design
rationale for the promotion of a development
with a sense of place and character and which
demonstrates adherence to the performance
criteria in this case.

Objective 2. To provide appropriate legibility

Enhanced density  and scale should:
e make a positive contribution to legibility in an
area in a cohesive manner,
¢ reflect and reinforce the role and function of
streets and places and enhance permeability.

We refer to both the Architectural Design
Statement prepared by DTA Architects, and the
Landscape Design Statement prepared by Bernard
Seymour Landscape Architects for further details
on compliance on the provision of appropriate
legibility.
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Objective 3. To provide appropriate continuity
and enclosure of streets and spaces

Enhanced density  and scale should:
e enhance the urban design context for public
spaces and key thoroughfares,

o provide appropriate level of enclosure to
streets and spaces,
e not produce canyons of excessive scale and
overbearing of streets and spaces,
e generally be within a human scale and provide
an appropriate street width to building height
ratio of 1:1.5 - 1:3,
e provide adequate passive surveillance and
sufficient doors, entrances and active uses to
generate street-level activity, animation and
visual interest.

We refer to the Architectural Design Statement
and Landscape Design Statement for further
details on appropriate continuity and enclosure of
Street and Spaces arising from the proposals in
this case.

The Landscape and Visual Impact Assessment
enclosed with the Application highlights that the
human scale of both York Street and Mercer
Street are maintained in this proposal,
notwithstanding there are additional floors being
added to the existing buildings.

Objective 4. To provide well connected, high
quality and active public and communal spaces

Enhanced density  and scale should:
e integrate into and enhance the public realm
and prioritises pedestrians, cyclists and public
transport,

o be appropriately scaled and distanced to
provide appropriate enclosure/exposure to public
and communal spaces, particularly to residential
courtyards,

o ensure adequate sunlight and daylight
penetration to public spaces and communal areas
is received throughout the year to ensure that
they are useable and can support outdoor
recreation, amenity and other activities — see
Appendix 16,
e ensure the use of the perimeter block is not
compromised and that it utilised as an important
typology that can include courtyards for
residential development,
e ensure that potential negative microclimatic
effects (particularly wind impacts) are avoided
and or mitigated,
¢ provide for people friendly streets and spaces.

We refer to the following Architectural Design
statement, Landscape Design Statement, Traffic
and Transport Assessment (DMURS Compliance
Statement), Residential Travel Plan and Daylight
and Sunlight Impact Assessment Reports
prepared and included as part of this planning
application for compliance details in relation to
provision of well connected, high and active
public and communal spaces for the benefit of
future residents at Glover Court.

The proposed development has a moderate
building height increase and enlarged footprint to
form a5 to 7 storey building from two no. 5 storey
buildings and we therefore contend a
Microclimate Assessment is not needed in this
instance.

We refer to the Architects Design Statement
prepared by DTA Architects for details on the
quality of the design and the placemaking being
proposed in this case.
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Objective 5. To provide high quality, attractive
and useable private spaces

Enhanced density  and scale should:
e not compromise the provision of high quality
private outdoor space,

. ensure that private space is usable, safe,
accessible and inviting,
e ensure windows of residential units receive
reasonable levels of natural light, particularly to
the windows of residential units within courtyards

- see Appendix 16,
e assess the microclimatic effects to mitigate and
avoid negative impacts,

e retain reasonable levels of overlooking and
privacy in residential and mixed use
development.

We refer to the Architects Design Statement
prepared by DTA Architects, together with the
planning drawings themselves for details on
compliance on provision of high quality private
outdoor space and demonstrates the degree of
privacy and freedom from overlooking that will be
enjoyed by future residents.

Additionally, we refer to the Daylight and Sunlight
Report prepared by ModelWorks for further
details on the proposed development’s
compliance with Sunlight access and which also
considers the impacts on the surrounding
buildings.

The proposed development has a moderate
building height increase and enlarged footprint to
form a5 to 7 storey building from two no. 5 storey
buildings. In addition, the existing building are
already 5 floors, so the development proposed
amount to 1 to 2 additional floors only, along with
the infill elements to the building and as a result
we therefore contend a Microclimate Assessment
is not needed in this instance.

Objective 6. To promote mix of use and diversity
of activities

Enhanced density  and scale should:
o promote the delivery of mixed use
development including housing, commercial and
employment development as well as social and

community infrastructure,
e contribute positively to the formation of a
‘sustainable urban neighbourhood’,
. include a mix of building and dwelling
typologies in the neighbourhood,

e provide for residential development, with a
range of housing typologies suited to different
stages of the life cycle.

The proposed development is principally a
residential development and while not a mixed-
use development with additional commercial and
employment uses, its located at the heart of
Dublin City within a 10-minute walk of a myriad of
commercial, retail and community amenities.

We note and refer to section 7 of this report which
outlines a social infrastructure audit indicating the
proposed development’s proximity to a myriad of
sustainable community amenities such as schools,
retail outlets and healthcare providers which
contribute positively to the formation of
sustainable urban neighborhood.

Additionally, we refer to the Architectural Design
Statement and Housing Quality Assessment
prepared by DTA Architects which outlines a
provision of different housing typologies from 1, 2
& 3 -bedroom apartments to accommodate
potential needs at different stages of the life
cycle.

Objective 7. To ensure high quality and
environmentally sustainable buildings

Enhanced density  and scale should:
e be carefully modulated and orientated so as to
maximise access to natural daylight, ventilation,
privacy, and views to minimise overshadowing

We contend the proposed development has been
designed to maximize dual aspect, sunlight and
daylight accessibility, privacy and ventilation and
therefore in this case once again refer to the
Sunlight and Daylight Report by ModelWorks.

