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Preface

By Councillor Nial Ring, Lord Mayor of Dublin

The new three-year strategic plan for St. Teresa’s Gardens Regeneration Board outlines an 
exciting and ambitious future works programme designed to ensure an improved quality of 
life, improved opportunities and improved facilities for residents in this historic area.
I acknowledge the work of the City Council in setting up and financially supporting the 
Regeneration Board and in preparing, consulting and adopting the Development Framework 
for St Teresa's Gardens in July 2017. I must also commend the invaluable role of the 
Regeneration Board in ensuring the support of the community for the development of the 
site. Both the City Council and the Regeneration Board have demonstrated that effective 
collaboration and leadership can deliver the social, physical and economic regeneration of 
this site.
Many challenges lie ahead for both parties. I encourage Dublin City Council and the 
Regeneration Board to be sufficiently flexible and resilient to adapt and improvise to 
inevitable future challenges that will arise over the next number of years. This will require a 
sustained effort on all our parts.  We are living in a changing Ireland and we need to ensure 
our new communities in the wider South West Inner City community are participants in the 
regeneration process. 
I welcome the news that construction of the first 54 units will commence shortly and believe 
that the plans and actions set out in the 3-year Strategic Plan will play a significant role in 
supporting Dublin City Council, Government Departments, other statutory agencies and local 
residents in ensuring that the Regeneration Programme in St Teresa's Gardens will become 
one of the most successful regeneration processes in Ireland. 
It is only through working together that we can realise significant results concerning the 
increased provision of housing and the regeneration of areas such as St Teresa’s Gardens.  
Ba mhaith liom buíochas a ghabháil don Bord as an t-úafás oibre atá déanta acu. 
Go n-éirí libh. 

Nial Ring
Ardmhéara Bhaile Átha Cliath 
Lord Mayor of Dublin
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Foreword

By Damien English,T.D.

Minister for Housing and Urban Development

August 2018

I am delighted to see the publication of the new three-year Strategic Plan of St Teresa's
Gardens Regeneration Board. This Strategic Plan provides a good opportunity to map out
the next steps for the regeneration of this area in the south inner city of Dublin. While the
Regeneration Board’s main focus is rightly on the needs of the people (past, present and
into the future) of the St Teresa’s Gardens area, it is important to note the significance of the
surrounding  area,  which  offers  the  potential  for  over  1,000  housing  units  as  well  as
commercial, recreation and other community supports and infrastructure. 

A good start will be made with 54 new social homes, with construction due to commence in
the second half of 2018. Properly planned and with the support of other state, business and
community actors, the area can be transformed into a vibrant, attractive place in the heart of
the south inner city. Through this Strategic Plan, the Regeneration Board will be a hugely
important driver in ensuring that the regeneration programme delivers on its potential and
meets the expectations of all stakeholders – most especially those who live and work in the
regeneration area. 

In considering what has been achieved so far and looking ahead to the coming years, it is
perhaps worth reflecting a little on how far Ireland has come in recent years in terms of
economic  recovery.  Unemployment  is  now at  the  lowest  level  we  have  seen  since  the
economy collapsed in 2008. So, notwithstanding the volatile global economic climate and the
uncertainty surrounding the UK’s decision to leave the European Union, the Irish economy is
growing and we are seeing that reflected in terms of business start-ups and in our continued
strong performance in attracting foreign direct investment. 

We must ensure that all areas enjoy the fruits of economic recovery. The balanced approach
whereby social, economic and physical regeneration are all advancing in tandem means that
families and communities in the St Teresa’s Gardens regeneration area will have a chance
to  flourish  and  to  be  all  that  they  can  be.  Taken  together  with  other  initiatives  and
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interventions, the objectives being delivered under this Strategic Plan will  deliver an even
stronger St Teresa’s Gardens at the heart of the south inner city.

Considerable credit is due to the community representatives who continue to champion the
area and strive to see its potential unlocked. I also want to acknowledge all of those from
across the public and private sectors who continuously go the extra mile to deliver for this
community. The momentum and success achieved to date has been based on incredible
teamwork  in  both  the  Regeneration  Board  and  the  wider  community.While  challenges
remain,  maintaining  and building  on that  progress  relies  on continued collaboration  and
commitment.

Under Rebuilding Ireland, we will  invest some €6billion and we will  provide 50,000 social
homes  and  the  regeneration  programme  will  make  a  valuable  contribution  to  this.
Nonetheless,  there  is  still  a  considerable  journey  to  travel.  The  momentum  must  be
sustained to complete the rebuilding programme in St Teresa’s Gardens, while further work
is required to deliver the ancillary services needed for sustainable communities and to attract
private  investment  to  this  strategic  location  –  all  helping  to  rebuild  the  community  and
integrate it fully into the life of the south inner city.

By Damien English, T.D.

Minister for Housing and Urban Development

_________________________________
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Preamble 

Stephen Rourke

Chairperson of St. Teresaʼs Gardens Regeneration Board

It gives me great pleasure to present the new three-year Strategic Plan for St Teresa's Gardens Regeneration 
Board. On behalf of the Regeneration Board, I fully support and endorse the Strategic Plan because I believe it
sets out an exciting and ambitious future for our work over the next 3 years, a future which is completely 
connected to improving the quality of life and potential opportunities for people living in St Teresa's Gardens and
surrounding areas. The South West Inner City of Dublin (which includes Dublin 8) is perhaps the most vibrant 
part of our capital city and there are major plans and projects which will be progressed and completed over the 
next few years, including the new Children's Hospital at St James's, the major re-development of the 
Diageo/Guinness site at St James’ Gate and the development of Francis Street, to name but a few.

We believe that the strategies and actions set out in this Strategic Plan provide pathways and mechanisms for
the local communities around Donore Avenue to take full advantage of the opportunities likely to present 
themselves over the next few years. In the first instance, we are most anxious that the residents currently living in 
St Teresa's Gardens flats complex (a total of 98 residents) are successfully re-housed in the 54 new houses and 
apartments which will be constructed on a vacant site close to where they are presently living. The Regeneration
Board, together with Dublin City Council, also wants to play a key role in influencing larger and more substantial 
developments taking place on other parts of the 29 acres site that comprises the Development Area for St 
Teresa's Gardens and its environs. The Development Framework for the area envisages the construction of 
1,100 housing units, a new Sports Campus for the South West Inner City, greenways, play and recreational 
areas and many new retail units. The Regeneration Board will work to ensure that these new proposed
developments will proceed and be completed over the next 5–10 year period.

Our primary responsibility and duty is to both the current residents of St Teresa's Gardens and the previous 
residents of St Teresa's Gardens who may wish to return to the area as the 1,100 new apartments and houses 
are built. We recognise that the Regeneration Programme has been a very long, frustrating and difficult process 
for local residents. The Regeneration Programme has been going on for over 10 years and was badly curtailed, 
as were other Regeneration Programmes in Ireland, by the economic crisis and financial crash which engulfed 
Ireland between 2008 and 2013. The Regeneration Board recognises the fact that it has taken far too long to re-
house the current residents of St Teresa's Gardens and that there have been a number of 'false dawns' and
undelivered promises over the last 10 years. At this stage in the process, enough is enough, so on behalf of the 
Regeneration Board, I commit myself and other members of the Regeneration Board to the re-housing of current 
residents of St Teresa's Gardens in high quality new housing units within the next 2–3 year period. As you will 
see from this three-year Strategic Plan, the satisfactory transition of residents into their new homes is a top 
priority for the Regeneration Board.

St Teresa's Gardens Regeneration Board has made good and useful progress over the last couple of years and I 
would like to thank my fellow members of the Regeneration Board for their outstanding contributions to the Board



v

which meets on a monthly basis throughout the year. I would particularly like to thank the residents from St 
Teresa's Gardens and adjoining areas who sit on the Regeneration Board and who, in addition to participating in 
meetings of the Regeneration Board, also attend meetings of the Development/Residents Group which feeds 
directly into the Regeneration Board and helps to ensure that our discussions and decisions are rooted in the 
reality of key priorities and needs within St Teresa's Gardens and adjoining areas. I would also like to take this 
opportunity to thank the paid staff who have made such an outstanding contribution to the work of the 
Regeneration Board and to setting up and progressing new initiatives and projects to benefit and assist local 
residents. I would like to express our heartfelt gratitude to the good work done over the last few years by Lyndsey
Anderson, Una Rafferty and Rea Lavelle. I would also like to thank Tony Smithers from Dublin City Council for 
the very significant contributions he has made to our work in recent times.

