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“CLEEVES RIVERSIDE QUARTER IS AN 
OPPORTUNITY THAT HAS BEEN WAITING TO 
HAPPEN IN LIMERICK FOR OVER A DECADE AND 
LTT ARE VERY EXCITED TO BRING IT INTO THE 21ST 
CENTURY.”														             Limerick Twenty Thirty
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INTRODUCTION
Introduction

N

Figure 0.0.1 - Planning Application Boundary

This Architectural Design Report has been prepared 
by Feilden Clegg Bradley Studios and Bucholz McEvoy 
Architects on behalf of Limerick Twenty Thirty (LTT) to 
illustrate the architectural proposals to support an application 
for consent to An Coimisiun Pleanala for the Cleeves 
Riverside Quarter site. 

Project Description
The site, known locally as ‘Cleeves Riverside Quarter’ 
comprises the former industrial mill complex (‘Cleeves’) 
situated on the northern side of the River Shannon, Limerick 
City and occupies the area between; Stonetown Terrace 
Road to the northeast; O’Callaghan Strand to the southeast; 
Condell Road (R527) to the southwest; and, Salesian Primary 
School and the ‘Fernhill’ residential estate to the northwest 
and west respectively - all situated in the townland of 
Farranshone More in Limerick City. The site is dissected by 
North Circular Road where it extends between Shelborne 
Road Lower and O’Callaghan Strand. The full extent of the 
planning application site is detailed in Figure 0.0.1.

The proposed development seeks the demolition of a number 
of structures and the construction and phased delivery of a 
number of buildings within the site ranging in height from 3 
– 7 stories including 234 no. residential units; 270 no. student 
bedspaces; commercial floorspace; and a creche. Extensive 
public realm works are proposed inclusive of the Flaxmill 
Plaza and a riverside canopy area. 

Project Team
The following team of consultants have been employed to 
develop these proposals:

Architect: 		  Feilden Clegg Bradley Studios
Architect:		  Bucholz McEvoy Architects
Landscape Architect: 	 Mitchell + Associates
Structural Engineer:		 ARUP
Civil Engineer:		  ARUP
Services Engineer:		  ARUP
Fire Safety Engineer:	 ARUP
Flooding Consultant:	 ARUP
CDWMP Consultant:	 ARUP
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SITE CONTEXT & ANALYSIS
Limerick

Limerick’s rich history has defined many different 
character areas reflecting histories, communities and 
various opportunities for change. There is a recognised 
need to protect conservation areas and the architectural 
character of existing buildings, streets and spaces of 
artistic, civic or historic importance. In particular, any
new proposal must be sensitive to the historic city centre.
The character areas of Limerick can broadly be defined 
through the historical development of the city. 

These can be seen as:

6 - Cleeves Riverside Quarter

SITE ANALYSIS

Map Source - Eamon O’Flaherty and Jennifer Moore, 2010: Limerick c. 840 to c. 1900: Viking longphort to Victorian city. IHTA

Viking/Norman (up to c.1100)

Medieval (1100 - 1600)

Late Medieval (1600 - 1786)

Georgian (1787 - 1840)

Victorian (1841- 1900)

Limerick’s rich history has defined many different character areas 
reflecting histories, communities and various opportunities for 
change. There is a recognised need to protect conservation areas 
and the architectural character of existing buildings, streets and 
spaces of artistic, civic or historic importance. In particular, any 
new proposal must be sensitive to the historic city centre.

The character areas of Limerick can broadly be defined through 
the historical development of the city. These can be seen as:

For more information on the Cleeves site history please refer to 
Section 7 of this report.

SITE HISTORY - HISTORICAL BACKGROUND
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SITE ANALYSIS

Map Source - Eamon O’Flaherty and Jennifer Moore, 2010: Limerick c. 840 to c. 1900: Viking longphort to Victorian city. IHTA

Viking/Norman (up to c.1100)

Medieval (1100 - 1600)

Late Medieval (1600 - 1786)

Georgian (1787 - 1840)

Victorian (1841- 1900)

Limerick’s rich history has defined many different character areas 
reflecting histories, communities and various opportunities for 
change. There is a recognised need to protect conservation areas 
and the architectural character of existing buildings, streets and 
spaces of artistic, civic or historic importance. In particular, any 
new proposal must be sensitive to the historic city centre.

The character areas of Limerick can broadly be defined through 
the historical development of the city. These can be seen as:

For more information on the Cleeves site history please refer to 
Section 7 of this report.

SITE HISTORY - HISTORICAL BACKGROUND
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SITE CONTEXT & ANALYSIS
Cleeves Riverside Quarter: Overview and Immediate Site Context

10 - Cleeves Riverside Quarter

SITE ANALYSIS
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1 storey

Residential

Primary Road

2 - 3 storeys

Education

Secondary Road

4 - 5 storeys

Retail with Residential above

Pedestrian Route
Bus Stop

Potential Bridge location

Pedestrian Crossing

Restricted Access

6 - 10 storeys

Hotel

Site Entrance

11 - 15 storeys

Buildings on site On Street Parking

Local Building Heights
Immediately to the north of the site lies Lansdowne Hall Apartments, a 5 storey 
residential development. Beyond this, the immediate residential context does not 
exceed 3 storeys. The notable exception to this is the Strand Hotel at 9 storeys 
and the residential development adjacent to it at 7 storeys. 

Immediately across the Shannon there is the Riverpoint development which is a 
58m tall two-tower mixed use complex. Along the river edge and Howley’s Quay 
there are a number of mixed use developments between 5 and 7 storeys.

Within the immediate context on site, the Chimney Stack at 49m is the tallest 
structure.

Local Land Uses
There is a limited variety of land uses within the local context. For the most part, 
the immediate surrounding buildings are residential. The exception to this is the 
Salesians Primary School which is still in use, and connects to the Salesians 
Secondary School which lies within the development boundary. 

The other exception is the Limerick Strand Hotel which sits to the north of the 
Cleeves site along the river edge. The development adjacent to it contains a mix 
of leisure and retail units at the ground floor along the O’Callaghan Strand, with 
residential on the floors above. Beyond this map to the north, a small cluster of 
local shops lies on Ennis Road which leads to Sarsfield Bridge.

To the immediate west is Ardscoil Rís Boys Secondary School, and Ennis Road 
Medical Centre, and to the north-west is St Camillus Hospital. The sites to the 
immediate south-west are, as discussed previously, undeveloped and form part 
of the National Heritage Area (HRA). 

There is significant and notable development immediately across the river in the 
form of Howley’s Quay which has a number of mixed use developments along 
the river front.

Wider Transport Connections
To the northeast of the site, the riverfront promenade along O’Callaghan Strand 
links the site to the Ennis Road and across the Sarsfield Bridge into the northern 
end of the City Centre. Uncontrolled pedestrian crossings are located at the 
junction between Stonetown Terrace and O’Callaghan Strand.

Along the southern edge of the site, a walkway links O’Callaghan Strand to 
the Condell Road and Shannon Bridge via steps and an accessible alternative 
access, and to the Westfields Wetlands via an underpass. An uncontrolled 
pedestrian crossing is located immediately adjacent to the walkway.

A new pedestrian and cycle bridge is proposed to cross the River Shannon near 
the site. Although the final alignment is yet to be decided, an indicative location 
is shown at No.6 as part of LCCC’s World Class Waterfront application to the 
Urban Regeneration Development Fund.

The closest local bus stops to the site are located along the R445 Ennis Road to 
the north of the site. Bus stops for the 303, 302, and 306 and 343 bus routes are 
accessible by a 6-minute walk to the northeast, adjacent to the Sarsfield Bridge. 
Bus stops for the 306 and 343 bus routes are accessible by a 7-minute walk to 
the northwest, at the Union Cross junction.

IMMEDIATE CONTEXT

9 - Cleeves Riverside Quarter
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WIDER CONTEXT

The Cleeves site has a unique location being to the north west of the River Shannon, 
yet also being assigned part of the City Centre Area. 

The river visually separates the site from the main city which allows it to form a 
stronger relationship with the immediate context west of the river. Local residential 
neighbourhoods and educational facilities, public parks and sports facilities, as well as 
the Westfield Wetlands (part of the SAC) are all comfortably reachable within a 10-25 
minute walk.             

The site’s favourable location adjacent to the Shannon Bridge allows direct access 
across the river to the city centre, with local facilities along the docks, the hospital and 
the train station all within a 15 minute walk.

Condell Road which runs past the site into the City Centre is the main route between 
Shannon Airport and the City itself. Therefore the site will not only benefit from direct 
and easy access to the airport, but also has the opportunity to form a gateway to the 
City, welcoming local and international visitors. 

The existing character of the riverine landscape has always been an important part of 
the character of this site, though much has been lost following the walled enclosure of 
the Cleeves site. There is an opportunity to re-create this link to the river both in terms 
of opening up the landscape and creating new landmark buildings.

The dominant cliff faces of the quarry, and the reservoir’s breadth of water make this 
a unique opportunity for an interface of active amenity and biodiversity in the city. 
The Cleeves scheme will offer distinct spaces that do not replicate the amenities and 
character of other urban spaces but will compliment them. In this way, the Cleeves site 
is to be seen as a part of a suite of public realm spaces across the city. 

Chimney

Flaxmill

Dairy Buildings

Cold Store

Engine House

O’Callaghan 
Strand 
Building

St. Michaels 
Rowing Club

Workshop

Cheese Plant

Infiltration Gallery

South Warehouse

Victorian Terraces

Cleeves Site Connectivity

To Shannon Airport 

(30 mins)

15 minute 
walk radius

10 minute 
walk radius

Site Boundary

National Roads

Route Roads

Limerick Train Station

Bus Stops

Schools

T r a n p o r t

Site Boundary

National Roads

Route Roads

Limerick Train Station

Bus Stops

Schools

The Cleeves site has a unique location being to the north 
west of the River Shannon, yet also being assigned part of 
the City Centre Area. 

The river visually separates the site from the main city 
which allows it to form a stronger relationship with the 
immediate context west of the river. Local residential 
neighbourhoods and educational facilities, public parks 
and sports facilities, as well as the Westfield Wetlands 
(part of the SAC) are all comfortably reachable within a 10-
25 minute walk. 

The site’s favourable location adjacent to the Shannon 
Bridge allows direct access across the river to the city 
centre, with local facilities along the docks, the hospital 
and the train station all within a 15 minute walk. 

Condell Road which runs past the site into the City 
Centre is the main route between Shannon Airport and 
the City itself. Therefore the site will not only benefit from 
direct and easy access to the airport, but also has the 
opportunity to form a gateway to the City, welcoming local 
and international visitors. 

The existing character of the riverine landscape has always 
been an important part of the character of this site, though 
much has been lost following the walled enclosure of 
the Cleeves site. The Cleeves masterplan identified an 
opportunity to re-create this link to the river both in terms 
of opening up the landscape and creating new landmark 
buildings. 

The dominant cliff faces of the quarry, and the reservoir’s 
breadth of water make this a unique opportunity for an 
interface of active amenity and biodiversity in the city. 
The Cleeves scheme will offer distinct spaces that do 
not replicate the amenities and character of other urban 
spaces but will compliment them. In this way, the Cleeves 
site is to be seen as a part of a suite of public realm spaces 
across the city.

Existing Local Land Uses: There is a limited variety of land uses within the local 
context. For the most part, the immediate surrounding buildings are residential. 
The exception to this is the Salesians Primary School which is still in use, and 
connects to the Salesians Secondary School which lies within the development 
boundary. The other exception is the Limerick Strand Hotel which sits to the 
north of the Cleeves site along the river edge. The development adjacent to it 
contains a mix of leisure and retail units at the ground floor along the O’Callaghan 
Strand, with residential on the floors above. Beyond this map to the north, a small 
cluster of local shops lies on Ennis Road which leads to Sarsfield Bridge. To the 
immediate west is Ardscoil Rís Boys Secondary School, and Ennis Road Medical 
Centre, and to the north-west is St Camillus Hospital. The sites to the immediate 
south-west are undeveloped and form part of the National Heritage Area as part 
of the lower Shannon Special Area of Conservation.

1.0
1.2
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SITE CONTEXT & ANALYSIS
Existing Site: Character AreasSITE ANALYSIS

The spatial arrangements of the sites 
rely on flowing connectivity between 
the public spaces. Some of the 
key connections include the upper 
Salesians site through to the Quarry 
and the proposed space outside the 
Flaxmill through to the river’s edge.

These spaces will not exist in isolation; 
their relationship to the other sites 
and the city is critical. Permeability 
into and out of the sites will allow the 
scheme to come alive and not rely on 
its internal population in isolation. 

Furthermore, the proposed 
spaces have a relationship with 
other existing and proposed spaces 
across the city. The Cleeves scheme 
will offer distinct spaces that do 
not replicate the amenities and 
character of other urban spaces but 
will compliment them. In this way, the 
Cleeves Riverside Quarter site is to 
be seen as a part of a suite of public 
realm spaces across the city. 

CHARACTER AREAS

Character Area 1   Flaxmill
Comprising of the Flax Mill, Dairy buildings, partial perimeter 

walls and O’Callaghan Strand Offices. One of the most 
significant industrial sites in the country 

Character Area 5B   Salesians
Village of Connected Spaces reminiscent of an Italian 

Hill town

Character Area 3   Quarry / Cliff Reservoir
Biosphere area of natural restoration / new ecology / urban 

ecological zone / human / plant / animal habitat / water 
/ limestone / sheltered micro-climate / recreation / living 

community within landscape

Character Area 2  Chimney
 / Engine House / Water Tank / Infiltration Galleries 

Comprising the Chimney, Water Tank Building, Engine 
House, Infiltration Galleries and partial perimeter walls 

Character Area 4   Shipyard
Gently sloping towards the River, part of the tidal 

flood plane

Character Area 6   Riverside/Rowing Club
An important connection the river, where the city kneels to meet the 
Shannon. It is also an important gateway to nature and the Special 

Area of Conservation

Character Area 5A  Stonetown Terrace
Village of Connected Spaces reminiscent of an Italian Hill town, 
buildings and public space work in concert to create an urban 

character of human scale and proportion

8
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Flaxmill

15 - Cleeves Riverside Quarter

SITE ANALYSIS

02

03
01

B C

D

Character area 1 comprises 
the Flaxmill, perimeter walls, 
Chimney, Engine House, Water 
Tank and Steeping Galleries, and 
is one of the most significant 
industrial sites in the country.

The spatial form allows the 
historical Flaxmill building to 
stand out - an open plaza, 
connected to the other public 
spaces yet spatially defined. 
The aim is to leave the space in 
front of the sunlit Flaxmill facade 
open in order to give space for 
the building to stand out. This 
will also offer a flexible space for 
events in the middle, with cafe 
terraces along the sun-lit edge. 
Playful, movable furniture can be 
used to animate the space when 
no events are taking place.

B

A

D

In the existing flaxmill building 
there are convoluted access 
routes to level 01 and 02 at the 
Northern end of the flaxmill.

01

01

0101 01

03

01

11

02

01

11

A B C

D

C

01
02

03

14

15

16

18

04
05

06

07

08

10

11

12

09

13

CHARACTER AREA 1 - INDUSTRIAL HERITAGE

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace)
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store
10   Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   Salesians Secondary School
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

16 - Cleeves Riverside Quarter

SITE ANALYSIS

10

10

04 05

08 09

D

Character area 1 is also made 
up of buildings that were 
constructed between 1890 and 
1950. These later buildings have 
been used for multiple functions 
including use as workshops.  The 
buildings are an eclectic mix of 
construction and materials. 

Some of these workshop 
buildings along the North Circular 
road are built on top of a wall. 
These buildings block prevailing 
winds to the central courtyard 
created on the site.  

The perimeter walls around the 
site provided enclosure and 
privacy for the businesses that 
made Cleeves their home.     
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CHARACTER AREA 1 - INDUSTRIAL HERITAGE

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 10   
Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   Former Salesians Secondary School / 
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

1.0
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Chimney Space

17 - Cleeves Riverside Quarter

SITE ANALYSIS

A

D

04

05

The buildings neighbouring the 
Flaxmill include the Engine house 
and the Water Tank building. 
The Engine building has a 
unique barrel-vaulted roof and is 
connected to the Flaxmill building 
externally. It has an interesting 
fabric including a circular opening 
in the north facade, once used 
by the dairy disposal company. 

The Water Tank building has a 
small footprint but a high floor-
to-ceiling height. 
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CHARACTER AREA 2 - INDUSTRIAL HERITAGE

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 08   
Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 10   
Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   Former Salesians Secondary School / 
current temp. accommodation 
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

10
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Quarry

19 - Cleeves Riverside Quarter

SITE ANALYSIS
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Character area 3 is the Quarry. 
This area was quarried to create 
building materials for the Flaxmill 
in the 1850s. Since it had been 
out of use, the area had become 
overgrown but has recently been 
cleaned up. 

Both the reservoir and the 
Quarry walls enclosing the space 
define its unique character, and 
the two should be visually 
connected within the space. 
They both have a special 
character and heritage that make 
the inclusion of publicly 
accessible open space a key 
landscape opportunity within the 
scheme. The stone quarry floor 
has the capacity to support 
a calcareous grassland type 
habitat.
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CHARACTER AREA 3 - QUARRY

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 10   
Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   former Salesians Secondary School
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

1.0
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Shipyard

20 - Cleeves Riverside Quarter

SITE ANALYSIS

The Shipyard site gently slopes 
towards the River. The nature of 
the site as part of the tidal flood 
plane renders it primarily suitable 
for commercial development, 
along with open space and 
parking - including boat storage/
supporting rowing club uses at 
the lower level and with a public 
interface to the river edge. 

The proximity of the site adjacent 
to Condell Road, with access 
into and out of the city, makes 
this site preferable for a 
gateway/landmark building that 
would announce the presence of 
the new modern Industry of the 
Cleeves site as part of the overall 
masterplan. 
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CHARACTER AREA 4 - SHIPYARD

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 10   
Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   former Salesians Secondary School
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

12
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Stonetown Terrace

22 - Cleeves Riverside Quarter

SITE ANALYSIS
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Character area 6 includes the 
Stonetown Terrace site. This site 
has interesting  views overlooking 
the Flaxmill and has great 
connections to the rest of the 
masterplan. 

The orientation of the Stonetown 
reflect the quarry form, creating 
potential for sunny, sheltered 
residential spaces between 
buildings. 

The site has a strong relation 
to the site boundaries: Garden 
boundaries. Enclosed space 
(garden walls), provided 
opportunities for continuation of 
the garden theme.
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CHARACTER AREA 6 - STONETOWN TERRACE

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 
10   Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   former Salesians Secondary School
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Salesians

21 - Cleeves Riverside Quarter

SITE ANALYSIS

16

16
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Character area 4 is the site formerly 
the Salesians Educate Together 
Secondary School, that currently 
accommodates Ukrainian refugees.  
This site has connections directly to 
the North Circular Road. The site 
has a terrain that offered the 
opportunity for integration the site 
levels intoan interesting design 
approach. 
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CHARACTER AREA 5 - SALESIANS

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 
10   Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   former Salesians Secondary School
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall
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SITE CONTEXT & ANALYSIS
Existing Site: Character Areas - Riverside

23 - Cleeves Riverside Quarter

SITE ANALYSIS

B

E

The Cleeves site sits prominently 
on the river Shannon. The design 
of the masterplan highlights the 
importance of this connection. 
The waterfront is hoped to be a 
place where the city meets the 
river: the aim is to bring people 
into contact with the river, and 
creating space for water sports, 
gatherings and other 
connections.

The masterplan’s proximity to the 
river Shannon requires the design 
to have adaptability to water level 
changes: tides, flood risk 
- although the aim is to provide 
access to the water for public, the 
design is resilient to withstand 
flooding.
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CHARACTER AREA 7 - RIVERSIDE

01   Flaxmill Factory
02   Chimney Stack
03   Engine House
04   Water Tank Building
05   Infiltration Gallery
06   Lower Reservoir
07   Dairy Buildings (Stonetown Terrace) 
08   Workshop (North Circular Rd)
09   Cheese Plant/Packaging/Store 
10   Offices to O’Callaghan Strand
11   Cold Store (North West)
12   Upper Reservoir
13   South Warehouse Site
14   Victorian Terrace
15   Quarry Face
16   former Salesians Secondary School
current temp. accommodation
17   Salesians Primary School
18   Rowing Club
19   Shipyard Boundary Wall

1.0
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SITE CONTEXT & ANALYSIS
Historic Context and Significance

Setting    
The site is located on the west bank of the River Shannon 
opposite the city. The area was largely undeveloped prior 
to the opening of the quarry in 1833. A shipyard existed 
opposite the site with some housing scattered in the 
surrounding countryside. Most urban spread focused 
further north near Thomond Bridge. In the 1850s, the site 
would have been largely exposed to the weather with 
a clear aspect over the southern area of Limerick city. 
Development of housing occurred after the opening of the 
Lansdowne Mill in 1853. By the mid-1900s the surrounding 
area was a mixture of housing and other low-rise buildings.
 
The site is described as a ‘vast early industrial building 
complex’. The curtilage of the ‘Main Mill’ and ‘Chimney 
Stack’ are defined by the sites historic operational extents. 
This aligns with the line of the boundary wall and 
topography cut into the hill side. The shipyard site to the 
south-east once informed the site’s setting however the 
arrival of the Condell Road, construction of the Shannon 
Bridge in 1988 and clearance of historic structures 
redefined the context denuding the site of this aspect. 
 
Early Mill Complex 
The mill complex was designed to be capable of 
processing raw flax through to the weaving of linen. The 
original concept was largely and substantially realised 
between 1850-1855. As a surviving example of full-scale 
mechanisation of a fabrication process, the complex of 
buildings retains collective significance and is of Artistic, 
Architectural and Technical interest. 

1850-1877 - The operation is known to have been spread 
across two sites both originally operated by J.N.Russell. 
The flax mill exploited the shipyard site for its construction. 
In the 1880s the shipyard briefly hosted the Cleeve’s 
coffee roasting venture prior to their move to the disused 
flax mill site and change to milk processing. 1884-1927 - 
The operation of the site for the processing of milk holds 
Architectural and Technical interest. Figure 1.3.1 - Historic view of the Cleeves Flaxmill Site
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The operation of the factory for the processing of 
condensed milk also retains significance. There is Social 
Interest arising from the activity of the workers at the 
conclusion of operation in 1918 – 1923. 

Heritage Values Present on Site:
•	 Historical 
•	 Architectural 
•	 Technological 
•	 Archaeological 
•	 Artistic
•	 Social 

Potential for Heritage Gain
Retention of Character:
•	 Peeling back negative elements
•	 Repairing historically significant fabric
•	 Investigating and sharing the history of the site 

Appropriate reuse: 
•	 Bringing the buildings and site back into use
•	 Uses aligned with public access 
•	 Celebrating the historic fabric through sensitive 

interventions and additions 

Enhancement 
•	 Addressing inherent defects and failing fabric 
•	 Positive reuse that celebrates the historic fabric 
•	 Improving accessibility and public access

Sensitive Integration
•	 Designing interventions that are in keeping with the 

setting
•	 Responding to and remain subservient to the primary 

structures 
•	 Providing a shared public realm that brings people up 

close to their heritage 

18

Figure 1.3.2 - Phasing Analysis 

1.0
1.3

SITE CONTEXT & ANALYSIS
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Significance is derived from the cultural heritage as 
defined under the key headings special architectural, 
historical, archaeological, artistic, cultural, scientific, social 
or technical interest.
It can be attributed as a scale that reflects the hierarchy of 
importance embody by the building, its fabric and setting. 
Significance will reflect the importance that these assets 
hold in embodying the values. Where historic change 
has occurred over multiple phases it is possible that 
these phases can embody significance. This can be both 
negative and, where they erode interest or legibility, can 
also be deemed to be negative. 

Structures from the initial construction of the Flax Mill 
retain high significance as do those of the initial phase of 
the Cleeves operation from the period 1884-1895. Later 
phases of use resulted in multiple layers of adaption, 
reduction and addition often disguising the earlier 
structures beneath new envelopes or behind new buildings. 
There is much on the site that dates to its operation post-
1927 and which imposes a negative significance.

Highest Significance:
•	 Structures from the Flax Mill phases 
•	 Early Structures from the Cleeves phase 

Medium and Low Significance:
•	 Elements from all phases

Negative Significance:
•	 Broadly many changes post-1927

The heritage gains that can be made will be most 
successfully achieved by balancing the vision for reuse 
with the careful retention of historic fabric that embodies 
heritage significance and represents the special interest 
that describes the mill complex. 

For more detail, please refer to the Statement of 
Significance that accompanies this planning application.

Note: The buildings on the Salesians site do not appear on the Record of Protected Structures nor are they part of 
curtilage of the Flaxmill complex meaning they are not in the attendant grounds. A summary appraisal of Fernbank 
House is included in the Statement of Significance. 

Figure 1.3.3 - Diagram identifying the significance of the existing buildings on the Flax Mill site
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SITE CONTEXT & ANALYSIS
Historic Context and Significance
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2.0 MASTERPLAN & URBAN DESIGN APPROACH
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MASTERPLAN & URBAN DESIGN APPROACH
Masterplan (2023)

The Masterplan, published in 2023, was prepared in 
response to the requirements for a coordinated and 
holistic approach to development on the Cleeves Site 
(5.30 hectares) as detailed in the Limerick Development 
Plan 2022 – 2028. It provides a broad framework for LTT’s 
vision for the future and creative re-use of this strategic 
city centre site and its valuable assets, providing a flexible 
and phased approach to development. 

Masterplan Principles
A series of site specific masterplan principles were 
developed as part of LTT’s ambition and project objectives:
#1: 	Enhancing Engagement with the City and Celebrating 

the River’s Edge 
#2: 	Harnessing the Value of Unique Heritage Fabric, 

offering a specific identity 
#3: 	Creating a Strong Public Realm around Accessible 

Urban Spaces and Connecting Public Open Spaces of 
the Character Areas 

#4: 	Connecting to the City: Supporting a Sustainable 
Movement Infrastructure and Enhancing Pedestrian 
and Cycle Connectivity 

#5: 	Offering Permeability and Enhancing Urban 
Connectivity 

#6: 	Optimising compact development whilst respecting 
Historic Context with Complementary Contemporary 
Massing 

#7: 	Integrating a Diverse and Complementary Mix of Uses 
with Mutual Synergies to Create a Vibrant Quarter, 
Offering Flexible Venues for Public Uses to Activate 
the Public Realm. 

#8: 	Connecting with Natural Eco-Systems and Enhancing 
Bio-Diversity 

#9: 	Providing a Resilient Response to the Environmental 
and Climate Setting, Harnessing Naturally Available 
Energies within a Framework of Exemplar Sustainability 
Targets 

#10: Supporting Sustainable, Integrated Development
For more information the Masterplan Vision Report is available as part of the planning application documents.

