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1.00 SUMMARY/ OVERVIEW:  
 
1.01 The project was previously complete and ready in January 2025 (Pre-Part 8/ PP8) for Part 8 Planning 

application on February 2025.  
 

1.02 At that stage, DCC Planning Department note a series of points in relation to the draft PP8 pack. These have 
been addressed in full, as set out in 2.00 below. 

 
1.03 However, following feedback from the DHLGH received on 31 January 2025, value engineering (VE) led 

design development were required to improve cost efficiency and ultimately secure funding approval. 
 
DTA Architects and the IDT have, in direct and close consultation with DCC Architects Division, undertaken 
a corresponding comprehensive reassessment over the period 01.02.2025 to present, including value 
engineering measures, to further rationalise and build upon design efficiencies. The resulting revisions are 
included in the July Part 8 Planning (P8) pack and are set out and described under five key headings in 3.00 
below.  

 
 
2.00 RESPONSES TO THE SPECIFIC ITEMS IN THE DCC PLANNING REPORT OF 16.12.2024:  
 

Responses to the points raised by DCC Planning in their report dated 16 December 2024 are set out below. 
 
2.01 1. The statutory site notice refers to a mix of ‘Provision of 53 dwellings (17 no. 1 bed apartments, 25 no. 2 

bed apartments, 8 no. 3 bed apartments)’. This would appear to be incorrect and will need to be updated 
accordingly. 

 
Response:   
All documents correctly state project description as: ‘Provision of 53 dwellings (15 no. 1 bed apartments, 30 
no. 2 bed apartments, 8 no. 3 bed apartments)’. 
 

2.02 2. There is a lack of Universal Design units within the scheme with 5 proposed constituting of 9% of the overall 
development which does not meet the 50% requirement of the Development Plan as outlined by Policy 
QHSNO11. However, as this is a refurbishment scheme, a relaxation of standards may be accepted but will 
require a robust justification with any Part 8 submission addressing this matter specifically. 
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Response:   
6 no. of the total 53 no. apartments are to Universal Design (UD) standards, equating to 11.3% of the total 
overall development. Please refer to the DTA Architects, Architectural Design Statement, Section 4.01 for 
confirmation of Universal Design units provision and justification of number with reference to Policy 
QHSNO11.  

 
2.03 3. The HQA should provide for a full key characteristics table of the development, which includes density, site 

coverage, site plot ratio, private open space, communal open space and public open space for ease of 
assessment by the Planning Authority. 

 
Response:   
Further information requested included, please refer to updated HQA and Schedule of Accommodation: 
- GCD-DTA-ZZ-ZZ-DR-A-PL6001-D - HOUSING QUALITY ASSESSMENT 
- GCD-DTA-ZZ-ZZ-DR-A-PL6002-D - SCHEDULE OF ACCOMMODATION. 

 
2.04 4. The floor area schedule document needs to be revised; it appears to have missing data and discrepancies. 

It is advised that this document should clearly communicate the information which also includes revisions to 
how the aggregate areas are communicated. It is misleading in the sense that it looks like the development 
does not meet the minimum standards when it does. 
 
Response:   
Please refer to updated DTA Architects accommodation schedule: 
- GCD-DTA-ZZ-ZZ-DR-A-PL6002-D - SCHEDULE OF ACCOMMODATION. 
 

2.05 5. It is recommended to revise the site layout plan and to be clearer with the notes regarding the red line 
boundary as it is unclear as to why this extends out across York Street and Mercer Street. The site layout 
plan should indicate dimensions between directly opposing first floor windows in the proposed development 
and existing adjacent buildings. 
 
Response:   
Please refer to updated architectural drawing pack, additional dimensions provided as above, see DTA 
Architects drawing: 
- GCD-DTA-00-SP-DR-A-PL1100-G - PROPOSED SITE PLAN 
 

2.06 6. Clarity and consistency is required for the bicycle parking spaces proposed. It is noted that the Site Layout 
Plan, Architectural Design Statement, Housing Quality Assessment, Mobility Management Plan and the 
Traffic and Transport Statement all refer to different figures presented. 
 
Response:   
Clarifying: 
- 99 no. Long-Term and 14 no. Short-Term bicycle parking spaces provided 
- All PP8 documents aligned to reflect these numbers.  

 
2.07 7. It is stated that the amenity space fails the 2-hour sunlight assessment as per the Daylight and Sunlight 

Assessment. An assessment of the existing amenity space should be conducted to clarify if the amenity space 
currently fails the assessment or if this is as a result of the proposed upper floor extension. 
 