STEPHEN LITTLE & ASSOCIATES 22

JULY 2025




GLOVER COURT, DUBLIN 2

FOR DUBLIN CITY COUNCIL

and loss of light — see Appendix 16,
e not compromise the ability of existing or
proposed buildings and nearby buildings to

achieve passive solar gain,
o ensure a degree of physical building
adaptability as well as internal flexibility in design
and layout,
e ensure that the scale of plant at roof level is
minimised and have suitable finish or

screening so that it is discreet and unobtrusive,
* maximise the number of homes enjoying dual
aspect, to optimise passive solar gain, achieve
cross ventilation and for reasons of good street
frontage,

* be constructed of the highest quality materials
and robust construction  methodologies,
o incorporate appropriate sustainable
technologies, be energy efficient and climate
resilient,

e have appropriate and reasonable regard to
quantitative approaches to assessing daylighting
and sun lighting proposals. Where appropriate,
satisfactory, alternative compensatory design
solutions should be provided for a failure to meet
reasonable daylighting provisions, in the context
of a constrained site or securing wider objectives
such as comprehensive urban regeneration or an
effective urban design and streetscape solution —
see Appendix 16,
o incorporate an Integrated Surface Water
Management Strategy to ensure necessary public
surface water infrastructure and nature based
SUDS solutions are in place — see Appendix 13,
e include a flood risk assessment - see SFRA
Volume 7.

We note 100% of the units have dual aspect as
indicated by the Housing Quality Assessment
Schedule prepared by DTA Architects.

We refer to the Surface water Management plan
prepared by CS Consulting for further details
outlining strategies for the public surface water
infrastructure, nature-based SUDS solutions and
Flood Risk Assessment.

Objective 8. To secure sustainable density,
intensity at locations of high accessibility

Enhanced density  and scale should:
e be at locations of higher accessibility well
served by public transport with high capacity
frequent service with good links to other modes of
public transport,
¢ |ook to optimise their development footprint;
accommodating access, servicing and parking in
the most efficient ways possible integrated
into the design.

The proposed development provides 9no. Parking
spaces consisting of 1no. accessible parking EV
charging provision, 4 no. EV charging spaces,
standard parking bays, 5 no. standard car parking
spaces. While significantly lower than the
maximum allowable capacity of 27no. car parking
spaces under the current DCC Development Plan,
calculated at 0.5 car parking spaces per unit. We
contend that given the subjects site location
within the heart of Dublin and its proximity to
several public transit options; this is compliant
with the Planning Authority’s Climate Action and
sustainable transport objectives such SMT27: and
SMT29.

Additionally ,as noted in section 2.1 of this
report ; Glover Court is very well served by
existing public transport options such as Dublin
Bus routes 9, 16, 16D, 65, 65B,68,68B,83,83B and
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122 accessed at two bus stops along Aungier
Street, a short walking distance west of the site
and the Green Line Luas is located east of the site
at St. Stephen’s Green.

The proposed Dublin Metrolink will have a station
at St. Stephen’s Green. There is a Dublin Bikes
station with 40 spaces located on York Street. As
part of the National Transport Authority (NDA)
Greater Dublin Area Transport Strategy 2022-
2042, Aungier Street is proposed to become a
primary radial cycle route and Mercer Street to
become a secondary cycle route.

We contend the proposed development directly
responds and is compliant with the above
outlined policies and refer the Planning Authority
to the Travel Management Plan prepared by CS
Consulting for further details.

Objective 9. To protect historic environments
from insensitive development

Enhanced density  and scale should:
e not have an adverse impact on the character
and setting of existing historic environments
including  Architectural Conservation Areas,
Protected Structures and their curtilage and
National Monuments — see section 6 below.
e be accompanied by a detailed assessment to
establish the sensitives of the existing
environment and its capacity to absorb the extent
of development proposed,
e assess potential impacts on keys views and
vistas related to the historic environment.

We refer to the Archaeological Report prepared
by IAC Archaeology for further details.

Additionally, we refer to the Landscape and Visual
Impact Assessment, prepared by Murray &
Associates  which  notes, the proposed
development is considered to have an overall
positive effect on the south city area in which it is
located, and improves the visual and
landscape/townscape quality in comparison with
the existing building which is being replaced.

Objective 10 To ensure
management and maintenance

appropriate

Enhanced density and scale should
e Include an appropriate management plan to

We refer to the Service and Operation
Management Plan prepared by CS Consulting for
further details in relation to the provision of
appropriate management and maintenance of
the proposed development.

address matters of security, management of
public/communal areas, waste management,
servicing etc.

6.5 Density

Appendix 3 of the Development Plan notes that appropriate higher density schemes are considered to
be ones that combine mixed tenure homes, public space and community infrastructure. High quality
design and placemaking are however, the critical factors when developing higher density developments.
The strategic approach is that the highest densities should be located at the most accessible and
sustainable locations. Sustainable densities promoting the highest quality of urban design and open
space will be sought by the City Council in all new developments. The density of a proposal should
respect the existing character, context and urban form of an area and seek to protect existing and future
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6.6

residential amenity. Public transport accessibility and capacity will also determine the appropriate
density permissible.

Table 1, Appendix 3 of the Development Plan outlines supported density ranges as follows: -

Location Net Density Range (units per ha)
City Centre and Canal Belt 100-250

SDKRA 100-250

SDZ/LAP As per SDZ Planning Scheme/LAP
Key Urban Village 60-150

Former 26 100-150

Outer Suburbs 60-120

Figure 3: Appendix 3 Net Density Range

The above outlined net density range of 100-250 Units/Ha Glover Court is subject are noted to be aligned
with the most recently published Sustainable Residential Development and Compact Settlements
Guidelines for Planning Authorities (2023) that comply and supersede the above Appendix 3 Density
range requirements and standards.

