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Donore Project

Project Vision
The LDA are working in partnership with DCC as the land owners
to deliver approx. 700 homes
Vision
• The Donore Project lands offer a distinct
opportunity to develop a vibrant and
sustainable compact, urban, residential
neighbourhood which is well connected and
supports the social, economic, and cultural
well-being of the Donore area.

• At the heart of this vision is the desire to
create an inclusive and integrated community
with high quality sustainable homes and
supporting amenities, set in an attractive
public realm with a network of links to
enhance wellbeing and integration with the
surrounding community

A Collaborative Approach

A Consultive Approach

• The Land Development Agency (LDA), in
collaboration with Dublin City Council (DCC)
as the landowners, will be progressing plans
for the development of this site, formerly
known as St. Teresa’s Gardens, within the
parameters of a joint Masterplan Framework
that was prepared by DCC in conjunction with
the developers of the adjacent Bailey Gibson
and Players Wills sites, Hines.

• Working closely with the key stakeholders,
including the St Teresa’s Gardens
Regeneration Board and the local community,
the LDA aim to achieve a new chapter for this
diverse and historic area of Dublin City.
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Donore Project
• We are pleased to present these initial designs which outline our
preliminary approaches and concepts for the Donore Project.
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• The Land Development Agency (LDA), in collaboration with Dublin
City Council (DCC) as the landowners, have progressed plans
for the development of this site, formerly known as St. Teresa’s
Gardens, within the parameters of a joint Masterplan Framework
that was prepared by DCC in conjunction with the developers of the
adjacent Bailey Gibson and Players Wills sites; Hines.
• Working closely with the key stakeholders, including the St Teresa’s
Gardens Regeneration Board and the local community, the LDA
aim to deliver a mix of social and cost-rental homes opening a new
chapter for this diverse and historic area of Dublin City.

Community,
Elected
Representatives,
Regeneration
Board

• Following the launch of the project earlier in 2021, the project
Design Team has been actively working on progressing the
preliminary proposals for this exciting new part of Dublin 8.
• We have listened and reflected on the feedback from the community
and local stakeholders based on the initial survey and ongoing
dialogue at meetings and via the Community Liaison Office (CLO)
and incorporated this into the initial design proposals.

• Whilst another level of detail will be published later this year, we are
keen to engage further with the community and stakeholders and to
hear your feedback on the concepts and project principles published.
• Please take some time to review the enclosed materials, and we
welcome your feedback via the CLO.

The Site Today

Donore Project
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Inside the Boundary Line

The site: we would like your feedback on this scheme

Phase 4
Donore Project
Developer:
LDA
Planning Lodgement:
Phase 4 to be
submitted in Q1 2022

Outside the Boundary Line
Margaret
Kennedy Road

Phase 1
Bailey Gibson

Developer: DCC

Developer: Hines

Completed:
March 2020

Granted:
September 2020

Phase 2
Player Wills

Phase 3

Developer: Hines

Developer: Hines

Granted:
April 2021

Anticipated
Planning
Lodgement:
Q3 2021

You can see these
phases on pages
8,9 and 10
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Masterplan Vision
A Sustainable Neighbourhood
The proposals aim to deliver a vibrant
and compact neighbourhood built
on the principles of sustainable
development. These proposals will
incorporate social and cost-rental
homes, supported by recreational
amenities, enhancing community
development and well-being.

St Teresa’s Gardens
Zoom in
to get a closer
look

Look out
for how these
vision principles
relate to the
ongoing design
work

Masterplan Footprint
Evolution
SDRA 12 Masterplan
- June 2017
A Development Framework
for St. Teresa’s Gardens
and Environs, upon which
the Masterplan is based,
was adopted by Dublin City
Council.

A Connected Place
The Donore Project is nestled within
a well-established urban community.
The development vision is to enhance
this connectivity and permeability with
a network of new activated streets
and public spaces to and from this
community. Cycling and walking links
will be provided which will support
active and sustainable travel options.

