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A UNIVERSAL DESIGN STATEMENT
Masterplan Strategies

The Masterplan principles underpin the design as 
proposed, creating environments that can be enjoyed 
equally by users of all ages, genders and abilities. The 
design of this phase of this phase of the Cleeves Riverside 
Quarter is guided by the seven principles of universal 
design, as defined in the Disability Act 2005, including: 
Equitable Use, Flexibility in Use, Simple and Intuitive Use, 
Perceptible Information, Tolerance for Error, Low Physical 
Effort, Size and Space for Approach and Use.

The scheme has been designed with reference to:

•	 DoHLGH Building Regulations —Technical Guidance 
Document Part M 2022,Access and Use

•	 Universal Design Guidelines for Homes in Ireland (2015) 
(National Disability Authority), where noted

•	 Integration within the neighbourhood: strong 
permeability with pedestrian prioritised links to the 
existing neighborhood is a key part of the masterplan 
principles and urban design strategy for the riverside 
quarter.  New accessible pedestrian links to improve 
access between significant existing level changes are 
accommodated within this phase of development, 
across the Shipyard site from Condell Road to the 
North Circular Road, between the North Circular Road 
and Salesians residential site, and from Stonetown 
Terrace to the Quarry site.  The existing ramp from 
Condell Road to the riverside promenade is retained in 
this phase. 

•	 Ease of Navigation through public realm: Shared 
surfaces are incorporated reducing vehicular speed, 
whilst reinforcing a sense of character and prioritising 
safe pedestrian movement for all ages and abilities. 
The use of gently sloped or level access gradients 
is prioritised where possible, and clearly defined by 
distinct materials with good lighting. Steeper gradients 
are provided to access some areas of the Salesians site 
due to existing interfaces with the public road, with a 
public lift provided to faciltate universal access.

Condell Road

North Circular Road

Stonetown Terrace

O’Callaghan Strand

•	 The mobility hub on the Shipyard site includes 
accessible EV car parking and accessible bike parking 
spaces

•	 The North Circular Road raised road and street design 
accomodates new accessible set-down areas for 
visitors to the public realm, along with shared surface 
with pedestrian priority path and 1:25 gently sloped 
gradients. 

•	 The landcape design approach across the masterplan 
considers inclusivity and universal design including in 
the diversity of play space types and playful landscapes 
or users of all ages and ability. Refer to landscape 
architects report for further details. 

Refer also to the Quality Audit for further details on 
accessibility in the public realm / external areas. 
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A UNIVERSAL DESIGN STATEMENT
Inclusive Building Design Strategies

Residential: 

With regard to all new dwellings, the approach, access to, 
circulation, and sanitary facilities within, are designed to 
comply with Technical Guidance Document Part M (2022). 
Universal design principles are integrated within all aspects 
of the Salesians, Stonetown Terrace and O’Callaghan 
Strand residential area design to promote inclusivity and 
accessibility for residents and visitors of all age groups and 
levels of ability / mobility.  In addition to these principles, 
20% of the residential units within the development have 
been designed to comply with the guidelines for “UD 
Homes” Standard in accordance with the “Universal 
Design Guidelines for Homes in Ireland” (published by 
the National Disability Authority, Centre for Excellence in 
Universal Design). 

Related aspects of the residential design include:

Ease of Approach: 

•	 Residential entrances are accessed by gently sloped 
or level access gradients in most areas of site in 
accordance with Technical Guidance Document Part 
M, Access and Use (2022), and clearly defined by 
distinct materials with good lighting to benefit ease 
of navigation by al users. On the Stonetown terrace 
site, gradients are provided at 1:25 to the apartment 
block with UD Homes units. On the Salesians site 
where existing steep gradients exist between the site 
and the public road interfaces, a public lift is provided 
for universal access from the public street into the 
residential site area in addition to some ramped 
gradients varying from 1:12 to 1:20. 