The Compact Settlement Guidelines identify Glover Court as within the City Centre Area described as a
city core with immediately surrounding neighborhoods, the greatest intensity of land uses such as higher
orders of employment, recreation, cultural, educational, commercial and retail uses. The Guidelines
note residential net densities in the range of 100 to 300 dph shall generally be applied to centres of
Dublin.

We contend therefore the proposed density of 245 units/Ha at Glover Court positively complies with
the above stated requirements and policy objectives to deliver a compact scheme which constitutes a
sustainable settlement and proper planning.

Shape & Structure of the City

The following are policies outline the Planning Authority’s approach to sustainably developing the shape
& structure of the City:

Dublin City Council Policies on

Policy SC11: | In alignment with the Metropolitan Area Strategic Plan, to promote compact
growth and sustainable densities through the consolidation and intensification of
infill and brownfield lands, particularly on public transport corridors, which will:

e enhance the urban form and spatial structure of the city;

e be appropriate to their context and respect the established character of the
area;

e include due consideration of the protection of surrounding communities and
provide for enhanced amenities for existing and future residents;

e be supported by a full range of social and community infrastructure such as
schools, shops and recreational areas;

e and have regard to the criteria set out in Chapter 15: Development Standards,
including the criteria and standards for good neighbourhoods, quality urban
design and excellence in architecture.
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Policy SC14:

To ensure a strategic approach to building height in the city that accords with The
Urban Development and Building Height Guidelines for Planning Authorities (2018)
and in particular, SPPR 1 to 4.

Policy SC19:

To promote development which positively contributes to the city’s built and natural
environment, promotes healthy placemaking and incorporates exemplar standards
of high-quality, sustainable and inclusive urban design and architecture befitting the
city’s environment and heritage and its diverse range of locally distinctive
neighbourhoods.

Policy SC12:

To promote a variety of housing and apartment types and sizes, as well as tenure
diversity and mix, which will create both a distinctive sense of place in particular
areas and neighbourhoods, including coherent streets and open spaces and provide
for communities to thrive

Policy SC21:

To promote and facilitate innovation in architectural design to produce
contemporary buildings which contribute to the city’s character and which
mitigates and is resilient to, the impacts of climate change.

Policy SC23:

That Design Statements shall be submitted for all large scale residential (+50 units)
and commercial development proposals (+1,000 sq. m.) in accordance with the
principles set out in Chapter 15.

Applicant’s Response

We refer to the planning particulars submitted by DTA Architects that outline the design rational
behind the refurbishment and intensification of this infill and brown fill site within the heart of
Dublin city Centre.

6.7 Quality Housing & Sustainable Neighbourhoods

The following are policies outline the Planning Authority’s approach to proving quality housing and
sustainable Neighbourhoods within the Administrative area of Dublin City Council:

Dublin City Council Policy

Policy
QHHSNe6:

To promote and support residential consolidation and sustainable intensification
through the consideration of applications for infill development, backland
development, mews development, re-use/adaption of existing housing stock and
use of upper floors, subject to the provision of good quality accommodation.

Policy
QHHSN 11:

To promote the realisation of the 15-minute city which provides for liveable,
sustainable urban neighbourhoods and villages throughout the city that deliver
healthy placemaking, high quality housing and well designed, intergenerational and
accessible, safe and inclusive public spaces served by local services, amenities,
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sports facilities and sustainable modes of public and accessible transport where
feasible.

Policy To promote the provision of high-quality apartments within sustainable
QHHSN 36: neighbourhoods by achieving suitable levels of amenity within individual
apartments, and within each apartment development, and ensuring that suitable
social infrastructure and other support facilities are available in the neighborhood.
Policy To ensure that all residential applications comprising of 50 or more units shall
QHHSN 48: include a community and social audit to assess the provision of community facilities

and infrastructure within the vicinity of the site and identify whether there is a need
to provide additional facilities to cater for the proposed development. Refer to
Section 15.8.2 of Chapter 15: Development Standards

Applicant’s Response

We contend the proposed development is compliant with Policies QHHSN6, QHHSN 11, QHHNS 36
and QHHSN 48 through the re-use, retrofitting, amalgamation, refurbishment and intensification of
the two existing blocks at Glover Court and the upgrade of the existing inner hard standing
courtyard into a community amenity space positively responds to the above policy requirement.

The proposed development achieves this by:

e  Proving new high-quality housing through the retrofitting, expanding 38 no. existing
residential units and the addition of a further 15 no. units as part of a densification of the
subject site to comply with the Sustainable urban Housing Design Standards for New
Apartments Guidelines for Planning Authorities (2022).

e Additionally, the proposed development is situated on serviced land within the heart of
Dublin City Centre in proximity to several public transit and diverse land use options which
a myriad of community amenities which enhance the well-being, cohesion and quality of
life of City’s residents. We refer the Planning Authority to the Social infrastructure Audit in
section 7 of this report assessing the provision of community amenities and infrastructure.

6.8 Sustainable Movement & Transport

The Dublin City Council transport policy emphasizes a shift towards sustainable modes, prioritizing
active travel and public transport while reducing reliance on private cars and promoting ease of
movement, environmental sustainability, and adaptation to climate change.