Figure 2.1.1 - 2023 Illustrative Masterplan
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MASTERPLAN & URBAN DESIGN APPROACH 
Approach to delivering the Masterplan

In order to realise this complex masterplan a series of 
phases have been proposed: 

Phase I – Conservation & Repair of the Mill
Works on the conservation and repair of the Mill building 
were identified as a priority, specifically to stabilise the top 
floor. A contractor has been selected to undertake these 
works, which are due to be complete in Q3 2026.

Phase II – Residential & Public Realm (The phase this 
application refers to)
Simultaneously the Client’s development objectives have 
been to prioritise and expedite the residential and public 
realm elements, which will form this Phase.

Phase III – Educational 
The next phase will include 13,000 sqm GIA of academic 
uses in the Flaxmill, NCR and Inflation Gallery Buildings 
and employment generation.

Phase IV
The final phase will see the realisation of employment-led 
uses on the Shipyard site.

Figure 2.2.1 - Masterplan Extent and Overall Phases
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MASTERPLAN & URBAN DESIGN APPROACH 
Phase 1 Works

This section provides an executive summary of the works 
proposed to the top floor of the Flaxmill building, Phase 
I of the masterplan. These works are out for tender, with 
consolidation and repair works to commence late 2025. 
A sample of drawings from this work is provided as an 
appendices, to aid understanding. 

Project Objective 
The stabilisation, consolidation and repair of the upper 
storey and roof of the main mill building. The resolution 
of a package of work that targets best value from the 
temporary works and scaffold required to permit the 
upper storey of the mill to be stabilised though partial 
reconstruction and repaired more broadly.

Building Needs - Methods of Decay
The main factors of decay in order of impact are:
•	 Rainwater penetration due to inadequate rainwater 

drainage; 
•	 Embedded iron, corroding and causing extensive 

jacking / displacement of masonry; 
•	 Past adaption resulting in removal of structure / 

creation of service penetrations; 
•	 Additional layers of fabric imposed as part of reuse 

leading to trapped moisture and encouraging decay. 

Phase 01 Scope 
Works are concerned with the rectification of defects 
and remediation of structural failure. The objective is the 
reinstatement of the building to a shell state ready for a 
future reuse. 

The extent of Phase 01 is defined as the underside of the 
structural deck of the third floor and all fabric above. The 
lower extent approximately aligns with the springing point 
of the second-floor window lintels. 

To deliver the Phase 01 Repairs it will be necessary to 
undertake works elsewhere in the building. This is being 
described as the ‘enabling works’. These cover matters of 
asbestos, unsafe structures and temporary works. 

Phase 01 Conservation Philosophy 
In keeping with the appropriate care of a protected 
structure, the works are informed by a Conservation 
Philosophy. Repairs must be designed and executed on 
a ‘like for like’ basis with ‘maximum retention of historic 
fabric’ a core principle. Remediation of defects necessary 
to secure the long-term future of the building will result in 
some loss of historic fabric, notably the iron band. 

The reinstatement of fabric has been designed to allow 
the building envelope and structure to be renovation 
ready. The roof is being reinstated in an insulated form in 
compliance with Part L of the building regulations. The roof 
and floor structures have been assessed to confirm their 
load bearing capacity. The conclusion is that structural 
enhancement of these elements is not essential for most 
potential future uses. As such the roof and floor are to be 
consolidated and repaired as found. Future enhancements 
driven by explicit performance needs that exceed current 
capacity are to be the subject of a future study, design and 
if required package of structural enhancement works.  

Figure 2.3.1 - Photo of survey activity for Phase I consoidaion and repair 
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MASTERPLAN & URBAN DESIGN APPROACH 
Phase 1 Works

Phase 01 Works 
Repair works to the main mill comprise the following:

Roof:
•	 Roof coverings replaced with thermal enhancements to 

form insulated warm roof;
•	 Repair / renewal of timber roof trusses, purlins and 

rafters on a basis of repair need;
•	 Removal of lift overrun to enable reforming of hipped 

roof profile;
•	 New roof access via central valley to serve building in 

its Phase 01-completed ‘shell state’;
•	 Repair / renewal of cast iron gutters;
•	 Upgrade of rainwater drainage system - new and 

additional downpipes and chutes;
•	 New secondary ‘fail safe’ gutter system;
•	 Water tank retained, overhauled, repaired 
•	 New roof to the water tank. 

External Walls:
•	 Demounting and storage of historic windows to allow 

for masonry repair works to progress; 
•	 Rebuild north-west aspect - Partial take down and 

rebuild of masonry at the north-west aspect to address 
displacement;

•	 Rebuild parapet - Take down and reconstruction of 
parapet to address displacement 

•	 New, additional brick courses to top of parapet to 
provide edge protection

•	 New, lead clad coverings to improve weathering, 
•	 New rainwater outlets – to improve drainage;
•	 Cornice reformed with weathering, repaired / rebuilt as 

required;
•	 Removal of horizontal wrought iron banding at Level 03 

- NE and SW walls, NW gable;
•	 Removal of wall linings back to masonry at Level 03, 

Figure 2.3.2 - Phase 1 Scope Diagram

grouting / repointing / packing;
•	 Rebuild, original Level 03 window openings reformed 

through removal of wall linings / blockwork infill;
•	 New, temporary linings installed to window openings to 	

remain post-Phase 01 completion;
•	 Rebuild internal window cill - Take down and 

reassembly of below-cill spandrel at windows to allow 
through floor voids to be closed;

•	 New - Bat roosts integrated into former below-cill voids.

Floors:
•	 Repair of cut / failed beam supporting Level 03 floor 

deck;
•	 Removal of ceiling and modern partitions at Level 03;
•	 Modern Level 03 floor linings removed back to original 

floor finish and consolidation where eroded / missing;
•	 Consolidation of jack arches forming the structural 

deck of level 03 - entailing removal of soffit plaster 
where it survives at Level 02, deep packing / repointing 
of open joints;

Ironwork:
•	 Blasting SA2½ of exposed iron beams and tie rods 

to remove corrosion and application of protective 
coatings;

•	 Manual prep ST3 of iron column coatings followed by 
application of new protective coatings; 

Enabling Works:
Required within and beyond the main mill footprint to 
permit the placement of scaffolding and create safe 
access for Phase 01 works to take place. 

The diagram to the right indicates the scope of works.
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MASTERPLAN & URBAN DESIGN APPROACH 
Design Development for The Current Application (phase II)

The masterplan was tested in the market to understand its 
feasibility. As a result of feedback a number of changes to the 
masterplan were proposed and have been incorporated within 
the Phase II Application.
 
Development in the Quarry now provides 270 student 
residential beds in Purpose Built Student Accommodation 
(PBSA) bedrooms with associated facilities. The introduction 
of student residential is needed across the city, and will 
provide a rich variety of uses across Phase II while situating 
students in close proximity to public transport and future 
academic uses in later phases.

To allow flexibility for future development partners a number of 
other requirements were added to the residential brief:
•	 Where possible an additional 10sqm should be added to 

each apartment 
•	 Tenure blind approach across all sites
•	 Each plot should be able to be delivered independently, 

once site-wide infrastructure is completed. 

There were also a number of other regulatory and guidance 
changes to incorporate since the masterplan was completed, 
including:
•	 Revised TGD B
•	 Updated Flooding Guidance on the tidal flood levels of the 

River Shannon
•	 Cycle Design Manual 2023
•	 Compact Settlement Guidelines 2024
•	 Apartment Guidelines 2025

The sizes we have been working to are from the Sustainable 
Urban Housing: Design Standards for New Apartments (2023). 
We note in July 2025 that these guidelines have been updated, 
resulting in some changes to unit sizes, such as the minimum 
size of studios to comply with the most recent design 
standards.

The diagram to the right indicates the main areas of 
development since the 2023 Masterplan on the Phase II plots.

2.3
2.4

7.
NCR raised for Flood protection

2.
Student Accommodation included 

at Quarry site

8.
Decoupling of Flaxmill and SMRC 

from Phase 1 application

6.
Universal Design Homes 

Futureproofing

3.
Creche included at Salesians

5.
Additional Townhouses and more 

larger, family homes

1.
Massing optimised to balance 

density within context

4.
Potential meanwhile uses at 
Shipyard and Flaxmill Plaza

Figure 2.4.1 - Phase II Design Development from 2023 Masterplan Diagram
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MASTERPLAN & URBAN DESIGN APPROACH
Overview of Masterplan Principles

The Cleeves site has evolved and 
adapted over the history of its 
industrial past. The proposal for the 
initial phase of the masterplan seeks 
to form a cohesive response to the 
Masterplan principles, as part of a 
contemporary urban design approach 
to bring coherence and legibility to 
the new quarter. In this phase of the 
sites history it is proposed to open 
up the site to the City and Riverside 
with a vibrant public realm, harnessing 
the value of its unique heritage and 
natural assets, creating the setting for 
new residential developments in line 
with and reinforcing the Masterplan 
strategies.

The proposed residential development 
is organised around distinct spaces 
in the character areas identified (the 
Riverside & Flaxmill space, the Quarry 
Reservoir and the upper Salesians & 
Stonetown Terrace sites). Responding 
to and enhancing the specificity of 
each character area, with an emphasis 
on the industrial heritage fabric and 
topographical characteristics, the 
aim is to reinforce a sense of place, 
benefitting from the unique history 
and geology of the site. 
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 1: Enhancing Engagement with the City and Celebrating the River’s Edge

This phase of development initiates the transformation 
of the quayside in front of the Cleeves site as envisaged 
by the masterplan, offering an enhanced Riverside 
promenade and vantage point overlooking the River and 
the City quays opposite. 

Opening up the Cleeves eastern boundary wall to engage 
with the Rivers edge, the Flaxmill is revealed to the public 
and a new landscaped urban space of civic scale is 
created for the City. A space offering both a venue for City 
scale events, water related or otherwise and amenity value 
for the daily life of residents.  Retaining the base of the old 
wall, an integrated seating edge is formed overlooking the 
riverside and promenade walk, to maintain legibility and an 
outline of the former Cleeves complex site boundary. 

St. Michaels Rowing Club remains in situ in this phase, 
with its ongoing waterside activities, activating the 
riverside realm. Reopening of old openings in the existing 
walls behind St Michaels Rowing Club offer improved 
permeability and connectivity towards the riverside. 

Interpretive signage sharing site history 
incorporated into wind baffle panels

A

B Seating incorporated into panels under 
the shelter of the canopy

C Integrated seating edge at base of 
heritage wall overlooking riverside

C

B

A

Figure 2.5.1.1 - Diagrammatic Axonometric view at Riverside Canopy
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 1: Enhancing Engagement with the City and Celebrating the River’s Edge

A welcoming canopy between the Riverside and the 
Flaxmill plaza offers a sheltered space between the rivers 
edge and promenade walk, and the new plaza created in 
front of the impressive Flaxmill façade. The canopy acts 
as an urban transition between these two settings whilst 
acting as a gateway and invitation to the new quarter, a 
place to pause or a place to meet.  

Wind baffle standing elements beneath it offer a location 
for interpretative signage as part of a site-wide strategy – 
passing through the threshold framed by these elements 
people are introduced to the story of the Cleeves site in 
the history of Limerick.   Made of Corten weathered steel 
echoing the industrial heritage of Cleeves they integrate 
cabling for power and lighting, and a place to sit. 

As a multifunctional sheltered space it offers a viewing 
point overlooking the river to the east and the Flaxmill 
plaza to the west, a place for impromptu performances, 
informal communal exercise, pop-up spin offs from annual 
city events etc or a venue for more formal events. The light 
structure of glass, timber and steel with integrated solar 
energy collection, echoes the structure of industrial market 
halls, whilst deriving its form and scale from the diverse 
forms of the roofscape of Cleeves roofscape . 

Refer to Appendix 9C for studies on potential for 
meanwhile uses within this space. 

Interpretive signage sharing site history 
incorporated into wind baffle panels

A

B Seating incorporated into panels under 
the shelter of the canopy

A B

AB

C Integrated seating edge at base of 
heritage wall overlooking riverside

C

Figure 2.5.1.2 - Section through Riverside Canopy

Figure 2.5.1.3 - Sketch view under Riverside Canopy
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Industrial Heritage at the heart of the 
Masterplan

The Cleeves factory buildings provide an industrial ‘axis’ 
that will support a new transformative programme of 
mixed uses linking the river with the Quarry / Reservoir site 
beyond.

Capturing and revealing the memory of the site as an 
important place of production within Limerick City. This 
will bring a unique meaning to the public and community 
environments in the interfaces between new and old, 
promoting opportunities for activation of both the existing 
building environment as well as the new public realm.

Heritage & Conservation Strategy

Conservation led approach 
The masterplan for the site is based on a conservation led 
approach. This embraces the benefits of positive change. 
Within this is the recognition that the loss of some fabric 
holding heritage significance will occur and that this is 
to be minimised. Change is to be focused in areas of 
greatest tolerance for change. Typically this change will 
focus on areas where where the fabric and character of 
the complex can benefit from interventions that remove 
elements that erode the legibility of significance. Where 
change is proposed it must be done in a way that causes 
minimal impact on significance and must seek to enhance 
significance. This is the order of change that is necessary 
to permit the long-term sustainable reuse of the complex. 

Phase I - Consolidation and Repair  
Phase I is underway, accelerated due to the urgency of 
works needed to stabilise the Main Mill. The ambition is 
for the repair works to be progressed in phases prioritised 
according to the urgent needs of the mill buildings. 

Managing Change    
The legibility of the site as an early industrial complex 
is obscured by phases of change. The Statement of 
Significance provides a clear assessment of interest and 
significance which is substantially based in a period of 
development and use spanning approx. 74 years from 
1850 when it was an ‘early industrial building complex’ as 
stated in the description within the National Inventory of 
Architectural Heritage (NIAH). The assessment observes 
that most changes since 1927 entailed the demolition of 
the earlier phase structures (that held special interest), and 
/ or the addition of new buildings and extensions (that do 
not hold special interest) obscuring the legibility of the site 
in its earlier form. 

Obscured by Additions    
Later phase additions and insensitive changes have added 
layers that do not always enhance the heritage value of 
the site. The masterplan seeks the removal of structures 
that have intervened in the earlier building forms in a 
manner that has limited legibility. This typically arises 
where ancillary structures have been built up against 
earlier buildings and where wholly new buildings have been 
added. This is most notable to the Main Mill with the long 
C20th lean-to and the Weaving Mill which is subsumed 
beneath a mid C20th portal frame. 

Eroded by Removal 
Changes that have given rise to a loss of historic fabric 
though replacement of elements or whole buildings 
have eroded significance. This is most evident in the 
former Weaving Mill (now titled the Cold Store) which is 
incomplete and the Infiltration Gallery where the upper 
story was entirely replaced in the 1950s resulting in the loss 
of the original iron and glass structure.

MASTERPLAN & URBAN DESIGN APPROACH 
Principle 2: Harnessing the Value of Unique Heritage Fabric, offering a specific identity 

Eroded by Decay
Many of the past changes to the complex are the result 
of necessary renewal. Buildings have become worn 
out, decayed and dilapidated. Past phases of the 1930s, 
50s and 70s implemented measures of renewal and 
replacement. The complex is again at a moment of change 
with many of the structures in a perilous condition and in 
urgent need of new use to catalyse positive change guided 
by clear conservation principles.

Demolition, Removal and Reuse Strategy
The careful identification of structures for removal will 
allow for a balanced approach for reuse. This does not 
infer an intent to demolish all structures or layers after 
a specific date but does guide further investigation and 
design to ensure the reuse of the site carefully considered 
the retention of character and plans for appropriate reuse 
though measures that ensure sensitive integration of new 
fabric.  

As such the selective removal of later phase structures will 
serve to revel the earlier buildings as part of a process to 
enable sustainable reuse, first of the site, and in a future 
development phase, of the mill buildings themselves.

Figure 2.5.1 - Photo of C20th rear lean-to obscuring the Main mill facade

2.0
2.5
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MASTERPLAN CONSERVATION STRATEGY

The following principles have been developed to guide the 
proposals for the redevelopment of the site. They have 
been informed by the Phase I works and will be carried 
though to inform proposals for reuse. 

A. Conserve and Repair 
The repair of historic fabric to conserve heritage 
significance. Carrying on from the repair of the Flaxmill 
(Phase I) and undertaken under the provisions of Section 
179(6)(a) of the Planning & Development Act 2000 as 
amended, works will focus on the maximum retention 
of historic fabric and apply conservation philosophy for 
repair. This applies to all elements with high significance. 
Where structures are noted for demolition the intention will 
be to reuse materials in the consolidation and repair of the 
historic structures in the complex where possible. 

B. Retain and Reuse 
The adaptive reuse of buildings, structures, components 
and features that hold special interest. Subject to 
further planning consents proposed as part of Phase III 
development, adaptive reuse can take a variety of forms. 
Where structures have been substantially impacted by 
changes, the intention will be to conserve those elements 
that best embody significance and character while seeking 
positive reuse. 

In these instances, the intention is to conserve those 
elements that hold greatest heritage significance 
while seeking enhancement though the renewal and 
replacement of the less significant elements and those 
elements with negative significance. 

C. Peel Back and Redevelop 
Structures that have been the subject to substantial 
change. Past changes that have eroded heritage 
significance will be removed so that the character of the 
host can be better appreciated. 

This is of relevance to the Cleeves site which includes 
many layers that have emerged since 1924 and that 
obscure the character of the early industrial site. Late 
phase structures and modern interventions that hold 
negative significance are to be peeled back to enable 
adaptive reuse of the structures and redevelopment of the 
site. The scope and nature of peeling back will respond to 
the sensitivity of the site and balance opportunity afforded 
by redevelopment. Peeling back must not erode special 
interest and should ensure enhancement though reuse and 
improve access to heritage.  

D. Remove 
Elements of the site that are either C20th additions that 
do not inform the special significance of the site or earlier 
elements that are likely to compromise the future viability 
and have lesser significance than that of the key listed 

structures. 

E. Remove with Mitigation 
Refer to the following sections of this report for specific 
studies in relation to:
•	 The Victorian Houses (3.1)
•	 Flaxmill Lean-To (3.2)
•	 Reservoir Piers (3.3)
•	 The Weaving Mill (3.4)
•	 Cheese Plant Office and NCR Warehouse (3.5)
•	 Shipyard Walls (3.6)
•	 Upper Reservoir (3.7)
•	 Fernbank House (5.4)
•	 Salvaged Materials (5.5)
•	 Linen Store and Office Building (7.9) 

The diagram below is an extract from the Masterplan 
Conservation Strategy drawing -  CRQMP-FCBS-ZZ-XX-
DR-AA-1901- see appendix for full version.

Figure 2.5.2 - Masterplan Conservation Strategy Diagram
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11. Weaving 
Mill / Cold Store

07. Linen Store

05. Infiltration 
Gallery
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Secondary School -
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Store & Offices
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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.
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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.
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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.
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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.
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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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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.
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Please note: existing wall to be retained. 
Wall thickness unknown from existing 
survey information required.
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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.
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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.
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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.
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DEMOLITION STRATEGY

The demolition works are proposed to permit the 
redevelopment of the Cleeves site adopting a phased 
approach. 

Phase I is concerned with the consolidation and repair 
of the Main Mill adopting conservation standards and 
methods. 

Phase II is for the masterplan redevelopment of the 
site. This entails some degree of demolition to enable 
redevelopment and a phased re-occupation of the site. 

Phase III is for reuse of the historic buildings as an 
educational campus. It is within Phase III that the wider 
scope of repair, reuse, peel back and demolition will be 
described. 

MASTERPLAN & URBAN DESIGN APPROACH 
Principle 2: Harnessing the Value of Unique Heritage Fabric, offering a specific identity 

Demolition Principles for Works Affecting Historic Fabric
Within Phase II the removal of selected buildings is 
necessary to permit the reuse of the site. This will result in 
change to historic fabric. This is required  so that the wider 
site can be brought back into positive use and to facilitate 
the repair of the historic buildings as part of their adaptive 
reuse. 
An assessment of the historic fabric has guided the 
Phase II proposals to ensure the special interest, cultural 
significance and character of the Flaxmill Complex is 
retained and conserved. 

The removal of Salesians Secondary School buildings and 
selected C20th structures on the Flaxmill Site will permit 
the redevelopment of the site. In addition there are two 
structures of positive significance that have been identified 
for removal to support reuse. The former Linen Store 
(within the Dairy Buildings range) and the Semi-detached 
houses are early structures. They are each considered 
under discreet design studies.

The diagram to the right indicates the proposed demolition 
of buildings across the site to realise a new, world class 
riverside quarter development of buildings in Phase II, while 
capitalising on the site’s unique heritage value.

Refer to the following sections of this report for specific 
studies in relation to:
•	 The Victorian Houses (3.1)
•	 Flaxmill Lean-To (3.2)
•	 Reservoir Piers (3.3)
•	 The Weaving Mill (3.4)
•	 Cheese Plant Office and NCR Warehouse (3.5)
•	 Shipyard Walls (3.6)
•	 Fernbank House (5.4)
•	 Salvaged Materials (5.5)
•	 Linen Store and Office Building (7.9) 

As part of the repair, restoration, reuse and refurbishment 
of the buildings, it is necessary for areas of the buildings’ 
fabric to be opened up and altered. Proposals for the 
opening up works have been tailored to ensure the new 
designs for the buildings are sympathetic to their special 
character. The following headings have been prepared to 
due the further development of proposals and to inform 
a statement of principles that will be used to guide works 
during the delivery phase. 

Demolish
This is a process that is typically applied to fabric of no 
significance. Demolition entails the substantial destruction 
of a building. Demolition is not the preferred method for 
the removal of a building but is necessary where structures 
of little or even negative significance and are inhibiting the 
successful reuse of the wider site. Demolition should not 
be a method applied to buildings of cultural significance 
except in exceptional circumstances. 

Dismantle / Disassemble 
The careful and planned deconstruction of a structure 
or part of a structure to enable its repair and where 
appropriate reassembly / reconstruction. This is a process 
suitable to heritage structures that are to be the subject 
of extensive and essential work necessary to permit their 
retention and reuse. This will be applied to protected 
structures and parts of structures in need to repair and 
as part of a carefully resolved package of measures to 
minimise fabric loss and in pursuit of positive reuse of the 
structure without loss of character and cultural integrity.  
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Remove
The removal of fabric is limited to those areas that must 
change to enable the successful conversion of the site and 
buildings. While changes will occur there is no intent to 
obscure or erase the history of the building which would be 
the result of ‘demolition’. 

The opening up of the existing fabric is to be undertaken 
in a manner that ensures the maximum retention of the 
historic fabric.

Further to these principles, an outline specification for 
works to historic fabric offers more detail on acceptable 
materials and working methods. See section 7.9.

The diagram to the right is an extract from submission 
drawing CRQMP-FCBS-ZZ-XX-DR-AA-1900, showing the 
proposed Phase II removal extent.

MASTERPLAN & URBAN DESIGN APPROACH 
Principle 2: Harnessing the Value of Unique Heritage Fabric, offering a specific identity 

Figure 2.5.3 - Phase II Removal Strategy Diagram
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Fabric Retention and Reuse - please refer to the Heritage & 
Conservation Chapter in the Architectural Design Statement. 
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Building reuse and retention of historic fabric and features is being led by a conservation 
philosophy. This is guiding the retention, consolidation, repair and reuse of the historic 
structures as part of a multi-phase development spread across phases I, II and III.

In summary of Phase II Demolition:

01. Flax Mill
01a. Main Mill – 1855 - No demolition activity proposed.
01b. Main Mill - Rear Extension c.1865, rebuilt 1955 and later. Demolish

02. Chimney Stack – 1853 - No works proposed.

03. Boiler / Engine House – No works proposed
03a. Boiler House – 1853 and 1900
03b – Gable Extension - 1930s
03c – Side and Gable Extension - 1947

04. Water Tank Building – 1851 / 1884 – No works proposed

05. Infiltration Gallery – No works proposed
05a. Infiltration Gallery Plinth – 1850-1855
05b. Infiltration Gallery – Cold Store Shed c.1955 and 1960s

06. Reservoir – 1850-55 - Retain and Reuse
Remove residual piers from within the basin – c.1950.
Reinvigorate reservoir context as a new public open space and amenity area.

07. Linen Store & Offices / Dairy Buildings
07a. Offices - 1855 - No works proposed save for minor consolidation of the gable where 
the former linen shed is removed.
07b. Dairy Building - 1905 – Extension onto front of Offices - As 07a.
07c. Linen Store - 1855 – Demolish with Mitigation – retention of boundary wall 
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 – No works proposed

09. Cheese Plant / Packaging/ Store (Long Building)
09a. Long Building Fragment - 1853 (Cheese Plant) – No works proposed
09b. Shop – 1853 façade / 1940s building and roof – No works proposed
09c. Packing Store – 1947 – No works proposed
09d. Offices – 1960s / Fragment of 1853 façade - Demolish. Retain historic façade.
Demolition of 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 – Demolish with Mitigation

11. Weaving Mill / Cold Store
11a. Weaving Mill – 1855 – No works proposed
11b. Weaving Mill Rear lean-to – 1960s – Demolish
11c. Weaving Mill – First floor and truss roof 1947 / 1951 – No works proposed

12. Upper Reservoir – 1947 - Demolish
Demolish concrete water tanks and range of plant buildings.

13. Warehouse / Shipyard site – c.1990 - Remove and Redevelop
Demolish 1990s reinforced concrete structure.

14. Houses – 1854 – Demolish with Mitigation
Demolish to permit development of the site and create accessible link into the site.

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

16. Salesians Secondary School – Fernbank House c.1880 – Demolish with Mitigation

Boundary Wall – Localised demolition to open-up the site, improve access and allow for 
flood mitigation measures.

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.

01 AIDT Internal Draft Planning Issue - for Information 04.08.25
02 Draft Planning Issue 15.08.25
03 Draft Planning Issue 22.08.25
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BOUNDARY WALLS

The Boundary Wall is described in section 13 of the 
Statement of Significance. Some parts are original while 
much has been changed with facades of earlier buildings 
retained and new structures added behind.
 
The wall is aligned with the North Circular Road to the 
south, O’Callaghan Strand to the east and Stonetown 
Terrace to the north. This reflected the curtilage of the 
land by the roads that pre-dated the advent of the Flaxmill. 

The boundary wall bridges between buildings that 
currently and historically skirt the edge of the site. The 
original wall is built of Limerick limestone taken from the 
site quarry. There is common detailing across the original 
Flaxmill structures and where the building facades form a 
boundary of the site care has been taken to reflect this in 
the outward facing architecture. 