•	 Entrances to all residential blocks / dwellings are 
clearly signified for ease of wayfinding.  The main 
entrance to the blocks with UD Homes units at 
Salesians and Stonetown Terrace are located in close 
proximity to accessible parking bays or set-down areas.
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Example of Apartment to allow for “UD Homes” standard
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Example of residential block entrance and core area with 
lift sizing as UD Homes standard

Ease of navigation: 

•	 Lifts, staircores and common circulation areas are 
designed in accordance with TGD Part M (2022), 
including generous entrance hallways. 

•	 The design in each of the apartment blocks also allows 
for larger lift car sizes in accordance with UD Homes 
guidance. Lifts are located in close proximity to the 
entrance of each block. Clear widths of stair cores and 
adjacent common circulation areas are designed in 
accordance with “UD Homes”.

Environmental Quality of internal spaces:  Passive 
sustainable design measures are embedded within the 
residential design to optimise energy efficiency, including 
good quality daylighting and natural ventilation within the 
residential dwellings. The provision of natural daylight 
within the common circulation areas is provided where 
possible.

Mobility: 5% of bicycle parking for residents comprises 
cargo bike or larger accessible bike parking spaces. 

Dwelling design: 

•	 All residential blocks and units are designed in 
accordance with Technical Guidance Document Part 
M, Access and Use (2022), including visitable wc 
provisions.

•	 A selected mix of typologies including 1 bed and 2 
bed apartments,  along with 3 bedroom triplexes will 
be designed to meet the “UD Homes” provision within 
dwellings at both Stonetown Terrace and Salesians.   

Student Accommodation: 

Universal design principles are integrated within the design 
of the PBSA blocks at the Quarry site in accordance 
with Technical Guidance Document Part M, Access 
and Use (2022), for site access, circulation and general 
means of access. Accessible WC provisions are included 
adjacent to the communal amenity spaces at each level. 

Additionally, as per the national Guidelines on Residential 
Developments for 3rd Level Students (Section 50 Finance 
Act 1999) & Update 2005, accessible bedrooms are 
provided in accordance with the guidelines, with fully 
wheelchair accessible bedrooms, aligned with the required 
proportion 1 per 50 bedspaces. Refer to examples of 
accessible layouts included in the Quarry PBSA section. 

Buildings other than dwellings:  

Access to, circulation, and sanitary facilities within the 
creche and commercial unit  are designed to comply with 
Technical Guidance Document Part M, (2022).
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B SUSTAINABLE AND COMPACT SETTLEMENTS 
APPENDIX D CHECKLIST
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SUSTAINABLE AND EFFICIENT MOVEMENT

Will the plan or development proposal establish a highly 
permeable and legible network of streets and spaces within the 
site that optimises movement for sustainable modes of transport 
(walking, cycling and public transport)?

A key principle of the scheme is improved permeability and 
movement across this part of Limerick. The site is mostly 
impermeable, with physical and visual barriers around it. The 
scheme opens these up and creates accessible routes across 
and through the whole site. Sustainable modes of transport are 
prioritised, with new pedestrian and cycle connections established 
between the site and wider city.

Have opportunities to improve connections with and between 
established communities been identified and responded to with 
particular regard to strategic connections between homes, shops, 
employment opportunities, public transport, local services and 
amenities?

Key axes and links between the site and its edges provide 
access through the site for established local communities, from 
Fernhill, Lansdowne Hall and Stone Town Terrace. These existing 
communities will benefit from improved access to leisure, 
commercial, meanwhile and public realm amenity across the site.

Are streets designed (including the retrofitting of existing 
streets adjacent to or on-route to the site, where appropriate) in 
accordance with DMURS to calm traffic and enable the safe and 
comfortable movement of vulnerable users? 

The main roads around the site for traffic movement, North 
Circular Road and O’Callaghan Strand, have been reprofiled 
and resurfaced to reduce speeds, calm traffic and promote safe 
pedestrian and cycle movements around the site. 

Has the quantum of parking been minimised (in accordance 
with SPPR4 where relevant) and designed and located in a way 
that seeks to reduce the demand for private car use, promote 
sustainable modes of transport and ensure that the public realm is 
not dominated by parked vehicles?