Relevant City Development Plan Policies and Objectives are:

Dublin City Council Policies on

Policy SMT1:

To continue to promote modal shift from private car use towards increased use of
more sustainable forms of transport such as active mobility and public transport,
and to work with the National Transport Authority (NTA), Transport Infrastructure
Ireland (TIl) and other transport agencies in progressing an integrated set of
transport objectives to achieve compact growth.
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Policy SMT6: | To promote best practice mobility management and travel planning through the
requirement for proactive mobility strategies for new developments focused on
promoting and providing for active travel and public transport use while managing
vehicular traffic and servicing activity.

Policy SMT9: | To encourage and facilitate the co-ordinated delivery of high-quality public realm in
tandem with new developments throughout the city in collaboration with private
developers and all service/utility providers, through the Development Management
process.

Applicant’s Response

The proposed development provides 9no. Parking spaces consisting of 1no. accessible parking EV
charging provision,4no. EV charging spaces, standard parking bays,5 no. standard car parking
spaces. While significantly lower than the maximum allowable capacity of 27no. car parking spaces
under the current DCC Development Plan, calculated at 0.5 car parking spaces per unit. We contend
that given the subjects site location within the heart of Dublin and its proximity to several public
transit options; this is compliant with the Planning Authority’s Climate Action and sustainable
transport objectives such SMT27: and SMT29.

Additionally ,as noted in section 2.1 of this report ; Glover Court is very well served by existing
public transport options such as Dublin Bus routes 9, 16, 16D, 65, 65B ,68,68B ,83,83B and 122
accessed at two bus stops along Aungier Street, a short walking distance west of the site and the
Green Line Luas is located east of the site at St. Stephen’s Green.

The proposed Dublin Metrolink will have a station at St. Stephen’s Green. There is a Dublin Bikes
station with 40 spaces located on York Street. As part of the National Transport Authority (NDA)
Greater Dublin Area Transport Strategy 2022-2042, Aungier Street is proposed to become a primary
radial cycle route and Mercer Street to become a secondary cycle route.

We contend the proposed development directly responds and is compliant with the above outlined
policies and refer the Planning Authority to the Travel Management Plan prepared by CS Consulting
for further details.

6.8.1  Car Parking

Dublin City Council emphasizes sustainable parking policies, limiting car parking based on accessibility
and promoting car share schemes and EV charging. Additionally, it recognizes the need for residential
parking and safe bike parking, balancing street management with green initiatives and improved
pedestrian and cyclist networks.

Dublin City Council Policies on

Policy Car Parking in Residential and Mixed-Use Developments

SMT27: I. To provide for sustainable levels of car parking and car storage in residential

schemes in accordance with development plan car parking standards (see
Appendix 5) to promote city center living and reduce the requirement for
car parking.

Il encourage new ways of addressing the transport needs of residents (such as
car clubs and mobility hubs) to reduce the requirement for car parking.

1. To safeguard the residential parking component in mixed-use developments
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Policy
SMT29

Expansion of the EV Charging Network To support the expansion of the EV charging
network by increasing the provision of designated charging facilities for Electric
Vehicles on public land and private developments in partnership with the ESB and
other relevant stakeholders; and to support the Dublin Regional EV Parking Strategy

Applicant’s Response

The proposed development provides 9no. Parking spaces consisting of 1no. accessible parking EV
charging provision,4no. EV charging spaces, standard parking bays,5 no. standard car parking
spaces. While significantly lower than the maximum allowable capacity of 27no. car parking spaces
under the current DCC Development Plan, calculated at 0.5 car parking spaces per unit.

We contend that given the subjects site location within the heart of Dublin and its proximity to
several public transit options; this is compliant with the Planning Authority’s Climate Action and
sustainable transport objectives such SMT27: and SMT29.

6.9 Development Management and Standards

6.9.1

Climate Action

Chapter 3 of the City Development Plan outlines an overall strategic approach to climate action with
an aim to integrate climate mitigation and adaptation principles across all chapters of the
Development Plan to ensure that Dublin become a low carbon and climate resilient city.

The following Policies and Objectives of the Development Plan are relevant in this instance:

Dublin City Council Policies on Climate Action
and Building Adaptability

Applicants Response

Policy
CA3:

To support the transition to a low
carbon, climate resilient city by
seeking  sustainable settlement
patterns, urban forms and mobility
in accordance with the National
Planning Framework 2018 and the
Regional Spatial and Economic
Strategy 2019.

We contend the proposed development a
refurbishment and infill in the heart of Dublin
City Centre is compliant with the sustainable
settlement and proper planning objectives of
the National planning Framework (as amended)
and the Regional Spatial and Economic Strategy
2019.

As outlined in section 5.1 of this report, the
proposed development is compliant with the
following National Planning objectives (NPO -
July 2024 revised draft): - NPO 1,4,7,11 &14 and
2019 RPO 4.5,5.4 &5.5

Policy
CA7:

To support high levels of energy
conservation, energy efficiency and
the use of renewable energy sources
in existing buildings, including
retrofitting of appropriate energy
efficiency measures in the existing
building stock, and to actively

We refer the Planning Authority to the Climate
Action and Energy Statement prepared by DTA
with IDT input submitted as part of the
application. The statement outlines a low
carbon Heating Approach which would be
compliant with Policy CA7 &CAS8.
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retrofit Dublin Council housing stock
to a B2 Building Energy Rating (BER)
in line with the government’s
Housing for All Plan retrofit targets
for 2030.