I believe that the Strategic Plan is a clear statement about the ways in which St Teresa's Gardens Regeneration 
Board, together with other agencies and organisations, can most effectively contribute to creating new economic,
social and cultural opportunities and possibilities for residents in St Teresa's Gardens and surrounding areas. 
The Strategic Plan is the result of significant consultations undertaken and facilitated by consultancy charity 
Quality Matters. I would like to express my thanks to Aoife Dermody from Quality Matters who has been the main
person working on our Strategic Plan. In addition to her professionalism, Aoife has also invested a lot of personal
energy and passion into her work with St Teresa's Gardens Regeneration Board. It is evident that she has a very 
strong shared commitment (together with the Regeneration Board) to making the area covered by the 
Regeneration Board into one of the best places to live in all of Dublin City. We hope that this relationship will 
develop into the future.

We also hope to develop and strengthen relationships with a whole range of agencies and organisations from the
public sector, the private sector and the community and voluntary sector in Dublin City. The Regeneration Board 
cannot implement the Strategic Plan by ourselves. We need the active support and collaboration of organisations
such as Dublin City Council, HSE, Department of Social Protection, Department of Housing, An Garda SÍochána,
local businesses, community development projects, family resource centres, local development companies, etc. 
We have begun to develop these relationships (indeed a number of key agencies are already represented on the 
Regeneration Board) and we will continue to do so during the lifespan of the 3-year Strategic Plan and in 
subsequent years as we work towards the construction of 1,100 new housing units and a whole range of new 
educational, sporting, leisure, recreational and cultural facilities and services for people living within our 
catchment area. 

In this time of hope and opportunity for people living in Dublin 8, St Teresa's Gardens Regeneration Board will do
all that we can do to ensure that the residents of St Teresa's Gardens and adjoining areas can take full 
advantage of upcoming opportunities. The ways in which this might happen are clearly described in this Strategic
Plan, so I strongly encourage residents, communities, organisations and groups to work with us in realising the 
vision, the objectives and the goals set out in this Plan.

Stephen Rourke

Chairperson, St Teresa’s Gardens Regeneration Board
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Image 1: Area covered by St. Teresa’s Gardens Regeneration Programme

Image 2: Size of lands within St. Teresa’s Gardens Regeneration Programme





1. Introduction

1.1 St. Teresa’s Gardens Regeneration Board Strategic Plan
This action plan for the Regeneration Board of St. Teresa’s Gardens outlines how the Regeneration 
Board and the staff team will work to ensure the progression of the regeneration project for St. Teresa’s 
Gardens in a timely and positive manner over the coming three years. The Board's ultimate goal with 
this plan is to support the residents of the remaining homes in St. Teresa’s Gardens as we navigate the 
challenging process of regeneration together. In order to effectively undertake this goal, the Board 
identified the need to further engage residents and stakeholders in understanding how this could best 
be achieved. Our robust consultation process identified key concerns and hopes which helped the 
Regeneration Board to prioritise areas of work and actions to progress between 2018 and 2021. This 
plan presents the background to, and outcomes of, this consultation process. The second section of this
plan, after the introduction, details every step and consideration, from background research, through 
consultation, to the finalisation of the plan. Following this, a detailed demographic profile of the St. 
Teresa’s Gardens community and the wider area is provided followed by a summary of good practice in 
regeneration as detailed in the literature. The key sections of this plan then follow: a summary of the 
concerns and gaps identified by stakeholders that the plan should address, and finally a detailed 
breakdown of the actions for the Regeneration Board to pursue over the coming 3 years.

This plan was commissioned in late 2017. Between January and May 2018, the plan was developed 
through consultation with residents, the Regeneration Board and partners in other organisations. The 
Regeneration Board membership is:

● Stephen Rourke, Chairperson
● Ann Canning, Resident Representative
● Bob Jordan, Housing Specialist
● Bruce Phillips, Dublin City Council,
● John McEvilly, Dublin City Council
● Tony Smithers, Dublin City Council
● Inspector Karen Barker, An Garda Síochána
● Chris McCarthy, Resident Representative 
● Cllr Criona Ni Dhálaigh
● Fearghal Connolly, Donore Community Drug and Alcohol Team
● Kristine Taylor, Resident Representative
● Patricia Condron, Coordinator, Donore Education Network
● Cllr Tina MacVeigh 
● Trevor Higgins, Dublin City Council
● Shaleen Kavanagh, Resident Representative
● David Doyle, Foroige GYDP
● Fr. David Corrigan, Donore Avenue Parish

The staff team delivering key supports to residents in relation to regeneration also played a key role in 
the development of the plan and will ultimately play a crucial role in its implementation. Staff team 
members are as follows:

● Lyndsey Anderson, Regeneration Coordinator 
● Rea Lavelle, Regeneration Coordinator (interim)
● Una Rafferty, Community Development Health Worker

1.2 About St. Teresa’s Gardens
St. Teresa’s Gardens is a small community based in the South Inner City, bordered by the South 
Circular Road, Cork Street and The Tenters and Blackpitts neighbourhoods. In May 2018, the 
population of St. Teresa’s Gardens stands at 98 residents, with a further 2216 people living in the 
surrounding neighbourhood. 

1

1



St Teresa’s Gardens is a 1950’s local authority flat complex. Originally, the complex comprised 346 flats
within 12 blocks alongside 10 terrace houses. The complex has provided housing to hundreds of 
families over the past 60 years. However, it has long suffered from significant deprivation and anti-social
behaviour which led to its identification as a regeneration site in the 1990’s. In early 2000’s, St Teresa’s 
Gardens, like many other complexes in the city, was included in the Public Private Partnership 
regeneration programme. The process was not followed through, however, due to the economic crash in
2008.  In 2010–2013, Dublin City Council in partnership with the Department of Environment, 
Community and Local Government, St. Teresa’s Gardens Regeneration Board and the residents of St. 
Teresa’s Gardens commenced planning for regeneration, and 2014–2016 saw the initiation of a Part 8 
planning permission for demolition of existing flat complex, and construction of a 50-unit new build social
housing scheme. This was followed by a process of detenanting, demolitions, further consultation, 
design processes, consolidation and refurbishing works, fit-out works, precinct improvements, liaising 
with utilities, enabling works procurement, and new build procurement, etc. 

In 2014, planning permission was approved for the construction of 50 new units in St Teresa’s Gardens,
and a further four units were approved in 2018. These will replace the current 56 units of 
accommodation currently occupied on site. Construction of the 54 new units (38 houses and 16 
apartments) will begin in 2018 with an expected build programme of 18–24 months.

The Regeneration Board saw the developing momentum in the building project as a key opportunity to 
develop a strategic plan to ensure that all risks and opportunities in this dynamic phase were identified 
while promoting and protecting the interests of the residents during this time and into the long-term.

2

2



2. The Process Undertaken to Develop this Plan

2.1 Overview
This is a summary of the consultation process undertaken with the St. Teresa’s Gardens Regeneration 
Board, residents and some external organisations in preparation for the development of this social, 
economic and cultural plan for St. Teresa’s Gardens in 2018–2021. All stakeholders were invited to give
their views in a phone interview with the facilitator of the process. Interviewees were invited to comment 
on challenging issues that they anticipated over the coming three years and to explore potential 
solutions for these challenges. In total, 25 interviews were completed as well as two strategy 
development workshops between February and April 2018.

2.2 Background Research
In order to ensure that the plan was located in a wider context, background research was undertaken, 
including a profile of the community, the history of who the community was and what has happened in 
similar areas. This involved:

● Developing a demographic profile of the community
● Researching to provide a brief history of regeneration
● Collating observations on what has failed and what has worked in other areas in order to 

inform the actions for this plan.

The purpose of this research was to deepen understanding of the feedback received from residents and
other stakeholders on the challenges facing St. Teresa’s Gardens, as well as to find possible solutions 
and developments that should be prioritised over the coming three years. This research is outlined in 
Chapter Four of this plan.

2.3 Consultation 
The Regeneration Board identified the various stakeholder groups that they felt would provide a 
valuable contribution to the plan and who could identify key challenges, opportunities and solutions. 
These included:

● Residents. Through interviews, we engaged with both residents who are representatives on 
the Regeneration Board and those who are not. In total, 9 of the 98 current residents took part 
in interviews. The number of residents engaged fell short of what was hoped by the 
Regeneration Board. A number of explanations were suggested, which included:

o People are ‘over consulted’ in St. Teresa’s Gardens and may not see the value in 
engaging.

o People were simply busy or unavailable.
o People have lost faith in such processes as a result of the many delays in the 

regeneration process over the years and so were reluctant to take part.
However, the Regeneration Board was satisfied that an almost 10% participation rate provided 
a reasonably good perspective on community views, in particular that many residents who took
part had currently or previously been resident representatives and were aware of the concerns 
of the community generally and able to speak to them.