Parking ratios have been considered to balance demand, the city 
centre location and access to public transport. The removal of 
existing parking on the site and providing an overall reduction 
will bring down demand and see an overall decrease in traffic on 
the road network surrounding the site during peak times. Refer to 
Traffic and Transport Assessment for further information.

APPENDIX B - SUSTAINABLE AND COMPACT SETTLEMENTS APPENDIX D CHECKLIST

MIX OF LAND USES (VIBRANT CENTRES AND COMMUNITIES)

Is the mix and intensity of land uses appropriate to the site and its 
location and have land uses been distributed in a complementary 
manner that optimises access to public transport, amenities and 
local services via walking or cycling? 

The mix of uses across the site aligns with the Limerick 
Development Plan 2022-2028 and need for delivery of residential 
accommodation and Purpose-Built Student Accommodation 
in Limerick. A crèche is located adjacent to the largest area of 
residential accommodation and the nearby Salesians Primary 
School. Commercial space is located within O’Callaghan Strand, 
facing the river and Flaxmill plaza, and generous public realm 
amenity is distributed across the proposed scheme. 

Have a diverse and varied range of housing types been provided 
to meet local and projected needs (having regard to the Housing 
Need Demand Assessment), supplemented by an innovative range 
of housing typologies that support greater housing affordability 
and choice?

Housing is provided in line with the Housing Need Demand 
Assessment and the Limerick Development Plan 2022-2028. All 
homes are designed to be tenure blind and a high proportion are 
able to be converted to Universal Design homes. A mixture of 
apartments, townhouses and triplexes are proposed, creating 
a wide variety of choice in housing typologies for a diverse 
community to be located together on the site. 

Will the plan or development proposal supplement and/or support 
the regeneration and revitalisation of an existing centre or 
neighbourhood, including the adaption and re-use of the existing 
building stock in order to reduce vacancy and dereliction (where 
applicable) and promote town centre living (where applicable)?

The scheme will regenerate and revitalise the historic Cleeves 
site in Limerick, extending the sense of the City Centre to 
wider residential areas. Existing buildings have been carefully 
considered for re-use, with areas of heritage integrated in Phase 
II proposals. Phase III will see the greatest re-use of existing 
buildings, at which point the Protected Flaxmill is intended to be 
refurbished to accommodate future academic uses.

Is the regeneration and revitalisation of an existing centre or 
neighbourhood supported by the enhancement of the public realm 
so as to create a more liveable environment, attract investment 
and encourage a greater number of visitors (where applicable)?

The public realm across the site represents a significant 
investment in quality, and a desire to make the site, which has a 
variety of different levels across it, accessible to all. A range of 
different character areas - from riverside to residential - will create 
an animated and vibrant place for people to come, be entertained 
and enjoy a reinvigorated public realm. 
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GREEN AND BLUE INFRASTRUCTURE (OPEN SPACE, 
LANDSCAPE AND HERITAGE)

Has the plan or development proposal positively responded to 
natural features and landscape character, with particular regard 
to biodiversity, vistas and landmarks and the setting of protected 
structures, conservation areas and historic landscapes? 

The scheme has been designed to harness the site’s existing 
green, blue and biodiverse features. The Quarry wall and reservoir 
will create a green and blue oasis in the centre of the site, offering 
visual amenity as well as leisure activities. The site’s heritage 
infrastructure is being responded to as the backdrop for a more 
civic, urban space outside the Flaxmill for events and future 
commercial spill out.

Have a complementary and interconnected range of open spaces, 
corridors and planted/ landscaped areas been provided, that 
create and conserve ecological links and promotes active travel 
and healthier lifestyles?

From the river, through the Flaxmill Plaza, to the Reservoir and out 
to residential sites, a variety of physical and visuals links connect 
the site together for people as well as natural habitats. Lighting, 
planting and landscape features have been tailored to create a 
green corridor through the site and support, in particular, the 
movement of bats across the landscape. 

Are public open spaces universally accessible and designed to 
cater for a range of active and passive recreational uses (taking 
account of the function of other spaces within the network)?