Policy
CAS:

To require low carbon development
in the city which will seek to reduce
carbon dioxide emissions, and which
will meet the highest feasible
environmental standards during
construction and occupation, see
Section 15.7.1 when dealing with
development proposals. New
development  should generally
demonstrate/ provide for:

a) building layout and design
which maximises daylight,
natural ventilation, active
transport and public
transport use;

b) sustainable
building/services/site
design to maximise energy
efficiency;

c) sensitive energy efficiency
improvements to existing
buildings;

d) energy efficiency, energy
conservation, and the
increased use of renewable
energy in existing and new
developments;

e) on-site renewable energy
infrastructure and
renewable energy;

f)  minimising the generation
of site and construction
waste and  maximising
reuse or recycling.

g) the use of construction
materials that have low to
zero embodied energy and
CO2 emissions; and

h) connection to (existing and
planned) decentralised
energy networks including
the Dublin District Heating
System where feasible.

We refer the Planning Authority to the Climate
Action and Energy Statement prepared by
Varming. The statement outlines a low carbon
Heating Approach which would be compliant
with Policy CA7 &CAS.

We further contend there has been a facilitation
and provision of highly energy efficient homes
and Buildings to achieve zero carbon standards
to meet operational carbon, embodied carbon
and portable water targets.

Additionally, all 53 proposed units are 100%
dual aspect and therefore maximize daylight
and natural ventilation.

Additionally, we direct the Planning Authority to
the Building Lifecycle Assessment prepared by
Passivate Energy Consultant.
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Policy
CA9:

Development proposals must
demonstrate sustainable, climate
adaptation, circular design principles
for new buildings / services / site.
The council will promote and
support development which s
resilient to climate change. This
would include:

e measures such as green
roofs and green walls to
reduce internal overheating
and the urban heat island
effect;

e ensuring the efficient use of
natural resources (including
water) and making the most
of natural systems both
within and around
buildings;

e minimising pollution by
reducing surface water
runoff through increasing
permeable surfaces and use
of Sustainable Drainage
Systems (SuDS);

e reducing flood risk, damage
to property from extreme
events— residential, public
and commercial;

e promoting, developing and
protecting biodiversity,
novel urban ecosystems
and green infrastructure.

We refer the Planning Authority to the Climate
Action and Energy Statement prepared by
Varming.

Additionally, we refer the Planning Authority to
the following for compliance regarding the
outlined policy details:

Landscape Design Statement prepared by
Bernard Seymour Landscape Architects

The Civil Engineering Report Prepare by CS
Consulting for compliance to policy.

The Tree Survey/ Arboricultural
Assessment prepared by John
Arboricultural Consultant.

Impact
Morris

Policy
CA10:

All new developments involving 30
residential units and/or more than
1,000sg.m. of commercial floor
space, or as otherwise required by
the Planning Authority, will be
required to submit a Climate Action
Energy Statement as part of the
overall Design Statement to
demonstrate how low carbon energy
and heating solutions, have been
considered as part of the overall
design and planning of the proposed
development.

We refer the Planning Authority to the Climate
Action and Energy Statement prepared by
Varming submitted as part of the application.

Policy
CA25:

To ensure that sufficient charging

points and rapid charging
infrastructure are provided on
existing streets and in new
developments subject to

The proposed development provides 9no.
Parking spaces consisting of 1no. accessible
parking EV charging provision, 4no. EV charging
spaces, standard parking bays, 5 no. standard
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6.9.2

appropriate design, siting and built
heritage considerations and having
regard to the Planning and
Development Regulations (2001) as
amended, which have been updated
to include EV vehicle charging point
installation.

car parking spaces. We contend this positively
complies with Policy CA25.

Car parking

The Dublin City Council area is divided into three zones for parking control. These zones are outlined
inAppendix 5 of the Development Plan which notes the following relevant maximum car parking
standards for residential development, see extract below: -

Table 2:

Maximum Car Parking Standards for Various Land Uses

Hotel® None

Nursing Home
Retirement Home

Elderly Persons

Sl B | Sheltered Housing

Duplexes

T N R

1per3rooms  1perroom

1 per 3 residents 1 per 2 residents 1 per 2 residents

Housing 1 per 4 dwellings 1 per 2 dwellings 1 per 2 dwellings

Student X 1 per 20 bed 1 per 10 bed
. None
Accommodation spaces spaces
Houses
Apartments/ 0.5 per dwelling 1 per dwelling 1 perdwelling

Figure 4: Appendix 5 Car Parking Standards

We note that the proposed development is within zone 1 and therefore has the following standard
for its permissible land use of 0.5 car parking spaces per dwelling or unit. This gives the subject site at
Glover Court an indicative allowable car parking space capacity of 27 no. Car parking Spaces, well
above the proposed 9 no. Car parking spaces.

We contend, this positively aligns with Dublin City Council’s Sustainable Movement and Transport
policies SMT 27 & SMT 29 regarding Car parking to reduce the requirement for car parking by providing
sustainable levels of car parking spaces to encourage the use of public transit and active travel options
given the intensive sustainable transport infrastructure within the core and out skirts of Dublin City
Council area.

Additionally, we contend the proposed development satisfactorily demonstrates the need for a
reduction in parking spaces given the following criteria in the Appendix 5 Car Parking standards:

e Locational suitability and advantages of the site.

e Proximity to High Frequency Public Transport services (10 minutes’ walk).

e  Walking and cycling accessibility/permeability and any improvement to same.

e The range of services and sources of employment available within walking distance of the
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6.9.3

6.9.4

e development.

e Availability of shared mobility.

e Impact on the amenities of surrounding properties or areas including overspill parking.
e Impact on traffic safety including obstruction of other road users.

e Robustness of Mobility Management Plan to support the development.