Refined Masterplan
- March 2020
Dublin City Council and
Hines, in response to
the Government’s Urban
Development and Building
Height Guidelines (UD)
(BHG) (2018) and apartment
sizes, refined the original
Masterplan, with extensive
consultation, to incorporate
these requirements.

Integrating
The Donore Project site is centrally
located in Dublin City and within a longestablished community. This offers
the opportunity to connect, integrate
and contribute to the vibrancy of the
local community and beyond with new
residential development providing
homes into an established and
expanding community.

PHASE 1 BAILEY GIBSON
Hines are
the adjoining
developer of the
former Bailey
Gibson site.

Building Community
The new Donore Project neighbourhood
will include a number of home sizes
and quality designs to suit a range of
household sizes, ages and incomes,
establishing the conditions for an
inclusive and cohesive community for
the long term.

Phase 4 - DONORE
PROJECT

PHASE 2 PLAYER WILLS

The Donore Project
is a proposed new
development of social
and cost-rental homes
being developed by
The Land Development
Agency in conjunction
with Dublin City Council.
The project vision is to
deliver a new, compact
and integrated urban
community and to
provide a new chapter for
this diverse and historic
area of Dublin City.

Hines are
the adjoining
developer of the
former Player
Wills site.

PHASE 3
Hines, in
conjunction
with Dublin City
Council, are the
developers for
the areas shown
outlined in yellow
as part of their
third planning
application
phase, due for
submission in
Q3 2021. These
areas will deliver
the all-weather
sports pitch and
facilities.

MARGARET
KENNEDY ROAD
& COURT
54 new social
homes delivered
by Dublin City
Council as part of
the wider major
redevelopment
of the former St
Teresa’s Gardens
housing complex,
completed in Q1
2021.

Latest Version of
Masterplan 2021
The Land Development
Agency are delivering
approximately 700 homes at
the centre of the masterplan
named ‘Donore Project’.
The new homes will be a
mix of social housing (30%
approximately) and cost rental
homes (70% approximately)
to create a sustainable, mixed
community as an extension
of the established, strong
community of Dublin 8.
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Next Steps - Consultation
Zoom in
to get a closer
look

Timeline Refresher

Planning, Consultation and Stakeholder
Engagement Timeline

Phase C
Phase A:
Planning, Consultation
and Stakeholder
Engagement Timeline

Phase B
Detailed Proposal

Phase A – Initial
Communication

MAY/
JUNE
2021

Phase B –
Initial Proposal

Q3
2021

Phase C
– Detailed
Proposal

Initial Proposal

This phase involves engagement on the initial
design proposals to inform the public and
stakeholders how the scheme addresses the
key issues.
We are looking for
feedback on
Phase 4

APRIL
2021

It will provide an opportunity for stakeholders
to engage with proposals for the Donore
Project element of the overall masterplan.
Key activities will include series of events,
workshops and conversations where early
ideas, views, sketches and concepts will be
explored. This document is a summary of this
stage of consulation.

Q4
2021

Phase D –
Planning

Phase D
Planning

We are here

Key Findings from Public
Engagement
In ranking those themes of most interest to
them, respondents placed “Sustainable
Urban Community” and “Distinctive Public
Realm” as most important to them overall.
“Connected and Integrated” and “Identity
and Character” featured strongly also.
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DCC Masterplan

Delivering Sustainable
Development

• The masterplan is a strategic planning
document that provides a conceptual layout to
guide future growth and development over a
period of time.
• The current masterplan was prepared by
Dublin City Council in association with Hines
and was published in January 2020. The
Masterplan explicitly recognises the changed
circumstances in planning policy since the
adoption of the Development Framework for
St. Teresa’s Gardens & Environs in 2017,
most notably with the publication of the
National Planning Framework and the Eastern
and Midlands Regional Spatial Economic
Strategy, together with Ministerial Guidelines
that include Guidelines on Urban Development
and Building Heights and Design Standards for
New Apartments 2018.
• The LDA will progress the proposals to
develop the lands in line with the current
masterplan.

• The masterplan aims to deliver sustainable
development in the following ways.