● External Stakeholders. This included eight people employed in other organisations including 
regeneration organisations, community groups, statutory services and local employment or 
community development services.

● Regeneration Board. All Regeneration Board members available during the consultation 
period took part in interviews to give their unique, individual perspective on issues.

2.4 Developing the Actions
The following is the process undertaken following the consultations with all stakeholders, as detailed in 
the previous section: 
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● Presentation of Consultation Report: After all consultations were undertaken, a detailed 
consultation report was presented to the Regeneration Board which included a summary of all 
issues raised by stakeholder groups and all solutions presented. Each solution presented was 
originally raised by a stakeholder group identified as part of the report. 

● Review of Issues and Proposed Solutions: The initial process engaged the Regeneration 
Board in identifying whether all issues raised had solutions, and if all solutions raised were 
considered as implementable and important. Generally, the solutions raised were considered 
to be important enough to include in the strategy and in line with good practice

● Development and Prioritisation of Thematic Areas: Following approval of all proposed 
solutions, additional reviews undertaken ensured that solutions were grouped into thematic 
areas which facilitated a more strategic approach to the plan (e.g. ensuring that all issues 
relating to physical regeneration were grouped together). Following this, the Regeneration 
Board reviewed the order of themes to ensure that primacy was given to those issues deemed 
most important to residents and most important in terms of the role of the Regeneration Board.

● Resource Proofing: A half-day session was undertaken to ensure that all actions could be 
delivered within existing resources or if additional resources were required. This facilitated a 
practical discussion on what would happen, how and when actions would happen and led to 
the development of the detailed plan within this report. 
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2.5 Summary of the Research and Consultation Process
The image below shows the range of information considered in clarifying challenges and solutions, 
including the demographic profile of the area, evidence from literature and the individuals consulted. 
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3. A profile of the People in St Teresa’s Gardens and the 
Wider Area

3.1 Introduction
The purpose of this section of the plan is to give a picture of the people living in the St Teresa’s Gardens
area, in terms of some key information on issues such as age, gender and education. This information 
supports understanding of what might be needed for the St. Teresa’s Gardens Regeneration Board 
Strategic Plan, and to help the Regeneration Board communicate the local need to other stakeholders.

3.2 The Area
Information for this profile is presented about people in four different categories, namely: 

- St. Teresaʼs Gardens, or STG, refers to the remaining residences in the St. Teresa’s Gardens 
blocks and is made up of three Small Areas1 bordered by Eugene Street in the north, St 
Teresa’s Church in the south, Donore Avenue in the east and the Coombe Women’s Hospital 
in the south. It is shown in brown on Map 1. 

- Wider STG area refers to the neighbourhoods surrounding the flats complex and consists of 
11 Small Areas2. The area reaches from the South Circular Road in the south to the junction of 
Cork Street and Donore Avenue in the north and St Thomas Road in the east. It is represented
in black on Map 1.

- Dublin & Ireland consists of the county of Dublin and the 26 counties of Ireland. The 
information on the larger population is provided to compare how the people of St Teresa’s 
Gardens are similar to or different from the wider population.

Map 1: St Teresa’s Gardens and Surrounding Areas

3.3 Population
At the time of the last census in 2016, STG had 98 residents – an 81% decrease since the previous 
census in 2011. 44% of residents were female and 56% male. For the wider STG area, the 2016 census
shows a population of 2216, 53% of whom were female and 47% male. While the latest census shows 
9.5% fewer people living in the wider STG area since the previous census in 2011, the population of 
Dublin has increased by 5.5% in the same period. This reduction in population was largely due to 

1 within the Merchants Quay F Electoral Division.  
2 in the Merchants Quay E and Merchants Quay F Electoral Divisions in the south inner city
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‘detenanting’ – a process whereby people living in an estate slated for regeneration are moved to other 
communities so that the buildings they were living in can be knocked down or refurbished. Detenanting 
and the existence of empty blocks are associated with many social problems and challenges for the 
residents who remain, as detailed below in the review of literature.

3.4 Age
The age profile of people living is STG is somewhat similar to that of rest of Ireland. There are 
differences in the under 12 years category, where STG comes in at slightly under half the Irish average, 
and at the 13–17 years category, where STG is almost double the Irish average. These respective 
differences exist in a similar fashion when STG is compared to the wider St Teresa’s Gardens area and 
Dublin within these two age groups. 

This means that proportionally, STG has fewer young children and more teenagers of secondary school 
age compared with the rest of the country. It is important to note that because the population in STG is 
so small, even a minor change in population (e.g. 1 or 2 additional young people) could inflate the 
figures.

Proportionately, STG has fewer residents between the ages of 25 and 44 than both wider STG area and
Dublin, with fewer residents over the age of 65 than Dublin and Ireland, see Figure 1. 

Figure 1: Age Comparison 

3.5 Age Dependency Ratio (Young & Old)
The age dependency ratio3 is a term that describes the proportion of a population who is of working age 
compared to those who are not of an age where you can usually earn an income (e.g. young or old). In 
STG, the age dependency ratio is lower than in Dublin and Ireland, which suggests that more people 
are of working age than those who are not; fewer people are ‘dependent’. While this is true in terms of 
the ages of people in the population, it misses the fact that: 

3The age dependency ratio is an age-population ratio of those typically not in the labour force (the dependent 
part ages 0 to 14 and 65+) and those typically in the labour force (ages 15 to 64). It is used to measure the pressure 
on population.
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● High numbers of people are not working due to disability or long-term illness (approximately 
15% of those of working age), so the actual number of adults of working age with the capacity 
to work may be a lot lower than is presumed in the age dependency ratio.

● Since the numbers are small, even one or two extra people of a certain age can make what 
appears to be a significant statistical difference.

While the age dependency ratio in STG is low, the support needs of the community may still be more 
significant than those in the general population when we take into consideration the high levels of 
disability among those of working age.

Figure 2: Age Dependency Ratio (Young & Old)

3.6 Nationality & Ethnicity 
Virtually all the people living in STG are Irish nationals, which contrasts sharply with the wider STG area
and is also higher than Dublin and Ireland, as shown in the graph below. People living in the wider STG 
area have far higher numbers of people from other EU countries and the rest of the world than STG and
Dublin. This difference between STG and the surrounding area is important for the future development 
of the area, as it may point to the fact that there are communities of people from different backgrounds 
who live side by side while services and activities may need to be developed considering a variety of 
needs, both of the different communities, and how they will live and work together in the future. 
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Figure 3: Nationality

The wider STG area reported more people who are white non-Irish, black or Asian than STG, Dublin 
and Ireland. There are no members of the Travelling community recorded as living in STG and very few 
in the wider STG area compared to Dublin and Ireland, see Table 1.

Table 1: Ethnicity

St Teresaʼs
Gardens
N = (84)

Wider STG area
N = (2,216)

Dublin N =
(1,347,359)

Ireland
N = (4,689,921)

Irish White 92.9% 60.8% 75.5% 82.2%
Travellers 0% 0.1% 0.5% 0.7%
Other White 2% 20.2% 11.7% 9.5%
Black or Black Irish 0% 4.7% 2.2% 1.4%
Asian or Asian Irish 2% 4.8% 3.8% 2.1%
Other 1% 5.2% 2.3% 1.5%
Not stated 2% 4.1% 4.1% 2.6%

3.7 People Living with a Disability
Disability as defined by the census includes:

- Blindness or a serious vision impairment
- Deafness or a serious hearing impairment
- A difficulty with basic physical activities such as walking, climbing stairs, lifting, reaching or 

carrying
- An intellectual disability
- A difficulty with learning, remembering or concentrating
- A psychological or emotional condition
- A difficulty with pain, breathing or any other chronic illness or condition

According to census data, residents of STG have disability rates twice that of people living in the wider 
STG area, Dublin and Ireland (see Figure 4). Since people with disabilities may need particular supports
in relation to their health, education, employment and access to community facilities and supports, 
information like this can help services to plan what specific measures may be needed to support people 
with particular needs. However, the information as available from census data is unspecific and broad. 
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To fully understand and respond to health needs in the community, additional targeted research may be 
beneficial.

Figure 4: Persons with a Disability

3.8 Education
Understanding the educational levels of a community can be helpful in planning what types of training 
and education supports might be needed. Residents of STG are more than twice as likely to be 
educated to Primary School level only than people living in the wider STG area, Dublin and Ireland. 
Residents of STG are also more than four times less likely to have a third level education than people 
living in the wider STG area, Dublin and Ireland, see Figure 5. Again, it is important to consider that the
profile is similar to other former regeneration areas: many people left school early, and few went on to 
third level. It is also highly likely that among many of the families who left the area, there were young 
people who did go on to third level.