Bicycle parking

Bicycle parking is divided into two categories- long term spaces are designed for use by residents and
shall be in a secure and well-lit area. Short stay/visitor spaces are designed for use by the public and
shall be in highly visible areas for ease of access. The standards for Bike Parking are as below:

Table 1: Bicycle Parking Standards for Various Land Uses

To be determined by

Hotel? AllZones  1per5staff the planning authority
on case by case basis

Nursing Home
Elderly Persons 1 per 5 staff .
Accommodation/ All Zones  1per5 1 per 10residents

Sheltered residents
Accommodation FIEHTTFE

Residential All Zones 1 pet 1 per two apartments
Apartment? bedroom

it AllZones  1perunit  1per5dwellings
Dwelling

Student All Zones 1 per 1 per 5 bedrooms
Accommodation bedroom

Figure 5: Bicycle Parking Standards

The proposed development provides a secure, protected bicycle pavilion, designed in the central
courtyard to accommodates 99 no. long term/residential bicycles parking spaces via mainly a double
deck rack system, which includes 14no. short stay/visitor spaces (12 no bicycles via standard Sheffield
stands and 2no. cargo bicycle parking). We note this is compliant with the 99no. minimum required
per Development Plan based on bedroom space, promoting the modal shift from a car-oriented to
active travel model as indicated in Policy SMT1 and Policy SMT6.

Public Open Space

Itis a policy of Dublin City Council (Policy GI28) “To ensure that in new residential developments, public
open space is provided which is sufficient in amenity, quantity and distribution to meet the
requirements of the projected population, including play facilities for children and that it is accessible
by safe secure walking and cycling routes.”

Section 15.8.6 outlines the following requirements for residential development to their land use
zoning:
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Residential development (21, 22, Z3, Z4, Z5,
Z6, 78, 710, Z14)
Residential development (Z12) (Z15) 25%

10%

Figure 6: Public Open Space Requirements

The Subject site is subject to Z5 land use zoning and therefore requires that 10% of the development
be allocated to Public Open Space to contribute to the communities active and passive recreation,
including relaxation and children’s playground, unless there are mitigating circumstances. The existing
Glover Court Development has no public open space provision, and we note the addition of 15no0.
units will not dramatically increase this need. 10% of this site would amount to an area of
approximately 215sgm which is not sustainable as an area of public open space in any event. We
additionally note, Glover Court is near St. Stephen’s Green and several other smaller public parks, that
act as green steppingstones in the fabric of the city, and which provide extremely high quality publicly
accessible public open spaces for residents of Glover Court to enjoy. Furthermore, as is evidenced in
the Social Infrastructure Audit below, in addition to public parks, the development is in an area that is
already particularly well served by a wide range of facilities and amenities for residents of Glover Court
to avail of and which cater for their needs. As a result, the provision of public open space at Glover
Court is not considered necessary or appropriate.

The proposed development provides 260 Sq.m in addition to 250 sq.m planting as part of the
refurbished and shared Community amenity space, which we note positively adds to the green matrix
of the city, contributing to the enhanced biodiversity of inner-city Dublin and to the community
cohesion of the refurbished DCC residential estate.

We direct the Planning Authority to the Landscape Design statement prepared by BSLA for planning
and particulars regarding landscape details.

6.9.5 Private Amenity Space

Section Section 15.8.8 Play Infrastructure of the Development plan notes all applications which
include the provision of public open space shall be subject to a requirement to provide for appropriate
playground facilities. In schemes of 25 or more units, small play spaces of 85-100 sq. m. are considered
suitable for toddlers and children up to the age of six, with suitable play equipment, seating for parents/
guardians, and within sight of the apartment building.

We direct the Planning Authority to the Landscape Design statement by BSLA for detailed information
on the Children’s playground which is part of the proposed development.

6.10 Flood Risk Management

The Subject site lies outside the areas identified as containing a flood risk according to the Strategic
Flood Risk Assessment undertaken as part of the Development Plan and as shown on the relevant
Flood Zone Map Set E contained in Volume 7-Strategic Flood Risk Management. In addition, the Flood
Risk Assessment accompanying Glover Court does not identify these specific lands as having any fluvial
or pluvial flood risk associated with them and additionally the development as proposed will not give
rise to any increased risk of flooding.

We refer the Planning Authority to the Flood Risk Assessment included within the Surface Water
Management Plan prepared by CS Consulting.

6.11 EIAR

The Planning Authority is required to determine if a proposed development requires an Environment
Impact Statement Assessment based on the requirements set out in Schedule 5 of the Planning &
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Development Regulations 2001, as amended that does not exceed the stated threshold (as per article
92).

The proposed development at Glover Court is a refurbishment of an existing Dublin City Council
Residential Estate and is not therefore listed in Schedule 5. Additionally, as the proposed development
is significantly below the residential threshold of the construction of more than 500 dwelling units and
comprises the refurbishment of an existing building and modest increase in height no significant
adverse environmental impacts are envisaged.

We refer the Planning Authority to the Environmental Impact Assessment Screening Report prepared
by Malone O’Regan Environmental.

6.12 Appropriate Assessment

We refer the Planning Authority to the Appropriate Assessment prepared by Malone O’Regan
Environmental which notes the subject site is not located within or direct adjacent to any projected
European Sites, however the boundaries of nineteen protected European sites are located within 15
km from the site.

Further, MOR notes no designated habitats were identified onsite as such no impacts associated with
designated habitat loss/degradation can result from the proposed development are anticipated due
to the separation distance and lack of hydrological connections between the subject site and
forementioned 19 European sites.