Despite the difficult topography of the site, great efforts have 
been made to create a public realm where all areas of the site are 
accessible by all. Opportunities for rest and contemplation are 
integrated into landscape that manages these level changes, such 
as the viewing platform that overlooks the reservoir from the route 
up to Salesians from North Circular Road.

Does the plan or development proposal include integrated nature-
based solutions for the management of urban drainage to promote 
biodiversity, urban greening, improved water quality and flood 
mitigation?

Green roofs, permeable paving, rain gardens and the existing 
reservoir are all being used as part of the nature-based sustainable 
urban drainage strategy and water management across the 
site. Floating islands within the reservoir will clean water with 
accumulated nutrients and create biodiverse habitats for 
fauna. Green Infrastructure across the site will create attractive 
environments and sustain existing biodiversity corridors in the 
area.

RESPONSIVE BUILT FORM

Does the layout, orientation and scale of development support 
the formation of a coherent and legible urban structure in terms 
of block layouts and building heights with particular regard to the 
location of gateways and landmarks, the hierarchy of streets and 
spaces and access to daylight and sunlight?

Buildings have been arranged around the site to maximise the 
opportunity to bring forward compact development while being 
cognisant of the heritage assets across the site and the existing 
residential neighbours around it. Buildings have also been 
located to maximise daylight and sunlight penetration into the 
development and to minimise the impact the development has on 
neighbouring daylight and sunlight amenity. Landmark/ gateway 
buildings, such as O’Callaghan Strand, mark their presence on the 
riverfront with architectural details that reference the history of 
the site.

Do buildings address streets and spaces in a manner that will 
ensure they clearly define public and private spaces, generate 
activity, maximise passive surveillance and provide an attractive 
and animated interface?

Ground floors of buildings and their layout have been carefully 
considered to provide activity and animation through uses 
(creche, commercial and student amenity space in Salesians, 
O’Callaghan Strand and the Quarry Site), front doors and 
communal entrances on to streets and main areas of the public 
realm. Passive surveillance is promoted through entrances and 
residential windows, which will create a safe environment for 
outdoor communal amenity and play spaces.

Does the layout, scale and design features of new development 
respond to prevailing development patterns (where relevant), 
integrate well within its context and provide appropriate 
transitions with adjacent buildings and established communities 
so as to safeguard their amenities to a reasonable extent?

The layout, scale and orientation of buildings and their features 
directly responds to the protected structures on the site and their 
setting. Buildings step up in scale as they move away from these 
features and then step down again at the interface with residential 
neighbours, where facing Fernhill and Clanmaurice Avenue, 
integrating new proposals with the existing context. Massing and 
scale have been considered in relation to neighbouring residents’ 
amenity, and the application is supported by a daylight and 
sunlight assessment illustrating minimal impact on neighbouring 
areas.

Has a coherent architectural and urban design strategy been 
presented that will ensure the development is sustainable, 
distinctive, complements the urban structure and promotes a 
strong sense of identity

The urban design and architectural principles take their cue from 
the historic character of the site and the architectural order set 
up by the existing Flaxmill building, the single storey curtilage 
wall and the expressive gables that were on the site historically. 
Modern interpretation of these features ties all of the development 
plots together, while they also exhibit individuality. Where 
buildings step down in scale, they pick up on the more domestic 
architectural reference of the adjacent residential buildings. These 
moves create a unique and distinctive development, one which is 
routed in this particular place. 

APPENDIX B - SUSTAINABLE AND COMPACT SETTLEMENTS APPENDIX D CHECKLIST
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C MEANWHILE USES
Riverside Canopy: potential use scenarios
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Riverside Canopy Bay Study

1 : 100

Section 13 Copy 1 Copy 1 Copy 2
2

1 : 100

Riverside Canopy- Section AA1
1

Plot Date: 14/07/2025 15:12:30

Scale: 1 : 100

Riverside Canopy Bay Study

vertical elements sheltering from 
wind/ with seating

-

• Viewing point overlooking 
river to east & Flamill Plaza 
to west

• Protected from Weather 
(Rain, Wind and Sun)