Managing Change
The proposals are seeking to alter the wall in a manner 
that allow it to remain legible while also enable the site to 
be opened-up to the public. Elements of low significance 
are proposed for removal  and those of low and medium 
significance identified for repair and adaption. 

Measures to mitigate impact:
•	 former cart entrance reinstated
•	 walls lowered but not removed, to form edge of 

landscaped terraces
•	 repairs to be undertaken in sympathetic materials 
•	 new openings to be formed in sympathetic materials

The notes on the images of the boundary wall offer a 
summary of change. Further detail is described in the 
drawings. 

Figure 2.5.4 - North Circular - Flaxmill Site Boundary 

Figure 2.5.7 - North Circular - Shipyard Site Boundary 

Figure 2.5.5 - O’Callaghan Strand - Flaxmill Site Boundary 

reinstated access

facade to be retained facade to be retained new opening for access

Figure 2.5.6 - Stonetown Terrace Approach - Flaxmill Site Boundary 

High
Historical Significance

Medium
Low
Negative

MASTERPLAN & URBAN DESIGN APPROACH 
Principle 2: Harnessing the Value of Unique Heritage Fabric, offering a specific identity 

former facade to be retaineed when 
1950s RC strucutre is demolished

wall to be lowered to open up 
courtyard

2.0
2.5



3434

2.0
2.5

MASTERPLAN & URBAN DESIGN APPROACH
Principle 3: Creating a Strong Public Realm around Accessible Urban Spaces and Connecting Public 
Open Spaces of the Character Areas  
Forming a necklace of linked public open spaces to 
support the new residential communities in the Quarter is a 
key element of this phase of development. The new public 
spaces will offer distinctive characteristics, reinforcing a 
sense of place and legibility: 

•	 the riverside, 
•	 the civic scaled Flaxmill space with the iconic chimney 

and remnants of Cleeves industrial past,
•	 the Quarry space at the reservoir edge,
•	 the upper level promontory / vantage points from 

Salesians and Stonetown Terrace
•	 the Shipyard, temporary public realm meanwhile uses 

Figure 2.5.3.2  Public Open Space Network Diagrams,  with site character areasFigure 2.5.3.1 Public Space Plan Diagram
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 3: Creating a Strong Public Realm around Accessible Urban Spaces and Connecting Public 
Open Spaces of the Character Areas  

The Shipyard Area public realm
Across the west end of the Shipyard site adjacent to 
Fernhill housing, a ramped shared path with landscape 
buffer creates a link from Condell Rd through the new 
mobility hub, offering an invitation into the riverside 
quarter across the North Circular Rd proximate to the 
reservoirs edge. At the East end of the Shipyard site, a 
temporary flood resiliency garden offers public access to 
the Riverside through carefully located openings at already 
disturbed pieces of the boundary wall. This provides an 
opportunity to generate public open space uses, aligned 
with the green infrastructure strategy.  
Potential for temporary meanwhile uses on the platform 
where the existing Shipyard shed is to be removed 
provides further opportunities for activating the public 
spaces.

North Circular Road public streetscape:
The new NCR streetscape parallel to the Shipyard  is not 
only a circulation space, but is intended to be a traffic 
calmed civic space, combining the amenity, natural 
heritage and water management linking to the Quarry, 
Flaxmill and Riverside public spaces.

Figure 2.5.3.4 - Shipyard Public 
Space Area Diagram

Flaxmill Plaza: 
The new Flaxmill civic plaza will be a key public space to 
be implemented as part of this phase of development, 
anchored by the presence of the existing Flaxmill and 
adjacent heritage buildings, opening up to the waterfront 
and revealing the Cleeves Riverside Quarter site to the 
City and the community.
The potential for continued meanwhile mixed uses in the 
existing building along the North Circular Road along with 
uses under the adjacent riverside canopy activates the 
public realm.
Initial phases of the green infrastructure strategy will be 
implemented in the Flaxmill plaza, to be adapted as the 
new quarter expands in later phases.  The sustainable 
public realm design approach is to be revealed
and made visible to the public; sustainable water drainage 
can be used to create water features that are brought to 
life during and after rain events within the plaza space;
The landscape design palette is aligned with the industrial 
heritage character of the space.

Figure 2.5.3.3 - Flaxmill Public Space Area 
Diagram

Figure 2.5.3.5 - Flaxmill & Shipyard Open Space Area
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 3: Creating a Strong Public Realm around Accessible Urban Spaces and Connecting Public 
Open Spaces of the Character Areas  
Quarry / Reservoir public realm: 
Around the Quarry side of the reservoir, a new public realm 
space will open onto a south facing stepped edge and 
boardwalks along the waterside, with visual and physical 
connections to upper residential sites. The Quarry space, 
with its dramatic walls and reservoir forms a unique space 
in the city, revealing the geology and topography of the 
city, and is expressive of the development of the cultural 
heritage of the site. Figure 2.5.3.6 Quarry Area Public Space 

Diagram with linking spaces to upper 
sites

Figure 2.5.3.7 Quarry Area Diagram - Public Spaces
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Condell Road

North Circular Road

Stonetown Terrace

O’Callaghan Strand
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 4: Connecting to the City: Supporting a Sustainable Movement Infrastructure and Enhancing 
Pedestrian and Cycle Connectivity  
The proposal seeks to improve 
connectivity to the city and 
neighborhood by linking to pedestrian 
and cycle routes along O’Callaghan 
Strand Promenade, Condell Rd and 
North Circular Rd, and creating 
an attractive pedestrian and cycle 
friendly environment. 

The link between the Promenade 
walk along O’ Callaghan Strand and 
the Westfields Marsh is enhanced in 
this first phase by the creation of a 
landscaped shared surface, improving 
the amenity value of this connection, 
whilst also anticipating the proposed 
pedestrian /cycle bridge which will 
connect the riverside public realm to 
the city quayside opposite.  

A sustainable mobility infrastructure 
promotes sustainable modes of 
movement and use of public transport.  
Shared surfaces are proposed 
to facilitate safe movement by all 
users, along North Circular Road, 
O’Callaghan Strand and Stonetown 
Terrace. 

A Mobility Hub for public use, on the 
Shipyard site, offers covered bike 
parking and a location for a bike repair 
point and e-charging. 

Pedestrian and cycle friendly 
approaches to the residential sites, 
and the provision of secure enclosed 
bike parking,  promote the use of more 
sustainable modes of movement.

Key

Residential Cycle Store
Mobility Hub Cycle Parking

Cycle Route
Pedestrian Route
Public Lift

*A

Rive
r S

hannon

St. Michael’s Rowing Club

Figure 2.5.4.1- Pedestrian and Cycle Network Diagram

*A - Links to future pedestrian / cycle bridge
*B - Pedestrian connection to Westfields wetlands

*B

*C- Existing car parking spaces on Stonetown Terrace retained

*C
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 5: Offering Permeability and Enhancing Urban Connectivity  

As part of this phase of development, key strategies to 
implement masterplan permeability include: 

•	 Activating the Site: east /west links across the North 
Circular Road prioritised as part of the initial phase 
of masterplan delivery to create a cohesive quarter, 
encouraging pedestrian and cycle access to all 
facilities, inclusive of new pedestrian and cycle link 
across the edge of the Shipyard site to enhance 
connectivity from the Condell Road into the new 
quarter.. The permeability strategy considers the future 
masterplan intent of new buildings along North Circular 
Road, with priority for the alignment with the chimney.

•	 Creating connectivity between site areas with 
significant level changes, as an enhanced experience 
and extension of the public realm (Stonetown Terrace 
and Salesians residential developments with the Quarry 
site; Stonetown Terrace and the Flaxmill Site)

•	 Developing connections through distinct spaces that 
do not replicate the amenities and character of other 
urban spaces in the city, but complement them. 

Figure 2.5.5.1 - Permeability and Connectivty Diagram
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 6: Optimising compact development whilst respecting Historic Context with Complementary 
Contemporary Massing 
The Urban Development and Building Height Guidelines 
2018 note that there is “significant scope to accommodate 
anticipated population growth and development needs, 
whether for housing, employment or other purposes, by 
building up and consolidating the development of our 
existing urban areas”, and that “increased building height 
is a significant component in making optimal use of the 
capacity of sites in urban locations where transport, 
employment, services or retail development can achieve a 
requisite level of intensity for sustainability”

A diverse and complimentary mix of uses has been 
established at the masterplan level, this application is 
primarily focussed on delivering the residential and public 
realm areas, which are the most urgently required. The 
scale of development must therefore meet the needs of a 
growing population within Limerick, while being cognisant 
of the impact on neighbouring residents and amenity 
within areas of public realm. At Cleeves Riverside Quarter 
there is a huge opportunity on a ‘brownfield’ site, with a 
rich history, great relationship with the River Shannon and 
proximity to Limerick City Centre, to deliver a significant 
quantum of accommodation while capitalising on the site’s 
unique historic context and placemaking potential.

Scale and Massing Strategy
The massing strategy focuses on optimising compact 
development whilst respecting the historic context with 
complementing massing. This primarily means a sensitivity 
afforded to the protected structures on the site and the 
attendant grounds of the Curtilage of the Historic Mill Site, 
while also being mindful of the impact on neighbouring 
buildings.

Key views from and towards the site have been considered 
in the arrangement of low and mid-rise buildings across 
the development, including:
1.	 The view from the Flaxmill offer sweeping views of 

Limerick City Centre. These views will be offered as 
part of the new public space from the Engine House to 
the Shannon quay wall.

2.	 Views from the Flaxmill to the Special Area of 
Conservation (SAC) and the estuary to the south, these 
views are also available from the Stonetown Terrace 
site and the Salesians Site.

3.	 Views from the Shipyard site to the Docklands will 
strengthen the relationship to the Docklands

4.	 Views to the Cleeves Site from the City, focusing on the 
views of the Flaxmill, the mill yard and the Chimney

Figure 2.5.14 - Key Views Plan

1
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 6: Optimising compact development whilst respecting Historic Context with Complementary 
Contemporary Massing 
The scale and massing strategy is strongly informed by 
acknowledging views of the iconic Cleeves Chimney and 
Flaxmill façade from the city between Sarsfield bridge 
and Shannon Bridge. The massing strategy is informed 
by offering a contemporary ‘gateway’ to the City in the 
approach from Shannon airport and along the River 
by stepping to the south west allowing views along the 
Condell Road approach to Limerick City to feature the 
Flaxmill Chimney marking the entrance to the River 
precinct of Limerick City.

The scale strategy prioritises orientation of living and 
working spaces along the north-south axis to maximise 
sunlight access into the site and protect from prevailing 
winds from the west. This allows for inviting, comfortable 
amenity spaces and an active public realm that benefits 
from daylight access and wind protection. 

Buildings are generally proposed to step up in scale as 
they radiate out from the Chimney and Flaxmill, with the 
tallest buildings in Phase II being the Quarry PBSA and 
Salesians apartment buildings at 6 and 7 storeys. The 
dramatic changes in level across the site, such as the two 
storey step down at the reservoir, have also been used 
to lessen the overall impact of scale and massing while 
maximising development opportunities.

Massing of buildings within Phase II has been informed 
by the characterful gables and silhouettes of buildings 
already on site, with a contemporary interpretation of 
modern pitched roofs, barrel vaulted plant enclosures and 
expressed gables on the city skyline proposed. 

2.0
2.5

Figure 2.5.15 - Phase II scale and massing diagram
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 6: Optimising compact development whilst respecting Historic Context with Complementary 
Contemporary Massing 
Neighbours and amenity impacts:
Where buildings are in closer proximity to existing 
neighbours, the scale and massing of buildings has 
responded by stepping down at these edges. The 
southern end of Salesians proposes triplex units with 
pitched roofs facing North Circular Road, more in 
keeping with the scale and massing of development 
on Fernhill. Stonetown terrace proposes three storey 
townhouses along the western edge of the site while to 
the east, facing Landsdowne Hall, proposes a 4-5 storey 
stepped apartment building. The proposed O’Callaghan 
Strand building proposes a 4 storey building with pitched 
enclosure housing communal amenity space on the roof 
that faces to the south-east, maintaining privacy along 
Stown Town Terrace. 

The orientation of buildings and their scale has been 
considered to promote sunlight and daylight into amenity 
spaces and minimise impact on neighbouring buildings 
and their amenity spaces. Furthermore, buildings around 
the Quarry have been considered to minimise impact on 
the bat corridor that runs along the Quarry wall. More 
detail on the proposed scale and massing is provided 
in each of the development sections within this report 
and within the Daylight and Sunlight assessments that 
accompany this application, which use the Building 
Research Establishment’s ‘Site Layout Planning for 
Daylight and Sunlight (2nd edition)’ methodology to 
assess the impact of the development on existing and new 
residents and end-users. Figure 2.5.16 - Phase II Aerial CGI from the south looking north

2.0
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Figure 2.5.17 - Illustrative view of Phase II from other side of River Shannon
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 7: Integrating a Diverse and Complementary Mix of Uses with Mutual Synergies to Create a 
Vibrant Quarter, Offering Flexible Venues for Public Uses to Activate the Public Realm  
As part of this phase of development, key strategies to 
implement diversity of vibrant public uses will be focused 
within the public realm.  : 

•	 A commercial unit (potentially as a cafe) at ground floor 
level within the O’Callaghan Strand block at the edge 
of the Flaxmill character area activates the public realm 
space

•	 The new creche incorporated into the Salesians 
development 

•	 Reinforcing social cohesion: regenerative public 
amenity spaces and multi-generational play spaces 
located in the Quarry and Flaxmill character areas 
offer inviting venues for the new residential and existing 
residential communities to meet, along with other 
adjacent users such as the Salesians school 

•	 Continued use of existing temporary uses adjacent to 
the Flaxmill space 

•	 The riverside canopy will offer shelter to support 
potential public activities, allowing for vibrancy of use 
throughout the day and night, and the seasons, with 
potential to interface with the adjacent civic plaza and  
other open spaces

•	 Spaces to support potential temporary, meanwhile uses 
to bring vibrancy to the quarter have been assessed. 
An initial assessment identified the diversity and needs 
of Limerick festivals / events, with potential to activate 
the public realm, engaging a broad spectrum of the 
community.  

•	 Daily / more regular uses 

•	 Events

•	 Refer to appendix for indicative testing of potential 
uses that could be accommodated on the site, 
bringing energy to the Flaxmill site in the early 
phases of development. 

As noted with the masterplan overview, further diversity 
of use will be delivered as part of Phase III, comprising 
educational and employment uses across three buildings.  

5 - Cleeves Riverside Quarter

Proposed Scenarios

CANOPY ACCOMODATING COMMUNITY EVENTS

• Venue for spin-offs from 
Annual Events

Ghent Christmas Market

Community Events

Outdoor Livingroom

• Place for impromptu 
performances

• Location for communal 
gatherings

• Venue for organised 
exercise activities

• Weather Protection from 
rain, sun and wind

• Solar PV Offering plug in 
charging/ data points

Riverside Canopy Potential Use Scenario: Accommodating Community Events
•	 Venue for spin-offs from Annual Events
•	 Place for impromtu performances
•	 location for communal gatherings
•	 venue for organised exercise activities

Figure 2.5.7.1 -  Amenity & Potential Meanwhile Use Zone Diagram 
supporting diverse public mixed uses in the quarter

Figure 2.5.7.2 Potential Riverside Canopy Uses

A: Meanwhile 
Use Zone Within 
Flaxmill Public 
Space

B: Meanwhile 
Use Zone Within 
Shipyard Public 
Space

C: Reservoir 
/ Quarry area 
amenity spac 

A

B

C

*1

*1: Commercial
*2:  Creche

*2
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 8: Connecting with Natural Eco-Systems and Enhancing Biodiversity

As part of this phase of development, key strategies to 
create a framework for coordinating amenity, natural 
heritage and sustainable water management include:

Sustainable Water Management: 
SuDS, Rain Gardens, Green Roofs, leveraging site 
topography, and industrial fabric to incorporate water into 
public realm as a sustainable amenity. Refer to landscape 
architect’s design report as well as relevant drainage 
report and EIAR chapters prepared by the project 
engineers for further details on the proposals.

Minimise impact on the existing natural ecosystems: 
Measures have been reviewed with the project ecologist 
to include the provision of bat houses and swift boxes, 
along with light fitting heights and locations. Refer to 
diagram for strategy notes. Refer to landscape architect’s 
design report as well as relevant EIAR chapters prepared 
by the project ecologist for further details on the related 
proposals.

Figure 2.5.8.1 - Blue-Green infrastructure strategy diagram. Refer to plan drawings and engineering reports for further detailsFigure 2.5.8.2 - Ecology Strategy diagram: Indicative Locations of 
(A) Bat Houses and (B) Bird Boxes. 
Refer to plan and elevation drawings for further details
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Amenity Grass seeding on
min. 150mm approved topsoil

Hedge Planting / Climbing plants
Min. 1.2m high structured hedge
planted into a min. 500mm topsoil

Wildflower Meadow Mix

Proposed Standard Tree Planting
Refer to planting schedule

Existing Trees for Retention
Refer to arboricultural drawings and
survey for tree retention and removal

Proposed Multi-Stem Tree Planting
Refer to planting schedule

Swale / bioretention / raingarden plant mix
Refer to planting schedule. All planting to be
planted into 450mm approved topsoil

Groundcover and perennial plant mix
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Wetland planting
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Water area
Refer to planting schedule.

PC Concrete Paving permeable
Mid Grey Granite surface finish

Reinforced Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Compacted Gravel Surfacing
100mm depth of 6mm to dust
Colour Buff

Safety surfacing
Wet pour safety surfacing
Colour: Red

Timber deck/boardwalk

Cycle Racks
316 grade stainless steel with a
brushed polish finish.

Feature Seating

Seating edge / bench

Tables and chairs

Play equipment

PC Concrete Paving large
scale concrete paving for plaza
with cobblestone banding

SUDS Features  connection
Diagram

SUDS Features
Special feature

Student housing
Guardrail on top of retaining
wall

Student Housing Fence

Tarmac
Tarmacadam surfacing to be in
accordance with BS 4987 1:2005

Edible and sensory planting

Existing Concrete surfacing
Retained in situ concrete
with cobblestone banding inlayed

New in-situ concrete surface
with cobblestone banding inlayed

Communal courtyard fence
1.2m high

*
Interpretation Feature

Bat House
Refer to landscape report for
further details

Bollards
Grade 316L Stainless Steel

Temporary mini-forest
Excavate 1000mm and fill with
400mm topsoil on top of 600mm
subsoil. Plant with native Irish
tree species. Plant with 6 plants
per sqm.

Temporary planting
Excavate 600mm with 300mm
topsoil on 300mm subsoil. Plant
with 6 plants per sqm.

NOTES:
All dimensions are in millimeters unless otherwise stated and shall be checked and
confirmed by the contractor on site. Any discrepancies shall be immediately reported
to the landscape architects. Work to figured dimensions only - Do not scale from
drawing. Do Not Scale.  Use Figured Dimensions Only. Not for Construction Purposes
unless Specifically Marked. © This Drawing is Copyright of Mitchell + Associates.
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 9:  Providing a Resilient Response to the Environmental Setting, Harnessing Naturally Available 
Energies within a Framework of Exemplar Sustainability Targets 
Context and Flood Risk
The main risk of flooding to the site is tidal (high tides and 
tidal surges) from the River Shannon. Part of the site lies 
in areas of high to moderate risk of flooding (Flood Zones 
A or B). The Shipyard site and part of the Flaxmill site 
(Infiltration Galleries) are at high risk of tidal flooding (0.5% 
Annual Exceedance Probability AEP), parts of the Quarry 
site are at moderate risk of flooding (0.1% AEP) and the 
rest (majority) of the site is at low risk (<0.1% AEP). These 
areas correspond to Flood Zones A, B and C respectively.

Flood Protection Level
Development is to be protected against the 1 in 200-
year tidal event with allowance for climate change and 
a suitable freeboard. Minimum recommended finished 
floor levels and safe access and egress levels are to be 
set at 5.7m AOD, which allows for Climate Change and 
Freeboard. This will tie into LCCC’s plans to provide flood 
defences outside of the site along the River Shannon, 
providing continuity in protection against flood events 
along the River.

Sequential Approach and Masterplan Principles 
Due to the location of the Site and its designation as a 
key regeneration site within Limerick, it is envisaged that 
designs should maximise the ability to manage flood risk 
to an acceptable level. Key principles of the wider scheme 
therefore include the following:

•	 Highly vulnerable uses such as residential development 
will be located in areas at lower risk (Flood Zone C) or 
raised to higher levels (above 5.7 AOD). 

•	 Finished floor levels shall be raised above the flood 
protection level with an allowance for climate change 
and freeboard

•	 Safe access and egress for emergency vehicles shall 
be provided to all buildings

•	 Raising of levels should be considered in conjunction 
with compliance with the Building Regulations for 
access for all, development economics and practical 
design

•	 If floor levels of less vulnerable uses- such as offices, 
community and cultural buildings- cannot be raised 
due to the above considerations, flood resilient and 
resistant design should be implemented. 

Raising Phase II Development Levels 
The Phase II scheme proposes adopting the approach 
to raise the North Circular Road level and development 
ground floors to 5.7m AOD. The proposed routes within 
the Quarry site are also raised to 5.7m AOD to allow for 
emergency access. All residential units are proposed to be 
raised above 5.7m AOD.

Raising the levels of North Circular Road allows the 
majority of the site to be accessed by the emergency 
services during the 1 in 200 year flood event, as well as 
protect the Quarry and Flaxmill Plaza sites from tidal 
flooding as the North Circular Road will act as a barrier 
between the rising water from the River Shannon and the 
site. This strategy also provides for additional vehicular 
access to Stone Town Terrace above the flood level with 
an emergency route through the Flaxmill Plaza, as the 
existing access road from O’Callaghan Strand is below the 
proposed 5.7m AOD 1:200 year flood level (current level is 
4.20m AOD).

Figure 2.5.22 - 5.7m AOD Flood Level and Emergency Access Route

5.7m

Cleeves Emergency 
Access Route

Flood mitigation measures integrated into 
urban design and landscape
Adjacent anticipated flood defence

Demountable flood defence

Area subject to flooding in 1:200 year event
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 9:  Providing a Resilient Response to the Environmental Setting, Harnessing Naturally Available 
Energies within a Framework of Exemplar Sustainability Targets 
Around O’Callaghan Strand, levels will also be raised 
slightly to a point that enables access for all users and a 
temporary flood gate will be located between the retained 
Linen Store south-east elevation and the other side of 
O’Callaghan Strand, where the Cleeves Riverside Quarter 
flood alleviation design ties into the Limerick (River 
Shannon) Flood Relief Scheme.

Lower levels and basements
Phase II proposes a small amount of plant accommodation 
within basements and a semi-basement car park on the 
Salesians site, all accessed from ground floors above the 
5.7m AOD 1:200 year floor level. 

Phase IV proposes future car parking at the lower level 
of the Shipyard site as part of the future delivery of 
commercial workspaces as outlined in the masterplan. 
In future phases, special attention should be given to 
openings to the basement levels. Entrances to the 
basement shall be set as high as possible and above 
the flood protection level (5.7m AOD), or with bunds/ 
temporary flood protection measures that can be erected 
in the event of a flood. 

Sustainability Strategy: 
In alignment with the requirements of the Limerick City 
& County Council Development Plan 2022–2028 and 
its emphasis on energy efficiency, the design has been 
progressed incorporating a number of sustainability and 
innovative low carbon strategies within the development.

Sustainability and innovation are at the heart of the 
development, using the One Planet Living Framework to 
promote sustainable choices across a holistic range of 
themes – from health and happiness, to carbon, to culture 
and community. This has pushed innovative solutions to 
nature-based SUDS, whole life carbon considerations 
and circular economy principles – from reusing existing 
materials on site within the landscape design, to designing 
for material disassembly at the end of the buildings life’s. 
The measures being integrated into the scheme will 
expedite the delivery of not only high-quality homes, but 
also sustainable homes on this strategically important site.

The design originates from fabric first principles, 
simplifying the building envelope, reducing the overall form 
factor, minimising heat losses and gains, and constructing 
fabric with good thermal performance and airtightness. 

Energy Reduction:
In reducing operational energy for buildings, the following 
measures are incorporated into Phase II buildings:
•	 Passive Solar – balance between glazing reducing the 

reliance on artificial light while also managing risks of 
overheating

•	 Building Fabric & Air permeability – Limiting heat 
losses with thermally efficient, airtight buildings

•	 Thermal bridging – Adoption of Acceptable 
Construction Details and/ or certified bespoke 
junctions

•	 Light fittings - All light fittings are to be specified as 
low-energy lights

•	 Heating controls - Heating systems will be effectively 

2.0
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 9:  Providing a Resilient Response to the Environmental Setting, Harnessing Naturally Available 
Energies within a Framework of Exemplar Sustainability Targets 

The strategies outlined above have been used to inform 
the Dwelling Energy Assessment Procedure (DEAP) 
assessment that accompany this planning application. It 
concludes that residential apartment units are expected 
to achieve A2 Building Energy Ratings (BERs), and the 
townhouses are projected to achieve A1 BERs.

Further measures:
Further principles have been incorporated into designs 
that improve the overall sustainability impact of the 
development. These include:

Home Performance Index (HPI) Standard – All homes 
are being assessed against the HPI standard, with early 
assessment showing that the scheme has the potential to 
reach Gold across the majority if not all homes.

Circular Economy – The re-use of uncontaminated 
construction waste within cut and fill calculations of the 
scheme is expected to reduce the need to import material 
by c.50%. Existing cobbles, stone and concrete slabs are 
being integrated into the surface finish of the landscape 
design. The re-use of existing fabric will reduce embodied 
carbon associated with extracting raw materials and new 
materials are being selected for their long-term durability 
and their ability to be installed with mechanical, reversible 
fixings and disassembled at the end of the new buildings’ 
design life – e.g., brick, fibre cement panels and sheet 
metal.

SuDS & Urban Greening – 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.

controlled to ensure the efficient use of energy.
•	 Insulated pipework - All hot water storage vessels and 

pipes will be fully insulated to reduce heat losses and 
gains along pipe routes.

Renewable Energy Sources:
The following technologies are integrated into the Phase II 
buildings as low carbon building technologies:

Photo-Voltaic (PV) Panels – PV panels are to be 
installed on apartment buildings to supply electricity to 
the residential blocks collectively, reducing the energy 
demand and service costs of communal areas of the 
buildings. Townhouses and triplexes have individual unit 
PVs on south facing pitched roofs, contributing to energy 
reduction of these specific units. Within the public realm, 
PVs are integrated into external canopies, creating a visible 
demonstration of the project’s energy aspirations.