Lastly, no high-risk invasive species were recorded within the proposed development thus no impacts
associated with the spread of invasive species because of the proposed development is anticipated.

Therefore, it is not considered that the proposed development would be likely to have a significant
effect individually or in combination with other plans or projects on a European site.

We acknowledge that the Council are the Competent Authority in this regard.

7 SOCIAL INFRASTRUCTURE

Section 15.8.2 Community and Social Audit notes that all residential application consisting of 50 or
more units shall include a Social Infrastructure audit to assess the availability of community amenities
in proximity of the subject site and ascertain whether there is need for additional facilities.

We would also note to the Planning Authority; Childcare Facilities should be excluded from the social
infrastructure Audit as the Proposed quantum development of 53 no. units does not meet the
threshold requirement for an assessment and addition of a childcare facility as outlined by Childcare
Facilities: Guidelines for Planning Authorities 2001’ (“the Childcare Guidelines”) which recommends:

“the provision of 20no. childcare spaces for every 75n0. dwellings permitted in a scheme”.

This Section of the Planning report, therefore, outlines a social infrastructure audit, assessing the vital
components that contribute to the well-being and cohesion of communities. This includes an analysis
of primary and secondary schools, healthcare services, sports facilities, arts, and cultural amenities, as
well as places of worship and other social resources. By assessing the availability and accessibility of
these facilities, we aim to understand their impact on the overall quality of life and the resilience of
the proposed development area. This comprehensive examination will inform strategies to enhance
social connectivity, promote inclusivity, and foster a thriving and sustainable community environment.

7.1 Primary Schools

In this section, a map is presented illustrating the proximity of primary schools within a 1km radius of
the subject site. This map serves as a visual representation of the accessibility of primary education
facilities to residents in the surrounding area. By identifying and mapping these schools, insight is
gained into the educational resources available to families living within the vicinity of the proposed
development. It should be noted the quantum of residential units is moderately increasing from 38
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units to 53 units. Therefore, it’s expected the prevailing capacity of the schools within and without the
1km buffer of the proposed development to adequately accommodate the significantly moderate
growth of potential primary school going children if any.
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Figure 4: Map showing primary schools with in 1km of development site shown in Blue.

1. | St.Endas Primary School 168m
2. | St.Brigids Catholic primary School 665m
3. | Warrenmont Primary School 879m
4. | Bunscoil Sancta Maria (ERST) 700m
5. | CUS Secondary and Primary School 800m

Table 2:Primary Schools within 1km of the Proposed development
7.2 Secondary Schools

In this section, a map is provided to illustrate the proximity of secondary schools within a 2km radius
of the subject site. This expanded radius acknowledges the broader catchment area typically
associated with secondary education facilities. By identifying and mapping these schools, we gain
insight into the accessibility of secondary education resources for residents in the surrounding area. It
should be noted the quantum of residential units is moderately increasing from 38 units to 53 units.
Therefore, it’s expected the existing capacity of the schools within and without the 1km buffer of the
proposed development to be able to accommodate the significantly moderate growth of Secondary
school going children if any.
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Figure 5: Map showing secondary schools with in 1km of development site shown in red.
1. | St. Patricks Cathedral Grammar School 482m
2. | Christian Brothers Secondary School 676m
3. | Catholic University School 764m
4. | The Institute of Education 797m
5. | CUS Secondary and Primary School 800m
6 Loreto College,St. Stephen’s Green 637m

Table 3:Secondary Schools within 1km of the Proposed development

7.3 Healthcare

This map illustrates the proximity of various healthcare facilities surrounding the development site.
Ranging from medical centers and pharmacies to hospitals and clinics, these facilities play a crucial
role in providing healthcare services to residents in the vicinity. By identifying and mapping these
establishments, we gain insight into the accessibility of healthcare resources for individuals and
families living in the surrounding area. This analysis assists in understanding the healthcare
infrastructure available to support the proposed development and its potential impact on local
healthcare demand.
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Figure 7: Map showing approximate healthcare facility locations with in 1.km of development site shown in in
Blue.

1. Leonards Corner Pharmacy Medical Centre 1.1km
2. South Circular Pharmacy Pharmacy 974m
3. Phelans Pharmacy Pharmacy 793m
4, Lloyds Pharmacy Pharmacy 507m
5. The Meath Primary Care Hospital 520m
6. Patrick Street Pharmacy Pharmacy 542m
7. Mercer’s Medical Centre Medical center 162m
8. Mercer pharmacy Pharmacy 191m
9. Hickey’s pharmacy Pharmacy 423m
10. Dublin Dental University Hospital Hospital 879m
11. Dowling Pharmacy Pharmacy 796 m
12. Royal Victoria Eye and Ear Hospital Hospital 956 m
13. Foody’s Pharmacy Pharmacy 750m
Table 4:Healthcare Facilities within 1km of the proposed development.
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7.4 Sports and Recreation

This map presents the nearby sporting facilities surrounding the development site, offering a variety
of athletic options. From football and basketball clubs to tennis and cricket facilities, these
establishments cater to diverse recreational interests. By mapping these amenities and their distances
from the site, insight is gained into the accessibility of sporting opportunities for individuals and
families in the area. This analysis contributes to understanding the potential recreational options
available to residents of the proposed development, enhancing the community's vitality and well-
being.

Figure 8: Map showing sports and recreation facilities with in 1.5km of development site shown in red.