Figure 5: Proportion of Population Aged 15 or more with Primary Education Only4 and Third Level 
Education5

3.9 Principal Economic Status
This section refers to whether a person is in education, receiving benefits or in a job. This information 
helps to build a picture of where there are gaps in relation to education and employment in a 
community. Only 30% of the residents of STG at the time of the 2016 census were in work, and were 

4 Includes: Primary education only or no formal education
5 Includes: Technical/Vocational qualification, advanced certificate/completed apprenticeship, higher certificate, 
ordinary bachelor degree or national diploma, honours bachelor degree, professional qualification, postgraduate 
diploma or degree or doctorate or higher
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more than three times as likely to be unable to work due to permanent sickness or disability than the 
population in the wider STG area, Dublin and Ireland, see Table 2.

Table 2: Population Aged 15 Years and Over by Principal Economic Status

Status St Teresas
Gardens
N= (84)

Wider STG area
N = (1,839)

Dublin
N =

(1,087,406)

Ireland
N =

(3,755,313)
At work 29.8% 61.1% 56.5% 53.4%

Looking for first regular job                  2.4% 1.4% 0.9% 0.8%

Unemployed having lost or given up 
previous job                                          

31.0% 9.3% 6.5% 7.1%

Student                                                 10.7% 11.9% 11.7% 11.4%

Looking after home/family                    3.6% 4.8% 7.1% 8.1%

Retired                                                 8.3% 7.4% 13.4% 14.5%

Unable to work due to permanent 
sickness or disability                            

14.3% 4.0% 3.5% 4.2%

Other 0.0% 0.3% 0.4% 0.4%

3.10  Deprivation Index of Small Areas and Deprivation Score
Pobal, a government-funded organisation that supports community organisations, has a system 
whereby small areas in the country can be categorised based on how disadvantaged each area is. The 
three Small Areas that make up STG are all categorised as being very disadvantaged on the Pobal 
Deprivation Index, see Map 2 below. The wider STG area is made up of three very disadvantaged Small
Areas (i.e. STG), one Small Area categorised as marginally below average, five Small Areas 
categorised as marginally above average and two Small Areas categorised as affluent. Therefore, STG 
is significantly more disadvantaged when compared to its surrounding areas (see the map below). The 
wider STG area includes people from a broad variety of backgrounds and economic and family 
situations with some people needing more support than others to reach their full potential in relation to 
work, education or leisure activities.

Map 2: Pobal Deprivation Map of St Teresa's Gardens and Wider Areas

St Teresa’s Garden’s is categorised very disadvantaged on the Pobal Deprivation Index, which ranges 
from +30 for the most affluent small area to -30 for the most disadvantaged (see Table 4).
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Table 4: Deprivation Score and Category

St Teresas
Gardens
N = (98)

Wider STG area
N = (2216)

Dublin
N = (1,347,359)

Ireland
N = (4,761,865)

Deprivation score   -26.7 5.2 4.12 0.2

Deprivation 
category 

Very
disadvantaged

Marginally above
average

Marginally above
average

Marginally above
average

3.11  Summary
St. Teresa’s Gardens is a small community of people who remain living in the flat complex after 
significant detenanting in a number of blocks in recent years. The profile shows that people living in the 
complex are, like many other communities in similar situations, living with higher levels of deprivation 
than others. There are higher levels of unemployment, disability, and dependency on state income 
supplements, with lower levels of education. To combat this deprivation while the community is being 
rebuilt and rebuilding itself, the capacity and experiences of this group must be key in all decision 
making. The surrounding areas reveal a diverse population with potential for new links and new 
relationships to develop as the community grows.

4. Good Practice in Regeneration 

4.1 Overview
This section of the strategy provides a context in which the story of St Teresa’s Gardens has evolved. It 
includes a brief history of regeneration projects in Ireland and good practice or lessons learned in terms 
of regeneration. The good practice and lessons learned are presented thematically, in line with the key 
areas in the strategy, including community safety, community health, leadership, physical regeneration 
and community spirit. 

4.2 Urban Regeneration in Ireland
Regeneration is the Government strategy to “target the country’s most disadvantaged communities, 
including those defined by the most extreme social exclusion, unemployment and anti-social behaviour, 
through the provision of a holistic programme of physical, social and economic regeneration”(1). The 
aim of this section is to give a brief history of regeneration projects in Ireland to provide a context for 
some of the current concerns and challenges experienced by the residents of St. Teresa’s Gardens.

To understand the history and challenges of recent regeneration plans, the impact of the proposed 
Public Private Partnerships (PPPs) cannot be overlooked. A 2001 policy directive from central 
government to all municipalities stated that any regeneration project had to consider Public Private 
Partnerships as the main means of implementing regeneration (2). Twelve estates were identified as 
needing regeneration using this mechanism. The private developers who had been contracted by the 
state to undertake regeneration withdrew from the agreement when the value of the land plummeted in 
the economic crash of 2008, which indefinitely halted the planned regeneration. By 2009, of the original 
12 estates, only the regeneration project at Fatima Mansions had been completed (3).

Since regeneration was announced in 2001, the St Teresa’s Gardens project experienced almost ten 
years of inaction. The original Regeneration Board was established in December 2005 and spent 
several years working on a master plan. However, by the end of summer 2009, Dublin City Council 
announced that the PPP plans were to be abandoned (3). The funding for the regeneration project was 
not allocated until Budget 2014 (4). Detenanting began, and of the 346 original units in the development,
only 180 were occupied by June 2010 (3). At the time of writing this plan, there are just 54 families, circa
100 people, occupying the two remaining blocks. 

This policy of detenanting has been documented as making problems worse in other estates marked for
regeneration. Detenanting and its associated problems are the primary documented challenges of 
regeneration projects in Ireland (2). The associated problems include sustaining community cohesion, 
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reduced management and maintenance of public space, increased disillusionment among tenants 
remaining and increased anti-social behaviour. 

In a longitudinal study of several regeneration housing estates across Ireland, Norris and colleagues 
concluded that: 

           The concept of ‘estate regeneration’ needs to be redefined so that it gives central place to the 
development and provision of appropriate services for acutely disadvantaged families and 
individuals. Plans for the delivery and long-term funding of these services should be placed at 
the centre of regeneration schemes and should not be left as additions to be tacked on as 
regeneration schemes get under way (5).

The National Planning Framework (5) sees a further gear change in regeneration with the establishment
of  a  Regeneration  and Development  Agency  to  work  with  local  authorities,  public  bodies  and  the
business  community,  harnessing  public  lands  as  catalysts  to  stimulate  regeneration  and  wider
investment. A �3 billion Regeneration and Development Fund will be put in place to drive and support
the  aims  of  the  National  Planning  Framework.  The  relationship  between  the  Agency  and  existent
regeneration programmes is as yet unclear.

4.3 Good Practice in Regeneration
This section presents a summary of what is known about successful regeneration from other research. 
The research includes:

● Reports and ‘grey’ literature on similar projects in Ireland
● Peer reviewed and academic literature
● The previously developed demographic profile of the area.

The evidence is presented in six categories that correspond with the themes for actions in this strategy:
● Good Physical Regeneration: maximising on the positive impact of the built environment
● Community Spirit: enhancing social capital, delivering on participation rights and combating 

stigma
● Community Safety: creating an environment where residents can live and work in safety
● Community Health: addressing the physical and mental health needs of individuals and the 

community
● Employment and Economic Health: ensuring the long term economic well-being of 

individuals and the community
● Regeneration Board and Leadership: providing the leadership and role function to underpin 

a successful process

All of the learning to date points to the fact that prioritizing the social needs of residents such as family 
supports, addiction services, mental health, anti-social behaviour, and education and training (6–10) is 
crucial to the success of a regeneration programme and that the most influential aspect of regeneration 
is addressing anti-social behaviour and ensuring that residents feel safe and secure (11). Community 
safety was identified by residents as the most pressing issue and so the literature review begins with a 
focus on community safety, followed by other issues important to the community such as health, 
community spirit, and progressing to issues relating to the role of the Regeneration Board and 
supporting progress of a smooth transition to new housing.

4.4 Community Safety
Residents in regeneration areas, as in all communities, should be able to enjoy safety: the ability to live, 
move and socialise throughout their community without fear, safe from harassment and without the 
stress of persistent crime (7). However, during regeneration, anti-social behaviour such as drug dealing,
using drugs openly and other criminal activity, as well as intimidation of residents by those engaging in 
criminal activity, are common challenges (7, 10, 12, 13).