Response:   
The Daylight and Sunlight Impact Assessment has been further developed to demonstrate that the new and 
improved amenity space performs better than the existing provision. As such, the outcome is not the result 
of the proposed additional floor.  
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For further details, please refer to:  
- DTA Architects Architectural Design Statement, Section 3.17  
- Daylight and Sunlight Impact Assessment by Modelworks. 

 
2.08 8. It must be noted that clarity must be provided on what is considered as communal open space and public 

open space within the scheme as there are conflicting statements made regarding the inner courtyard being 
considered as a communal open space or public open space. In this scenario, the courtyard would be 
considered as communal open space and the relevant justifications shall be put forth for the omission of public 
open space from the scheme. 
Response:   
Communal open space is located in the inner courtyard, as identified/ noted on drawings. 
Public open space is not provided in the proposed development. For basis/ justifications please refer to:  
- DTA Architects, Architectural Design Statement, Section 4.03.10  
- Stephen Little & Associates, Part 8 Planning Application Report, Section 6.9.4. 

 
2.09 9. The floor plans should be revised to provide for labels of respective rooms such as mechanical storage, 

dimensions to surrounding boundaries and private open space dimensions in order to facilitate assessment. 
 
Response:   
Please refer to updated DTA Architects architectural drawing pack, additional rooms labels noted.  

 
2.10 10. It is advised that the applicant should consider providing for verified views from every elevation of the 

proposed development. A view should be provided from York Street facing into the development, and a view 
should be provided from Bow Lane facing into the development, and a view into the proposed courtyard 
should be provided. 

 
Response:   
3 no.  additional views have been provided to include from York Street, Bow Lane and from within the 
courtyard.  
For further details, please refer to:  
- DTA Architects, Architectural Design Statement, Section 3.18 
- 3D Design Bureau, Verified Views, CGIs and Presentation Montages document.   

 
2.11 11. An Operational Management Statement should accompany the Part 8 submission in accordance with 

Section 15.2.3. The Part 8 submission should ensure that all documents required under section 15.2.3 of the 
2022-2028 Dublin City Development Plan are submitted. 

 
Response:   
Please refer to:  
- DTA Architects, Architectural Design Statement, Section 3.10 
- CS Consulting, Service and Operation Management Plan. 

 
2.12 12. Internal room dimensions and overall unit sizes should be on the drawings to facilitate assessment.  

 
Response:   
Please refer to updated DTA Architects architectural drawing pack, additional rooms dimensions and areas 
provided.  

 
2.13 13. The overall height should be indicated on drawings. 
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Response:   
Please refer to updated DTA Architects architectural drawing pack, overall building height dimensions 
provided.  

 
2.14 14. The observations raised from the Drainage Division, Transport Division, Conservation Division, , Public 

Lighting, Air Quality Monitoring and Noise Control Division and the Archaeology Division should be reviewed 
and taken into consideration in the final part 8 submission. 

 
Response:   
It is submitted that thee complete package of information submitted as part of this Part 8 Planning 
Application fully reflects and incorporates the feedback/ observations provided and agreed with the DCC 
Technical Departments. For further details, please refer to:  
- DCC Feedback Tracker prepared by DTA Architects 
- DTA Architects, Architectural Design Statement, Section 6.02.  

 
 
3.00 DETAIL DESIGN DEVELOPMENT BETWEEN PP8 (JAN 2025) AND PART 8 (JULY 2025) 
 
3.01 Apartment Areas and Layouts: 
 

All apartment types have been comprehensively reassessed and adjusted, with specific reference to the 
Design Manual for Quality Housing (DMFQH) published by DHLGH.  

 
Particular design attention has been given to the UD and UD+ typologies (predominantly new build) to 
eliminate floor area in excess of DHLGH guidance. These comprise: 
- The 2B/4P UD+ unit type has been omitted and replaced with a smaller 2B/4P UD apartment (Type G) 

measuring 80.3m2, fully aligned with the DMFQH exemplar 
- The 4 no. upper level 2B/4P UD apartments (Type H) have been significantly reduced in size to accord 

with the DMFQH guidance, at 80.3m2 
- The 1B/2P UD apartment (Type C) has been changed to a 1B/2P UD+ unit of 55.5m2, in line with the 

precedent provided by the Land Development Agency (LDA) (being the only available precedent for this 
type). 

 
In addition, the 6 no. previously 3B/5P apartments have been amended to become 6 no. 3B/6P apartments, 
thereby increasing bedspaces and efficiency per bedspace/ occupant. 