Air Source Heat Pumps (ASHPs) – ASHPs will be installed 
on a de-centralised basis for the apartment buildings, with 
townhouses and triplexes having individual units. These 
will provide primary space heating within living spaces, 
bathrooms and bedrooms. A water-to-water pump will 
also generate hot water to a suitable temperature for the 
homes’ Domestic Hot Water 

Mechanical Ventilation with Heat Recovery (MVHR) 
- Dedicated MVHR systems will be utilised in each 
apartment to provide mechanical ventilation. The toilets 
and kitchens will also have separate dedicated extract fans. 
The MVHRs will provide outdoor filtered air into a dwelling 
whilst retaining most of the energy that has already been 
used in heating the building. It works on the principle of 
extracting air from the wet rooms (WCs, kitchens, etc) 
and supplying air into the occupied rooms (living area, 
bedrooms, etc) via heat exchange.

Figure 2.5.23 - Sustainability features diagram
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Water Strategy

Whole Life CarbonSmart Energy

Circular EconomyCIRCULAR ECONOMY

In a circular economy, waste and pollution are eliminated, products and materials are 
circulated at their highest intrinsic value, and nature is regenerated.
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MASTERPLAN & URBAN DESIGN APPROACH 
Principle 9:  Providing a Resilient Response to the Environmental Setting, Harnessing Naturally Available 
Energies within a Framework of Exemplar Sustainability Targets 
Overheating – Overheating is becoming an increasing risk 
in new buildings. Buildings need to manage heat gains from 
internal and external sources at the season peaks. In the 
design of buildings the following measures have been used 
to reduce overheating risk – LED lighting and insulated hot 
water pipework, balancing daylight with heat gains in solid 
to glass ratios, whole brick reveals for windows, stacked 
balconies/ recessed balconies, fully openable windows and 
doors, internal blinds, maximising dual aspect dwellings 
and low g-value (solar energy transmittance) glazing. 

Sustainable transport – The parking strategy 
acknowledges that this is a city centre site, and promotes 
the use of active modes of travel. Of the parking spaces 
provided, 20% are EV Charging Spaces, with infrastructure 
enabled to increase this to 100% in the future.

Residential and PBSA buildings have been provided with 
secure, covered long stay cycle parking well in excess of 
the minimums required within the Limerick Development 
Plan 2022 – 2028 and the Sustainable Urban Housing 
Design Standards for New Apartments 2023 and 2025. 
In addition to this, there are 110 visitor spaces located 
throughout the proposed development, including 36 cargo 
cycle parking spaces and 84 double stacker cycle parking 
spaces in the mobility hub (Shipyard Zone). 

Wiredscore - Neighbourhood Wiredscore is being 
targeted to ensure future resilience for communications 
networks across the site for residents, educational users 
and future workers.

Figure 2.5.24 - Sustainability targets and influences diagram
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MASTERPLAN & URBAN DESIGN APPROACH
Principle 10: Supporting Sustainable, Integrated Development

This phase of development will allow for Incremental, 
Sustainable Site Sequencing, with potential for concurrent 
development across the site over short to medium term, 
aligned with masterplan approach. 

This phase of development is structured into nine distinct 
but overlapping stages. Depending on market conditions 
and delivery mechanisms, some stages may progress 
more quickly or slightly ahead of others. For instance, 
Stage 8 is a priority for early delivery, as it will significantly
enhance the site’s appearance and help establish Cleeves 
as an attractive place to live, work, and enjoy leisure 
activities. Therefore, Stage 8 may begin earlier than 
planned, depending on the progress of Stages 6 and 7.
Maintaining flexibility in the delivery sequence is essential 
to ensure the development can adapt to changing market 
conditions. 

The anticipated sequence of stages is outlined below. 
Refer to CEMP and planning report for further details.

• Stage 1 - Construction of Bat Houses

• Stage 2 - Site Demolition & Enabling Works

• Stage 3: Flood Protection Works

• Stage 4: Salesians Zone Development

• Stage 5: Stonetown Terrace Zone Development 

• Stage 6: O’Callaghan Strand Zone Development

• Stage 7: Quarry Zone PBSA and Public Realm 

• Stage 8: Flaxmill Plaza and Riverside Public Realm

• Stage 9: Shipyard Mobility Hub
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MASTERPLAN & URBAN DESIGN APPROACH 
Phase II Scheme Summary

Communal Amenity Space
Plot 1B1P 1B2P 2B3P 2B4P 3B5P 3B5P (House) Total

Salesians 76 70 20
   Communal Amenity Space Required (sqm) 380 490 180 1,050
   Communal Amenity Space Provided (sqm) 1,073
Stonetown Terrace 6 12 4 16 9
   Communal Amenity Space Required (sqm) 24 60 24 112 157 377
   Communal Amenity Space Provided (sqm) 380
O'Callaghan Strand 9 12
   Communal Amenity Space Required (sqm) 45 84 129
   Communal Amenity Space Provided (sqm) 236
Total Required (sqm) 1,556
Total Provided (sqm) 1,689

Total Summary
Plot 1B1P 1B2P 2B3P 2B4P 3B5P 3B5P (House) Total

Salesians 76 70 20 166
45.8% 42.2% 12.0%

Stonetown Terrace 6 12 4 16 9 47
12.8% 25.5% 8.5% 34.0% 19.1%

O'Callaghan Strand 9 12 21
42.9% 57.1%

Total 6 97 4 98 20 9 234
% 2.6% 41.5% 1.7% 41.9% 8.5% 3.8%

Plot Standard Acc Studios Total
Quarry PBSA 245 7 18 270

90.7% 2.6% 6.7%

2.0
2.6
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3.0 HISTORIC FABRIC ASSESSMENTS FOR THE 
DELIVERY OF PROPOSED DEVELOPMENT & WIDER 
MASTERPLAN
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HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Victorian Terraces

VICTORIAN SEMI-DETACHED HOUSES:
Significance:
The Victorian Houses are not named within the description 
of the Landsdowne Mill on the national survey but are 
of interest for their possible connection to the mill’s 
operation. They hold ‘Historic’, ‘Artistic’ and ‘Social interest’ 
for their use as homes to managers at the mill. They hold 
‘Architectural interest’ for the plan form and moderately 
decorative interior of the right hand house. They are of ‘low 
to medium significance’ for their contemporary function 
and likely connection to the mill’s operation.

Current Condition:
The houses are currently vacant and unliveable, in a poor 
state of repair. 

Options explored for re-use:
Sustainable re-use as living accommodation requires 
extensive renovation and adaptation to meet modern 
standards of living, both in terms of managing the outer 
fabric and creating accessible and navigable spaces 
internally.

Their ground floor level, raised 1-1.3m above the pavement, 
makes accessing them difficult, and their rear gardens 
excavated down c.2.5m from the surrounding quarry wall 
makes for extremely difficult and suitable resident amenity.

The diagram and images to the right indicate the level 
changes from road to front door, and the difficult amenity 
offered in relation to the sites topography, while the 
accompanying photos show the poor state of repair of the 
existing fabric.

Figure 3.1.3 - Topo levels outside Houses Figure 3.1.4 - House Rear Elevation

Figure 3.1.2 - First floor room of the left houseFigure 3.1.1 - External View of Houses
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HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Victorian Terraces

VICTORIAN TERRACES:
Alignment with the aims of the masterplan:
A key principle of the masterplan is the site’s permeability 
and urban connectivity. Moreover, provision of access 
into the deepest areas of the site is a principle embedded 
in Limerick’s Development Plan 2022-2028. The scale of 
the houses and their poor amenity space also does not 
align with the masterplan’s ambition to deliver high quality, 
optimised and compact housing.

This part of the site presents the only opportunity to gain 
pedestrian access directly into the Quary at a key junction 
opposite the connection into Fernhill, it’s at this point the 
site connects into the wider community to the south. 

Construction access to the Quarry site has also been 
considered. Access through this point of the masterplan 
is required to provide level access to the Quarry site and 
lessen the amount of construction traffic that needs to 
move through the c.7m gap between the Water Tank 
and Protected Chimney. Construction traffic between 
these two structures would introduce a greater frequency 
and size of vehicles moving through this area during 
construction than general parking or and emergency 
vehicles once the scheme is completed, with more risk of 
collision/ abnormal movements.

It also allows the Quarry site to be delivered simultaneously 
with other development zones that might require access 
through the Faxmill Plaza.

The diagrams to the right indicate the proposed level 
access into the Quarry site, and construction access 
required to build the Quarry plot.

Mitigation:
Creation of new points of access enable the positive reuse 
of the site. Bringing people into the site is a principle for 
improving heritage engagement. The proposed access 
will exploit the existing terracing of the former quarry 
wall that the houses are built over. This will allow ramped 

walkways to stretch into the site and create a pedestrian 
link to the upper site and down to the reservoir and student 
residential blocks. 

Whilst the demolition of the houses will result in loss 
of some special interest the preservation by record in 
the form of Building Recording will offer mitigation. The 
removal of the houses will benefit the scheme through 
much-improved access deep into the site and reservoir. In 
keeping with the Development Plan objectives and design 
principles, opening-up the site is essential to improve 
connectivity and quality of spaces.

EIAR Heritage Chapter References 
Semi-Detached Houses
Description - Table 23
9.5.2.2 - Group 6 Description - Likelihood of Significant 
Effects
9.8.2 - Operational Phase Residual Impacts
Appending 9.3 - Building Recording
Table 26 - Likely Effects and Residual Impacts Figure 3.1.5 - Construction Access

Figure 3.1.6 - Proposed Future Level Access
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Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Hedge Planting / Climbing plants
Min. 1.2m high structured hedge
planted into a min. 500mm topsoil

Wildflower Meadow Mix

Proposed Standard Tree Planting
Refer to planting schedule

Existing Trees for Retention
Refer to arboricultural drawings and
survey for tree retention and removal

Proposed Multi-Stem Tree Planting
Refer to planting schedule

Swale / bioretention / raingarden plant mix
Refer to planting schedule. All planting to be
planted into 450mm approved topsoil

Groundcover and perennial plant mix
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Wetland planting
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Water area
Refer to planting schedule.

PC Concrete Paving permeable
Mid Grey Granite surface finish

Reinforced Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Compacted Gravel Surfacing
100mm depth of 6mm to dust
Colour Buff

Safety surfacing
Wet pour safety surfacing
Colour: Red

Timber deck/boardwalk

Cycle Racks
316 grade stainless steel with a
brushed polish finish.

Feature Seating

Seating edge / bench

Tables and chairs

Play equipment

PC Concrete Paving large
scale concrete paving for plaza
with cobblestone banding

SUDS Features  connection
Diagram

SUDS Features
Special feature

Student housing
Guardrail on top of retaining
wall

Student Housing Fence

Tarmac
Tarmacadam surfacing to be in
accordance with BS 4987 1:2005

Edible and sensory planting

Existing Concrete surfacing
Retained in situ concrete
with cobblestone banding inlayed

New in-situ concrete surface
with cobblestone banding inlayed

Communal courtyard fence
1.2m high

*
Interpretation Feature

Bat House
Refer to landscape report for
further details

Bollards
Grade 316L Stainless Steel

Temporary mini-forest
Excavate 1000mm and fill with
400mm topsoil on top of 600mm
subsoil. Plant with native Irish
tree species. Plant with 6 plants
per sqm.

Temporary planting
Excavate 600mm with 300mm
topsoil on 300mm subsoil. Plant
with 6 plants per sqm.

NOTES:
All dimensions are in millimeters unless otherwise stated and shall be checked and
confirmed by the contractor on site. Any discrepancies shall be immediately reported
to the landscape architects. Work to figured dimensions only - Do not scale from
drawing. Do Not Scale.  Use Figured Dimensions Only. Not for Construction Purposes
unless Specifically Marked. © This Drawing is Copyright of Mitchell + Associates.
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Figure 3.2.1 - Flaxmill Lean-To

Figure 3.2.3 - Flaxmill Lean-to interiors showing the rear wall of the main mill

Figure 3.2.2 - Existing Plan with overall widths shown and interface 
between leant-to and original north elevation

FLAXMILL LEAN-TO:
Significance:
The 1940s lean-to to the north of the Flaxmill is a late 
adaption during the Dairy and Disposal Phase of the main 
mill. It is not in-keeping with the character and quality of 
the main mill and is of ‘negative’ significance.

Current Condition:
As part of Phase I works to repair and stabilise the top floor 
of the main mill, this building is proposed to have its roof 
removed and be taken down a level to enable the erection 
of scaffolding to perform the works. Once these works 
have taken place, the building will be left in a state of partial 
removal. 

Options explored for re-use:
Feasibility of using this area as part of a future education 
campus has been tested, but it results in deep plan spaces 
within the Flaxmill separated by the original northern 
elevation and that are not conducive to creating a high 
quality future learning environment. As a C20th addition 
that does not inform the special significance of the site, no 
other options for its reuse have been explored, other than 
construction waste material re-use as part of the project’s 
Circular Economy principles. 

Its removal will reveal the currently closed off north 
elevation of the main mill, which will be a heritage benefit. 

3.0
3.2

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Flaxmill Lean-To

c.21m

Lean-to in 
green

c.6.8m
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3.0
3.2

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Flaxmill Lean-To

FLAXMILL LEAN-TO: 
Alignment with the aims of the masterplan:
At the this point on the site, the width from the edge of this 
building to the other side of Stonetown Terrace is c.7m. 
To remove this building in the future, after residents have 
moved in to Stonetown Terrace, would require a narrowing 
of the road to safely remove fabric within Stonetown 
Terrace. Due to the phasing of the masterplan, removal 
of this fabric after the development of Stonetown Terrace 
is deemed to impact on general access to and from the 
site for future residents, and critically the space needed 
for blue light vehicles to access the site in the event of an 
emergency. This would pause the delivery of residential 
homes until after the Flaxmill has been refurbished for 
future educational use.

Mitigation:
Removal of structures of negative significance mitigates 
the impact upon the protected structures. The lean-to’s 
removal will take away negative fabric that will be left in a 
state of disrepair following Phase I works, while the overall 
site will benefit from lessened construction activity impacts 
on future residents while enabling the quicker delivery of 
new homes.

EIAR Heritage Chapter References 
Flaxmill lean-to extension 
Description  - Table 8
9.5.2.1 - Likelihood of Significant Effects
9.7.2 - Mitigation
Table 25 - Likely Effects and Residual Impacts 

Figure 3.2.5 - Proposed Future Access to Stonetown Terrace
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Min. 1.2m high structured hedge
planted into a min. 500mm topsoil

Wildflower Meadow Mix

Proposed Standard Tree Planting
Refer to planting schedule

Existing Trees for Retention
Refer to arboricultural drawings and
survey for tree retention and removal

Proposed Multi-Stem Tree Planting
Refer to planting schedule

Swale / bioretention / raingarden plant mix
Refer to planting schedule. All planting to be
planted into 450mm approved topsoil

Groundcover and perennial plant mix
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Wetland planting
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Water area
Refer to planting schedule.

PC Concrete Paving permeable
Mid Grey Granite surface finish

Reinforced Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Compacted Gravel Surfacing
100mm depth of 6mm to dust
Colour Buff

Safety surfacing
Wet pour safety surfacing
Colour: Red

Timber deck/boardwalk

Cycle Racks
316 grade stainless steel with a
brushed polish finish.

Feature Seating

Seating edge / bench

Tables and chairs

Play equipment

PC Concrete Paving large
scale concrete paving for plaza
with cobblestone banding

SUDS Features  connection
Diagram

SUDS Features
Special feature

Student housing
Guardrail on top of retaining
wall

Student Housing Fence

Tarmac
Tarmacadam surfacing to be in
accordance with BS 4987 1:2005

Edible and sensory planting

Existing Concrete surfacing
Retained in situ concrete
with cobblestone banding inlayed

New in-situ concrete surface
with cobblestone banding inlayed

Communal courtyard fence
1.2m high

*
Interpretation Feature

Bat House
Refer to landscape report for
further details

Bollards
Grade 316L Stainless Steel

Temporary mini-forest
Excavate 1000mm and fill with
400mm topsoil on top of 600mm
subsoil. Plant with native Irish
tree species. Plant with 6 plants
per sqm.

Temporary planting
Excavate 600mm with 300mm
topsoil on 300mm subsoil. Plant
with 6 plants per sqm.

NOTES:
All dimensions are in millimeters unless otherwise stated and shall be checked and
confirmed by the contractor on site. Any discrepancies shall be immediately reported
to the landscape architects. Work to figured dimensions only - Do not scale from
drawing. Do Not Scale.  Use Figured Dimensions Only. Not for Construction Purposes
unless Specifically Marked. © This Drawing is Copyright of Mitchell + Associates.
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3.0
3.3

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
The Weaving Mill

THE WEAVING MILL
Significance:
The Weaving Mill’s role in the original operation of the site 
is key and as such it has ‘Historic’, ‘Artistic’, ‘Architectural’ 
and ‘Technical interest’. The weaving buildings were built 
in quick succession. The first of 13 bays in 1854 and the 
second of 10 bays in 1855. The first is built in the same 
materials and form as the Main Mill, complete with iron 
columns, beams and jack arches, as if in readiness to be 
extended upward. The second is of stone with more brick 
present in the inner part of the wall. 

Where the structure and envelope remain largely as built 
in 1855 the buildings retain ‘high significance’. Where the 
building is little more than a masonry façade it retains 
significance only in respect of its value to the wider 
complex. The later alterations which date to after 1927 are 
deemed to impose ‘negative significance’.

Current Condition:
The weaving building is largely derelict and has been 
the subject of substantial change after 1927. Under the 
management of the Dairy Disposal Company (1927-1970) 
the complex was subject to adaptation and modernisation 
with most changes appearing to occur in the 1950s. Aerial 
images from 1947 show the latter 10 bay building with a 
second storey and flat roof. Today the first building sits 
under a C20th metal sheet roof, while only the front façade 
survives of the second building.

Options explored for re-use:
Future academic uses have been tested within the first 
Weaving Mill Building and partially behind the existing 
façade of the second building, as part of later phases of 
development on the Cleeves Riverside Quarter site. The 
successful adaptation potential of this space for future 
academic accommodation can be seen on the sketch 
diagram to the right.

Figure 3.2.1 - Junction between Weaving Mill phases with 1950s first floor over

Figure 3.2.2 - Sketch plan of academic uses in Weaving and Main Mill volumes within and behind retained fabric

Building 01: The Flaxmill

Building 02: North Circular Road

Building 04: IG Expansion
Building 03: Infiltration Gallery
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Alignment with the aims of the masterplan:
As part of the permeability and urban connectivity 
strategy the scheme proposes to open up part of the 
second building façade to create a pedestrian link, offering 
connectivity between Stonetown Terrace and the Flaxmill 
Plaza. 

This route also allows for emergency vehicle access to 
the proposed PBSA buildings on the Quarry site, and will 
allow a second construction access to Stowntown Terrace, 
reducing construction activity on Stone Town Terrace.

The diagram to the right indicates these routes through the 
façade.

Mitigation:
The small area of façade removal will improve connections 
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activity impacts on residents and allow for emergency 
vehicle access to all areas of development. The remaining 
area of wall will provide a representative samples of 
surviving elevation.
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3.0
3.4

RESERVOIR PIERS:
Significance:
A grouping of piers within the reservoir that are believe to 
have been intended to sit beneath a structure but were not 
built on follow the same alignment of the Infiltration Gallery 
Engine House piers to their south. The arrangement and 
photographic evidence suggest these are contemporary 
with the Infiltration Gallery Engine House arches. They are 
deemed to be of ‘medium significance’.

Current Condition:
Submerged beneath the reservoir water they appear to be 
the same construction as the Engine House piers, large 
dressed limestone built to courses.

Options explored for re-use:
Masterplan buildings are not proposed to extend into this 
part of the reservoir, so the piers have not been looked at 
to support new buildings. 

Their use within other areas of the scheme, as salvaged 
material within the landscape finishes, is proposed.

Figure 3.4.1 - Drone image of Reservoir Piers

Figure 3.4.2 - Measured Survey of Reservoir Piers
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HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Reservoir Piers

3.0
3.4

RESERVOIR PIERS:
Alignment with the aims of the masterplan:
The intent within the masterplan is to allow access to the 
reservoir as part of the overall amenity and leisure offer 
across the site, to integrate a diverse mix of uses and 
activate the public realm. It is anticipated that water sports 
are carried out and enjoyed here and in their current form, 
mostly submerged beneath the water, the piers present a 
significant health and safety risk as part of the reservoir 
leisure offer. Keeping them in place and restricting access 
to this part of the reservoir would reduce the usable 
amenity space by c55%. To maximise the leisure and 
public realm opportunity they are proposed to be removed

Mitigation:
Improved leisure amenity and public realm offer is afforded 
by their removal. The piers will be recorded prior to their 
removal, when access allows for recording in the reservoir. 
Those beneath the Engine House provide a representative 
samples of surviving piers. Landscape proposals will 
incorporate reclaimed stonework into the finishes and 
features around the reservoir.  

EIAR Heritage Chapter References 
Reservoir
Description - Table 13
9.5.2.2 - Group 4 Description - Likelihood of Significant 
Effects
Table 26 - Likely Effects and Residual Impacts

Figure 3.4.3 - Diagram showing amenity extent with Pier area restricted Figure 3.4.4 - Diagram showing amenity extent with Piers removed
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+5.10m AOD
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Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Hedge Planting / Climbing plants
Min. 1.2m high structured hedge
planted into a min. 500mm topsoil

Wildflower Meadow Mix

Proposed Standard Tree Planting
Refer to planting schedule

Existing Trees for Retention
Refer to arboricultural drawings and
survey for tree retention and removal

Proposed Multi-Stem Tree Planting
Refer to planting schedule

Swale / bioretention / raingarden plant mix
Refer to planting schedule. All planting to be
planted into 450mm approved topsoil

Groundcover and perennial plant mix
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Wetland planting
Refer to planting schedule. All planting to
be planted into 450mm approved topsoil

Water area
Refer to planting schedule.

PC Concrete Paving permeable
Mid Grey Granite surface finish

Reinforced Grass
Amenity Grass seeding on
min. 150mm approved topsoil

Compacted Gravel Surfacing
100mm depth of 6mm to dust
Colour Buff

Safety surfacing
Wet pour safety surfacing
Colour: Red

Timber deck/boardwalk

Cycle Racks
316 grade stainless steel with a
brushed polish finish.

Feature Seating

Seating edge / bench

Tables and chairs

Play equipment

PC Concrete Paving large
scale concrete paving for plaza
with cobblestone banding

SUDS Features  connection
Diagram

SUDS Features
Special feature

Student housing
Guardrail on top of retaining
wall

Student Housing Fence

Tarmac
Tarmacadam surfacing to be in
accordance with BS 4987 1:2005

Edible and sensory planting

Existing Concrete surfacing
Retained in situ concrete
with cobblestone banding inlayed

New in-situ concrete surface
with cobblestone banding inlayed

Communal courtyard fence
1.2m high

*
Interpretation Feature

Bat House
Refer to landscape report for
further details

Bollards
Grade 316L Stainless Steel

Temporary mini-forest
Excavate 1000mm and fill with
400mm topsoil on top of 600mm
subsoil. Plant with native Irish
tree species. Plant with 6 plants
per sqm.

Temporary planting
Excavate 600mm with 300mm
topsoil on 300mm subsoil. Plant
with 6 plants per sqm.

NOTES:
All dimensions are in millimeters unless otherwise stated and shall be checked and
confirmed by the contractor on site. Any discrepancies shall be immediately reported
to the landscape architects. Work to figured dimensions only - Do not scale from
drawing. Do Not Scale.  Use Figured Dimensions Only. Not for Construction Purposes
unless Specifically Marked. © This Drawing is Copyright of Mitchell + Associates.
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Min. 1.2m high structured hedge
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Wildflower Meadow Mix

Proposed Standard Tree Planting
Refer to planting schedule

Existing Trees for Retention
Refer to arboricultural drawings and
survey for tree retention and removal

Proposed Multi-Stem Tree Planting
Refer to planting schedule

Swale / bioretention / raingarden plant mix
Refer to planting schedule. All planting to be
planted into 450mm approved topsoil

Groundcover and perennial plant mix
Refer to planting schedule. All planting to
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Wetland planting
Refer to planting schedule. All planting to
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Mid Grey Granite surface finish
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SUDS Features  connection
Diagram
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*
Interpretation Feature

Bat House
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further details

Bollards
Grade 316L Stainless Steel

Temporary mini-forest
Excavate 1000mm and fill with
400mm topsoil on top of 600mm
subsoil. Plant with native Irish
tree species. Plant with 6 plants
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Temporary planting
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topsoil on 300mm subsoil. Plant
with 6 plants per sqm.
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3.0
3.5

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Cheese Plant Office and Shipyard Warehouse

CHEESE PLANT OFFICE AND SHIPYARD WAREHOUSE
Significance and Current Condition:
At the Infiltration Gallery, buildings are noted to have 
existed along this boundary since the flax period. The 
ground appears to have been made up in part by vaults 
that step across the edge of the reservoir offering a base 
over which a series of single storey sheds were built. 

The Cheese Plant buildings sit along the North Circular 
Road edge and have been substantially altered in later 
phases of the complex. The majority of the long building 
was re-built and the adjacent buildings where demolished 
and replaced by a reinforced concrete frame building 
around 1960. Changes to the structures of the C20th 
have resulted in the loss of original fabric and as such have 
‘negative significance’.

The Shipyard Warehouse is within the Curtilage of the 
Historic Shipyard Site and is a post 1986 building deemed 
to be of ‘negative significance’.

Options explored for re-use:
The Cheese Plant Office is on a key axis and masterplan 
route into the Flaxmill Plaza and is of negative significance. 
Its location impacts development potential further south 
for future academic uses on the site of the North Circular 
Road Workshop building.

The proposed raising of North Circular Road for flood 
mitigation poses construction challenges to retain the 
façade of the Shipyard Warehouse for a temporary use, 
with the site ultimately proposed to deliver commercial 
uses in Phase IV of the masterplan. 

Figure 3.5.1 - Location of Cheese Plant Office and Shipyard Warehouse off NCR

SHIPYARD 
WAREHOUSE

CHEESE PLANT 
OFFICE
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HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Cheese Plant Office and Shipyard Warehouse

3.0
3.5

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Cheese Plant Office and Shipyard Warehouse

CHEESE PLANT OFFICE AND SHIPYARD WAREHOUSE 
OFF NCR
Alignment with the aims of the masterplan:
The removal of the Cheese Plant Office enables a new 
connection into the Flaxmill Plaza along the axis of the 
protected Chimney, and creates an academic building 
development plot along North Circular Rd to come 
forward in a later phase.

The removal of the Shipyard Warehouse will aid 
constructability, enable more flexible meanwhile 
and temporary uses on this plot and allow space for 
construction waste and materials to be stored ahead of 
their re-use and use on the wider site. 