Notwithstanding the scale of the problem, relatively limited research exists on tackling anti-social 
behaviour in the Irish context. A 2008 review concluded that there is variance in strategies across the 
local authorities. While a multi-disciplinary approach is common, an overarching community safety 
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strategy is less so, and that current strategies, while having impact, have not reached their full potential 
(14).

One vital aspect of community safety identified in literature on regeneration is the role of community 
policing. When executed effectively, community policing can have a significant impact on the confidence
of the local community and therefore feelings of safety, as highlighted in a 2007 review of social 
exclusion in Southill and Moyross (15). An Garda Síochána define community policing as ‘partnership 
based, pro-active, community-oriented style of policing...focused on crime prevention, problem-solving 
and law enforcement, with a view to building trust and enhancing the quality of life of the entire 
community’ (16). A number of international parallels for best-practice community policing are being 
emulated by An Garda Síochána in the Ballymun area, outlined in the strategy Safer Ballymun (17). 
These principles include building mutually trustful and respectful relationships between An Garda 
Síochána and community members, confronting the basic issues facing the community and 
implementing creative solutions to them, crime prevention and enforcement.

Reliance on policing alone for community safety in social housing areas is not in itself an effective 
strategy. In fact, the role of organisations such as the city council, the role of the built environment and 
the importance of community spirit have all been highlighted in literature as crucial elements impacting 
safety and feelings of safety in urban communities (18–20). This highlights the interconnected and 
interrelated nature of the key thematic areas of this strategy.

4.5 Community Health
Community health, in the context of this strategy, refers simply to the ability of the community to 
understand and have their physical and mental health needs met. When considering the needs of 
regeneration communities, it is useful to consider the concepts of social determinants of health and 
health inequality. The Department of Health6 defines health inequality as follows:

            Inequalities in health are differences in health status or in the distribution of health determinants 
between different population groups due to the conditions in which people are born, grow, live, 
work, and age. There is an uneven distribution of the risk factors associated with many chronic 
diseases, with the burden borne disproportionately by those in the lower socio-economic groups.
People with higher socio-economic positions in society have a greater array of life chances, 
more opportunities to lead a more fulfilling life and tend to have better health.

Ireland has substantial levels of health inequalities which, while apparent during the ‘boom’ years, 
appear to be worsening since the recession. Stark differences are seen between socio-economic and 
occupational groups in mortality, morbidity, self-reported health and lifestyle behaviours. All Government
agencies have a role to play in tackling health inequality (21).

While the causes of health inequalities are complex, they do not arise by chance. The ‘social 
determinants of health’ (i.e. the social, economic and environmental conditions in which we live) strongly
influence health and are largely the results of public policy (22). The importance of considering the 
social determinants of health is now widely recognised in many of Ireland’s national strategies including 
Healthy Ireland (23) Connecting for Life (24) and Reducing Harm, Promoting Recovery – Ireland’s 
national drug and alcohol strategy (25). 

A demographic profile of the residents of St Teresa’s Gardens reveals that the residents are over three 
times more likely to be unemployed, having lost or given up their previous job and be unable to work 
due to permanent sickness or disability than the local or national average. They also experience twice 
the national rate of disability. In a review of the regeneration of a number of housing estates in Ireland, 
Norris et al (2011) made a number of recommendations in relation to service distribution which 
acknowledged health inequalities experienced by these communities. Their recommendations included 
implementing and utilising local structures such as development boards and childcare committees to 
support effective and targeted service development (5). It is anticipated through this strategy that the 
Regeneration Board, by undertaking a health needs analysis, will be better equipped to negotiate with 
service providers to address specific health needs of this community, if needed.

6 http://health.gov.ie/healthy-ireland/health-inequalities/
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4.6 Community Spirit
Community spirit includes enhancing social capital – the value that comes from the positive ties that
bind  the  community,  enabling  meaningful  participation  in  decisions  that  affect  the  life  and  living
standards  of  the  community  and  combating  stigma.  Community  spirit  can  also  be  enhanced  and
reinforced by the built environment.

Change in the population through detenanting and the problems that arise from it has significant 
negative impact on community spirit. It can be a challenge for a community to retain residents during the
regeneration process or to attract back residents who were relocated for demolition purposes (7,10). If 
residents feel that the regeneration process will take too long, have lack of faith that the social 
challenges and anti-social behaviour will be addressed, or are unable to get an affordable dwelling with 
the appropriate number of rooms for their family size, they are likely to seek housing elsewhere 
(6,12,27). All of this can damage social ties and community culture within the estate (7). 

Another factor that negatively impacts community spirit during regeneration is the experience of 
powerlessness by residents in the face of a significant state building project over which they can feel 
little control, but by which they are so severely impacted. The capacity of residents to organise 
collectively, understand the technical elements of the process and to advocate for themselves is critical 
to combat feelings of powerlessness (26). In Irish regeneration projects, community development and 
human rights-based models have empowered people to articulate their entitlements, understand their 
responsibilities and hold the state to account (6, 8). Effective regeneration and renewal efforts have 
been based on strong evidence, including an understanding of the local community, local issues and 
local needs while promoting the capacity of the community to influence their circumstances (6–9). While 
the importance of resident empowerment and engagement is inarguably beneficial, literature 
acknowledges that the role of ‘resident representative’ can place significant pressure on individuals who 
undertake it. Research from the mental health field reveals that the frustration of not being able to 
achieve change can lead to disenchantment and burn out (28).

Another challenge in terms of community spirit is the stigma – real, perceived and internalised –that 
often features in regeneration communities (10). Culture- led regeneration which focuses on issues 
beyond the build, beyond health and looks to strengthen community bonds has the potential to generate
social benefits for disadvantaged communities. Arts, history and other cultural projects can strengthen 
community cohesion, enabling communities to develop their own forms of cultural capital and combating
stigma. The latter point is particularly significant, as stigma is often intractable and rarely the subject of 
targeted responses in regeneration schemes (29). In addition to cultural initiatives that can help combat 
stigma, community engagement in public communications initiatives within the community can also be 
helpful. Communities themselves may work to change the reputation and stigma of their neighbourhood 
by reaching out to local media to discuss how they are represented in news stories, writing press 
releases, creating their own media initiative such as their own local newspaper, and providing media 
literacy to residents (12,27,30). However, it is to be noted that these types of initiatives require an 
energized and empowered community.

Finally, community cohesion can also be impacted by the built environment. The community should 
include easy access to green spaces and outdoor areas for recreation and play such as parks, 
playgrounds, and sports fields as well as indoor facilities for social interaction such as community 
centres and cafes (6,31).  A well-functioning community should be able to meet the diverse needs of its 
residents by offering a variety of amenities, services, supports, and social resources on-site or within 
walking distance (6, 28). Residents should be able to obtain health and medical services, education, 
groceries and household items, and child care locally (6,31). This, again, highlights the importance of all
thematic areas of this strategy and the need to acknowledge the interconnected nature of the built 
environment, community spirit, safety and health.

4.7 Regeneration Boards and Local Leadership
The role of the Regeneration Board in holding state actors to account and negotiating on behalf of 
residents is one which can be enhanced and improved through careful consideration, review and 
dedication to ensuring a robust and healthy structure. A number of factors have been identified in 
literature as supporting positive regeneration at a leadership level, many of which have been considered
both in the development of this strategy, and are in line with actions identified later in this document:
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● The Board should have an independent chair with strong mediation skills (6,10) and include 
adequate community representation (6,10,12).

● A small, multi-disciplinary, multi-agency team with a range of expertise (e.g. education, health, 
social welfare), strong mediation and leadership skills, and an experienced project manager 
(6).

● The involvement of residents continuously at every stage of the process by facilitating active 
working partnerships with tenants through tenant’s associations or developing an integrated 
partnership model including residents and local authority (6,12).

● Conducting research/a needs audit to identify the community's specific social needs around 
health, education, employment, recreation, anti-social provision, and arts and culture (10,12).

● Having ‘estate-based staff’ to manage repairs and other housing and community services who 
work from local offices and are more accessible to residents (6,7,12)

● The leadership keep the community informed throughout the process and take time to 
celebrate accomplishments along the way. (10).

The key elements of diverse skills and responsibilities continued resident engagement, using 
information and evidence to inform decision making and working cooperatively with estate management 
will all be considered by the Regeneration Board in their internal leadership development action in this 
strategy.