• Location for annual events 
and spectator support

• Solar PV plug in power/ data 
points

St. Patrick’s Day Festival

Riverfest

Head of the River

Scenario 1. Venue for Limerick Events 

The Riverside Canopy offers potential 
as a support setting for some of the 
annual city wide events that take place 
in Limerick on an annual / bi-annual 
basis eg Riverfest, Head of the River, 
St. Patricks Day Festival, benefitting 
from:

•	 Raised Viewing Point overlooking 
river to the East

•	 Vantage point for activities within 
Flaxmill Plaza 

•	 Protection from Weather (Rain, 
WInd, and Sun)

•	 plug-in power / data points (solar 
PV supported)
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C MEANWHILE USES
Riverside Canopy: potential use scenarios

4 - Cleeves Riverside Quarter

Proposed Scenarios

CANOPY SUPPORTING EVERYDAY LIVING

• Informal Meeting Point/ 
Lunchtime Meets etc

• Place for impromptu 
performances

• Venue for informal 
communal exercise

• Pause point along the 
promenade to westfields 
riverside path with sheltered 
seating

• Weather Protection on 
people’s daily routes

• Solar PV Offering plug in 
charging points on vertical 
panels

Supporting informal meetings/ cultural 
events

Plug-in charging at lunchtime

Exercise under the riverside canopy

Scenario 2. Canopy Supporting Everyday Living 

The Riverside Canopy will act as 
a potential setting for everyday 
activities, enhancing the Riverside 
public realm and the lived everyday 
experience of city residents, offering a 
place for:

•	 Informal Meeting Point / Lunchtime 
meets etc

•	 Impromtu street performances

•	 Informal communal exercise

•	 Pause point along the promenade 
link to Westfields wetlands with 
sheltered seating

•	 Weather protection on people’s 
dayly routes

•	 plug-in power / data points (solar 
PV supported)
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C MEANWHILE USES
Riverside Canopy: potential use scenarios

6 - Cleeves Riverside Quarter

Proposed Scenarios

VENUE FOR EXHIBITION

Temporary Student Displays

An Exhibition under the Canopy

Artwork displays (EVA etc.)

• Location for Outdoor Art 
Exhibits

• Fixed Vertical Elements 
could accommodate 
temporary educational 
Exhibits

• Sheltered Venue for 
Temporary Student displays

• Venue for external Industrial 
Graduate Fair displays

• Venue for community group 
display

Scenario 3. Canopy as Venue for Exhibition

The Riverside Canopy offers potential 
as a place for exhibitions in a sheltered 
external setting, a place visible to a 
large audience for various types of 
temporary display in differing formats 
for example:

•	 Outdoor Art Exhibits (free 
standing)

•	 Educational Exhibits (on vertical 
elements)

•	 Sheltered venue for temporary 
student displays

•	 Student work displays

•	 Industry led graduate fairs

•	 community group displays

6 - Cleeves Riverside Quarter

Proposed Scenarios

VENUE FOR EXHIBITION

Temporary Student Displays

An Exhibition under the Canopy

Artwork displays (EVA etc.)

• Location for Outdoor Art 
Exhibits

• Fixed Vertical Elements 
could accommodate 
temporary educational 
Exhibits

• Sheltered Venue for 
Temporary Student displays

• Venue for external Industrial 
Graduate Fair displays

• Venue for community group 
display

6 - Cleeves Riverside Quarter

Proposed Scenarios

VENUE FOR EXHIBITION

Temporary Student Displays

An Exhibition under the Canopy

Artwork displays (EVA etc.)

• Location for Outdoor Art 
Exhibits

• Fixed Vertical Elements 
could accommodate 
temporary educational 
Exhibits

• Sheltered Venue for 
Temporary Student displays

• Venue for external Industrial 
Graduate Fair displays

• Venue for community group 
display

6 - Cleeves Riverside Quarter

Proposed Scenarios

VENUE FOR EXHIBITION

Temporary Student Displays

An Exhibition under the Canopy

Artwork displays (EVA etc.)