Mitigation:
Removal of structures of negative significance mitigates 
the impact upon the protected structures. Removal of 
C20th buildings of low significance allow for improved 
access into site and enabling of future development plots.

EIAR Heritage Chapter References 
Cheese Plant
Description - Table 23
9.5.2.2 - Group 5 Description - Likelihood of Significant 
Effects
9.7.2 - Mitigation
Appendix 9.3 - Building Recording
Table 26 - Likely Effects and Residual Impacts

Opposite page:

EIAR Heritage Chapter References 
Shipyard Site - Warehouse and Walls
Description - Table 24
9.5.2.3.2 - Group 9 Description - Likelihood of Significant 
Effects
9.7.1 and 9.7.2 - Mitigation
Table 27 - Likely Effects and Residual Impacts

Figure 3.5.2 - Element of Cheese Plant Office Wall being retained - North Circular Road Elevation

1960s OFFICE
Demolished

Retention of Historic Wall
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3.0
3.6

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Shipyard Curtilage Walls

SHIPYARD CURTILAGE WALLS

Description and Significance 
The Shipyard site is likely to have been walled in a similar 
form to that of the Flaxmill site. The 1870s map shows a 
busy site. The southeast is enclosed by a wall with a gated 
entrance that led to a slip way. The remnants of the early 
wall and gate posts are still present today. The site is not 
within the grounds of the protected structures. 
The Shipyard site walls are fragments of demolished 
buildings that establish the corridor of the North Circular 
Road which runs between the two sites.  The surviving 
fragments of wall record the history of the buildings that 
once stood behind and as such are of ‘Archaeological 
interest’. The wall holds minimal significance to the 
Flaxmill’s operation and has been identified as of low 
significance. The concrete elements and modern changes 
fall under the description of fabric dating to the C20th and 
described in the Statement of Significance as being of 
negative significance.

Current Condition:
The wall of the shipyard site is largely the residual facades 
of former buildings that occupied the site from the 1800s 
up until the 1990s. Where they survive most retain scars of 
former openings some of which were later insertions to the 
original wall. Most former openings have been infilled with 
concrete blocks. Long sections of the historic wall have 
been raised with concrete. The wall is in poor repair but 

Figure 3.6.2 - Shipyard walls onto North Circular Road - section in red to be lowered in line with raised level of the road.

stable. To the north the historic wall bordering Fernhill has 
collapsed and is in need or repair and reconstruction. 

Options explored for re-use:
There are two key objectives that affect the site and the 
enclosing walls:
•	 flood mitigation measures which require the north 

circular road to be raised
•	 reuse of the shipyard site as a mobility hub and publicly 

accessible landscape 
The approach has sought to retain as much of the historic 
wall as possible. This has meant minimising changes and 
where necessary focusing change on aspects of the wall 
that are modern. New openings are either located where 
previous openings existing or aligned with part of the wall 
already heavily impacted by past change. In addition, and 
to improve legibility of the site, the upper section of the 

wall formed in concrete has been identified for removal. 
This is thought to be a heritage gain that reinstates the 
wall to its earlier form and removes the hard and inflexibly 
capping applied sometime in the late C20th. 
In addition, the proposed reinforcement measures needed 
to allow the road level to be raised have been designed to 
be built below ground, out of sight and built adjacent to the 
wall. These simple measures will ensure the fabric of the 
historic wall is retained. 
The wall is to be recapped with copings formed of stone 
salvaged from the dismantling of other buildings on the 
Flaxmill and Salesians site. The walls will be re-pointed with 
lime mortar where required. 
New and reinstated openings will be described in 
new Corten portals that will be clearly legible as new 
interventions set within the historic walls. 

Figure 3.6.1 - Shipyard north walls - currenty condition poor requiring repair and rebuilding in parts



62 63

3.0
3.7

HISTORIC FABRIC ASSESSMENTS FOR THE DELIVERY OF PROPOSED DEVELOPMENT & WIDER MASTERPLAN 
Upper Reservoir

UPPER RESERVOIR
Significance:
The land above the Flaxmill does not appear to have been 
used for industrial operation in the Flaxmill’s first 100 years. 
The structures to the north of the Main Mill were built in the 
C20th during phases of modernisation. Aerial photos from 
1947 and 1951 show a series of concrete reservoirs partially 
set into the ground. By 1952 a pump house had been 
added. Significance is based on the use and operation of 
the site in the processing of flax, production of linen and 
later the processing of milk. These structures post-date 
these periods and hold ‘negative significance’.

Current Condition:
The buildings are in a derelict state of repair.

Options explored for re-use:
As a collection of small, separated single storey structures 
these buildings hold little opportunity to be refurbished to 
house future accommodation as part of proposals. Their 
location between Stonetown Terrace and the Flaxmill Plaza 
severs connectivity through the site and their derelict state 
would require significant and extensive renovation and 
adaptation to meet modern standards of accommodation.

Alignment with the aims of the masterplan:
A key principle of the masterplan is the site’s permeability 
and urban connectivity. Moreover, provision of access into 
the deepest areas of the site is a principle embedded in 
Limerick’s Development Plan 2022-2028.

This part of the site presents the only opportunity to gain 
pedestrian access directly from Stonetown Terrace into 
the wider site and can provide construction access to this 
plot at this location, minimising the impact on Stone Town 
Terrace itself. 

Mitigation:
While there is no mitigation required relative to the removal 
of the concrete structures, the proposals to result in 
positive outcomes for the Flaxmill Complex overall. The 

reation of new points of access enable the positive reuse 
of the site. Bringing people into the site is a principle for 
improving heritage engagement and will link the residential 
accommodation proposed in Stonetown Terrace to the 
wider site and its landscape amenity. 

The removal of the structures will benefit the scheme 
through much-improved access deep into the site. In 
keeping with the Development Plan objectives and design 
principles, opening-up the site is essential to improve 
connectivity and quality of spaces.

EIAR Heritage Chapter References 
Upper Reservoir
Description - Table 19
9.5.2.2.6 - Group 7 Description - Likelihood of Significant 
Effects
9.7.1 and 9.7.2 - Mitigation
Table 26 - Likely Effects and Residual Impacts Fig 3.7.1 Photo of the site looking south over the upper reservoir c.1951

Fig 3.7.2 Current day aerial photo of the site looking south over the upper reservoir

UPPER 
RESERVOIR
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4.0
4.1

DESIGN PHILOSOPHY
Overview of Design Approach 

The Cleeves site presents a palimpsest which reveals 
layers of its history in building forms of diverse orientation 
and forms, some with incongruous positioning reflective of 
their industrial function. The site has evolved and adapted 
over the decades of its industrial past. In this phase of 
the sites history, the urban design approach proposes to 
open up the new quarter to the City and Riverside with 
an accessible, permeable and vibrant public realm as the 
setting for new residential developments, in line with and 
reinforcing the Masterplan principles. The organisation 
of the architectural ensemble seeks to establish distinct 
places in and between the character areas, focussed on 
the industrial heritage of the site, reinforcing a sense of 
place. Places that bring amenity value, delight and shelter 
in the public realm, offering to the city exciting new urban 
spaces at the Riverside, Flaxmill plaza and Quarry. 

The configuration and organisation of building massing 
is designed to engage with the River and City, with views 
of both from the public realm and from the residential 
communal amenity spaces linked to same. From the 
residential buildings, views of the River & City are 
optimised, in particular from the O’Callaghan Strand 
building adjacent to the Riverside.  

The arrangement of buildings and massing on the 
residential sites is designed to create a network of 
connected public spaces that celebrate and enhance 
the site’s industrial heritage. By linking distinct character 
areas into a cohesive whole, the design highlights and 
integrates key heritage landmarks—such as the Flaxmill, 
the iconic chimney, the reservoir, and the quarry edge—
strengthening the site’s unique identity and sense of 
place. Building massing is organised to frame residential 
amenity gardens with optimised access to sunlight, whilst 
optimising daylight access to dwellings with east / west 
facades prioritised.  

The character areas of the Quarry, the Flaxmill at the 
centre are linked to the character areas of the Salesians 
and Stonetown terrace through the pivoting geometry 
of the student accommodation blocks, rotating from the 
easternmost block’s alignment with the Flaxmill to the 
westernmost blocks alignment with Salesians.  Together, 
the three wings of the student accommodation sit on top 
of a plinth that frames the northern edge of the reservoir.

The organisation of the public realm on the upper 
Salesians and Stonetown Terrace residential sites is 
arranged to offer permeability in a network of universally 
accessible routes linking these sites down to the public 
realm around the reservoir, which continues past the 
chimney, linking through the Flaxmill plaza to the riverside, 
stitching together the diverse character areas, and 
connecting them to the heart of the Cleeves Riverside 
Quarter identified by the iconic chimney.

The design approach to materiality responds to and 
takes cues from the rich palette of materials and colours 
found in the existing Cleeves site and context, applying it 
to a contemporary residential context. A suite of robust, 
durable materials offer a shared language across the 
quarter, complimenting the limestone and brick of the 
Flaxmill buildings. This is further distinguished on each site 
with variations of materiality & colour within that palette, 
accompanied by common threads of colour / materiality 
linking all buildings within the ensemble. With a focus 
on brick of varying colours creating a richly textured 
backdrop, each site proposal uses brick in combination 
with a secondary material (metal cladding on Salesians and 
fibre cement cladding on the Student Accommodation). 
A colour palette of blue / greens and terracotta for these 
secondary materials offers a common thread, with colours 
echoing those found in industrial heritage elements at 
Cleeves (corrugated metal cladding, weathered steel), and 
in the surrounding residential context. 
The existing roofscape at Cleeves incorporates various 

pitched roof configurations, barrel vaulted roofs of different 
scales etc reflecting different phases of development. 
Responding to this palimpsest the proposal for this phase 
is for similarly diverse roof profiles (pitches and barrel 
vaults) to be integrated into the existing roofscape in a new 
contemporary layer. 

The patterning and configuration of facades express the 
new layer of residential uses across the site, while taking 
cues from the rigorous industrial aesthetic of the Flaxmill 
and adjacent buildings, as do the treatment of gables as 
distinctive features. 
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4.0
4.2

DESIGN PHILOSOPHY 
Elevation & Material Strategy

Materials
The material palette throughout the proposed 
development takes its cues from the rich variety of 
traditional and industrial materials and tones found on the 
Cleeves site and in the wider context.

The material character of the site is dominated by the 
traditional dressed grey limestone used for the walls of the 
Flaxmill, surrounding buildings and curtilage wall. This is a 
robust, durable masonry material, with decorative details 
around windows, entrances and openings. 

Red brick and the red rusted sheet roofs are a secondary 
material and tonal reference, with the protected Chimney 
presenting a contrasting tone, form and scale of 
architectural detail to the limestone buildings. 

Across the remainder of the site buildings of different 
forms and orientation instil the site with a more playful 
array of tertiary materials and tone – from green sheet 
metals to buff render, and dusty pink and brown painted 
concrete. These reflect the periodic layers of the new, at 
times making the site appear confusing, but each offering 
a reference point to inform a design for positive change.

The scheme proposes a palette of robust and durable 
materials that will clad the buildings for many years to 
come, and have the ability to be disassembled at the end 
of the buildings’ lives for re-use. The primary material 
across the scheme is brick, used in different colours to 
echo the tonal quality of the existing site. Greys, reds and 
buff bricks will talk to both the heritage buildings of the 
mill complex on the site and the wider residential context 
in which buildings sit. These are paired with secondary 
materials and varying colours of tertiary materials, creating 
a textured backdrop to the heritage buildings. At Salesians, 
red brick will be combined with green metal cladding 
across the back half of the apartment buildings, and on 
the Quarry fibre cement cladding in greens and blues 
alongside grey brick will pick up on the variety of colours 
currently present across the site. 

Figure 4.2.1 - Site Material and Tone Mapping Study 

Figure 4.2.2 - Limerick Materiality 
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4.0
4.3

DESIGN PHILOSOPHY 
Industrial Rigour & Rhythm

Industrial rhythm and rigour
A key characteristic of the site is the rhythm and rigour of 
the Flaxmill façade, with its large repeating openings of 
a vertical proportion. The rhythm of the mill’s façade has 
informed the designs for the new residential buildings, 
with stacked vertical apertures set to a repeating module 
horizontally. This gives the new residential buildings a mill-
like quality, both within the site and when see across the 
city.



Expressive roof forms and special gables
Historically the mill complex was characterised by the 
different roof from and gables across both the Flaxmill Site 
and Shipyard Site. Many of these buildings were removed 
or replaced with less interesting forms in the course of the 
twentieth century. A-symmetric pitched roofs of different 
configurations, barrel vaulted roofs of varying scale 
and the slender, expressive gables characterise the site 
historically, with a few surviving in the more interesting and 
significant buildings on the Flaxmill site today. 

Proposed new buildings will provide a similar diversity of 
roofscape, with new pitches, barrel vaults and inverted 
pitches creating a contemporary layer and articulated 
skyline, bringing back to the site a richness in roofscapes. 

68

4.0
4.4

DESIGN PHILOSOPHY 
Special Gables & roofscape

Figure 4.4.1 - Limerick Industrial Gables - from left to right - Robert St Corn Store and Shannon St Corn Stores

Figure 4.4.2 - Exisiting site gables with pitched, double pitched and vaulted roofs
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4.0
4.5

DESIGN PHILOSOPHY 
Articulated & Activated Ground

Articulated and activated ground floor
The site is characterised at a human scale by the single 
storey curtilage walls that run around both the Flaxmill and 
Shipyard sites. The integration of the Linen Store façade 
into the O’Callaghan Strand building sets up a dialogue of 
expressed bases that carries through the site, grounding 
the buildings within the dramatic topography and public 
realm. Expressed bases also provides a common thread 
at ground floor between the different plots, creating 
commonality and cohesion within a family of new buildings 
that also have their own distinct characters.

Further to this, expressive arched openings at ground 
floor into the site (Fernbank Gateway) and Flaxmill (main 
entrance) provide cues for celebrating entrances into new 
buildings across the site.

Figure 4.5.1 - Main Mill Curtilage Wall, looking up North Circular Road

Figure 4.5.2 - Flaxmill main entrance Figure 4.5.3 - Fernbank Gateway
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5.0 SALESIANS DESIGN STRATEGY



7170

New residential accommodation is provided in two 
apartment buildings within the body of the plot and 
back-to-back triplexes that front North Circular Road, 
responding to the changing scale of the neighbouring 
residential context. A new 34 place creche is located at the 
centre of the plot, with dedicated cycle, parking and drop-
off spaces.

Buildings splay open around a new communal open 
space to optimise daylight and are accessed centrally via 
communal entrances. The massing is broken down with 
steps in plan and changes in parapet height, and orientated 
to ensure views through the site are maintained, both for 
the enjoyment of those using the spaces within the new 
development, and for neighbouring properties adjacent to 
it.

Figure 5.1.1 - View from outside Triplexes looking north towards aparments

Key Plan 
Plot Location within Masterplan

5.0
5.1

SALESIANS DESIGN STRATEGY 
Overview and Site Layout
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5.0
5.1

SALESIANS DESIGN STRATEGY 
Overview and Site Layout

4D

4C

4B
4A

03.

01.

02.

The proposals consist of four residential buildings 4A, 
4B, 4C & 4D, a creche (01), a lower ground residential car 
park (02), new public realm, and the reprovision of parking 
spaces for staff at Salesians Primary School (03).

Two rows of three-bedroom triplexes are proposed along 
North Circular Road (4C & 4D) activating the street with 
new entrances and front gardens, while also creating a 
more familiar and residential street-based environment. 
In-between these buildings is a new vehicular entrance into 
the lower ground residential car park, accessed directly off 
of North Circular Road and built into the slope.

The two rows of three-storey triplexes are a ‘back-to-back’ 
typology, with the rear half elevated by one-storey above 
the lower ground residential car park. So on the upper-
ground level new front doors are created onto the new 
public realm, which looks east towards the Flaxmill and 
Reservoir. 

Two larger apartment buildings (4A & 4B) are orientated 
north-south, set back from North Circular Road to mitigate 
the sense of mass from the street. Outside of the historic 
curtilage of the Mill, these buildings offer the opportunity 
to provide increased density and more homes for Limerick. 
The long gardens of the homes in Clanmaurice Avenue 
ensure a significant distance between the new and existing 
buildings.

Figure 5.1.2 - Salesians plot site layout diagram
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SALESIANS DESIGN STRATEGY 
Design Evolution

Figure 5.2.1 - Salesians Design Evolution Diagrams

01. 02. 03.

04. Enhance the Communal Open Space
Splay open the blocks to improve sunlight and daylight 
penetration from the south as well as maximising the 
amount of  amenity space available.

01. Aligned Massing
The is an opportunity to reinforce the residnetial 
streetscape along North Circular Road, whilst providing 
two taller apartment blocks to the rear, aligned north/south 
to optimise daylight and views through.

05. Improve dual aspect
Break down the perceived length of the buildings by 
offsetting around the core. This also breaks down the 
perceived length of the building into two. The core is 
recessed and the two buildings have different materials to 
break mass down further.

02. Improve Public Realm
Residential car parking spaces are proposed in a lwoer 
gorund car park off of North Circular Road. This reduces 
vehicular traffic into the heart of the scheme and improves 
the potential for a positive public realm. 

06. Celebrate the gables
Narrow gables break down mass and celebrate the ends of 
buildings. Expressed form speaks to the history of the site 
with its industrial roofscape. 

03. Increase density and active frontages
Introduce back-to-back triplexes delivering more homes 
but also providing front doors and passive surveillance 
onto both North Circular Road but also the new Public 
Realm created at the centre of the plot. 

04. 05. 06.



7474

5.0
5.3

SALESIANS DESIGN STRATEGY 
Massing & Height
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In order to achieve a high quality scheme while maximising 
development opportunity in this city centre location, 
Salesians proposes buildings of a different scale and type 
to those of the surrounding houses and school, but not 
out of proportion with similar riverfront and city-centre 
developments. 

The massing integrates this transition in scale by first 
creating a familiar terrace house-inspired apartment 
typology to North Circular Road. Orientated east west 
to reestablish the continuity of the street frontage, these 
buildings create a 3/4 storey edge to the site. The steeply 
pitched roofs that deal with the level change establish a 
connection to the homes opposite.

The taller apartment buildings bring a more mill-like 
typology to the site, drawing on the legacy of the Cleeves 
Mill. These are located within the site, set away from the 
street front to mitigate the impact of height from the 
road. The switch in orientation to north-south prevents 
an impenetrable wall of housing being created, only 
presenting the thinner gable ends to the street. The 
ground level then changes again across the length of these 
buildings, which allows them to appear smaller to the rear 
of the site, at only 6 storeys rather than 7 storeys. Locating 
some roof plant to the north, rather than additional 
apartments, further mitigates scale and the sense of 
overlooking from the northern boundary.

Figure 5.3.1 - Aerial view of Salesians plot

Figure 5.3.2 - Context section illustrating heights

2st.

Clanmaurice Ave. 
back garden North Circular Rd

3st.

4st.

7st.6st.

Fernbank
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5.0
5.4

SALESIANS DESIGN STRATEGY 
Fernbank House

FERNBANK HOUSE:
Significance:
The former private dwelling is much altered having been 
adapted and extended to meet the needs of the school. 
The building is familiar to many former pupils and parents 
of Salesian School. For some, the historic parts hold 
particular interest.

The house is not a part of the Flax Mill and is not within 
the curtilge of the protected structures. It does not 
hold heritage significance.  Public consultation in 2023 
highlighted the interest that exists in Fernbank House, 
the structure that the school occupied when it moved 
to the site. The consultation included reference to the 
connection  between the Cleeves family who lived in the 
house between the mid or late 1890s up until its sale to the 
Salesian Sisters in 1924.

In 2024, an ‘Architectural Heritage Assessment’ was 
undertaken by the Conservation Officer. The assessment 
determined that Fernbank House did not pass the high bar 
for designation as a protected structure.

Current Condition:
The use of Fernbank House as a school has resulted in 
changes that have altered the historic building form and 
appearance. The building is much altered from its original 
design and aesthetic. In their current state the exteriors 
are quite unlike those of the earlier building. Some of 
the interiors retain surviving fragments, typically built 
in features like the main stair of the house and window 
shutters. Much of the fabric has been adapted. The 
building overall has not been legible as a dwelling for many 
decades.

Options explored for re-use:
The more modern elements of Salesians Secondary 
School have recently been partially modified to temporarily 
house refugees. This demonstrates spaces suitable 
for alternative use, but is not suitable for long-term 
accommodation without retrofitting to modern building 
regulations. Recent recording of the fabric identified issues 
of dry rot, a reminder of the buildings deteriorated state of 
repair. The footprint to the north-west is deep in plan and 
results in lots of corridors needed to access residential 
accommodation.

Re-use studies have indicated that approximately 72 
homes could be accommodated within the existing fabric 
once alterations have been made. The existing building 
occupies a large proportion of the Salesians site as a long, 
low-rise building. Its reuse would allow approximately ¼ 
of the site to come forward with new accommodation 
while still providing the existing 30 Primary School parking 
spaces on the site. This would result in a c.4 storey new-
build residential building of c.8 units to a core also on the 
site. 

Figure 5.4.3 - Aerial view of Salesians plot showing Fernbank House

Figure 5.4.2 - Fernbank House current day

Figure 5.4.1 - Fernbank House c.1910. 
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SALESIANS DESIGN STRATEGY 
Fernbank House

FERNBANK HOUSE:
Alignment with the aims of the masterplan:
The masterplan aims to optimise compact development 
and the delivery of much needed new homes. The strategy 
to do this sensitively is to locate larger buildings further 
away from protected structures, namely within the Quarry 
and Salesians sites. The Salesians site presents the best 
opportunity to deliver a high quantum of housing while 
being cognisant of neighbouring buildings and the impact 
of scale and massing on these. Retaining Fernbank 
House would result in the delivery of approximately 72 
new homes. Removing the building for redevelopment 
enables the delivery of 166 new homes and a crèche in the 
proposed design.

Mitigation:
Heritage mitigation is not required for the removal of 
structures of negative significance and those that do not 
hold cultural interest.
Notwithstanding the above, Fernbank House holds a 
special place in the collective consciousness of Limerick. 
The loss of Salesians School post 1924 will not result in 
impact upon a protected structure. The loss of the residual 
fragments of the former Fernbank House deemed to hold 
interest could result in an impact. This can be mitigated 
though preservation by record achieved with building 
recording and by the salvage of key components of the 
fabric that are deemed to embody artistic interest in their 
own right. 

The construction of a significant proportion of the overall 
masterplan housing (71% on the Salesians site) will 
expedite and sensitively maximise the delivery of homes 
across this opportunity area. 

Figure 5.4.4 - Fernbank & School Retention Residential Capacity Sketch

Level 00 Level 01

Level 02

1B2P

2B4P

3B5P

Corridor

Core

Plant

Plan Key

Fernbank & School - 43 units over 3 floors

New build - 29 units over 4 floors

Total 72 units

4 storey new build

Space for part of 30 Primary School parking spaces

Space for part of 30 Primary School parking spaces

4 storey new build

4 storey new build

76
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Figure 5.5.4 - Semi-Detached Houses Fireplace front room 1st LHS

Figure 5.5.3 - Fernbank House Fire Place

Figure 5.5.1 - Fernbank House main 
staircase

Figure 5.5.2 - Fernbank House 
Entrance Porch
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5.0
5.5

SALESIANS DESIGN STRATEGY 
Salvaged Materials

Demolition, Recording, Salvage and Reuse 
The demolition of the non-designated structures holds 
some potential to impact the heritage interest of the 
site. The conservation approach has been resolved to 
first ‘avoid’ loss of fabric of interest and where this is not 
possible to ‘minimise’ loss. Where demolition activity will 
result in fabric of interest being affected, the proposal is 
to undertake building recording and then to salvage and 
reuse materials of interest.  

Salvage schedules have been prepared for the following 
vacant buildings both of which are identified for demolition:

•	 Fernbank House - non-designated structure and not 
within the curtilage of the protected structures

•	 Victorian Semi-Detached Houses – building within the 
curtilage of the protected structures 

Within Fernbank House, some fragmentary features are 
present. These include:
•	 Entrance porch
•	 Main Staircase 
•	 Wainscot panelling – ground floor entrance 
•	 Fireplace surrounds and chimney piece
•	 Iron security bars 

For the semi-detached houses, the original features of 
interest include:
•	 Features:

•	 Staircase  
•	 Stone fire surround with iron insert 
•	 Sash windows (where original)

•	 Fabric:
•	 Stone and Brick of walls (largely unseen)
•	 Timber roof trusses 

Where possible reuse of the fabric will afford it a future it 
does not have in its current situation. 

Building Materials
Retention and reuse of robust building materials, such as 
stone, is proposed for the landscape and the repair of the 
walls. These types of salvaged materials are to be a feature 
of the landscape. The landscape treatment will take a lead 
from the historic finishes. Recovered materials like cobbles 
will be reused in the new surfaces and dressed stone used 
in walls. The designs have set out an intention to utilise 
salvaged masonry and other materials to enhance the 
richness of the Flaxmill Plaza by rescuing materials taken 
from the demolition of the older elements of the site.  

Details will need to be developed once the progression of 
demolition activity permits the preparation of a detailed 
schedule of material, which will serve as a resource for the 
contractor and landscape architect to work from. Building 
Surveyors will progress their work to record the materials 
in the course of the demolition and build upon the record 
contained in the Building Recording reports. 

Assemblies and Components – Features such as the 
staircase.
Conservation Philosophy – While salvage of materials 
is an accepted practice where they have a pre-existing 
significance to a site or protected structure; the 
appropriation of historic materials from one source 
for use elsewhere needs to be managed with care 
and conservation consideration. In this instance, the 
recommendation is not to transpose the fabric of 
Fernbank House onto the Flaxmill complex or within the 
redevelopment. It is recommended that components of 
interest are fully recorded, catalogued and placed in store 
for reuse in a setting where a building of the same period 
is the subject of repair. This is to be achieved through the 
engagement of a conservation accredited supply chain 
e.g. sash windows to be passed to specialist sash window 
restorers, fireplaces with specialist fireplace installers and 
iron railings with iron working blacksmiths. 
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SALESIANS DESIGN STRATEGY 
Residential Accommodation & Mix

Mix
Salesians will create 166no. new homes for Limerick. The 
apartments are made up of one-bedroom two-person 
apartments (46%), two-bedroom four-person apartments 
(42%) and three-bedroom five-person back-to-back 
triplexes (12%). 

The apartment blocks have a maximum 12 units to a level.

A creche is located within the Salesians site to serve the 
whole development.

Tenure
These are all allocated as tenure blind.

