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Welcome to the 
Hines Clonliffe 
College development 
newsletter. 
As a follow-on from our information evenings 
in July 2020 and April 2021, and particularly 
in light of the ongoing Covid 19 pandemic, we 
hope to keep the communication lines open 
and we continue to welcome all comments 
and queries in relation to the development  
at Dublin.Information@hines.com

This newsletter aims to summarise the 
information that was presented during the 
information evening on the 8th April 2021.

SPRING 2021 COMMUNITY BULLETIN

THE PROPOSED 
MASTERPLAN 
The overall site is approximately 14.5 hectares. 
Hines has acquired approximately 7.74 hectares 
while 5.12 hectares is owned by the GAA with 
the balancing 1.64 hectares, including the 
Archbishop’s House, retained by the Dublin 
Archdiocese.

HOMES
Hines plan to develop a residential-led 
community with ancillary and supporting 
uses with up to 1,614 new homes for rent, all 
professionally managed in-house by Hines. 
It is proposed that these new apartments 
will be supported by 3,504 sq m of dedicated 
residential amenity space and will include 
spaces such as gyms, co-working areas, 
lounges, entertainment rooms and lots more. 

20% of these new apartments are proposed 
to be social and affordable housing. 
Procedurally, the exact location and unit mix 
for Part V housing is agreed post-planning 
and will be a matter for Dublin City Council 
and the approved housing agency appointed 
to the development. There are no plans 
for student housing or co-living across this 
development. 

 
SHOPS, CAFÉ, FORMAL 
GARDENS AND A CRECHÉ
The Hines proposal also includes 602 sq m 
of retail space, a 627 sq m creche and over 
20% of the Hines site has been retained 
as accessible public open space with the 
continued enjoyment of the lands by the 
neighbouring public at the forefront of the 
development intent. This open space will be 
delivered as a continuous green loop around 
the site or a ‘necklace’ of public open spaces 
each with different character areas which 
have been established across the site over 
time, and will be fully accessible to the wider 
community.

THE SEMINARY BUILDING, HOLY 
CROSS CHURCH, ARCHBISHOP’S 
HOUSE, ASSEMBLY HALL AND 
AMBULATORY BUILDINGS
The Hines site contains a number of protected 
structures including The Seminary Building, Holy 
Cross Chapel, South Link Building, The Assembly 
Hall and The Ambulatory while the wider Holy 
Cross College lands also includes protected 
structures including The Red House and the 
Archbishop’s House. The Hines application 
proposes the renovation and extension of the 
Seminary Building and South Link Building 
to accommodate new apartments and the 
renovation of the existing Holy Cross Chapel 
and Assembly Hall buildings for use as resident 
amenity spaces.

The apartments in the Seminary Building and 
South Link Building will be quite unique due to 
their setting within the fabric of the protected 
structures on the site. These high-quality 
apartments will benefit from original period 
features and will be light-filled spaces with 
generous floor-to-ceiling heights of up to 
4.1 metres.

FREQUENTLY ASKED 
QUESTIONS 
During the information evening on 
the 8th April 2021 we received a number 
of queries in relation to the development, 
and while we did not have time to answer 
them all on the evening, we would like 
to supply you with answers to the most 
frequently asked questions we have 
received.  

The answers have been uploaded 
to our website: 
 www.hinesopenday-drumcondra.com
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DESIGN STANDARDS
The apartments are designed to maximise space, 
offer consistent quality and make the most of 
the surrounding views. The proposed scheme’s 
typical apartment is open plan with a central living 
space which combines the living area and kitchen, 
maximising the amount of daylight that can get into 
the apartment and ensuring the spaces are well-lit 
during the day. The design team have carefully 
considered the importance of natural daylight and 
have provided each of the apartments with large 
glazed windows. The majority of apartments will also 
have private balconies or terraces.

CREATING ARCHITECTURAL INTEREST
The proposed scheme promotes the creation of a 
new urban development, the design and layout of 
which is safe and suitable for a variety of age groups, 
family units, abilities and incomes and is consistent 
with national and local development management 
standards. The proposed designs have been 
developed by 4 award-winning architecture firms, 
Henry J Lyons, O’Donnell + Tuomey, McCullough 
Mulvin and O’Mahony Pike Architects. 