 
As a result of these revisions: 
- A reduction of nominally 68.2 m2 GFA has been achieved, thereby increasing overall efficiency   
- All apartment types now comply with the recommended area ranges outlined in the DMFQH and relevant 

LDA exemplars 
- Full compliance with current design standards is achieved and excess floor area has been eliminated 
- Refer to DTA Schedule of Accommodation included in the Part 8 Planning pack, Ref 6002. 

  
3.02 Private and Communal Open Space (POS/ COS):   
 

The design has undergone a thorough review and revision to bring private open space (POS) into alignment 
with DHLGH requirements. This has included: 
- Rationalisation of POS provision for GF level units, with excess space reallocated to common areas and 

landscaped buffers  
- Incremental rationalisation of balcony dimensions on the upper storeys, including the reduction of balcony 

widths on the Mercer Street façade to bring to consistency with York Street  
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- Reducing the ‘over-provision’ from 185m2 (PP8) to nominally 82m2 (P8). 
 

Combined, private and communal open space is:  
- A requirement of 338 m2 (COS) + 338 m2 (POS) = 676 m2 total. 
- A provision of 260 m2 (COS) + 420 m2 (POS) = 680 m2 total 
- Giving an ‘excess’ of 4 m2 across 53 no. units, or 0.075 m2/ unit 

 
Refer to DTA Architects Schedule of Accommodation included in the P8 Planning pack, Ref 6002.  
 

3.03 Bicycle Storage: 
 

The bicycle storage enclosure has been comprehensively redesigned such that it remains: 
- Of attractive appearance commensurate with its function and siting 
- Integrated into the overall hard and soft landscape design, buffering the interface to Bow Lane 
- Secure and sheltered 
- Fully compliant with both the DCC Development Plan and the NTA’s Cycle Design Manual 
While achieving greater cost efficiency through: 
- Reduction of the overall height/ volume 
- Use of a simplified metal structure and more economical material palette 
- To include the omission of concrete frame and the green/ sedum roof 
- With the use of reclaimed brickwork from the existing Glover Court facade. 
 
Refer to DTA Architects revised drawing PL4210 

 
In relation to the omission of the green / sedum roof and drainage considerations, CS Consulting (CSC), the  
Civil Engineers note: 
“With respect to the omission of the green/ sedum roof to the bike store: In regards to the interception and 
treatment of the storm water runoff from the roof of the bicycle store it is worth noting that this runoff will be 
intercepted and treated by a Stormtech Isolator row component located before the proposed surface water 
drainage discharge into the public drainage system therefore relevant surface water runoff interception and 
treatment requirements will be adhered to even with the omission of the bicycle store green roof component”. 

 
3.04 Materiality:  
 

Glover Court Estate occupies a prominent site in Dublin City Centre, and its visibility from surrounding streets 
and lanes, including in the context of the protected structure to Aungier Street, has been a key consideration 
in the design strategy.  

 
Design development has included minor detail amendments at specific locations, which have brought 
increased architectural rigour and consistency, matched with visual interest in the overall facade treatment 
and appearance. 
 
The principal materiality remains unchanged 

 
Brick cladding is used on: 
- The primary street-facing façades along York Street and Mercer Street, in recognition of their civic 

prominence and contextual importance 
- At high level parapets, visible from Bow Lane and from Aungier Street where they form a suitably high-

quality material backdrop to the protected structures on Aungier Street, in direct response to the issues 
raised by DCC Planning Department and in doing so justify the visibility of the additional floors (and by 
extension density). 



jjljlkjll 
 

2302-GCD-CL-MEMO-PP8 TO P8 DESIGN DEV UPDATE-11.07.2025-REVA-24.07.2025 
 

 

 
At return corners, the brick cladding transitions to render to reduce material intensity while maintaining a 
coherent architectural language. The internal courtyard façades are primarily finished in render to promote 
cost-effectiveness.  
 
Building perimeter parapet levels have been reduced by nominally 300mm in height, relative to the PP8/ 
December 2024 design . 
 
The above detail design development are included/ illustrated in: 
- The updated DTA Architects drawing pack, Architectural Design Statement 
- The revised Verified Views, CGIs and Presentation Montages document by 3D Design Bureau 
- Included as part of this Part 8 Planning submission.  

 
A full description of the overall materiality palette is included in: 
- DTA Architects drawing pack, with particular reference to be made to the Façade Materiality Details in 

drawings PL4220, PL4221, PL4222 and PL4223 
- Architectural Design Statement, Section 3.04, Materials and Expression  
- The updated Verified Views, CGIs and Presentation Montages document by 3D Design Bureau. 