Universal Design
The 2B4P and larger 1B2P apartments are oversized to 
allow them to be delivered as UD home compliant in the 
future. This equates to 71% of the dwellings at Salesians.

A publicly accessible lift at the entrance to the basement 
car park provides UD access to the upper level of the site. 

Lower Ground (~ +6.3m AOD)

Levels 02-05

1B2P COMMUNAL LOBBY

2B4P ANCILLARY SPACE

3B5P CRECHE

Upper Ground (~ +10m AOD)
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Building 1B2P 2B4P 3B5P Total

4A 39 35 74

52.7% 47.3%

4B 37 35 72

51.4% 48.6%

4C 10 10

100.0%

4D 10 10

100.0%

Total 76 70 20 166

% 45.8% 42.2% 12.0%

Salesians Summary

Plan Key
Figure 5.6.1 - Salesians Layout Summary Diagrams
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5.0
5.7

SALESIANS DESIGN STRATEGY 
Amenity Provision 

Public Open Space

Creche & Associated Play Space Salesians School Dedicated Parking

Communal Open Space

The site strategy has been carefully considered to create 
attractive and accessible amenity spaces within a high-
quality landscape setting.

The eastern end of the Salesians site is considered the 
main pedestrian entrance to this part of the development. 
Here access from North Circular Road converges with 
access from the Reservoir site, connecting to the new 
public route through the masterplan. Cars are segregated 
away from pedestrians, primarily directed underground, 
and any necessary vehicle access is established via the 
western end of the site.

New public open space is concentrated around that 
eastern end, activated by the Triplex frontages to the south 
and the Creche to the north, creating a vibrant and family- 
friendly neighbourhood at the gateway to the Salesians 
site.

Further into the site, the more sheltered and protected 
areas are given over to secure communal open space. The 
level change creates an elevated terrace, away from any 
of the vehicle spaces, resulting in a quiet and secluded 
amenity space. Raised up and open to the south, this 
space receives good sunlight and has an excellent visual 
connection out over the site to the long views of the river, 
wetlands, and city in the distance. 

In terms of other uses, the creche has its own dedicated, 
secure external space adjacent to the public open space, 
which itself contains a play space that children can make 
use of. The Salesians Primary School also has use of their 
own dedicated parking spaces, securely accessed from 
the western end of the site.

Figure 5.7.1 - Salesians Amenity Summary Diagrams
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Figure 5.7.2 - Illustrative view of the public open space, looking to the north with amenity space in the distance

5.0
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SALESIANS DESIGN STRATEGY 
Amenity Provision
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5.0
5.8

SALESIANS DESIGN STRATEGY 
Mobility & Servicing 

Parking Strategy:

•	 Vehicle access to the main site is from the south-
west corner. This provides access to the dedicated 
parking for the Primary School, the creche parking, the 
accessible parking for the apartments, and the delivery 
drop off.

•	 Additional parking for the apartments is provided in a 
semi-basement car park accessed from North Circular 
Road, between the two sets of back-to-back Triplexes.

Access Strategy:

•	 A lift provides access up from the shared basement 
car park, and there is stepped and ramped access up 
from the south-east corner of the site. This is publicly 
accessible for UD access or parents with prams 
accessing the creche.

•	 Apartment access is via two communal lobbies, each 
leading to a stair and two lifts. Triplexes and the Creche 
are accessed direct from outside. The school on the 
adjacent site can be accessed from its parking spaces.

•	 Emergency fire tender access to the stair cores is 
achieved by providing space for a turning head outside 
of apartments buildings

Cycle and Refuse Strategy:

•	 A single communal bike store for the site is located 
in the semi-basement, accessed from either end of 
the site or through the middle, next to the car park 
entrance. Visitor cycle parking is provided in the 
landscape.

•	 Communal bin stores for the apartment blocks are 
accessed externally, adjacent to the communal lobby 
entrances. Triplexes have bins integrated into their front 
garden walls. 

Lower-Ground Plan Lower-Ground Plan Lower-Ground Plan

Upper-Ground Floor Plan Upper-Ground Floor Plan Upper-Ground Floor Plan

Figure 5.8.1 - Salesians Mobility and Servicing Diagrams
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The creche is located at the heart of the scheme, with a strong relationship 
to the public open space yet set back from any vehicle access and away 
from the main road.

It has its own secure outside playspace, which the rooms for all age groups 
open out onto. It benefits from its own front door, lots of storage, and 
adjacent bike and car parking.

It can be reached accessibly by the hillside steps, which includes a ramp, or 
by a publicly-accessible lift next to the basement car park entrance.

The design accommodates 36 creche spaces, over the minimum 35 
required by the number of units with 2bedrooms or more across the whole 
masterplan scheme in line with Planning Guidelines for Childcare Facilities 
(2001). Universal Design Guidelines for Early Learning and Care Settings 
Sample Creche has been used to identify the appropriate split of ages 
for these children, which is 7no. 0-1yrs, 8no. 1-2yrs. 9no. 2-3yrs and 12no. 
3-5yrs. The number of children per room and their age range can be seen 
on the diagram to the right. Staff levels have been assumed to align with 
Schedule 6 of the Child Care Act 1991 Regulations Amended 2016, resulting 
in c.7 staff. Sanitary and ancillary provisions have been provided following 
Universal Design Guidelines for Early Learning and Care Settings. All food 
catering equipment that generate fat, oil and grease (FOG) will discharge 
through grease traps located external to the building.

The creche has 168 sqm of external space, 4 parking spaces and 4 cycle 
spaces, providing more spaces than those recommended in Table DM 9(a) 
of the Limerick Development Plan.
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5.0
5.9

SALESIANS DESIGN STRATEGY 
Creche

Figure 5.8.2 - Upper-Ground Plan, showing creche layout
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Figure 5.9.1 - View towards the creche entrance
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5.0
5.10

SALESIANS DESIGN STRATEGY 
Character & Materials

The steeply sloping site rises up from the street front to 
overlook the historic Mill, with the River and City Centre 
beyond. Its height and location will give it a mediatory role, 
stitching the new masterplan into the neighbouring context 
to the west and affording it the opportunity to engage with 
the developing skyline of Limerick along the Shannon.

Therefore, Salesians has developed an architectural 
language that establishes a strong connection to the 
industrial character of the original Mill site, while still 
preserving its own individuality and remaining cognisant of 
its visibility in the city.

Brick remains the primary material across the residential 
buildings, providing coherence with the other plots and 
neighbouring buildings. Earlier analysis has shown how 
Limerick as a whole and the Cleeves site specifically have 
successfully combined red brick accents with limestone, 
and here, outside of the original Mill curtilage, red brick 
becomes prominent and starts to define the new buildings. 
Buildings will interface with existing and reused stone in the 
landscape, and an alternative brick colour at the base of 
apartment buildings will define the bases.

A light green, ribbed metal cladding has been introduced 
to add variety to the longer buildings and continue the 
rich history of lighter industrial sheds on the historic Mill 
site.  All metal window frames and railings will be the 
same green tone, tying both the brick and metal elements 
together. 

The precedents opposite look to convey these 
combinations of materials and tones in buildings of similar 
scale and typology.

Villa Residu, V8 Architects

Chowdhury Walk, Al-Jawad Pike

Marston Way, Stitch Architects

K1 Canada Water, Morris + Company

Tour & Taxis, Sergison Bates
Figure 5.10.1 - Salesians Character and Material Precedents
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5.0
5.11

SALESIANS DESIGN STRATEGY 
Elevation Principles

The twin apartment blocks are the major new addition to 
the site, maximising the opportunity to deliver quality, high-
density housing. 

The buildings are split in half, with red brick to the more 
visible fronts, and green metal to the backs, where the 
building nestles into the depth of the plot. The change 
in material articulates the natural break in the massing, 
creating the effect of two smaller, more vertically-
proportioned blocks. On Block 4A grey brick is used to 
create a consistent datum that unifies the ground level and 
expresses the level change that occurs at the transition 
between the two halves. On Block 4B the creche is 
expressed in a darker red brick.

The front gables are particularly prominent: from within 
the site, from the street front, and from the river. The visual 
weight of these gables is reduced by dividing them into 
two elegant vertical bays that echo the slender gables of 
other prominent industrial buildings in Limerick.

Given the less sensitive location outside the curtilage of 
the historic Mill site, there is the opportunity to have a 
more playful roofscape and these gables offer a modern 
interpretation of the pitched-roof industrial forms that 
characterise many similarly-scaled mill and warehouse 
buildings in the city.

Figure 5.11.1 - Salesians Block A Elevation Principles View, from the south Figure 5.11.2 - Salesians Gable Expression View
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5.0
5.11

SALESIANS DESIGN STRATEGY 
Elevation Principles

The play of material and texture introduces 
variety to these buildings, whose massing 
and articulation is otherwise rigorous and 
repetitive. An elegant proportion of solid 
and void creates a calm and rhythmic 
facade, making a clear reference to the 
architectural language of the Cleeves mill 
and the industrial typology more generally. 

Figure 5.11.3 - Material, colour, and texture references 
from the Cleeves site Figure 5.11.4 - Typical Brick Bay Figure 5.11.5 - ypical Metal Bay
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5.0
5.12

SALESIANS DESIGN STRATEGY 
Back-to-Back Triplexes
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studies and Architectural Design 
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rainscreen cladding. See bay 
studies and Architectural Design 
Report for details of colour and 
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P01 AIDT Internal Draft Planning Issue - for Information 04.08.25
P02 Draft Planning Issue 15.08.25
P03 Draft Planning Issue 22.08.25

A new back-to-back split-level typology resolves 
the difficult level change between the street and the 
Salesians site. These homes create large amounts of 
active frontage, with front doors and living spaces on 
both sides of the block. 

This typology echoes the principles of rhythm, 
proportion, verticality, and playful roofscape evident 
on the apartment blocks. Inset terraces break up the 
massing of the pitched roof, introducing additional 
easterly aspect and opening up oblique views to the 
historic mill or riverfront, depending on orientation. 
These terraces, besides offering fantastic amenity, 
articulate each home within the block and reinforce a 
sense of verticality mirrored by the window proportions.

Grey tones are limited to the slate roof and the front 
garden walls. An existing stone wall, which extends the 
perceived boundary of the curtilage wall, will be retained, 
with new openings created for the front doors along 
North Circular Road.

Figure 5.12.2 - Typical Triplex Bay, as seen from the street sideFigure 5.12.1 - Cross Section, showing the split level plan

Basement Parking

Kitchen / Diner

Kitchen / Diner

Bedroom

Bed

BedTerrace

TerraceBedroom
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5.0
5.12

SALESIANS DESIGN STRATEGY 
Back-to-Back Triplexes

Figure 5.12.3 - Illustrative view of the Triplex units facing North Circular Road at the Fernhill Intersection, looking north
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5.0
5.13

SALESIANS DESIGN STRATEGY 
Communal Entrances

Drawing inspiration from the way the 
Cleeves Mill breaks its own rhythm to 
mark its entrances, the consistent rhythm 
of the apartment blocks’ facade shifts to 
introduce a special moment that articulates 
the communal entrances.

A generous double-height covered space 
creates an appropriately-scaled threshold 
for these significant buildings, clearly 
expressing the point of entry to the main 
lobby. This moment mediates between the 
change in datum across the facade, but 
also provides the means for accessible 
access to the communal amenity on the 
level above, via a bridge across at level 01 
accessed from the internal lift and stairs.
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P01
Cleeves Limerick

Proposed Site Layout Plan Level 00

04/28/25
London

CRQMP-FCBS-ZZ-00-DR-AA-0100

FCBS project no 2027GW

1 : 500
SITE PLAN - Level 001

Please refer to 0200 series drawings for full detail
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Figure 5.13.2 - View of Block A EntranceFigure 5.13.1 - Ground Floor Plan, showing entrances
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Refer also to HQA for further details on unit 
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5.0
5.14

SALESIANS DESIGN STRATEGY 
Salesians Apartment Types (3 of 3)
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6.0 STONETOWN TERRACE
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6.0
6.1

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Overview / Site Layout

The proposed residential development at the top of 
Stonetown Terrace for high quality new homes, is set in the 
context of an existing residential area of varying densities 
(apartments to the east in Landsdowne Hall development, 
2 storey homes to the north and west on Clanmaurice 
Avenue). It sits in an elevated position offering a unique 
vantage point overlooking the reservoir and quarry area, 
with the industrial heritage remnants of the Flaxmill 
working areas including the chimney and infiltration gallery.

The design approach has been to arrange a mix of new 
home typologies around a shared amenity garden, from 
which all residents can benefit from its south facing aspect 
overlooking the industrial heritage remnants of the Flaxmill 
working areas below, with views of the chimney, arches of 
the infiltration gallery and reservoir beyond. Public open 
space along the southern edge offers pedestrian approach 
via Stonetown Terrace and to/from the public realm along 
the reservoir edge below via steps and an accessible 
ramp, offering permeability through to the heart of the new 
Riverside quarter.  

The garden is framed by an apartment block to the 
East and a terrace of townhouses to the West, all with 
entrances from the garden side, fostering a sense of 
community. 

Locating the townhouses to West and the apartment 
block to the East responds to the relative scale of the 
respective neighbouring properties (lower scale residential 
to the west and higher scale apartment development to 
the east). The site slopes down towards the south, from 
the boundary wall of the Clanmaurice Avenue residential 
gardens to the North down to the edge of the drop 
towards the reservoir.  

A pedestrian friendly approach is prioritised in line with 
the sustainable mobility strategy, along the South side 
of Stonetown Terrace and from the reservoir / quarry 
area link arriving at the shared garden. Vehicular access 

Key Plan 
Plot Location within Masterplan

is segregated at the entry to the site leading to the car 
parking to the east and north. An accessible route links 
universally designed parking spaces to the apartment 
entrance lobby. 

Refer also to Conservation and Heritage strategy for 
demolition and site context approach.

External Communal Amenity 
space for residents

Private terraces / gardens for 
townhouses

Pedestrian connectivity from 
Stonetown Terrace to Quarry, 
Flaxmill and lower sites via new 
ramp and steps integrated into 
the quarry edge

Secure Bike Shelter for 
Residents

1

2

3

3A 3B5 Storey Apartment Block

Figure 6.1.1 - Stonetown Terrace Site Layout Diagram

3 Storey Townhouses

4

4

3A

3B

1

2

3
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STONETOWN TERRACE



94

6.0
6.1

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Design Evolution

In response to the existing gradients (higher to the NW, lower at the 
SE at the entrance from Stonetown Terrace, all sloping down towards 
the reservoir), new site levels are set closer to the lower existing levels 
to the east, removing previous fill material in the centre of site, and 
stepping up to the NW along the western boundary. Thus orienting the 
new development to the south overlooking the reservoir, whilst reducing 
impacts on neighbours.

The blocks are arranged around a communal amenity garden for 
all ages, with play spaces for young children, promoting a sense of 
community. Oriented to the south this shared garden allows all to 
benefit from sunlit amenity space with views over the reservoir and 
industrial heritage elements unique to the site. Townhouses benefit 
from front yards with easy access to the communal garden. 

Prioritizing a pedestrian friendly approach to the new residences, a 
pedestrian entrance sequence through a communal garden is facilitated 
from the quarry/reservoir side, with vehicular and cycle approach via a 
shared surface from Stonetown Terrace arriving at parking to the north 
of the site. Steps and a universally accessible ramp to/from the reservoir. 
Service vehicles (refuse & deliveries) are limited to the entrance area of 
the site to avoid a vehicular dominated landscape elsewhere. 

Apartments are provided with private terraces facing west 
overlooking the communal garden, east, or south. Dual aspect 
dwellings at the south benefit from terrace views overlooking the 
reservoir or looking down Stonetown Terrace towards the riverside. 
Townhouses benefit from private rear gardens and front yards with 
easy access to the communal garden.

The proposed massing of the mixed residential typologies (townhouses 
and apartments) responds to the neighbouring massing, with the 
apartment block located to the east adjacent to the Landsdowne Hall 
apartments and a terrace of townhouses to the west adjacent to the 
neighbouring Clanmaurice Ave houses. Both are arranged along the N-S 
axis to optimize daylight access to dwellings, with rooftop plant massing 
located to the south away from neighbours.

In order to minimize daylight impacts on neighbouring properties 
and to optimize sunlight to external amenity space, the blocks are 
dropped by 1.5m. The apartment block massing at the north east 
steps down to reduce impacts on Landsdowne Hall, whilst the higher 
massing of rooftop plant is located to the south west.  Townhouses 
roof configuration is pitched, optimizing sunlight access in external 
amenity space.

01. Stepped Site Levels 

04. Communal External Amenity

02. Pedestrian Oriented Approach

05. Private Amenity Space

03. Massing & Orientation

06. Enhancing Daylight & Sunlight

Figure 6.1.2 - Stonetown Terrace Design Evolution Strategy Diagrams
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6.0
6.1

The proposed massing and height of the Stonetown 
homes responds to the character and scale of the existing 
residential context (2 storey houses to the north at a 
higher level on Clanmaurice Avenue, 5 storey Landsdowne 
Hall apartment block to the east). A combination of 
townhouses and apartments are proposed - 3 storey 
townhouses are positioned to the west of the site, with a 5 
storey apartment block located to the east. 

The blocks are configured on the North-South axis to 
optimize daylight access to homes and sunlight to amenity 
space, and with consideration for mitigating impacts on 
Landsdowne Hall and Clanmaurice Avenue residences to 
the east and north in this regard. Further to testing of a 
number of options the apartment block is pulled away from 
the eastern boundary and neighbouring Landsdowne Hall 
apartments. The top floor of the apartment block steps 
down to the north and east to reduce daylight impacts on 
the adjacent apartments.  
An open roof top plant area housing air source heat pumps 
(ASHPs) enclosed with acoustic screening is located 
towards the west and south following the stepped massing.  
A barrel vault roof form covers an internal plant room. 
The townhouse roofs are pitched in response to the 
character of surrounding residential streets to the north, 
and with gables facing the garden bring a sense of identity 
to individual homes. 

In order to further reduce impacts on neighbouring 
properties, whilst achieving an optimum density of 
new homes on the site, the proposed floor levels of the 
apartment block and the southern townhouses have 
been set closer to the lower levels of the site (also with 
consideration for the necessary removal of previous 
infill material at the centre of the site). Along the western 
boundary the remaining townhouses step up in pairs 
towards the north where the levels of the adjacent 
properties are highest. 

3A

3B

3A

3B

5 Storey Apartment Block

3 Storey Townhouses

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Massing & Height

Figure 6.1.3 - Aerial Sketch View of Stonetown Terrace

Figure 6.1.4- Contextual Section, with West elevation of Block 3A
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A Diversity of dwelling types is offered within the plot 
incorporating a mix of 38no. apartments and 9no. 
townhouse typologies 

•	 The apartment block contains a mix of studios,  1 
bedroom /1 person, 1 bedroom /2 person and 2 
bedroom /3-4 person dwellings on the typical upper 
floor levels equating to 8 units /per core. They are 
organised on either side of corridors benefitting from 
natural daylight.  On the topmost floor to the East 
where the massing is set back, studios (1 bedroom /1 
person) with terraces are provided.

•	 The townhouses offer 3 bedroom /5 person homes 
organised in pairs promoting social interactions, as 
does the provision of first floor living rooms overlooking 
the shared garden

•	 The external approach to the apartment building and 
internal shared circulation areas are designed to meet 
the guidance of Universal Design Homes, enabling 
the provision of a number of UD Home apartment 
units close to the circulation core. There is potential to 
provide a minimum of 20% UD Home compliant units 
within the apartment block.  (Refer to Appendix 9A for 
further details)..

6.0
6.2

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Approach to Residential Accommodation & Mix

Refer to Schedule of Accommodation and Housing Quality Assessment for further details. 
Figure 6.2.1 - Ground Floor  Plan in context

Figure 6.2.2 - Typical Floor 
(1st/2nd/3rd floor of apt block)

Figure 6.2.3 - Top Floor Plans 
(4th Floor plan of Apartment Block / 
2nd floor of townhouses)

Figure 6.2.4 - Dwelling Type Key

- 3 Bedroom 5 Person
- 2 Bedroom 4 Person
- 2 Bedroom 3 Person
- 1 Bedroom
- Studio

3A
L04-06

3A
L04-02

3A
L04-07

3A
L04-05

3A
L04-01

3A
L04-08

3A
L04-03

3A
L04-04

3B
L00-01

3B
L00-02

3B
L00-03

3B
L00-04

3B
L00-05

3B
L00-06

3B
L00-07

3B
L00-08

3B
L00-09

3A
L02-06

3A
L02-02

3A
L02-07

3A
L02-05

3A
L02-01

3A
L02-08

3A
L02-03

3A
L02-04

Building 1B1P 1B2P 2B3P 2B4P 3B5P Total
3A 6 12 4 16 38

12.8% 25.5% 8.5% 34.0%
3B 9 9

19.1%
Total 6 12 4 16 9 47

% 12.8% 25.5% 8.5% 34.0% 19.1%

Stonetown Terrace Summary
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6.0
6.3

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Entrance Strategy

All homes have entrances from the communal garden 
side, beyond a landscape buffer between the public 
realm and the semi-private realm of the amenity garden, 
enabling passive surveillance of the approach. Locating 
all entrances in this manner creates a focus for the new 
development whilst fostering a sense of community. 

A Universal Design (UD) accessible route from the UD 
parking offers an approach from the North for mobility 
impaired residents and access for cyclists (approaching 
along the shared surface to the east) from the bike parking 
area. A seat outside the entrance facing the garden offers 
a place for pause, promoting social interactions.

All entrances (both apartments and townhouses) 
incorporate canopies above them, offering protection 
from inclement weather whilst articulating entry locations, 
bringing ease of legibility.   The apartment block garden 
entrance opens into an inviting daylit space with an area 
for mailboxes and parcel deliveries, and access to the lift 
and ambulant disabled stairway. A secondary entrance 
door on the east side offers entry from the car parking and 
a covered porch for private courier deliveries adjacent to a 
setdown space. 

An accessible sloped route on the west side of the 
shared garden offers access to pairs of own door access 
townhouses, each with covered entrance canopies, 
bringing a sense of individuality whilst offering protection 
from inclement weather. 

The townhouses are designed with a private buffer space 
at the front framed by a brick wall with integrated refuse / 
bike storage enclosure beneath a location for planters. 

Figure 6.3.1 - Entrance Strategy & Pedestrian 
Access Diagram

Figure 6.3.2 - Sketch View 01 of Stonetown Terrace Apartments Main Entrance

01

Figure 6.3.3- Axonometric key to apartment block 
entrance view location from communal garden
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6.0
6.4

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Open Spaces Strategy

Public Realm

Public open space is incorporated along the south side of 
the plot, a natural vantage point overlooking the Reservoir 
/ Quarry area below.  Connectivity to the lower sites and 
the public realm around the Reservoir / Quarry and Flaxmill 
space, enable activation of the public areas of Stonetown. 
A universally accessible ramp in this location facilitates 
easy movements down to the play space available for older 
children adjacent to the reservoir,  and also to the various 
amenity spaces for all ages around the reservoir /quarry 
and beyond to the Flaxmill plaza and Riverside

Communal Open space

Figure 6.4.3- Private Amenity Space Strategy DiagramFigure 6.4.1 - Public Open Space Strategy Diagram Figure 6.4.2 - Communal Open Space Strategy Diagram

A central landscaped garden forms a focus for the 
residents, providing shared open space for multi-
generational amenity, accessible from apartments and 
townhouses alike.  It incorporates a play space for younger 
children, along with places for pause and seating areas.  A 
nature-based approach to site drainage is integrated into 
the landscape strategy offering amenity and bio-diversity 
benefits.  

Refer to Landscape Architects drawings and report for 
further details. 

Suitable sunlight availability and microclimate have been 
assessed for the communal amenity spaces. Refer to 
separate IES reports

Private Amenity Space

Each new apartment has associated private open space 
in the form of a private balcony or ground floor terrace 
accessed off the living area (with a minimum depth of 
1.5m). Top floor apartments to the north east have larger 
terraces where the set-back occurs.  Balustrading extends 
to form privacy screening where private amenity spaces 
are adjacent. Ground foor terraces are screened with a 
landscaped buffer from the semi-private areas adjacent. 

A private garden is provided to the rear of each townhouse, 
in addition to a front entrance yard.  First Floor living rooms 
benefit from juliet balconies overlooking the communal 
garden. A proportion of amenity space recommended for 
the townhouses (not more than 50%)  is accommodated 
within the communal open space /garden. 

Refer to Housing Quality Assessment for provision related 
to each dwelling. 
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Car Parking StrategyCycle Access & Storage Strategy

6.0
6.5

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Mobility & Servicing Strategies

Servicing Strategy

Figure 6.5.1 - Cycle Access &  Storage Strategy Figure 6.5.2 - Car Parking Strategy Figure 6.5.3 - Servicing Strategy

Pedestrian, cycle and vehicular access to Stonetown 
homes arrives via a shared surface from Stonetown 
Terrace and is segregated at the entry to the site. 

Reduced car parking provision is balanced by generous 
cycle parking provision. Both standard and universally 
accessible EV car parking spaces are provided.  Covered 
and secured cycle storage is provided in an external 
facility accommodating double stacked cycle parking 
and in individual cycle storage enclosures in front of each 
townhouse. Supplementary cargo cycle storage spaces 
are also provided along with visitor cycle parking. 

Car parking is provided to the east and north of the site., 
with a combination of standard and universally accessible 
EV charging enabled parking spaces.  A setdown space 
is provided for visitor set down and small van deliveries 
adjacent to the secondary entrance from the car parking 
side of the apartment block. 

Refuse collection vehicles access is at the entrance to 
the site adjacent to the refuse storage room at the south 
side of the apartment block that incorporates facilities 
for segregated refuse. The townhouses have individual 
screened refuse storage enclosures adjacent to their 
entrances. Fire tender manoeuvring uses same location as 
refuse truck, while blue light van access to the townhouses 
is accommodated along the northern edge. Externally 
accessed plant and utilities rooms are located at ground 
and basement levels to the north and south east of the 
apartment block. 

Refer to Landscape Architects report for further details
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6.0
6.6

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Facades & Materiality

The design approach to materiality on the Stonetown 
Terrace site aligns with the approach taken across the 
quarter in response to the rich palette of materials and 
colours found in the existing Cleeves site and context. 
Common threads of materiality & colour link Stonetown to 
the other plots. 