The Donore
Project

• Prioritising walking, cycling and public
transport, and minimise the need to use cars;
• Delivering a quality of life which residents
and visitors are entitled to expect, in terms of
amenity, safety and convenience;
• Providing a good range of community and
support facilities, where and when they are
needed and that are easily accessible;
• Presenting an attractive, well-maintained
appearance, with a distinct sense of place
and a quality public realm that is easily
maintained;
• Promoting accessibility for all and making it
easy to find one’s way around;
• Providing a mix of land uses to minimise
transport demand;
• Enhancing and protecting green
infrastructure and biodiversity; and
• Enhancing and protecting the built and
natural heritage.
• This centrally located Donore Project site
offers a wonderful opportunity to deliver
quality social and cost rental housing, with
appropriately compact design and density,
making the most efficient use of public land
and resources and contributing to the vitality
of the area. A variety of housing typologies
within the development will promote a
diverse choice of housing options in terms of
size and tenure.

Donore Project
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Masterplan Phases and Heights

Phases

Zoom in
to get a closer
look

5

Margaret
Kennedy Road

Margaret
Kennedy
Road

Developer: DCC

2

3

2

Completed:
March 2020
3
Coombe
Women’s
Hospital

Phase 1
Bailey Gibson
Developer: Hines

Donore
Project Site
Boundary

Granted:
September 2020

We are looking for
feedback on
Phase 4

Donore
Youth and
Community
Centre

3
Phase 2
Player Wills

3

16

6

6

Developer: Hines

11

Granted:
April 2021

St.
Teresa’s
Church

5
2
5
4

Phase 3
Developer: Hines

3

3

Planning
Lodgement:
Q3 2021
St.
Catherines
N.S.

Phase 4
Donore Project
Developer:
LDA
Planning
Lodgement:
Phase 4 to be
submitted in Q1
2022

Phase 1
Bailey Gibson
St.
Catherines
Church

Donore Project
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Masterplan Phases and Heights

Phases

Zoom in
to get a closer
look

Margaret
Kennedy Road

Phase 3

Developer: DCC
Completed:
March 2020
Coombe
Women’s
Hospital

Phase 1
Bailey Gibson

Playing Fields
to be delivered in
Phase 3

Developer: Hines

Donore
Project Site
Boundary

Granted:
September 2020

Phase 2
Player Wills
Developer: Hines

Donore
Youth and
Community
Centre

We are looking for
feedback on
Phase 4

08

Granted:
April 2021

St.
Teresa’s
Church

15
19
Players Park
to be delivered
in Phase 2

Phase 3

06

Developer: Hines
09

Planning
Lodgement:
Q3 2021
04

Phase 4
Donore Project
Developer:
LDA
Planning
Lodgement:
Phase 4 to be
submitted in Q1
2022

Phase 2
Player Wills

St.
Catherines
N.S.

03

St.
Catherines
Church

Donore Project

10

Masterplan Phases and Heights

Phases
Margaret
Kennedy Road

Phase 4
Donore
Project

Developer: DCC
Completed:
March 2020

Phase 1
Bailey Gibson
Developer: Hines
Granted:
September 2020

These
images are
precedents
and were chosen
to reflect how
Donore Project
may look

Coombe
Women’s
Hospital

06
07
15
Donore
Project Site
Boundary

07

Donore
Youth and
Community
Centre

08
06

Phase 2
Player Wills

12

07

22

08
06

02

08

Developer: Hines
Granted:
April 2021

Zoom in
to get a closer
look

05
07

St.
Teresa’s
Church

02

Phase 3
Developer: Hines
Planning
Lodgement:
Q3 2021
St.
Catherines
N.S.