4.8 Employment and Economic Health 
Supporting the longer-term goal for communities to thrive and have access to opportunities entails the 
consideration of potential employment prospects for community members. It is crucial that communities 
have employment opportunities available that are relevant to the qualifications of local residents 
accompanied by job seeker support services (6). Lack of unskilled employment opportunities needs to 
be addressed, particularly when noting the specific profile of the current community (12). Economic 
interventions in other comparable regeneration projects have included local labour clauses for 
refurbishments/new build, providing physical and monetary incentives for small businesses and social 
economy projects (12). Given the population size, any such interventions should be tailored to reflect 
the articulated needs of the residents and considered in both the short and longer-term planning for the 
community.
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5. Concerns and Gaps in St. Teresa’s Gardens

5.1 Overview
This section summarises the concerns raised and gaps highlighted by participants in the consultations 
in relation to the community of St. Teresa’s Gardens, the regeneration and other needs. They are 
summarised here in line with the strategic themes identified for the actions in the following section.

5.2 Physical Regeneration

The concerns in relation to the physical regeneration of the area raised by participants in the 
consultations included:

- The physical regeneration is not progressing at the pace that was originally promised, which is 
frustrating and leaving people feeling uncertain 

- There is anxiety about the physical regeneration: where residents will be housed, and what 
support they will receive to move home.

- There are challenges and difficulties relating to maintenance of current housing. Residents felt 
that issues have not been responded to in a timely manner, although improvement has been 
seen recently.

- Formal systems for rectifying issues may not be used, or aren’t considered effective.
- The precinct is poorly maintained and unsafe. Although a precinct refurbishment process is 

being progressed, some residents may be unaware of the precinct improvement plan.

5.3 Community Spirit

The concerns in relation to community spirit and leadership in the area raised by participants in the 
consultation included those relating to general issues, the wider community and local community 
leadership, as follows:

General:
- There is a loss of hope in the regeneration process 
- There is a loss of trust between residents and statutory agencies, including the Gardaí and 

DCC. Residents feel let down by policy decisions of these agencies.
- Residents feel there will be a loss of identity/memory of the community when the name of the 

complex is changed.
- The extent to which the community will be changed by regeneration is often underestimated, 

which may be the case in STG. There can be serious dislocation experienced by residents 
when a new community moves in. If this is not properly anticipated, it can cause difficulties 
between residents and services, and between groups of residents.

Wider Community:
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- There can be negative impacts on the wider community: dust, parking, etc. during the building 
phase. Residents from wider community can feel annoyed and imposed upon by the build.

- A lack of connection between flats residents and the wider community can lead to resentment 
regarding problems associated with the build (e.g. surrounding areas blaming flats residents for
the problems caused by the build).

Resident Leadership:
The importance of resident leadership is widely accepted as crucial for successful regeneration, but 
there are a number of challenges identified in relation to this:

- A small number of residents are engaged as representatives in the process, which puts a lot of 
pressure on them so there is a danger of burn out.

- There is only a small pool of other residents from whom to draw to engage in the process.
- There can be a distrust of the motivation of resident representatives in the wider community 

(e.g. progress to employment, etc.).
- For residents who are engaged, there are challenges in feeding back to other residents (time, 

motivation etc.) and taking on a truly ‘representative’ role.
- There is a lack of capacity to support leadership in the community (ie. some support is 

provided, but there may be a need for leadership training, more support for others).

5.4 Community Safety

Concerns in relation to safety in the community raised by participants in the consultation included:
- People feel unsafe and measures to date to address anti-social behaviour have not been as 

successful as people feel is needed.
- The police presence required to manage anti-social behaviour is not felt to be adequate.
- There isn’t believed to be enough monitoring hours on the CCTV to ensure its effectiveness.
- The TRY programme (the programme for young men run by the Donore Community Drug and 

Alcohol Team) is showing promise in engaging young men locally, but has unstable future 
funding.

5.5 Community Health

Concerns in relation to community health raised by participants in the consultation included:
- There are a lot of people in the community with significant physical and mental health needs, 

living alone etc. 
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- A lot of people with these needs are not accessing appropriate services to meet their basic 
health needs.

5.6 The Regeneration Board and Team

Concerns in relation to the Regeneration Board and Regeneration Team raised by participants in the 
consultations included:

The Regeneration Board:
- The Board is functioning much better since the new Chairperson has been put in place, but 

additional work is needed to clarify and consolidate work, including agreeing function of all 
roles, inclusion of additional agencies and roles etc.

- Social capital in the area is low – there are high levels of unemployment, disability, etc. and 
anecdotal reports of stress and mental health difficulties. Community development is felt to be 
a core requirement to helping people engage in necessary services, progressing key issues 
such as resident engagement, participation, etc. in the regeneration process. There are not 
enough community development hours allocated for STG and the wider area. The current 
community development team (including Regeneration Coordinator, Community Development 
Health Worker and CAN Facilitator) are well-regarded by residents and service providers alike, 
but there are not enough hours allocated to undertake the work needed in the community.

- The existing community development services in the wider area are not working directly in the 
STG community.

- The regeneration team (e.g. Chair, Coordinator and Community Development Health Worker) 
needs to be extended in order to undertake all of the work that is needed for the community.

- It’s unclear how the regeneration process will progress long term or how residents will continue
to be represented in negotiations about their community.

Communications about Regeneration
- Residents do not feel that they know what is happening in relation to key activities, including 

regeneration.
- Sending newsletters out is not sufficient in terms of communicating with residents, as many 

may not read or engage with that medium; face-to-face/door-to-door communication is needed.

5.7 Employment and Economic Health

Finally, concerns in relation to the longer-term employment prospects and economic health in the 
community included:
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- There may not be a sufficient pool of people to draw from the immediate community if 
community benefit clause negotiations are successful.

- There may not be capacity/motivation for a social enterprise type project in the community at 
the moment but there may well be in the future if residents are supported and as the 
community grows.

5.8 Summary
There was almost unanimous agreement across stakeholder groups about the primary concerns that 
this strategic plan should address, namely that the Regeneration Board should do all within its power to 
ensure timely progression of the physical regeneration of the area, that attention and care should be 
given to promoting community spirit and leadership in St Teresa’s Gardens, that efforts should be made 
to address the daily and on-going safety concerns that residents live with, that the essential and basic 
healthcare needs of residents should be assessed and advocated for (if needed), and finally that the 
infrastructure to support this work and this plan should be strengthened by the Regeneration Team and 
Board. The shared understanding of issues was matched by a shared enthusiasm for the proposed 
solutions that would become the strategic actions for the coming three years, as detailed in the following
section.
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6. Strategic Actions

6.1 Overview
This section presents the strategy for the St. Teresa’s Gardens Regeneration Board for the coming 
three years. In total, there are 15 actions across six thematic areas. The types of actions range from the 
focal activities of promoting timely and positive physical regeneration, promoting community health and 
safety, to actions that focus on the quality and capacity of the regeneration team itself and the 
Regeneration Board. Each section presents the overarching theme and objective, each of the 
supporting actions, and finally a detailed plan for each action that clarifies lead persons responsible, 
timelines and outcomes.

6.2 Strategy Theme 1: Positive Physical Regeneration

Action 1a: Work with DCC to Promote Timely and Safe Physical Regeneration

Step Lead/Support Timeline Outcome
Seek regular updates to be 
communicated to the Regeneration
Board from relevant personnel in 
DCC on progress towards agreed 
regeneration plans and 
communicate in line with agreed 
communications plan.

Regeneration Coordinator/ 
Chairperson 

On-going Regeneration 
Board are fully 
briefed on 
progress, delays.

Implement agreed protocols for 
escalating concerns where 
unexplained or unacceptable 
delays occur and pursue resolution
of these concerns.

Regeneration Coordinator/ 
Chairperson

On-going Concerns are 
appropriately
escalated and 
resolved.

Seek updates from residents 
through the Residents Group on 
the impact of the build on residents
and the surrounding 
neighbourhoods and communicate 
this to DCC on an on-going basis. 
This should be monitored and 
followed up to ensure needs are 

Resident Representatives 
/Regeneration Coordinator

On-going Impact of the 
build is monitored
and unreasonable
impacts are 
communicated.
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communicated.
Seek timely and positive updates to
concerns raised in relation to the 
impact of the build from DCC on an
on-going basis and communicate 
to all residents either individually or
through mechanisms agreed in the 
communications strategy (see 
below).

Resident Representatives/
Regeneration Coordinator

On-going Positive solutions 
are achieved and 
communicated to 
residents.

Action 1b: Work with DCC to Ensure Maintenance is Undertaken in a Timely Way to Current 
Accommodation and Precinct

Step Lead/Support Timeline Outcome
Precinct Improvement: Seek regular 
updates from DCC on implementation 
of the Precinct Improvement Plan and 
communicate this to residents through 
newsletter drops, door to door calls and
other mechanisms.