• Location for Outdoor Art 
Exhibits

• Fixed Vertical Elements 
could accommodate 
temporary educational 
Exhibits

• Sheltered Venue for 
Temporary Student displays

• Venue for external Industrial 
Graduate Fair displays

• Venue for community group 
display
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C MEANWHILE USES
Shipyard: potential use scenarios

 Cleeves Riverside Quarter

MEANWHILE USES AT SHIPYARD SITE (POTENTIAL SCENARIOS) 
POP-UP & COMMUNITY SUPPORT USES (Market, Community Groups etc.)

+4.00

3
4
5
2
5

19335

Plot Date: 10/07/2025 12:57:33

Scale: 1 : 100

Site Layout Ground Floor Plan -
Proposed

0 6.3 m 12.5 m 25.0 m

SCALE: 1:500

• Universally Accessible 
Toilet Facilities

• Drive In Trailers (Coffee 
Dock etc)

• 20ft containers (market 
stalls with potential rain 
covering)

• Minimal Service 
Provisions

• Accommodating 
existing boat storage for 
community groups

Legend:

existing footprint of shed

wet facilities

accessible wc

Footprint of Existing Shed 
approx. 19.4m x 34.5m

Kayak Club

Market Space

Limerick Dragons

NORTH CIRCULAR ROAD

Potential Pop-up and Community Uses

 Cleeves Riverside Quarter

MEANWHILE USES AT SHIPYARD SITE (POTENTIAL SCENARIOS)
PLUG + PLAY (Urban Sauna, Coffee Dock)

• Urban Sauna Facilities

• Supporting Community 
Need for group meetings  
/ storage

• Could be supplemented 
by Shower and 
Universally Accessible 
Changing

• Allowing for Drive-In 
Trailers

• Accommodating 
existing boat storage for 
community groups

+4.00

3
4
5
2
5

19335

Plot Date: 10/07/2025 12:46:33

Scale: 1 : 100

Site Layout Ground Floor Plan -
Proposed

0 6.3 m 12.5 m 25.0 m

SCALE: 1:500

Legend:

existing footprint of shed

wet facilities

accessible wc

kitchenette/meeting room

Kayak Club

Coffee Dock/ Sauna 
Area

Limerick Dragons

Footprint of Existing Shed 
approx. 19.4m x 34.5m

NORTH CIRCULAR ROAD

•	 Community group boat storage 

•	 Community club support space / meeting room

•	 Drive -in food & beverage trailers

•	 Pop-up offerings eg urban sauna

In this phase of development the Shipyard site, will accommodate the new mobility hub, reconfigured parking,  along with a public garden. 
At the location of the existing shed to be removed, the provision of plug-in services for temporary cabins, sanitary & storage facilities, offers potential for 
accommodating temporary use by different groups. Bringing activity to the public realm in this part of the city, this would include facilitating use by some user 
groups whose activities are already temporarily facilitated on the site on an informal basis, as well as other potential users for example:
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D PHASE I SAMPLE DRAWINGS
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E MASTERPLAN HERITAGE STRATEGY DRAWING
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03. Boiler / 
Engine House

01. Flax Mill

11. Weaving 
Mill / Cold Store

07. Linen Store

05. Infiltration 
Gallery

14. Houses

16. Salesians 
Secondary School -

Fernbank

13. South 
Warehouse / 
Shipyard site

15. Quarry

18. Rowing Club

06. Reservoir

Boundary Wall

04. Water 
Tank Building

09. Packaging 
Store & Offices

08. Workshop 

10. Offices and 
Laboratory Building

02. Chimney 
Stack

12. Upper 
Reservoir

17. Salesians 
Primary School

07.Offices

09. Cheese Plant

01. Flax Mill 
Rear Extension

10. Pumping 
Equipment

Phase II Application Boundary

Key

Curtilage of Historic Mill Site

Curtilage of Historic Shipyard Site
D. Remove 
Structures that have been noted to be of negative significance or do 
not hold a heritage designation. 

Key

E. Remove with mitigation
Where this approach entails change to structures within the attendant 
grounds or with some potential to contain fabric of interest, mitigation 
measures are proposed. 

A. Conserve and Repair
Key historic structures that embody the greatest heritage 
significance and that will be subject to repair to preserve them and 
in preparation for adaptive reuse.