No. Name Distance from Site
1. Football and Basketball court 122m
2. Monaghan Football Pitch 499m
3. Sports ground (Basketball Court) 469m
4. Charlemont Community 940m
5. FlyEfit Boggot Street 893 m
6. Trinity College Sports Centre 1.1km
7. Botany bay Tennis Courts 826m
8. Michael Mallin Park (Football and Basketball) 876m

Table 5:Sports Facilities within 1km of the Proposed development
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7.5 Arts and Culture

This map depicts nearby arts and cultural amenities surrounding the development site, enriching the
community's cultural landscape. From art schools and galleries to libraries and theatres, these
establishments offer opportunities for artistic expression, learning, and community engagement. By
mapping these facilities and their distances from the site, we gain insight into the accessibility of
cultural resources for individuals and families in the area. This analysis aids in understanding the
potential cultural experiences available to residents of the proposed development, fostering a vibrant

and culturally diverse community environment.
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Figure 9: Map showing arts and culture locations within 1km of development site shown in Blue.

No. Name Distance | Type
1. The Gaiety Theatre 362m Theatre
2. MoLl-Museum of Literature Ireland 450m Museum
3. National Concert Hall 670m Music/Culture
4. Royal Hibernian Academy of Arts 722m Contemporary Irish Art gallery
5. The drawing School, Dublin 959m Art School
6. National Museum of Ireland-Archaeology 669m Museum
7 National Library of Ireland 714m Library
8. National Gallery of Ireland 830m Art Gallery
9. School of Histories and Humanities 647m Art School
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10. | The Book of Kells Experience 721m Museum
11. | The Douglas Hyde Gallery 631m Art Gallery
12. | Molly Malone Statue 536m Monument
13. | My Art School of Dance & Art 369m Art School
14. Chester Beaty 344m Museum
15. Dublin castle 605m Museum/Cultural space
16. | Marsh Library 377m Library
17. Dublinia 611m Museum/Cultural space
18. National College of Art and Design 950m College
19. | Temple Bar 659m Bar
20. Irish Rock ‘n’ Roll Museum Experience 594m Museum
21. | Whelan’s Live music venue 340m Music Venue
Table 6:Art and Culture Options within 1km of the proposed development
7.6 Faith

This section highlights the diversity of faith communities surrounding the development site,
contributing to the area's cultural tapestry. From Catholic churches like Whitefriar Street church and
St. Teresa Church Discalced Carmelites to Anglican, Presbyterian and Buddhist spaces. Residents have
access to a variety of worship options. This underscores the diversity of faith traditions present and
the community's commitment to fostering religious harmony and accommodating diverse faith
traditions within the neighborhood.
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Figure 10: Map showing faith centers with in 1km of development site shown in Blue.

1. Whitefriar Street church 76m Catholic

2. Dublin Unitarian Church 226m Presbyterian

3. Newman University Church 421m Catholic

4, St. Patrick’s Cathedral 432m Anglican

5. St. Kevins Church Harrington Street 790m Catholic

6. St. Teresa Church Discalced Carmelites 370m Catholic

7. St. Ann’s Church of Ireland 463m Anglican

8. Rigpa 462m Buddhist Meditation Space
9. Dublin Zen Center 654m Buddhist

Table 7:Faith Denominations within 1km of the Proposed development
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7.7 Other

This section provides an overview of the various amenities surrounding the development site,
enhancing residents' convenience and quality of life. Restaurants, cafes, and pubs, represented by
blue dots on the map, offer a diverse range of dining and socializing options within a 1km radius.
Additionally, supermarkets, depicted by purple dots, provide convenient access to groceries and
everyday essentials. Meanwhile, petrol stations, denoted by green dots, ensure easy access to fuel for
residents' vehicles. By mapping these facilities, residents can easily identify nearby amenities that
cater to their daily needs and leisure activities, contributing to the overall livability of the community.

[ e Ty

ZRLT)

Figure 11: Map showing other facilities with in 1km of development site shown in Blue.

Retail Red Dash line
Restaurants, Cafes, Pubs Blue Dash line
Supermarkets Purple dots
Petrol Stations Green dots

Table 8:0ther Community amenity services within 1km of the Proposed development
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7.8 Social Infrastructure Audit Summary

The Social Infrastructure Audit as outlined through section 7of this report illustrates Grovers Court is
suitably located within the heart of Dublin inner city and in close proximity to a myriad of pivotal
community infrastructure options within its 1km buffer(10 minute walkable distance) which include
Primary and Second School Educational facilities, Health care options, Sports and Recreational
opportunities, Art and culture spots ,Faith denominational spaces and other retail and hospitality areas.

Community Amenity Option No. amenities within 1km
Primary Schools 5
Secondary Schools 6
Healthcare 2 Medical Centres
3 hospitals

6 Pharmacies

Sports and Recreation 3 Football and basket space spaces
1 Tennis Court
1Gym
3 Sports centres
1 Community center

Art and culture 21 art and cultural spaces that include Theatres,
Libraries, Museums, Art schools and Music venues

Faith 9 Faith spaces

Other 9 Supermarkets

7 Hospitality and Retail streets

Table 9:Summary Table of the Social Infrastructure Audit

The provision of 53 no. units consisting of 15n0. 1-bed apartments,30 no.2-bed apartments, 8 no. 3-bed
apartments represent a moderate change (+15) in the no. of housing units and mix from the existing
no. 38 units. This would not represent a significant increase in residential population because of the
proposed development as to dramatically increase demand for additional community infrastructure
amenities within 1km of Glover Court.
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8 CONCLUSION

We would respectfully submit that the proposed development is compliant with the relevant national,
regional and local development policies and objectives, and thus the proper planning and sustainable
development of the area and therefore consider that the Part 8 Application should be approved for the
development being proposed in this case.
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