Regeneration 
Coordinator/ DCC

On-going The RB understands 
progress and delays in 
relation to precinct 
improvement.

Precinct Improvement: Create and 
disseminate an accessible version of 
the precinct improvement plan to all 
residents.

Regeneration 
Coordinator/
DCC

Q3 2018 Residents have access to 
information on planned 
precinct improvements.

Maintenance: Provide complementary 
support to DCC’s maintenance team by
checking with all residents on a 
quarterly basis about on-going 
maintenance issues with a view to a) 
supporting people to use DCC’s 
maintenance support appropriately, or 
b) undertake simple maintenance 
issues themselves or c) seek additional
support from the regeneration team or 
from community and voluntary services 
where appropriate or outside the remit 
of DCC. 

Community 
Health 
Development 
Worker/DCC

Q3 2018 Residents are encouraged 
to engage with and build 
trust with DCC services, 
residents are equipped to 
use the DCC maintenance 
reporting system 
appropriately and 
effectively

Maintenance: A role description and 
protocols to be developed 
collaboratively between DCC and 
regeneration team to ensure efficient 
maintenance role supports, 
engagement with DCC supports and 
robust support for residents during this 
transition period.

Regeneration 
Coordinator/ 
Regeneration 
Board/DCC

Q2 2018 All parties are satisfied that 
the role will support, rather 
than duplicate or undermine
existing functions and that 
residents will receive robust
support.

Maintenance: Review effectiveness of 
the maintenance role after 6 months 
and continue/adapt or discontinue as 
appropriate.

Regeneration 
Board/DCC

Q1 – Q2 
2019

Effectiveness of the role in 
relation to agreed outcomes
is established.

Action 1c: Support Residents to Develop Individual Transition Plans for Moving Homes 

Step Lead/Support Timeline Outcome
Undertake individual needs analysis DCC Housing All to be Individual and 
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and develop transition plans with all 98 
residents in relation to moving from 
current accommodation to new 
houses/apartments. 

Team completed 12 
months prior to 
anticipated move.

aggregate
community needs 
are identified.

Develop a report on needs that cannot 
be fulfilled by DCC housing supports.

DCC Housing 
Team/Community
Development 
Health Worker

On completion of 
individual needs 
assessments.

Gaps are 
identified.

Review gaps and identify potential 
supports from external agencies 
required to meet needs. Negotiate with 
external organisations to provide 
supports for the smooth transition for all
residents and ensure individual 
transition plans are adapted to reflect 
this, if necessary supports are put in 
place.

Regeneration 
Coordinator/ 
Regeneration 
Board Sub Group

No later than 4 
months prior to 
anticipated move.

All residents have 
a robust individual 
transition plan in 
place.

Action 1d: Develop and Implement a Communications Strategy 

Step Lead/Support Timeline Outcome
Agree a communications plan that 
outlines how messages will be best 
communicated with residents, 
surrounding neighbourhoods, services,
businesses and the public about the 
on-going regeneration, and the work of 
the regeneration board, etc.

Regeneration 
Coordinator/ 
Chairperson/ DCC 
Project team

Q4 2018

Develop the communications plan in 
consultation with the whole 
Regeneration Board

Regeneration 
Coordinator/ 
Chairperson/DCC 
Project team

Q3 2018 – Q4 
2018

Implement the communications plan Regeneration 
Coordinator/ 
Regeneration 
Board/ DCC Project 
Team

Q4 2018 – Q2 
2021
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6.3 Strategy Theme 2: Community Spirit

Action 2a: Develop and implement a Programme of Community Connection and Community Memories

Step Lead/Support Timeline Outcome
Reignite the community history/memory 
project with an academic or cultural partner 
and engage older residents in sharing 
stories to capture the social history of the 
area.

Regeneration 
Coordinator/ 
Residents Group

Q4 2018 Existing cultural 
project is 
reignited and 
extended.

Support residents to identify additional 
opportunities to promote community spirit 
and engagement over the coming three 
years.

Regeneration 
Coordinator/ 
Residents 
Group/Other 
active community
groups

Q 3 2018 – Q2 
2021

Additional 
projects or 
opportunities are 
implemented 
where there is 
commitment.

Commit to honouring in a timely fashion any
promises made in relation to activities 
impacting on the residents and community-
focused activities.

Regeneration 
Coordinator/ 
Regeneration 
Board/ other 
identified 
partners

Q3 2018 – Q2 
2021

Residents feel 
confident that 
commitments in 
relation to 
community spirit 
projects are 
honoured.

Action 2b: Develop a strategy for promoting positive engagement with the wider community

Step Lead/Support Timeline Outcome
Facilitate information sharing and planning 
sessions for STG residents and wider 
Community. To do this is a way which builds 
relationships, supports problem solving, 
information sharing and engagement between 
STG residents and residents from the wider 
community. To assess the progress on whether it 
has increased ownership, accountability and 
empathy and reduced ‘othering’ and blame during
regeneration. 

Regeneration 
Coordinator/ 
Chairperson/ 
Sub group of 
Regeneration 
Board with 
expertise in 
community 
mediation

Q3 2018 Connections are 
formed between 
STG and wider 
community 
residents, stigma 
is reduced and 
wider community 
are informed and 
empowered.
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Action 2c: Review and Improve Supports for Community Representatives

Step Lead/Support Timeline Outcome
Undertake a formal review of the resident 
representative role:

a. Identify what is working.
b. Identifying gaps and how this can be 
improved.

Regeneration 
Coordinator/ 
Regeneration 
Board/ 
Development 
Group

Q4 2018 Effectiveness of 
current role and 
supports are 
established.

Formalise and improve the resident 
representative role and structures. Based on the
outcomes of the review, update the current 
supports, role description, and leadership 
development opportunities available to resident 
representatives.

Regeneration 
Coordinator/ 
Regeneration 
Board/ 
Development 
Group

Q4 2018 Improved 
supports and role 
clarity for resident
representatives.

Develop and implement a succession plan for 
resident leadership and representation on the 
Regeneration Board.

Regeneration 
Coordinator/ 
Regeneration 
Board/ 
Development 
Group

Q3 2018 New leaders are 
identified and 
supported to 
engage

Through the communications strategy, ensure 
that the nature and role of resident 
representatives is clearly communicated, and 
seek opportunities to show gratitude for the role.

Regeneration 
Coordinator/ 
Regeneration 
Board/ 
Development 
Group

Q3 2018 – 
Q2 2021

Residents feel 
confident that 
their value and 
roles are 
communicated 
and understood.

6.4 Strategy Theme 3: Community Safety

Action 3a: Continue and Extend the TRY Programme

Step Lead/Support Timeline Outcome
Seek funding to continue to deliver the 
pilot programme, and collate outcomes 

Regeneration 
Coordinator/TRY 

Q3 2018 –
Q4 2018

Proof of model 
established. At-risk young 
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data to establish proof of model. Steering Group men continue to be 
engaged effectively in 
targeted supports.

Seek funding to embed the TRY 
programme following successful 
evaluation.

Regeneration 
Coordinator/TRY 
Steering Group

Q1 2019 –
Q2 2012

At-risk young men 
continue to be engaged 
effectively in targeted 
supports.

Action 3b: Continue to Engage in Safety Promotion Actions

Step Lead/Support Timeline Outcome
Seek continued commitment from Gardaí
to have a member on the STG 
Regeneration Board with suitable 
knowledge and authority to inform safety 
issues in the area.

Regeneration 
Coordinator/ 
Chairperson

Q3 2018 
– Q2 
2021

A Garda with appropriate 
knowledge and authority is 
engaged on the 
Regeneration Board.

Continue to ensure Regeneration Board 
representation and active participation at 
Local Policing Forums to ensure key 
local issues remain on wider area 
agenda.

Regeneration 
Coordinator/ 
Chairperson

Q3 2018 
– Q2 
2021

Key local issues are 
flagged and potentially 
addressed through wider 
area initiatives.

Continue to ensure Regeneration Board 
representation and active participation on
the management committee of the Local 
Policing Forum Network.

Regeneration 
Coordinator/ 
Chairperson

Q3 2018 
– Q2 
2021

Key local issues are 
flagged and potentially 
addressed through wider 
area initiatives.

In partnership with Local Gardai, seek to 
formalise an approach to community 
policing that will ensure a proactive 
approach to dealing with drug dealing 
and anti-social behaviour in the flat 
complex.