Phase 4
Donore Project
Developer:
LDA
Planning
Lodgement:
Phase 4 to be
submitted in Q1
2022

St.
Catherines
Church

Donore Project
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Connectivity & Permeability - Walking Radius Map:
Local Amenities
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5. AC Boles
Pharmacy, Dolphins
Barn

3. Your Local
Pharmacy, Cork St

4. Weaver Park,
Cork St

7. St Teresas
Church

8. St Catherines
Church

11. St Catherines NS

12. Grand Canal
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Integrating

1. An Post, Cork St

Zoom in
to get a closer
look

Gran
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9. Donore Credit
Union

10. GP Kevin
O’Flynn

Donore Project
What
you said...
Public transport and access
to same featured in a lot of
responses, not least given the
traffic and parking issues
experienced locally,
highlighted in responses

Connectivity & Permeability - Walking Radius Map:
Transport

Zoom in
to get a closer
look
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Bus stop
Fatima Luas Stop
Dublin Bus on
Donore Avenue
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Connectivity & Permeability

		Key
		
Pedestrian Route

A Connected Place

Cycle Route

Vehicle Route

Coombe
Women’s
Hospital

Integrating

A Connected Place: The initial design
proposals aim to

Donore
Project Site
Boundary

Donore
Youth and
Community
Centre

• Enhance permeability and
connectivity with the well-established
urban community.
• Prioritise people with a network
of new activated streets and public
spaces for walking and cycling

St.
Teresa’s
Church

• Facilitate a modal shift to active
and sustainable travel options
• Supports developing an inclusive
and integrated community

St.
Catherines
N.S.

Pedestrian Permeability

Cycle Permeability
St.
Catherines
Church

Public Transport

Vehicular Permeability
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Public Open Space*

Zoom in
to get a closer
look

A Connected Place

Coombe
Women’s
Hospital

Integrating

r
a
Lo c al P

Types of Public Open
Space

s
k

Donore
Project Site
Boundary

Donore
Youth and
Community
Centre

Local Park
Smaller Parks located near
important community facilities
like the Municipal playing pitch
and school

What
you said...

St.
Teresa’s
Church

When asked what are
the most important
elements of the new
neighbourhood, the
prevailing answer
was
“Green and
Environmentally
Friendly Spaces”.
St.
Catherines
N.S.

* Note public spaces are going to be delivered
by Hines in Phases 2 and 3

St.
Catherines
Church

* note all public openspace
will be taken charge of by
dcc and will be available for
public use
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A Connected Place
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Zoom in
to get a closer
look
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Public Open Space*

Coombe
Women’s
Hospital

Integrating

Donore
Project Site
Boundary

Types of Public Open
Space

Donore
Youth and
Community
Centre

Local Park
Smaller Parks located near
important community facilities
like the Municipal playing pitch
and school
St.
Teresa’s
Church

Municipal playing Pitch
A new full-size municipal pitch
will be provided as part of the
masterplan. A new changing
facility will also be included
beside the playing pitch.

St.
Catherines
N.S.

* Note public spaces are going to
be delivered by Hines

St.
Catherines
Church

* note all public openspace
will be taken charge of by
dcc and will be available for
public use
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Public Open Space

Zoom in
to get a closer
look

A Connected Place

Coombe
Women’s
Hospital

Integrating

tP

Donore
Project Site
Boundary

Donore
Youth and
Community
Centre

ar

k

Types of Public Open
Space

o
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Local Park
Smaller Parks located near
important community facilities
like the Municipal playing pitch
and school

Municipal playing Pitch
A new full-size municipal pitch
will be provided as part of the
masterplan. A new changing
facility will also be included
beside the playing pitch.

St.
Teresa’s
Church

Donore Project
Park will be
delivered by LDA /
DCC in Phase 4

Landscaped Avenue
A pedestrianised landscape
with planting.

St.
Catherines
N.S.

St.
Catherines
Church

* note all public openspace
will be taken charge of by
dcc and will be available for
public use
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Public Open Space*

Zoom in
to get a closer
look

A Connected Place

Coombe
Women’s
Hospital

Integrating

Types of Public Open
Space

M ark

Donore
Youth and
Community
Centre

et

S
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are

Local Park
Smaller Parks located near
important community facilities
like the Municipal playing pitch
and school

Donore
Project Site
Boundary

Municipal playing Pitch
A new full-size municipal pitch
will be provided as part of the
masterplan. A new changing
facility will also be included
beside the playing pitch.