 
3.05 External Frame:  
 

The external frame has from the outset been a key component of the design strategy: 
- Forming the layering/ buffer zone between street and building 
- Shaping the building’s aesthetic quality and overall identity and character 
- Facilitating deck access as the primary circulation route and POS balconies supports in rational zones 

front and back 
- While minimising additional loads on the existing structure (through avoiding cantilevered balconies). 

 
Design development has included minor detail amendments and rationalisation at specific locations, which 
have brought increased architectural rigour and consistency. 

 
The above detail design development are included/ illustrated in : 
- The updated DTA Architects drawing pack, Architectural Design Statement 
- The updated Verified Views, CGIs and Presentation Montages document by 3D Design Bureau 
- Included as part of this Part 8 Planning submission.  

 
A full description of the overall materiality palette is included in: 
- DTA Architects drawing pack, with particular reference to be made to the Façade Materiality Details in 

drawings PL4220, PL4221, PL4222 and PL4223 
- Architectural Design Statement, Section 3.04, Materials and Expression  
- The updated Verified Views, CGIs and Presentation Montages document by 3D Design Bureau. 

 
 
4.00 SUMMARY STATS COMPARISON BETWEEN PP8 (JAN 2025) AND PART 8 (JULY 2025)   
 
        Item    Part 8 (July 2025)   Change from Pre-part 8 (Jan 2025)
  

- Site Area:    0.28 ha     Unchanged 
- Net Site Area:   0.218 ha    Unchanged 
- Gross Floor Area:   4423.8 m2   4485.5 m2   
- Height:   5 to 7 Storeys    Unchanged 
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- No. Res. Units:  53 dwellings   Unchanged 
- Mix:    15 no. 1 bed, 30 no. 2 bed,  Unchanged  

8 no.3 bed apartments  (Note 3Bs were 3B5P, now 3B6P) 
- No. Bedspaces:  179    171 
- Unit Density:    241 dph     Unchanged 
- Plot Ratio:   2.0:1    2.1:1 
- Site Coverage:  Nom. 41%    Nom. 42% 
- Public Open Space:  0     Unchanged 
- Communal Open Space: 260 m2    295 m2 
- Dual Aspect:   100%    Unchanged 
- Car Parking Spaces:  9 no. spaces    Unchanged 

1 no. accessible   Unchanged 
4 no. EV charging   Unchanged 
100% EV ducting   Unchanged 

- Bicycle Parking:  99 Long-Term & 14 Short-Term  Unchanged 
- Daylight & Sunlight:  70% apts meet BRE Daylight prov. 71% apts meet BRE Daylight prov. 

91% apts meet BRE Sunlight prov.  85% apts meet BRE Sunlight prov. 
 
 
5.00 DCC PLANNING MEETING 14.07.2025 – FEEDBACK AND ACTIONS: 
 

Meeting with DCC Planning, 14.07.2025 – Attend by: Audrey Taylor and Seán Slevin, DCC Planning, with 
Niall Rowan and John Maguire DTA and Jessica Lange DCC Architects Division.   
 
DCC Planning acknowledged the core revisions made to the scheme from January to July 2025 and noted 
the following additional comments/ actions:  
- Housing Quality Assessment should refer to targets in Planning Design Standards for Apartments 2025 

Planning  
- Confirmation from DCC Drainage that the SuDS strategy remains acceptable following the removal of 

the green roof from the bike store. 
 

With respect to the above items, we confirm that all documentation aligns with the most recent Apartment 
Design Guidelines (July 2025 update). Furthermore, the revised SuDS strategy has been agreed with DCC 
Drainage. Please refer to the updated Technical Department Feedback Tracker for confirmation. 
 

 
6.00 CONCLUSION/ SUMMARY: 
 

We trust the above provides a clear overview of the detail design development changes made to the project 
between January 2025 and July 2025, reflecting the adjustments necessary in response to feedback from the 
Department of Housing Local Government and Heritage (DHLGH) to support the securing of Government 
funding.  

 
It is submitted that the current consolidated proposal represents: 
- A significantly improved level of architectural design consistency, rigour and overall efficiency 
- Provides full compliance with all applicable regulatory requirements 
- With no adverse impact on DCC requirements or the integrity of the original design intent.  

 
We trust that the revised scheme will be viewed favourably by DCC Planning Department. 

 
 