B. Retain and Reuse 
Existing buildings identified for future reuse. To be described within 
Phase III application. 

C. Peel back and Redevelop
Removal of elements that are typically of low and negative 
significance that inhibit the conservation and repair of the more 
culturally valuable aspects of the site and its buildings.

m
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FeildenCleggBradleyStudios

t
e

LLP
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Tottenham Street
London
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london@fcbstudios.com
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Do not scale All dimensions to be checked on site
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Status

Status
Disclaimer: When this drawing is issued in dwg/pdf it is an uncontrolled version issued to enable the 
recipient to prepare their own documents/models/drawings for which they are solely responsible. It is based 
on background information current at the time of issue. Feilden Clegg Bradley Studios accepts no liability for 

any such alterations or additions to or after its issued by Feilden Clegg Bradley Studios.

Areas have been prepared for our client Limerick Twenty Thirty Strategic Development DAC are 
approximate only and have been measured from .dwg survey information drawings received on 11.09.2020 
GEODATA-Measured Buildings Survey (Blocks 1-14). Net Internal Areas are annotated and approximate 
only. Construction tolerances, workmanship and design by others may affect stated areas. The existing 

building may present anomalies in relation to surveyed/drawn plans that may also affect the stated areas. 

All these factors should be considered before making any decisions on the basis of these predictions, 
whether as to project viability, pre-letting, lease agreements or otherwise, and should include due allowance 
for the increases and decreases inherent in the design development and construction processes. 
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NOTES:

Dimensions are not to be scaled from this drawing.

Drawing only to be used for the purposes it was 
issued for. 

Landscape, public realm and neighbouring buildings 
shown indicatively.

Existing building plans and elevations are based on 
survey information drawings received on 11.09.2020 
GEODATA-Measured Buildings Survey (Blocks 1-14)
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Demolition Site Location Plan Conservation Strategy
1

Please note: existing wall to be retained. 
Wall thickness unknown from existing 
survey information required.

Please note: existing wall and 
existing arch to be retained. Wall 
thickness and additonal survey 
information required.

Masterplan Conservation Strategy Note

The following has been prepared to help indicate the scope and extent of demolition across phases I, II and III. 
This has been done to express the complexity of the site’s evolution and the layering of past changes. It has 
been prepared to describe the extent to which the masterplan is guiding the retention and reuse of historic 
fabric. This is being led by a conservation philosophy that is seeing the retention, consolidation, repair and 
reuse of the historic structures as part of a multi-phase development 

01. Flax Mill
01a. Main Mill – 1855 
Phase I - Conserve and Repair, upper floor and roof.
Phase II – no works proposed
Phase III – Retain and Reuse 

01b. Main Mill, Rear Extension c.1865, rebuilt 1955 and later. 
Phase I – Removal of roof and upper walls to permit consolidation and repair of the upper storey.
Phase II activity - Peel back - Demolish rear extension to ground; reveal the rear elevation of the Main Mill to 
permit improved access for repair within Phase III.

02. Chimney Stack - Conserve and Repair, Phase III
Phase II - No works proposed 

03. Boiler / Engine House 
03a. Boiler House – 1853 and 1900
Phase II - No demolition activity proposed.
Phase III - Conserve and Repair / Retain and Reuse

03b – Gable Extension 1930s
Phase III – Peel back 

03c – Side and Gable Extension 1947
Phase III – Peel back

04. Water Tank Building – 1851 / 1884
Phase II - No demolition activity proposed.
Phase III - Conserve and Repair

05. Infiltration Gallery
05a. Infiltration Gallery Plinth – 1850-1855
Phase II - No demolition activity proposed
Phase III - Conserve and Repair / Retain and Reuse

05b. Infiltration Gallery – Cold Store Shed c.1955 and 1960s
Phase II – No demolition activity proposed
Phase III – Peel back 

06. Reservoir – 1850-55
Phase II – Retain and Reuse - Proposals to reinvigorate reservoir context as a new public open space. New 
filtration islands proposed within the reservoir.