St.
Teresa’s
Church

Landscaped Avenue
A pedestrianised landscape
with planting.

St.
Catherines
N.S.

Market Square
Market Square will offer a
vibrant city atmosphere with
retail and crèche overlooking
this area.

* Note public spaces are going to
be delivered by Hines

St.
Catherines
Church

* note all public openspace
will be taken charge of by
dcc and will be available for
public use
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Public Open Space*

Zoom in
to get a closer
look

A Connected Place

Coombe
Women’s
Hospital

Integrating

Donore
Project Site
Boundary

Types of Public Open
Space

Donore
Youth and
Community
Centre

Local Park
Smaller Parks located near
important community facilities
like the Municipal playing pitch
and school
St.
Teresa’s
Church

Municipal playing Pitch
A new full-size municipal pitch
will be provided as part of the
masterplan. A new changing
facility will also be included
beside the playing pitch.
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Landscaped Avenue
A pedestrianised landscape
with planting.

St.
Catherines
N.S.

Market Square
Market Square will offer a
vibrant city atmosphere with
retail and crèche overlooking
this area.

Players Park
This provides a high quality
public open space in a city
where parks are in short
supply.

* Note public spaces are going to be
delivered by Hines

St.
Catherines
Church

* note all public openspace
will be taken charge of by
dcc and will be available for
public use
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Communal Amenity Space

Zoom in
to get a closer
look

A Connected Place

Integrating

Donore
Project Site
Boundary

Types of Communal
Amenity Space

Donore
Youth and
Community
Centre

Co

Communal Roof Amenity Space
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St.
Teresa’s
Church

Communal Courtyard Amenity Space

Residential access to
roof communal amenity
space will relate to the
lift core in the block
where they reside

St.
Catherines
N.S.

		Key
		Roof Amenity
		Courtyard Amenity
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Ground Floor Uses, Active street/road frontage, Entrances
n
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Sustainable Neighbourhood

What is Active
Street / road
frontage?
This refers to active, visual
engagement parts of the
building at ground floor.
This creates safety
through overlooking.

Building Community
DCC1

What will be Active
street/road frontage?
Entrances
Entrances to homes will be
distributed throughout frontages
of the Donore Project blocks,
allowing for even activity to the
streets.

DCC6
DCC5

DCC3

		Key
		Entrance
		Bicycle Storage
		Crèche
		Retail

Zoom in
to get a closer
look
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Ground Floor Uses, Active street/road frontage, Entrances
re

rage
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Sustainable Neighbourhood
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Building Community
DCC1

What will be Active
street/road frontage?
Entrances
Entrances to homes will be
distributed throughout frontages
of the Donore Project blocks,
allowing for even activity to the
streets.

Bicycle Storage
Over 900 bicycle parking spaces
will be provided across the new
development. The spaces will
be provided through a mixture of
secure indoor parking areas for
residents, and on-street visitor bike
stands throughout the streetscape
between the buildings. .

What
you said...
The need for it to have
a strong “Sense of
Community”, while
“Safety and the
prevention of
anti-social
behaviour

DCC6
DCC5

DCC3

		Key
		Entrance
		Bicycle Storage
		Crèche
		Retail

Zoom in
to get a closer
look
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Ground Floor Uses, Active street/road frontage, Entrances
Sustainable Neighbourhood

Building Community

Crèche

DCC1

What will be Active
street/road frontage?
Entrances
Entrances to homes will be
distributed throughout frontages
of the Donore Project blocks,
allowing for even activity to the
streets.
Bicycle Storage
Over 900 bicycle spaces will
be accessible and visible from
the new street across the new
development. This will be provided
through a mixture of two tier
and Sheffield stands provided
in secure indoor parking areas.
Visitor bike stands will be provided
in the streetscape between the
buildings.

Crèche
Safe and secure childcare
provision will be provided over
two floors on DCC5. It is centrally
located in the Donore Project.