The size of the site, its proximity to the built 
environment, the extensive tree cover across the site 
and topographical conditions, means the proposed 
development has an ability to absorb taller buildings 

at certain locations to create an interesting and 
architecturally attractive urban form, avoiding 
monotony. 

National policy in Ireland requires that any site in 
excess of 2 hectares, in our major cities, is designed 
in a manner that optimises density. However, the use 
of height in any design proposal is subject to being 
able to meet a set of “development management” 
qualitative tests as detailed in the 2018 Urban 
Development and Building Heights Guidelines. The 
proposal has been designed strictly in line with these 
qualitative tests.

FORMAL GARDENS, WOODLAND 
WALKS AND MORE
Over 20% of the Hines site will be retained as 
accessible public open space and the continued 
enjoyment of the lands by the neighbouring public 
is at the forefront of the development intent. This 
will be delivered as a continuous 1.5km green loop 
of public open spaces, including formal gardens and 
woodland walks, around the site which is proposed 
to be open to the public 24/7. 

These safe, active routes will be appropriately-lit 
and overlooked to ensure passive surveillance. 
Exercise stations are proposed to be dotted along 
the various walking and jogging loops, as are 
sculptures, picnic tables and BBQ areas as well as 
areas for yoga, meditation or quiet contemplation 
to read a book on a bench. 

The public open spaces will be easily accessible to 
everyone through a number of entry routes to the 
site via the Clonliffe Road and the Drumcondra 
Road, and pedestrian/cyclist access to these spaces 
will not be restricted in any way. 

NUMBERS REPRESENT 
BUILDING FLOOR HEIGHTS

BLUE BOUNDARY LINE INDICATES 
HINES PORTION OF THE DEVELOPMENT

The height profile of the site steps down along 
Drumcondra Road, rising towards the playing 
pitches before dropping down towards Clonliffe 
Road. The majority of the buildings will be between 
3-8 storeys in height, with two buildings being above 
8 storeys. These taller buildings will be 13 storeys 
and 18 storeys respectively and will be positioned 
approximately between 82m to 142m away from the 
edge of the site so as to avoid overshadowing of the 
surrounding streets and houses. 

To learn more about the proposed architecture for 
the site visit our website: 
www.hinesopenday-drumcondra.com
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4.5 Walking/Cycling Accessibility

The transport and mobility strategy for the site seeks to capitalise 
on the site’s accessible location and maximise opportunities for 
sustainable travel.

The development is situated just 2.5km north of the city centre 
and is just a 10 minute cycle from O’Connell Street. 

In addition to this, Bus Connect will deliver a network of high 
quality cycle lanes/tracks directly from the site to the city centre 
along the N1

The Royal Canal Greenway (currently under construction) is less 
than a 5 minute cycle from the site, when completed it will provide 
a direct, safe and attractive route to the Docklands for residents.

Central to the access strategy is to create a connected, 
permeable, walkable and cyclable network within the grounds 
to facilitate the sustainable and safe movement of people. This will 
also allow other residents who live locally to make use of the 
grounds. The mature trees and landscaped areas will mean the 
grounds will be a high-quality amenity for those living in the area. 

The primary pedestrian-cycle access to the south will be via 
Holy Cross Avenue, the primary access to the north will be from 
Drumcondra Road Lower.

To make the development grounds as attractive as possible, the 
internal road network will be designed to encourage lower speeds 
(30kph or less) to reflect the higher demand for walking and 
cycling. The lower speeds and multi-purpose streets will create a 
strong sense of place and an environment conducive to on-street 
cycling.
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Diagram - Vehicular Access & Movement Routes

As illustrated here, the Masterplan layout indicates a primary 
access point  into the site from Clonliffe Road to the South. 

A link road will meander through the site providing access to all of 
the car parks located beneath the residential blocks.

A secondary left-in, left-out access will also be provided from 
Drumcondra Road Lower. There will be restricted access adjacent 
to Block A to prevent a rat run scenario through the site.

The secondary access will be desirable during the construction 
phase and will also serve as an important emergency secondary 
access route.

Service vehicles will be able to use both access points and  
turnback facilities will be provided to ensure they can enter and 
exit safely.

A site wide Travel Plan will be produced for the site. It will include 
surveys of existing facilities, information to residents, travel 
patterns, monitored targets and the promotion of car club 
schemes and car sharing.
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schemes and car sharing.

Retractable bollard
to prevent rat-running
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