Regeneration 
Board

Q 3 2018
– Q2 
2021

Practical issues affecting 
residents in the flats 
complex are considered 
and addressed through a 
community policing 
approach.

6.5 Strategy Theme 4: Community Health

Action 4a: Research health needs of current residents, and promote access to needed services and 
supports

Step Lead/Support Timeline Outcome
Establish an interagency steering group Chairperson/ Q3 – Q4 Scope and oversight of 
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to develop a scoping document and 
identify a research partner to guide a 
health needs analysis project.

Regeneration 
Coordinator/ 
Community 
Development 
Health Worker

2018 health needs analysis 
established.

Undertake needs analysis research with 
community development and resident 
safety and confidentially as key 
underpinning principals of the process.

Community 
Development 
Health 
Worker/Research 
Partner

Q4 2018 Residents safely engaged
and relationship with 
community development 
team positively impacted.

Following this, support residents to 
access services, or where gaps or 
significant barriers are identified, 
negotiate with community and voluntary 
and statutory services to develop 
solutions to ensure health needs of 
residents can be effectively addressed.

Steering Group/ 
Regeneration 
Board/ Community
Development 
Health Worker

Q2 2019 
– Q2 
2021

Residents access needed
health services, and 
services respond to gaps 
and provide innovative 
solutions where possible.

6.6 Strategy Theme 5: Employment and Economic Health

Action 5a: negotiate community benefit clauses with the contractor for St Teresa’s Garden 
developments

Step Lead/Support Timeline Outcome
Negotiate with the contractor for the St Teresa’s 
Gardens development to establish a community 
benefit clause and local training/employment 
opportunities that can arise from the building 
project as a result of the clause.

Regeneration 
Coordinator/ 
Regeneration 
Board

Q3– Q4 
2018

More local 
employment in 
Regeneration 
Programme.

Action 5b: continue to engage in local initiatives to promote education and employment opportunities 
through infrastructural development projects in the South Inner City including the Children’s Hospital

Step Lead/Support Timeline Outcome
Continue to attend meetings and represent the 
interests of St. Teresa’s Gardens in interagency 
negotiations regarding opportunities for training 

Regeneration 
Coordinator/ 
Regeneration 

Q3 2018 – 
Q2 2021

Remain abreast of
key developments
and ensure 
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and employment arising from community benefits 
in local infrastructural developments.

Board interests of STG 
residents are 
represented.

When a timeline is established for real 
employment and education opportunities, 
undertake a skills and need audit with STG 
residents and the wider community to match skills
and need with upcoming projects.

Regeneration 
Coordinator/ 
Regeneration 
Board

As
opportunity
arises

Opportunities for 
training and 
employment for 
local people are 
identified and 
taken up.

6.7 Strategy Theme 6: Strengthen the Regeneration Board and Team

Action 6a: Develop and publicise a guide to the Regeneration Board

Step Lead/Support Timeline Outcome
Review and update the terms of reference for the 
Regeneration Board which includes:

I. Values that underpin the work of the 
Regeneration Board

II. The Board’s commitment to human rights
III. Scope and objectives of the board
IV. Roles and responsibilities of all member 

organisations on the Board
V. Additional representation required and a 

process/structure for engaging this (e.g. DSP, 
HSE and other statutory agencies)

VI. A commitment and guidelines as to how the 
Board will be an accessible forum for all 
stakeholders

VII. Processes to ensure meetings are as effective
as possible

Regeneration 
Board

Q2 – Q3 
2018

Board roles, 
values, functions 
and standards are 
reviewed, agreed 
and clearly 
communicated.

Develop a statement of commitment to residents as
part of the terms of reference: that the Board will 
(through the implementation of this plan) do their 
utmost to ensure the people in the community will 
be kept as safe as possible in the coming three 
years, and will have as smooth a transition as 

Regeneration 
Board

Q3 2018 The community is 
clear on the 
Board’s role, 
progress is made 
towards rebuilding 
trust in the 
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possible into the new flats, with minimal disruption, 
clear communication at all times, and additional 
consideration, time and resources invested to 
ensure that this can be honoured. 

process of 
regeneration.

All of the above to be communicated about 
regularly through the communications strategy.

Regeneration 
Board

Q3 2018 
– Q 2 
2021

Residents and the 
wider community 
understand the 
Regeneration 
Board’s
commitment, role, 
remit, etc.

Action 6b: Establish the Regeneration Board’s remit in relation to long-term area plan

Step Lead/Support Timeline Outcome
Confirm the timeline and plan with DCC for
wider development phase 2/3 in 
redevelopment of 29 acres in order to 
inform an appropriate negotiation structure 
for residents of St Teresa’s Gardens in 
relation to this plan.

Regeneration 
Board

Q3 2018 
– Q2 
2019

Regeneration Board, and 
therefore residents, are 
fully informed of longer 
term plans for the area.

In partnership with Dublin City Council, 
develop a strategy for community 
engagement in the longer-term 
development strategy for the wider St. 
Teresa’s Gardens area considering 
possibilities of promoting social benefits, 
employment opportunities and social 
enterprise models for future developments.

Regeneration 
Board

Q2 2019 
– Q2 
2021

There is a clear plan in 
place for engaging 
residents in planning and 
developments for the 
regeneration of the wider 
area.

Action 6c: Extend Community Development Capacity and Consolidate the Regeneration/Community 
Development Team in St. Teresa’s Gardens

Step Lead/Support Timeline Outcome
Seek funding to extend the community 
development capacity of the 
Regeneration Team in order to deliver on
all actions identified in this strategy.

Chairperson Q3 2018 
– Q4 
2018

Extended capacity in 
community development 
and/or regeneration 
achieved.

In partnership with DCC, identify a 
suitable street facing space to locate the 
Regeneration and Community 
Development team.

DCC/ 
Regeneration 
Board

Q 3 2018
– Q4 
2018

The community 
development and 
regeneration team are more
accessible to residents.

Review and Agree:
a. Roles, responsibilities, line 
management and work planning for 
the regeneration team and each 
team member
b. Values informing the work of the
team
c. How key approaches such as 
human rights and community 
development are incorporated into 
the team’s work
d. Clarify MOU with employing 
organisations where needed
e. An annual work-plan for the 
team, agreed review processes for 

Coordinator/ 
Chairperson

Q4 2018 
– Q2 
2019

All team members, 
including new members, if 
relevant, have fully 
reviewed and agreed 
effective working 
relationships and 
responsibilities.
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the work plan
f. How the team support one 
another formally and informally

7. Conclusion by Stephen Rourke, Chairperson of the 
Regeneration Board 

The vision and the plans set out in this Strategic Plan for St Teresa's Gardens Regeneration Board 
present significant opportunities for the Regeneration Board to contribute to the social, economic, 
cultural and educational regeneration and revitalisation of the South West Inner City of Dublin. The 29 
acre site which comprises the Regeneration area for St Teresa's Gardens Regeneration Board is a 
prime, strategic site which is located in the heart of the South West Inner City. The site is adjacent to 
some of the most vibrant and diverse communities in Dublin City and developments on the site (e.g. 
construction of 1,100 new housing units, new sports campus, parks/playgrounds, greenways) will 
complement a number of other major infrastructure projects which are planned for the South West Inner 
City. St Teresa's Gardens Regeneration Board believes that our work in the area boundaried by Donore 
Avenue, Cork Street and South Circular Road can assist in the process of revitalising the South West 
Inner City and in making it into one of the most exciting and interesting in all areas of Ireland in which to 
live, to work, to study, to raise a family.

St Teresa's Gardens Regeneration Board is a multi-sectoral grouping of key statutory agencies, local 
residents and community/voluntary sector organisations delivering services in St Teresa's Gardens and 
adjoining areas. We feel we are well placed to ensure that developments planned for the 29 acre 
Regeneration site are in the best interests of local residents/groups and will provide significant 
development opportunities (through employment, training, education, creativity, play/leisure) for people 
living in the South West Inner City. We look forward to the challenges ahead and we are optimistic that 
local communities will not have to endure the stop-start, on-off aspects of Regeneration Programmes 
which affected many Regeneration areas in Ireland between 2008 and 2014. St Teresa's Gardens 
Regeneration Board is committed to following through on the actions and proposals set out in this 
Strategic Plan and in helping to ensure that relevant Government Departments and statutory agencies 
do all that they can do to revitalise the South West Inner City.

Working together, in a spirit of practical co-operation and collaboration, we believe that we can bring 
about significant positive changes in the lives of local residents and local communities. We can also 
help to ensure that residents and communities are supported to take full advantage of the many 
opportunities and possibilities which will be created and developed in the South West Inner City over the
next 5-10 year period.
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