DCC6
DCC5

DCC3

		Key
		Entrance
		Bicycle Storage
		Crèche
		Retail

Zoom in
to get a closer
look
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Ground Floor Uses, Active street/road frontage, Entrances
Sustainable Neighbourhood

Building Community
DCC1

What will be Active
street/road frontage?

R e t ail

Entrances
Entrances to homes will be
distributed throughout frontages
of the Donore Project blocks,
allowing for even activity to the
streets.
Bicycle Storage
Over 900 bicycle spaces will
be accessible and visible from
the new street across the new
development. This will be provided
through a mixture of two tier
and Sheffield stands provided
in secure indoor parking areas.
Visitor bike stands will be provided
in the streetscape between the
buildings.

Crèche
Safe and secure childcare
provision will be provided over
two floors on DCC5. It is centrally
located in the Donore Project.

DCC6
DCC5

DCC3

		Key
		Entrance
		Bicycle Storage

Retail
Retail will be provided at the base
of DCC3. This will encourage
activity below the tower facing
onto Player’s Park.

		Crèche
		Retail

Zoom in
to get a closer
look
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Promoting
Community
Promoting Community
Sustainable Neighbourhood

DCC01
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Tenure

Zoom in
to get a closer
look

Sustainable Neighbourhood

Coombe
Women’s
Hospital

Building Community

Type of Tenure

Donore
Youth and
Community
Centre

St.
Teresa’s
Church

Social Housing
Social rent homes provided
to DCC will be developed to
applicable national and local
standards relating to a traditional
‘build-to-sell’ apartment model.

Cost Rental Housing
All cost rental homes will be
managed by the LDA and will
be developed to all applicable
national development standards.

Social Housing to be
managed by DCC, Cost
Rental Housing to be
delivered by the LDA

St.
Catherines
N.S.

			Key
			Social Housing
			Cost Rental Housing
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Tenure
Sustainable Neighbourhood

Coombe
Women’s
Hospital

Building Community

Type of Tenure

Donore
Youth and
Community
Centre

St.
Teresa’s
Church

Social Housing
Social rent homes provided
to DCC will be developed to
applicable national and local
standards relating to a traditional
‘build-to-sell’ apartment model.

Cost Rental Housing
All cost rental homes will be
managed by the LDA and will
be developed to all applicable
national development standards.

Social Housing to be
managed by DCC, Cost
Rental Housing to be
delivered by the LDA

			Key
St.
Catherines
N.S.

			Social Housing
			Cost Rental Housing
		Key
St.
Catherines
Church

Proposed location
for housing for
		
Rental housing
olderCost
people
		Social Housing
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Typical Apartment Types

The new homes will be
a mix of social housing
(circa 30%) and cost rental
homes (circa 70%) to
create a sustainable, mixed
community as an extension
of the established, strong
community of Dublin 8.

Zoom in
to get a closer
look

All apartments are to be
designed according to
national development
standards.
Social and cost rental
homes are being provided
to meet identified housing
needs.

Type A
Standard Studio Apartment

E
Type

Type B
Standard One Bedroom Apartment

Type C
Standard Two Bedroom Apartment

What
you said...

Type A

circa 700
homes

Type B

D
Type

Ensuring that a strong
mix of accommodationtype, and the residents
they accommodate, is
facilitated.

Type C

Type D
Larger Two Bedroom Apartment

Type E
Standard Three Bedroom Apartment

Donore Project
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How can you get involved
There are several ways to contact us with your comments, queries, questions,
thoughts or points of view about the Donore Project initial proposals.
In addition, online public webinars are scheduled for the evenings of 2nd & 9th June
for anyone who would like to engage in this forum.
We welcome your feedback via telephone, email, post and also through the Donore
Project website until July 2nd 2021. Registration is live on the website.
If you have any questions at all, do not hesitate to contact the Community Liaison
Office via phone, email or post.
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W e b s it e

Donore Project
Land Development
Agency
2nd Floor, Ashford House
Tara Street, Dublin 2.
Dublin – D02 VX67

www.donoreproject.ie
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