Figure 6.6.1 Stonetown Terrace Apartments West Elevation

A key element is brick, with two colour blends, creating 
a textured backdrop. Lighter colours on this plot take 
a cue both from the light colours of Landsdowne Hall 
and the light pastel shades to be found on Clanmaurice 
Avenue residences. The darker grey brick matches that 
on the student accommodation and creates a base with a 
lighter colour used on the upper massing. Metal balconies, 
window/door surrounds, louvred doors and infill façade 
panels on both apartments and townhouses are similar in 
colour to the lighter brick colour.
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20 - Cleeves Riverside Quarter

STONETOWN TERRACE - MATERIALITY

WEST BAY STUDY

BRICK - ‘BLEND C’ BRICK - ‘BLEND B’

AT PLANT/SERVICE AREAS

ANNODISED ALUMINIUM - RAW FINISH

TEXTURED FIBRE CEMENT METAL AT ENTRY

6.0
6.6

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Facades & Materiality

Apartment Block Materiality 

The dark warm grey brick blend 
creates an articulated base around the 
apartment block plant areas, with a 
lighter buff /grey colour on the upper 
massing. Accents of infill fibre cement 
panels below windows share matching 
colour and vertical ribbing with the 
student accommodation, offering a 
common thread between both. 

Metal in balcony balustrades and 
privacy screening, window/door 
surrounds complement the brick in 
a colour matching the light buff grey 
coloured brick. An accent colour is 
used on metal panel elements that 
frame and articulate the entrance and 
canopy soffits, and offer a location 
for entrance intercom and wayfinding 
etc.  Terracotta colour is used here 
echoing the colour of weathered steel, 
a memory of the industrial history 
of Cleeves, also used on the PBSA 
facades and elements of the public 
realm.

Visual screening of vertically 
corrugated metal to the roof plant 
area enclosing the ASHPs, at the 
south west, incorporates acoustic 
attenuation. The covered plant room 
with a barrel vault form is clad in 
matching corrugated metal cladding 
both in anodised aluminium and 
referencing the forms found in the 
existing industrial heritage elements of 
the Cleeves site. 

Figure 6.6.2 Stonetown Terrace Apartments Bay Study

20 - Cleeves Riverside Quarter

STONETOWN TERRACE - MATERIALITY

WEST BAY STUDY

BRICK - ‘BLEND C’ BRICK - ‘BLEND B’

AT PLANT/SERVICE AREAS

ANNODISED ALUMINIUM - RAW FINISH

TEXTURED FIBRE CEMENT METAL AT ENTRY

Brick - ‘Blend A’ Brick - ‘Blend B’

At Plant/Service 
Areas

Vertically Ribbed 
Fibre Cement

Coloured Metal at 
Entry

Annodised Aluminium - Raw Finish

Figure 6.6.3 Stonetown Terrace Apartments - Entrance Plan Diagram
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21 - Cleeves Riverside Quarter

STONETOWN TERRACE - MATERIALITY
Townhouses

EAST BAY STUDY

BRICK - ‘BLEND C’ BRICK - ‘BLEND B’

6.0
6.6

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Facades & Materiality

Townhouse Materiality 

A darker warm grey colour brick 
blend matching the apartment block 
creates an articulated base around the 
townhouses and the walls enclosing 
the front entrance spaces, with a 
lighter buff /grey colour blend above. 

Metal articulating the entrance 
canopies, juliet balcony balustrades, 
and window/door surrounds 
complement the brick in a warm 
grey colour matching the light buff 
coloured brick blend. 

Pitched slate roofs with PV panels on 
southern side, incorporate a thin edge 
detail on the gable fronts. 

The front yard enclosures 
incorporating bike, refuse storage, and 
those screening individual Air Source 
Heat Pumps are sedum covered and 
timber screened.

Figure 6.6.5 Stonetown Terrace Townhouses Bay Study Figure 6.6.6 Stonetown Terrace Townhouses - Entrance 
Plan Diagram

Figure 6.6.4 Stonetown Terrace Townhouses East Elevation

Brick - ‘Blend A’ Brick - ‘Blend B’

Figure 6.7.4 Stonetown Terrace Townhouses - Entrance Plan Diagram
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6.0
6.6

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Facades & Materiality

Figure 6.6.7- View of Communal Amenity Space from Northwest

Figure 6.6.8 - Key - View Location
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6.0
6.7

STONETOWN TERRACE RESIDENTIAL DESIGN APPROACH
Proposed Dwelling Layouts

All dwelling layouts are designed to 
meet the relevant design guidance 
with respect to room areas, minimum 
dimensional allowances, storage 
provision etc as demonstrated within 
the Housing Quality Assessment. 
Refer to HQA for further details on 
unit sizing, dual aspect etc.

The apartment block and townhouse 
terrace have been developed to suit 
the site layout constraints and to 
achieve well-proportioned homes 
with good daylight access, efficient 
space planning, and minimum areas 
exceeded in accordance with the 
client brief. 
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Figure 6.7.1 - Example of 1B 2P Apartment Figure 6.7.2 - Example of 2B 3P Apartment

Figure 6.7.3 - Example of Studio Apartment Figure 6.7.4 - Example of 2B 4P Apartment
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Figure 6.7.7 - 3B 5P Townhouse, over 3 levels
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Overview and Site Layout

New residential accommodation is provided overlooking 
the River Shannon and the Flaxmill Plaza at this prominent 
gateway into the site. The base integrates with the Linen 
Store wall, creating a lower level datum enclosing a 
commercial unit and building entrances. The roof provides 
private communal amenity for residents, with views out 
over the River and towards the city.

The compact form of the building means it avoids intruding 
beyond the southern facade line of the existing Flaxmill. 
By continuing that existing facade line for the new building 
and reinforcing that edge condition, a clearly-defined 
new public space is created. There is then ample space 
for an accessible gateway to the new Flaxmill Plaza to be 
created, with ramps, steps and seating integrated into the 
landscape and remnants of the curtilage wall. 

7.0
7.1

Figure 7.1.1 - View from River Shannon Looking towards Site

Key Plan 
Plot Location within Masterplan
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7.0
7.1

O’CALLAGHAN STRAND DESIGN STRATEGY 
Overview and Site Layout

6A

03.

NORTH CIRCULAR ROAD

STONETOWN TERRACE

O’CALLAGHAN STRAND

RIVER SHANNON

FLAXMILL PLAZA

FLAXMILL

01.

02.

02.

O’Callaghan Strand consists of one building, 6A, 
incorporating commercial use at ground (01), residential 
uses on the upper levels, and a rooftop communal amenity 
space for the new residents. The new building integrates 
part of the existing Linen Store wall from the historic Mill 
site, along the north-eastern and south-eastern facades 
(02). Car parking is integrated into the ground floor to the 
rear, accessible from Stone Town Terrace via a new vehicle 
route between the new building and the retained Dairy 
Building extension to the Flaxmill (03).

The new plaza is raised above the level of O’Callaghan 
Strand and North Circular Road, matching the +5.7m AOD 
of the Flaxmill. The new building is raised to the same level, 
to ensure adequate protection in the event of a flood. 
Limited maintenance access along the north-east facade 
is required from the lower Stone Town Terrace, but all 
other access into the new building will be directly from the 
new plaza on foot.

The location of amenity space and public uses within the 
scheme have been concentrated on the south and east, 
towards the new Flaxmill Plaza and the River Shannon. 
Later drawings will show how balconies, terraces, and 
commercial spaces have been placed to maximise 
activation of the public realm and minimise overlooking to 
the residents of Stone Town Terrace. 

N

Figure 7.1.2 - O’Callaghan Strand plot site layout diagram
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7.0
7.2

O’CALLAGHAN STRAND DESIGN STRATEGY 
Design Evolution

01. 02. 03.

04. Double Pitch
Splitting the roof into two gables reduces its visual weight, 
and creates a stronger formal relationship to the Dairy 
Building’s double gable. 

01. Aligned massing
Single four-storey apartment block aligning both the 
height and the south-west elevation with the flaxmill and 
integrated with the historic curtilage wall.

05. Proportion and Impact
Subtle changes lower the northern roof slightly and the 
double gable end now aligns with the end of the historic 
curtilage wall and integrates the building within the existing 
context.

02. Pitched Roof Form
Echo the surrounding roofscapes and industrial sheds by 
introducing a pitched roof with a strong gable elvation to 
the city.

06. The Southern Range
The southern range is opened up to create a communal 
terrace with views of the city and river, while shielding the 
neighbours to the north from overlooking and noise.

03. Keeping the height below the Flaxmill
The pitch is reduced to sit under the ridgeline of the 
Flaxmill, whilst trying to retain the industrial aesthetic and 
rooform.

04. 05. 06.

Figure 7.2.1 - O’Callaghan Strand Design Evolution Diagrams
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7.0
7.3

O’CALLAGHAN STRAND DESIGN STRATEGY 
Massing & Height

The O’Callaghan Strand site must balance a unique set 
of conditions, which could be considered conflicting. On 
the one hand, the site’s immediate context is exceptionally 
sensitive. Its proximity to the Flaxmill and the presence 
of an associated curtilage wall demands a new building 
that is subservient to the significant heritage assets 
around it. On the other hand, this corner plot will mark the 
principle entrance to a new public space that requires a 
gateway building, one that offers an adequate gesture to 
the city, acknowledging its prominence on the River and 
announcing this new riverside quarter as a vibrant and 
open place, welcoming in the whole of Limerick to enjoy 
the restored heritage and the many events this new public 
space can host.

The new 4/5-storey building strikes that balance. It 
accommodates the mix of uses this gateway site needs 
and maximises the number of new homes within a massing 
that is responsive to the sensitive location. The double 
pitches, and strong gables it creates, are the defining 
feature of the new building’s massing. The roof form works 
hard, discretely concealing a significant amount of plant 
that would otherwise be visibly obtrusive, and creates 
shelter for the required communal amenity space. 

Visually, the pitched roof and gables establish a strong 
connection the heritage context of the Cleeves site, and 
the wider industrial context of Limerick, where there are 
several examples of similarly slender gables. The double 
pitched roof also has the benefit of reducing the overall 
sense of mass, reducing visual impact and improving 
sunlight/daylight to the surrounding neighbours. The height 
of the ridges remains below the Flaxmill parapet line, 
maintaining the primacy of this major heritage asset.
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Car park shutters 
perforated to achieve 
ventilation requirements

01 Facing brickwork. Mixture of dark 
grey, light grey, and red. See bay 
studies and Architectural Design 
Report for details of colour and 
bonds

02 Green profiled / Panel metal 
rainscreen cladding. See bay 
studies and Architectural Design 
Report for details of colour and 
bonds

03 Green metal-framed composite
window/ door/ louvre/ rooflight 
system

04 Green metal-framed curtain 
walling system

05 Green metal Balustrade

06 Green metal car park entrance 
roller shutter/ gate

07 Green expanded metal sheet 
fronted ASHP enclosure

08 Slate roof

09 Grey metal panel roof 
(uninsultated, and perforated for 
plant ventilation)

10 Grey metal panel cladding 
of pergola structure 

11 Metal copings, cills, fascias -
green or grey to match adjacent 
metal

12 Green coloured rainwater 
downpipe 

Material Key
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7.0
7.4

O’CALLAGHAN STRAND DESIGN STRATEGY 
Accommodation Schedule & Mix

Mix
O’Callaghan Strand will create 21no. homes for Limerick. 
The apartments are made up of one-bedroom two-
person apartments (43%) and two-bedroom four-person 
apartments (57%).

There are seven apartments per floor with the larger two-
bedroom four-person dwellings located on the corners 
providing dual aspect.

Tenure
These are all allocated as tenure blind.

Universal Design
The communal areas are designed to UD guidance, 
creating a highly accessible apartment block that could 
accommodate UD compliant homes in the future.  

Level 01-03

Ground Level

Level 04

PLAN KEY

Building 1B2P 2B4P Total

6A 9 12 21

42.9% 57.1%

Total 9 12 21

% 42.9% 57.1%

OCS Summary
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7.0
7.5

O’CALLAGHAN STRAND DESIGN STRATEGY 
Mobility & Servicing 

Parking Strategy:

•	 5No. car parking bays provided in total (including 1No. 
Accessible car parking say.)

•	 These bays are secured with perforated metal shutters.
•	 1No. car parking bay has electric vehicle charging 

provision, with infrastructure for the remaining 80% to 
be installed at a later date.

•	 The parking is accessed via Stone Town Terrace.

Access Strategy:

•	 Step free access from O’Callaghan Strand is provided 
via accessible ramps in the landscape just in front of 
the residential entrance and commercial unit. 

•	 Emergency vehicle access is achieved via the new 
opening in the curtilage wall, allowing for a route 
between the new building and the existing Dairy 
Building. It provides access to Stonetown Terrace 
during a flood event, and in the event of a fire in the new 
building allows the Fire tender to pull up and access the 
main entrance from the flaxmill plaza.

•	 The main communal entrance door is also the final exit 
door for escape in the event of a fire, allowing residents 
to safely evacuate in the situation where there is both a 
fire and a flood. A single stair and lift serve all levels.

•	 The commercial space can only be accessed directly 
from the raised Flaxmill Plaza, in order to maintain the 
+5.7m AOD datum for flood protection. Multiple doors 
achieve escape distances required from that space. 

Cycle and Refuse Strategy:

•	 Visitor cycle spaces are accommodated within the 
public realm landscape.

•	 Cycle and Refuse stores are accessed externally from 
the Flaxmill Plaza, adjacent to the main communal 
entrance.

•	 Refuse collection will be via Stone Town Terrace, with 
bins wheeled round from the Refuse Store to the 
opening in the curtilage wall.

•	 The commercial space includes provision for a Refuse 
Room, with external access from Stone Town Terrace.

Figure 7.5.1 - O’Callaghan Strand Mobility and Servicing Diagrams
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7.0
7.6

O’CALLAGHAN STRAND DESIGN STRATEGY 
Amenity Provision
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The O’Callaghan Strand site delivers many public benefits. 
The building creates space for and contributes towards 
the high-quality and well-activated public realm, while 
also achieving a generous amount of communal amenity 
without compromising on the amount of public open 
space. 

The ground floor is given over to a commercial unit that 
opens directly onto the new Flaxmill Plaza and activates 
a prominent gateway corner of the the site. The Linen 
Store wall’s blocked openings are restored and can be 
appreciated as part of that new space.

The rest of the site forms part of the new Flaxmill Plaza. 
Besides the integrated seating and a spill-out zone for the 
commercial offer, space is created for a generous external 
canopy structure: providing shelter, generating clean 
energy, and enabling the public realm to host a number of 
large scale events. 

The communal space requirements for the new residents 
has been located on the roof of the new building. This 
move frees up the ground plane for public uses and takes 
advantage of the plot’s prime riverside setting. The pitched 
roof subtly transforms into a pergola structure to provide 
some shelter from the wind, while still maximising views of 
the River Shannon and the city centre beyond. 

Figure 7.6.3 - View of the roof terrace

Figure 7.6.1 - Ground Floor Plan, with commercial space

Roof Terrace

Figure 7.6.2 - Level 04 Plan, with communal roof terrace

Commercial
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Amenity Provision

114

Figure 7.6.4 - Illustrative view of O’Callaghan Strand and Flaxmill Plaza from riverside
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Character & Materials

The massing is carefully articulated to integrate the 
building into its context and address the different 
conditions the heritage and riverfront contexts create. The 
primary aim is to create a coherent architectural language 
that can sit comfortably next to the heritage assets and 
appropriately frame the historic site, and still generate a 
suitable civic presence on the riverfront.

At this key location onto the Shannon, brick will define the 
building’s materiality: a quality material that speaks to the 
coherent masonry materiality common to this area of the 
historic Mill site. A darker grey brick has been chosen for 
the ground floor, with a lighter brick above. Predominantly 
grey tones have been chosen to tie in with the Flaxmill 
and curtilage wall. The material choice enables a clear 
contrast between the old and new, stone and brick, but 
tones have been selected to ensure the wider composition 
is consistent and unified.

Metal elements take on a secondary role, as framing 
elements that differentiate the roof volume. The pitched 
roofs are grey, and are inset from the facade lines. The 
metal window frames and railings will be a rich olive- 
green/grey tone, providing a warmth to the building in the 
colour of its detailing and referring back to some of the 
green metal tones evident in the historic mill site and within 
the proposed Salesians development.

The precedents opposite look to convey these 
combinations of brick tones and explore ways to integrate 
civic elements into a building of a similar scale.

Vejen Town Hall, Transform Arkitekter

Corner House, DSDHA Pestalozzi School, Spiecker Sautter 
Lauer

Foley Road House, Alexander Martin

Citizens’ House, Archio

Figure 7.7.1 - O’Callaghan Strand character and material precedents
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Elevation Principles

The approach focuses on creating two slightly different 
yet related elevation treatments. The long elevations look 
more to the Flaxmill for their expression, but as the building 
turns the corner the riverside elevation opens up. The solid 
elements are recessed to express a slender brick frame 
with a greater number of openings. The facade takes on 
a stronger civic presence; the two gables are celebrated 
as a special moment, acknowledging their prominence 
on the river within the context of Limerick. Both elevation 
types are tied together by their shared proportions and 
brick details, including a continuous coping at the eaves to 
reference the cornice detail of the Flaxmill.

The other major move is the decision to differentiate the 
ground floor with a different material: a darker grey brick 

closer in tone to the stone of the Flaxmill and curtilage 
wall. This change ties the new building to the existing wall, 
and helps to draw the eye down to the ground plane to 
highlight the public uses within the building. It also allows 
you to still read a visible step down from the 4-storey 
Flaxmill, to the 2-storey Dairy Building, and then to the 
expressed single-storey of the new building. 

The residential uses sit above, clad in their lighter grey 
brick. The desire to echo the uninterrupted nature of the 
Flaxmill facade rhythm and not to disrupt the clear form 
of the new building led to the decision to accommodate 
the private residential amenity through inset balconies, 

recessed behind openings in the brick piers. The 
communal amenity terrace is likewise subtly incorporated 
within the form and language of the building.

Figure 7.8.1 - View from the riverfront
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Elevation Principles

The long elevation looks to emulate the simple rhythm 
and special moments of the neighbouring Flaxmill. It picks 
up the width of the Flaxmill windows and interprets the 
repetition in pairs of openings. The result is a facade that 
doesn’t mimic the historic building but does feel akin to it, 
respectfully taking its place among the family of buildings 
that will front the new public space.

The paired openings are combined into a single larger bay 
rhythm for the ground floor. These become large glazed 
openings for the commercial space, and become inset 
brick panels with metal doors where required for the back-
of-house residential spaces. The communal residential 
entrance announces itself within the facade in the same 
manner as the Flaxmill: an arched opening breaks the 
rhythm of rectangular openings.

The gable facade uses the same rhythm of openings, but 
translates it into a lighter and more frame-like language. 
The gables are subtly different to each other, in order to 
align with the geometry of the existing wall and mirroring 
the asymmetric pitches of the Dairy Building and Flaxmiil 
roofs. A shift from a 6-bay to a 5-bay rhythm is able to 
accommodate the difference in width. The other notable 
visual difference between the two gables is a result of the 
different uses within the pitched roofs. The northernmost 
pitch houses plantrooms and maintains a solid presence, 
while the southernmost gable forms the communal 
amenity terrace, so it opens up to the city and riverfront 
opposite.

Figure 7.8.2 - Flaxmill Plaza Elevation Figure 7.8.3 - Riverside Elevation
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Elevation Principles

The dark base brick and light upper brick share a language 
of slender piers, emphasised by their stack bonded 
coursing. The same detail of stack-bonded soldier 
courses above openings forms the basis for the frame-like 
architectural language of the gables. This details creates 
a seamless transition between areas of more open and 
framed, and more solid areas of elevation as the design 
changes around different sides of the building.

Variety is captured on different elevations to suit 
contextual responses, while maintaining the rigour of a 
repetitive façade rhythm. Multiple flat types with different 
balconies and window locations have been arranged within 
the façade in a way that uses a single sized opening on 
a regular grid to accommodate the various balconies, 
windows, and solid panels of different units. 

Figure 7.8.5 - Flaxmill Plaza Elevation Figure 7.8.6 - Riverside ElevationFigure 7.8.4 - Material Palette
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O’CALLAGHAN STRAND DESIGN STRATEGY 
Integration with Heritage Wall

As well as forming new windows in the blind opening, some 
new openings are required into the historic wall along 
the northern elevation to allow for plant and emergency 
access. These have been reduced as far as possible to 
retain the integrity of the Linen Store wall. 

The ambition is to retain the structural and visual integrity 
of the existing wall as a standalone element, while still 
ensuring old and new feel integrated and part of a 
coherent whole.

A respectful distance is maintained between the existing 
wall and the new build elements above and adjacent to 
it: the plane of the new elements always sits behind the 
existing facade line, allowing the depth of the existing wall 
to be appreciated. Particular care has been taken not to 
swamp the existing wall’s riverside facade. The new gable 
adjacent to the historic wall follows the existing facade 
line and reinforces the original street frontage. The strong 
horizontal created by the new coping is picked up in the 
brick detailing of the new building to further emphasise 
the strong relationship between the two. The new gable 
above the existing wall cuts back, away from the line of 
the existing wall. This gives the single storey wall space to 
breathe, emphasising its profile as you approach from the 
north-east.
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Figure 7.9.1 - View of the north-east corner of the heritage wall Figure 7.9.2 - Detail of a typical door opening in the existing wall. Refer to A-300 series for further details
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Figure 7.9.3 - Detail of the riverside elevation, including typical opening in the existing wall. Refer to A-300 series for further details

Structural Strategy - Foundations
Existing walls are anticipated to extend approximately 
1m below the existing ground level with a spread stone 
footing bearing onto natural granular geology (angular and 
subangular course gravel) capable of bearing load. Rock is 
noted to be approx. 3.6m below ground level. 

The new structure and the historic wall will be structurally 
independent. New foundations will be formed as pad 
footings set back 2m from the line of the historic wall. A 
ground beam will cantilever to pick up the superstructure 
columns. The new building frame will be erected over the 
ground beam. 

New footings are to be set back 2.0m from the existing 
wall to ensure proposed works/excavation will be outside 
the zone of influence of the existing footing. Where the 
foundation of the historic wall is found to be above the level 
of the underside of the ground beam local underpinning 
will be necessary. This will create a localised condition 
with the extent of underpinning will reflect the width of the 
ground beams that extend out toward the existing walls.

Design Development
The designs will be further developed informed buy site 
investigations and observations as the come forward. The 
principles to retain, protect, conserve and reuse the wall 
will remain constant within the design for the new building 
foundations and super structure. 

Construction Phase 
Protection measures will be implemented to guard against 
accidental damage to the wall and to allow for monitoring 
of vibration during construction. 

Ground excavations will require the removal of built layers 
of concrete and paving. These will continue into the 
existing natural ground but not into rock. 
The excavations will not result in high vibration.
The excavations will not result in the destabilisation of the 
historic wall. 
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Figure 7.9.3 - Detail of the riverside elevation, including typical opening in the existing wall. Refer to A-300 series for further details

LINEN STORE AND OFFICE BUILDING & LABORATORY 
BUILDING
Significance:
The building extending to the end of the boundary was 
built as the Linen Store. It is of stone construction with a 
concrete floor and once had 16no queen post trusses of 
timber and iron of which 5 are visible. These carried a slate 
roof which has been replaced by profiled metal sheet. The 
north and east walls form the boundary of the site. The 
external appearance matches that of the Main Mill and 
Weaving Mills. Two blind windows onto O’Callaghan Strand 
are not reflected in the internal masonry confirming their 
architectural device as part of the complex’s aspiration as 
a civic venture. The wall along Stone Town Terrace is of 
coursed rubble with tight joints, presenting the secondary 
quality of this largely unseen wall. There is one small 
blocked doorway though this wall. The Linen Store and its 
wall on to Stone Town Terrace is of ‘medium significance’.

The Office and Laboratory Building were not present on 
this part of the site during the flax phase. The Office holds 
significance as a part of the operation of the Cleeve’s 
business. The form and construction of the building is 
unremarkable and has no architectural or technical merit. 
For its purpose as part of the Cleeve’s operation it has 
‘Technical interest’ and is of ‘low significance’. 

The 1906 Extension and Post 1927 changes in this part of 
the site are of ‘low and negative significance’

Current Condition:
The original buildings of the Linen Store and Office & 
Laboratory building been adapted for use in later phases of 
occupation. The Linen Store nearest to the office has had 
the eaves raised to form a mono-pitch. The interior of most 
of the store is concealed by later linings. The late C20th 
extensions have hidden this building within the site.

The Office & Laboratory Building has been adapted and 
larger, industrial elements were introduced to the north 
and south east. These do not appear to relate to the 
operation of the former office building.

Options explored for re-use:
These single storey buildings do not enable re-use for 
residential accommodation. For other uses, education 
or commercial, they could house accommodation but 
are not of sufficient scale to offer value for the upgrade 
and retrofit works needed to bring them up to modern 
standards for occupation. 

The single storey Linen Store wall is proposed to be 
integrated into new building proposals through localised 
underpinning and a new structurally independent 
foundation for the building behind the wall. New 
foundations will be formed as pad footings set back 
2m from the line of the historic wall. A ground beam will 
cantilever to pick up the superstructure columns. The new 
building frame will be erected over the ground beam. 

Figure 7.9.4 - Extension to office c.1950

Figure 7.9.5 - Linen Store south-east elevation - on O’Callaghan Strand Figure 7.9.6 - Linen Store north-east elevation - On Stone Town Terrace
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Alignment with the aims of the masterplan:
The existing buildings in their current location sever 
connections between the main mill, future areas of 
public realm and the wider city and waterfront, impacting 
permeability and urban connectivity and missing the 
opportunity to animate and create a wold class waterfront 
development. 

The single storey Linen Store wall is proposed to 
be integrated into the O’Callaghan Strand building, 
capitalising on the site’s unique heritage to create an 
architectural response that is routed in the character of the 
place, and particular to Limerick. 

Part of the passive flood mitigation strategy across the 
development is to raise levels around the site in order to 
open up and engage positively with the river at the edge 
of the site. This results in the need to create access for 
emergency vehicles across the Flaxmill Plaza in the event 
of a 1:200 year flood event to access Stonetown Terrace 
and Landsdowne Hall. This strategy requires the removal 
of a short section of the Linen Store wall onto Stone Town 
Terrace to create access.

Mitigation:
Integration of the Linen Store wall establishes a design 
character and architectural order that is a unique and site 
specific response. Emergency vehicle access during a 
flood event will enable the safe inhabitation of residential 
accommodation on Stonetown Terrace and outside the 
site in Landsdowne Hall. Opening up the site to the river 
and city will aid interaction with the retained heritage 
assets. Whilst the demolition of the Office & Laboratory 
building will result in loss of some technical interest the 
preservation by record in the form of Building Recording 
will offer mitigation.