07. Linen Store & Offices / Dairy Buildings
07a. Offices - 1855 – No demolition activity proposed.
Phase II - No works proposed save for minor consolidation of the gable where the former linen shed is 
removed. 
Phase III – Conserve and Repair / Retain and Reuse

07b. Dairy Building - 1905 – Extension onto front of Offices
As 07a. 

07c. Linen Store - 1855 – Demolish with Mitigation and Reuse 
Linen Store, southeast element - General demolition including roof, walls and slab. Retention and 
reuse of external walls onto Stonetown Terrace and O’Callaghan Strand.
Linen Store, northwest element - Much altered single storey building between the linen store and Offices. Later 
C20th flat roof and shallow pitched roof structure to be demolished. Wall onto Stonetown terrace to be partially 
retained.

08. Workshop – c.1930s
Phase II - No demolition activity proposed
Phase III – Demolish

09. Cheese Plant / Packaging/ Store (Long Building)
09a. Long Building Fragment 1853 (Cheese Plant)
09b. Shop – 1853 façade / 1940s building and roof
09c. Packing Store – 1947 
Phase II - No demolition activity proposed.
Phase III – Peel back and Reuse

09d. Offices – 1960s / Fragment of 1853 façade
Phase II - Demolish. Retain historic façade. 
Demolition of this c.1960s reinforced concrete frame building. Retention of the surviving fragment of an earlier 
stone built single storey element that addresses the North Circular Road.

10. Office & Laboratory Building - 1910
Phase II – Demolish with Mitigation 

11. Weaving Mill / Cold Store
11a. Weaving Mill 1855
Phase II - No demolition activity proposed
Phase III - Conserve and Repair / Retain and Reuse

11b. Weaving Mill Rear lean-to – 1960s
Phase II – Peel back and Reuse

11c. Weaving Mill – First floor and truss roof 1947 / 1951
Phase I – Remove dangerous materials and make safe to permit repair of main mill
Phase II - No demolition activity proposed
Phase III - Peel back and Reuse 

12. Upper Reservoir - 1947
Phase II - Demolish - Proposal to demolish concrete water tanks and range of plant buildings.

13. Warehouse / Shipyard site – c.1990
Phase II – Remove and Redevelop - Proposal to demolish 1990s reinforced concrete structure.

14. Houses - 1854
Phase II – Demolish with Mitigation - Proposal to demolish to permit development of the site.

15. Quarry – pre 1850s
General clearance. No demolition of historic structures proposed.

16. Salesians Secondary School – Fernbank House c.1880
Phase II – Demolish with Mitigation - Proposal to demolish.

Mitigation 
Building Recording will be carried out to the following buildings as part of the Phase II scope of work. 

07. Linen Store - single story sheds inclusive of the office gable 
10. Admin and Labs
14. Semi Detached Houses 
16. Fernbank (discrete part of Salesians Secondary School)

In addition to recording a schedule of fabric worth salvage will be prepared for Fernbank House and the Semi-
Detached Houses. 

Reservoir piers will be recorded prior to their removal, when access allows for recording in the reservoir.

New Substation not surveyed. 
Location and size estimated. 
Proposal to be demolished.

1 Issued for Information 13.06.25

2 Issued for AIDT Stage 2A2 Design Freeze 04.07.25

3 Issued for Information 15.07.25

01 Draft Planning Issue 22.08.25
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F SITE PHOTOS



156

G EXISTING SITE
Site Photographs

12 - Cleeves Riverside Quarter

SITE ANALYSIS

Cleeves Flaxmill

Key to Photographs

View from inside the Flaxmill to the river Shannon

The retaining wall between the Quarry site and Stonetown Terrace        

View from Stonetown TerraceInfiltration Galleries and Quarry
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Flaxmill Studio Building 3
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G EXISTING SITE
Site Photographs

13 - Cleeves Riverside Quarter

SITE ANALYSIS

North Circular Road Terraces

Cleeves Flaxmill Quarry

Stonetown Terrace Site

View of site from the River ShannonThe Quarry 
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Overlooking the Quarry, Infiltration Gallery and Flaxmill 9
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11

7

12

Key to Photographs
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