The opening up of access into the site from the southeast 
will be achieved by reopening of the former cart entrance. 
This will reinstate a former access route into the mill yard.
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Figure 7.9.7 - Detail of the riverside elevation, including typical opening in the existing wall. Refer to A-300 series for further details
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Figure 7.9.7 - Detail of the riverside elevation, including typical opening in the existing wall. Refer to A-300 series for further details

OUTLINE REPAIR SPECIFICATIONS 
Repairs are to be carried out on a like for like basis. 

The following standards have been written to capture the 
principles for the repair, adaptation and renovation of the 
buildings’ and walls fabric as is necessary to facilitate their 
reuse. While within the O’Callaghan Strand section of the 
report, they apply to all areas of repair, adaptation and 
renovation within the Phase II application. While the notes 
offer guidance they are not exhaustive. 

Masonry Preparation and Cleaning 
Cleaning
The existing above ground limestone masonry is 
understood to be in reasonable condition. The levels of 
environmental staining vary depending on the visible 
location of the wall.

Robust cleaning is required to remove historic dirt, stains 
and modern glues / sealants. Given the current condition 
of the masonry it is proposed that a DOFF steam clean 
will be most suitable for managing the variation of 
environmental staining as it is a recognised means of 
cleaning masonry without causing damage to the historic 
fabric.  More encrusted build-ups may require a more 
aggressive approach which should be finalised once 
cleaning trials have been undertaken.

Stone Repair – Indent / Descaling / Redress
Repairs are to be appraised and resolved once demolition 
activity has progressed and the extent of repair need can 
be recorded in detail. Limerick limestone is very hard and 
unlike many other building stones. Its minimal porosity 
means that when it fails it is usually due to irregular loading 
causing the stone to facture. The stone does not readily 
degrade due to weathering. As such, defects in the stone 
are indicative of changes in the wider wall which may invite 
closer investigation and a broader scope or repair. There is 

no advantage to clean the dense limestone masonry until 
the surface has been consolidated following the removal 
of loose material and remediation of defects that may be 
destabilising the wall. 

Cleaning, Repair and Repointing 
Historic walls are to be cleared of cement pointing (where 
loosely adhered) and the joints packed and repointed 
with lime mortar mixed to match the original determined 
from the analysis of samples. Failed stone units are to 
be stitched and reinstated if of sufficient dimension or 
renewed on a like for like basis. Wall heads are to be 
assessed for renewal of copings and dressings. 

Pockets, Voids and Holes in the Masonry Walls
Pockets identified in the face of the wall are to be cleared 
out and the masonry reinstated. Where the masonry is 
sound new cut stone / cut bricks (repair material to match 
adjacent fabric) are to be buttered up and inserted into the 
wall ensuring the perpends and bed are full and packed. 
Where the masonry is loose it is to be taken down and 
rebuilt to ensure the wall is adequately consolidated and all 
new work fully bonded in.

Closing of Existing Openings
Where existing openings are to be closed up the work to 
internal walls is to be undertaken in new conservation clay 
bricks and in external walls the wall is to be consolidated 
with site reclaimed masonry all bedded in lime mortar 
mixed to match the original.

Where the existing opening is to remain legible, i.e. the 
masonry units are not bonded into the existing wall, the 
inserted masonry is to be tied with stainless steel starter 
ties fixed into the mortar joint of the adjacent / abutment 
wall. The face of the new infill brickwork is to be set approx. 
30mm back from that of the wall into which it is inserted. 
The precise depth of the setback will be defined by the 

immediate context. Where masonry is inserted to fill a 
void in preparation for the lining out of the wall (e.g. in lime 
plaster and Insulation) the brickwork is to be flush with the 
adjacent wall.

Opening Up of Bricked Up Openings
Where historic openings are to be reopened the works are 
to be undertaken with care. Hand tools are to be used to 
aid the dismantling of the existing masonry which, for the 
most part, will be of soft materials such as lime mortar, 
pennant stone and possibly in clay bricks. Care is required 
to ensure the materials arising from the opening up are 
available for re-use in the repair and renovation of the 
buildings. 

In a few locations, post 1920s work has entailed the use 
of cement mortar and concrete. In these areas it will be 
necessary to cut the masonry out. Where loss of fabric is 
inevitable the principle is for the more modern elements 
of the fabric to be sacrificed to enable opening up and 
alterations.

Where the 1950s and 60s rebuilding works have 
entailed the use of Portland cement and concrete it will 
be necessary to assess the extent of fabric that can 
reasonably be preserved for re-use.

The reveals (cill, jamb and head) of the opening are to be 
assessed to identify if further work is necessary to repair 
and reinstate them as door or window openings.
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New Openings in External Walls
Doorways - New entrances have been designed to be 
clearly legible as a new phase of change. Where windows 
are to be converted into doorways the spandrels below the 
windows are to be taken down and the masonry reveals 
adapted to match the jamb detail of the window above. 
The reveal is to be re-constructed with whole masonry 
units toothed in. 

Where doorways are wholly new, the limestone wall is to 
be opened up and reveals made good with brickwork in 
a regular pattern reflecting the pattern of stone quoins 
used historically. This will require some remaking of the 
stonework to ensure uniformity of the wall. 

Service Penetrations - Where service penetrations are 
required the preference is for existing openings to be used. 
Where this is not possible new openings are to be formed 
with minimal damage to the existing fabric. The external 
leaf is to be taken back by hand so that the masonry can 
be reinstated to form an opening that is sympathetic to the 
historic fabric. Any holes that are bored or cut through the 
core of the wall are to be done in a manner that ensures 
the facing masonry does not burst.

Windows – The intention is for all new windows to sit 
within the aperture of the existing openings. In a few 
locations the existing fabric has been eroded. To ensure 
an appropriately regular surface is provided the windows’ 
reveals, cill and / or lintel will require repair to achieve a 
regular face. This is essential to enable the appropriate and 
robust fitting of the window within the existing fabric.

Such instances are to be identified on site during the works 
with the extent of repair detailed with due consideration for 
the historic fabric.

Metalwork 
Iron Work – Non Structural
Retain, Prepare, Decorate, Protect.
Elements of historic ironwork that remain within the 
fabric of the building are to be retained and protected. 
All ironwork located internally and externally, is to receive 
new decoration, the extent of which is to be governed by 
its current condition. Where the ironwork is found to be 
coated in rust it is to be appropriately prepared prior to the 
application of the specified paint system. Where retained 
ironwork is to be concealed behind a new wall or covered 
by the lining out of the wall it must be fully decorated prior 
to the progression of the works that will result in the item 
becoming concealed or obscured.
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8.0
8.1

Student Accommodation is provided at the location of the old quarry 
on the site adjacent to the reservoir, at a key location within the Cleeves 
Riverside Quarter. Integrated into this unique setting, it is organized around 
a south facing communal garden overlooking the reservoir. Configured in 
three thin building wings, it is focussed around a linking ground level that 
accommodates the communal entrance, reception area and shared facilities 
opening to the shared garden, fostering a sense of cohesion and community.

The garden space steps down towards the reservoir whilst above at first floor 
an amenity space and terrace also overlook the garden and reservoir. The 
building wings with thin floorplates for good daylight provision to all student 
rooms fan out from the central entrance. The western and central wings 
are arranged on the north-south axis to reduce impacts on neighbouring 
properties to the north, whilst the Eastern wing aligns with the linear form of 
the Flaxmill massing, echoing its configuration and relating the main Flaxmill 
façade through to the reservoir. 

The disposition of the student accommodation on the site balances the 
provision of 270 student rooms with adequate daylight and related amenity 
space with adequate sunlight, with the provision of a continuous public 
realm along the reservoir. The latter is located at a lower level in line with the 
existing levels along the reservoir edge, enabling the provision of a landscape 
integrated secure interface between the student amenity garden and the 
public path, allowing both to benefit from their location adjacent to the 
reservoir.  

With consideration for flood risk mitigation student sleeping accommodation 
at ground level has been located above 6.2m AOD. Student internal and 
external amenity spaces at ground level are located at 5.7m AOD.  (Refer to 
the consulting engineers Flood Risk Assessment for further details).

A split level entrance area with access from the north and south reconciles 
the level difference and allows this important communal space to open up 
spatially towards the reservoir.  This main entrance/central reception area 
arranged around the shared amenity garden creates a focus for the student 
community fostering a sense of collegiality.

A landscaped threshold between the student garden reconciles the level 
difference between this and  the lower public route around the reservoir 
offering a discrete security line. 
 

1

2

3

2A

2B

West Wing, 7 storey with roof plant

Central Wing, 7 storey 

QUARRY PBSA DESIGN APPROACH
Overview & Site Layout

2C East Wing, 6 storey 
4

1

1

2

3

4

5

External Communal Amenity Space

Public Realm

Secure Bike Parking

Car Parking Spaces

External Access Gate / Secure Line

4

3

Primary Entrance

Secondary Entrance

Figure 8.1.1 - Quarry Site Layout Diagram

5

2A 2B

2C

Key Plan, Plot Location

4
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QUARRY PBSA DESIGN APPROACH
Design Evolution

Echoing the stepped topography from the quarry wall down to the 
reservoir, and in order to locate student sleeping accommodation 
above the flood protection level (at 6.2 AOD), new site levels are 
set stepping down from north to south towards the reservoir edge. 
Student internal and external amenity spaces are located at 5.7m, 
with a landscaped threshold between these and the lower public 
route around the reservoir that connects to main Flaxmill space, NCR 
and upper residential sites..

Communal external amenity gardens and activity spaces are located 
to the south and west, benefitting from views over the reservoir and 
access to sunlight. Arranged to be accessed from the centralised 
entrance and internal amenity spaces, facilitating spill out from these 
spaces into the garden. A first floor terrace with similar orientation 
and views offers further setting for interaction and engagement.

Prioritizing a pedestrian friendly approach to the student 
accommodation, an entrance sequence through the student garden 
is facilitated from a number of directions along the reservoir side, 
with separate vehicular and cycle approach via a shared surface from 
NCR. The latter arrives at the north side, adjacent to parking, with 
through access to the centralised entrance, accessed by pedestrians 
from the south side.

Student amenity spaces are arranged around the south facing garden 
façade, where activities  can spill out weather permitting, promoting a 
sense of collegiality. Communal gathering and collaboration settings 
are located in the central student support area, with quieter study 
and recreation rooms located in the wings, also interfacing with the 
garden and benefitting from views over the reservoir.

The proposed massing steps up from east to west in response to the 
scale of the adjacent Flaxmill buildings to the east, and the higher 
new apartment buildings on the upper Salesians site to the west. 
Wings of the building are arranged in a fan-like manner, the eastern 
most block aligning with the Flaxmill, whilst the other wings are 
arranged close to the N-S axis to optimize daylight access to student 
rooms. 

The shared living spaces at the end of each student accommodation 
cluster are located to benefit from views of distinctive natural and/
or industrial heritage features of this unique site (quarry, chimney, 
reservoir), enhancing a sense of identity and sense of place.

01. Stepped Site Levels

04. External Student Amenity

02. Pedestrian Oriented Approach

05. Internal Student Amenity 

03. Massing & Orientation

06. Shared Living Spaces

Figure 8.1.2 - Quarry PBSA Design Evolution Diagrams
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The proposed massing and height of the student accommodation (PBSA) 
responds to the varied character and scale of the existing context, 
comprising the impressive civic scale of the historic Flaxmill buildings to 
the east, and 2 storey houses to the north at a higher level on Clanmaurice 
Avenue, with a level change presented by the quarry of 6-9 metres. The 
building massing has been configured to respond to the Flaxmill scale and 
linear alignment to the East, whilst visually stepping up towards the upper 
Salesians blocks on the top of the quarry edge.  The massing is broken up 
by creating North/South openings between the buildings wings, reducing 
impacts on the neighbours to the North. 

Three wings step up from the Flaxmill complex towards the Salesians 
massing to the west,   from 6 storey to 7 storey to 7 storey plus rooftop plant, 
with a connecting 1 storey element accommodating the communal entrance 
/ reception etc at garden level.  

Atuned to the path of the sun and wind, the western and central wings are 
configured close to the north-south axis to optimise daylight provision to 
the optimum number of student rooms. Where reduced distances occur 
between western and central angled facades  privacy is addressed by 
provision of translucent side panels to windows. 

Refer to IES report for an overview of Sunlight and Daylight Considerations. 

An open roof top plant area housing air source heat pumps (ASHPs) 
enclosed with acoustic screening, is located on the western wing (Block 2A), 
towards the south to reduce impact on adjacent residents. In the centre of 
the block a barrel vault roof form covers an internal plant room and reflects 
previous roof forms found on the Cleeves site. 

Telecommunication antennae are incorporated onto the screen enclosure 
with proposed micro-siting of telecommunication antennae by approximately 
3 metres. The adjustment is intended to optimize signal coverage and 
network performance without altering the overall design or height of the 
installation. Refer to Telecommunications report for further details.

2A

2B

West Wing, 7 storey with roof plant

Central Wing, 7 storey 

QUARRY PBSA DESIGN APPROACH
Massing & Height

2C East Wing, 6 storey 

1

2

External Communal Amenity Space

Public Realm

3 Reservoir

Figure 8.1.4 -South Elevation of Quarry PBSA in context

Figure 8.1.3 - Aerial Sketch View of Quarry PBSA in context

1

2A
2C

2B

3

2
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8.0
8.2

QUARRY PBSA DESIGN APPROACH
Entrance Strategy

A pedestrian friendly approach to the student 
accommodation is prioritized, both from North Circular 
Road and the Flaxmill plaza past the chimney, and from the 
public path around the reservoir, in line with the sustainable 
mobility strategy.

Pedestrian access into the communal student entrance / 
reception is via an access controlled gate on the reservoir 
side through the student amenity garden into the main 
entrance / reception area. 

Vehicular and cycle access is segregated at the approach 
to the building with both approaching via the shared 
surface past the chimney, turning by the end of the Flaxmill 
buildings at the connection up to Stonetown Terrace, to 
continue along the quarry edge arriving at the student 
accommodation entrance / reception from the north. 
Access to the designated car parking and bike parking 
adjacent to the main entrance lobby is controlled at a gate 
on this route along the quarry edge. 

An inviting split level reception area links all the wings at 
ground level. with informal seating areas offers access into 
the south facing garden with views over the reservoir and 
infiltration galleries beyond. 

Accommodation for a managers office and facility 
management, central plant and utilities rooms, are located 
adjacent to the main reception area.  Externally a setdown 
space for small van deliveries is located, whilst internally 
a student mail area is located. The layout enables passive 
surveillance of entrances and approach, reducing potential 
for anti-social behaviour.

- Secure line for PBSA only access

Figure 8.2.1 - Entrance Strategy Diagram

Figure 8.2.2 - Illustrative section through entry area.
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8.0
8.3

Public Realm

The space between the purpose built student accommodation and the 
reservoir forms part of the landscaped public realm spine extending through 
the quarter from the reservoir /quarry past the Chimney and Flaxmill civic 
plaza through to the Riverside. The South facing path along the reservoir 
edge offers seating and lounging opportunities, with visual and physical 
connectivity to the upper residential sites along with a new link to the North 
Circular Road from which the reservoir is newly revealed.   This area within 
the Quarry/Reservoir offers public amenity space, and supplements the 
public open space provision for the residential communities at Salesians, 
Stonetown Terrace and O’Callaghan Strand.

It incorporates a rock climbing area at the quarry wall face, access to 
the waters edge and a play area for older children, allowing those living in 
different parts of the Cleeves masterplan area and neighbours to socialise 
together, helping to build new communities. Refer to the Landscape 
Architects drawings & report for further details.  

External Communal Open space for PBSA: 

Landscaped open amenity space for students is provided in the South facing 
garden overlooking the reservoir, with opportunities for student interactions 
and recreation, and shelter from weather offered by an overhanging canopy. 

An external amenity terrace on the first floor above the main entrance / 
reception is available for independent student use, or in concert with the 
internal study room adjacent. Planters with integrated seating line the terrace. 

Adjacent to the quarry at the west a recreational space provides a location 
for student fitness activities, overlooking the public rock climbing wall to the 
south. 

A nature based SUDs approach is prioritised in line with an integrated green 
infrastructure approach, supporting biodiversity whilst creating a backdrop 
for healthy student living.

Refer to Landscape Architects drawings and report for further details, and 
ecologist report in the EIAR.

Figure 8.3.2- PBSA Communal Open Space Strategy Diagram

Figure 8.3.3 - Sketch view of external communal amenity space, with view to chimney and 
reservoir.

Figure 8.3.1 - Quarry Public Open Space 
Strategy Diagram

QUARRY PBSA  DESIGN APPROACH
Open Spaces & Amenity Strategy
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8.0
8.3

QUARRY PBSA  DESIGN APPROACH
Open Spaces & Amenity Strategy

Figure 8.3.4 - Sketch view from internal to external communal amenity 
space at ground floor, with view to chimney

Figure 8.3.3 - Diagrammatic Section through amenity spaces for students, in context of the site 

Internal Communal Amenity space for PBSA

Communal student amenity facilities are provided 
internally on ground and first floor in the central linking 
element. They offer inviting spaces encouraging social 
integration and benefiting from daylight and views.

These facilities include a welcoming reception area, 
settings for informal social interactions and meetings, 
touchdown spaces, spaces for individual and shared study, 
multipurpose space for small seminars and gatherings.  
A multipurpose room at the Flaxmill end of the Eastern 
wing on ground floor adjacent to the public realm offers a 
potential space for yoga and /or community meetings. 
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Accommodation for students 

•	 Student living areas are organised in a ‘cluster model’ 
arrangement promoting a sense of community. Study 
bedrooms in clusters of 5, 6, and 8 bedrooms share 
a living / kitchen / dining space providing space for 
communal living and social interactions. 

•	 These shared living spaces for the individual clusters 
are located at the extremities of the building wings 
each offering views towards unique elements of the 
quarter (remnants of industrial heritage, chimney, 
reservoir and quarry), reinforcing a sense of place and 
identity. Student bedrooms within the clusters each 
include ensuites, storage and desk space. 

•	 Studio apartments for PhD students and summer 
rentals are located centrally in each wing, adjacent to 
the cores at upper floor levels and offer a diversity of 
accommodation provision. 

•	 Universally accessible study bedrooms with ensuite 
showers for mobility impaired students are provided in 
the western wing (with universally accessible parking 
bays in close proximity). 

•	 Student living spaces within clusters are visitable by the 
mobility impaired. Universally accessible toilet facilities 
are provided adjacent to the communal amenity 
facilities at ground and first floor level

8.0
8.4

QUARRY PBSA DESIGN APPROACH
Approach to Student Residential Accommodation 

Quarry Purpose Built Student Accommodation 
Summary

Total Bedspaces: 270
•	 245 standard bedspaces
•	 7 universally accessible rooms
•	 18 studios

Communal Amenity space

Refer to Schedule of Accommodation for further details. 
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Figure 8.4.2- Ground Floor

Figure 8.4.3 - First Floor Figure 8.4.4 - Typical Upper Floor

Figure 8.4.1 - PBSA Room Key

Typical 8 bedroom Cluster

Typical 5 bedroom Cluster

A

B

Typical 6 bedroom Cluster

A

B

C

C

Building 4 bedroom clusters 5 bedroom clusters 6 bedroom clusters 7 bedroom clusters 8 bedroom clusters
2A (West) 1 no. 1 no. 12 no.

2B (Central) 6 no. 5 no.

2C (East) 1 no. 10 no.

Total 1 no. 7 no. 5 no. 1 no. 22 no.

Quarry Summary - Breakdown of Clusters



134 135

8.0
8.5

QUARRY PBSA DESIGN APPROACH
Mobility & Servicing Strategies

•	 Vehicular and cycle routes across the shared surfaces 
along the quarry edge arrive at the car and bike parking 
areas adjacent to the north side of the central entrance. 
Reduced car parking provision is balanced by generous 
cycle parking provision. Both standard and universally 
accessible EV car parking spaces are provided, 
alongside covered double stacked cycle parking and 
cargo cycle spaces. 

•	 Access to the student  accommodation car parking 
and cycle parking is controlled at a gate on this route 
along the quarry edge. Setdown space is provided for 
small van deliveries adjacent to the entrance /reception 
area.

Figure 8.5.2 - Car Parking StrategyFigure 8.5.1 - Cycle Access and Storage Strategy

•	 Communal services facilities include a managers /
security office adjacent to the reception point, central 
plant and utilities rooms.  Spaces for laundry facilities 
along with communal storage are located in the east 
and west wings. An external store in the west wing 
adjacent to the external student amenity area provides 
space for storage of amenity /fitness equipment etc 

•	 Facilities for the storage of segregated refuse are 
located in the north side of the East wing (Block 2C)  
from where it is transferred via mechanical means 
to a screened holding area adjacent to the NCR for 
collection. 

Figure 8.5.3 - Servicing Strategy
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8.0
8.6

QUARRY PBSA DESIGN APPROACH
Facades & Materiality

The configuration of the student accommodation facades 
echoes the rigorous organization, civic scale and order of 
the Flaxmill façade, with which the east wing of the student 
accommodation is aligned. A regular rhythm of window 
openings reflects the regularity of the window grid of the 
Flaxmill and adjoining buildings. The windows are inset in 
recessed vertical panels emulating the proportions of the 
existing buildings whilst bringing depth and modulation to 
the façade. Deep window reveals and under window panels 
of brick or fibre cement depending on orientation reinforce 
this approach. 

The articulation of the base, stepping from 1 storey to 2 
storey, expressed in a different colour and texture, makes 
reference to the scale of the original walls lining the site, 
rising to the scale of the quarry wall. This reflects the 
stepped massing rising to the West towards the quarry wall 
and the higher mass of the Salesians apartment blocks on 
the upper level. The rooftop plant enclosure on the West 
wing (Block 2A) is receded from the South allowing the 
gable facade to be expressed independently.  

At the central reception and shared amenity spaces 
on ground and first floor, the facade is activated with 
full height glazing, exposing potential timber interior, its 
framing integrated with the railing edge of the amenity 
terrace above.  

Figure 8.6.1 - South Elevation
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8.0
8.6

QUARRY PBSA DESIGN APPROACH
Facades & Materiality

16 - Cleeves Riverside Quarter

PBSA - MATERIALITY
Southern Facade

SOUTH BAY STUDY

BRICK - ‘BLEND A’ BRICK - ‘BLEND B’ TEXTURED FIBRE CEMENT FLAT FIBRE CEMENT

RESPONDING TO EXISTING MATERIALITY/COLOUR PALETTE AT CLEEVES

Materiality strategy:  In line with 
the overall masterplan approach to 
materiality responding to the context 
of the existing Cleeves buildings, solid 
brick predominates on the primary 
facades, with variations in colour, tone 
and texture. A darker grey brick at the 
base anchors the building and echoes 
the grey limestone of the Flaxmill 
façade. A complimentary slightly 
lighter grey brick blend above reduces 
the visual weight of the upper levels. 

The façade of the study bedroom 
wing aligned with the Flaxmill, and 
the façades of the central and west 
wings facing the Flaxmill are clad in 
solid brick, wrapping around to form  
‘bookend’ gables that extend to offer 
larger windows to the students’ shared 
living rooms. On the opposite facades, 
fibre cement cladding in similar 
colour makes reference to the mineral 
character of the stone quarry face. 

Texture is introduced in the brick 
façade with rotated bonding patterns 
at storey datum levels and below 
window panels. Slightly protruding 
bricks on end are used to provide 
some texture in the base at the 
central block. Vertically ribbed fibre 
cement panels bring variation to the 
façade, modulation of scale, interplay 
of light and shadow. Corrugated 
metal cladding aligned vertically on 
the rooftop plant enclosure makes 
reference to the corrugated metal 
roofs and cladding of the industrial 
heritage remnants of Cleeves.

Figure 8.6.2 - South Elevation Bay Study

Brick - ‘Blend A’ Brick - ‘Blend B’
Vertically Ribbed 
Fibre Cement

Textured Fibre 
Cement

Responding to existing materiality/colour palette at Cleeves
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8.0
8.6

QUARRY PBSA DESIGN APPROACH
Facades & Materiality

Figure 8.6.3 - North Elevation Bay Study

17 - Cleeves Riverside Quarter

PBSA - MATERIALITY
Northern Facade

NORTH BAY STUDY

BRICK - ‘BLEND A’

RESPONDING TO EXISTING MATERIALITY/COLOUR PALETTE AT CLEEVES

BRICK - ‘BLEND B’ TEXTURED FIBRE CEMENT FLAT FIBRE CEMENTBrick - ‘Blend A’

Responding to existing materiality/colour palette at Cleeves

Brick - ‘Blend B’
Vertically Ribbed 
Fibre Cement

Textured Fibre 
Cement

The roofs have a combination of 
hard and soft finishes. Extensive 
(sedum) green roofs offer rainwater 
attenuation, whilst remaining roof 
open areas accommodate PV solar 
panels, screened visually by parapets. 

Clay swift boxes matching brick 
colour are incorporated into the upper 
northern facades of the west and 
central wings supporting the bio-
biversity / ecological strategy. Refer to 
ecologists report for further detail.

The colour palette of brick includes 
two colours ranging from grey to 
light grey responding to the context 
of the range of colours in the existing 
context (grey limestone, bricks of 
varying colours, lighter shades of the 
neighbouring residential areas). 

Fibre cement cladding in matching 
light grey reflects light down into 
the quarry base. Colour accents in 
fibre cement offer an opportunity 
to echo some of the colours of the 
industrial and maritime heritage of 
the context eg rust colour (weathered 
steel in corrugated roofing/industrial 
remnants/ moorings along the 
quayside/ etc), shades of blue /green 
(corrugated cladding).  

Window /door framing, sills and jambs 
at fibre cement cladding, balustrading 
and coping, are proposed to be of 
selected warm grey colour to match 
brick colour.  
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8.0
8.6

QUARRY PBSA DESIGN APPROACH
Facades & Materiality

Key - view location

Figure 8.6.4 - View of PBSA
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8.0
8.7

QUARRY PBSA DESIGN APPROACH
Proposed Layouts

Study Bedroom Clusters

Study bedrooms are arranged in 
cluster units sharing a common 
entrance hall and kitchen/living room/
dining room space at the end of each 
wing. All bedrooms accommodate a 
student desk space, and storage, and 
are provided with ensuite facilities.

Single universally accessible 
study bedrooms, with ensuites are 
provided in the west wing proximate 
to accessible parking bays. Six are 
provided, equating to a minimum of 1 
per 50 bedspaces.

All rooms have good access to 
daylight and are provided with an 
opening window.

Refer to IES report for daylight 
availability and analysis.

As per Guidelines on Residential 
Developments for 3rd Level Students 
(Section 50 Finance Act 1999) & 
Update 2005, the shared kitchen/
dining/living room spaces within each 
cluster provide a minimum of 4 sq. m 
per bedspace in the unit.
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