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BASEMENT OUTLINE

• Creating an attractive and active public realm in this new 
quarter, focussed on celebrating:
• the riverside setting 
• the unique industrial heritage of Cleeves 
• the natural features and setting including the reservoir 

and quarry 

• Celebrating the Rivers edge by opening up the Flaxmill 
site to the river, offering a new riverside vantage point, and 
providing active spaces to engage with the riverfront and 
promenade 

• Enhancing connectivity to the city and neighbourhood by 
linking to pedestrian and cycle routes along O’Callaghan 
Strand Promenade, Condell Rd and North Circular Rd

• Offering neighborhood permeability by creating universally 
accessible connections from O’Callaghan Strand 
Promenade, Condell Rd and North Circular Rd, and within 
the new quarter between the upper residential sites and the 
public realm of the lower sites around the reservoir

• Forming a necklace of linked public open spaces with 
distinctive characteristics, reinforcing a sense of place and 
legibility, from the riverside, through the civic scaled Flaxmill 
space, past the iconic chimney with remnants of Cleeves 
industrial past, to the reservoir / quarry space

• Providing spaces for recreation, health and well-being in new 
amenity spaces for all ages, capturing the amenity value of 
the reservoir / quarry area and supporting active lifestyles in 
the community 

• Nature based solutions for surface water drainage are 
prioritised, closely allied with the existing presence of water 
in the reservoir, wetlands and river Shannon

Partial Landscape Plan: Flaxmill and Riverside Public Realm Area

Environmental canopy 
between the riverside 
and Flaxmill public 
space, harnessing 
solar energy, offers a 
sheltered location for 
informal gatherings, 
pop-up uses, viewing 
venue for events

1

Partial Landscape Plan: Quarry / Reservoir Public Realm Area with connectivity to upper sites

2

sketch vignette
view from riverside to canopy

Viewing Terraces overlooking the River, with seating edge formed on 
remnants of boundary wall

3 Cafe Terrace seating area

2

1
3

4 Greening and Shared Surface on Raised North Circular Road

5 Flaxmill Plaza, civic space for flexible uses (with some temporary uses / elements in phase 1)

4

5

Play area in public realm for older children6

Public path along planted reservoir edge with seating, separated from student amenity 
space by level change 

7

Potential for access to reservoir edge for amenity uses 8

Reservoir, integrated with nature based surface water attenuation strategy, 
potential to include biodiversity features to improve water quality 

9

6

7

8

9

Potential for climbing amenity at Quarry edge10

Connectivity between Quarry public realm and public space on the promentary at the 
upper level, with access to the new Salesians residential development

11

Connectivity between Quarry public realm and the new Stonetown Terrace residential 
development at the upper level

12

Connectivity between Quarry Public realm and North Circular Road13

10

11

12

Nature Based SuDS
Cleeves

1
LCLE001 Salesian Sisters Commemoration 2025 05 14 

Water Channel Tree Pits

Channel Covers Pipes and outles

Robert Bray Associates - Bewdleys School

Examples of Potential Nature Based SUDs 
solutions within the public realm

Potential SUDs water feature14

14
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63 - Cleeves Riverside Quarter63 - Cleeves Riverside Quarter

PUBLIC REALM AND LANDSCAPE STRATEGY

Recreation, Health and Well-being 
Proximity to open space and nature is vital for health and provides amenity 
for recreation and play. Good connectivity to open space, and permeability 
of those spaces encourage ease of use. The Cleeves Green Infrastructure 
Strategy links the adjoining open spaces associated with the river Shannon, 
and uses the amenity potential of the quarry and reservoir area as an 
amenity space with a mix of active and passive uses. This area is a space 
for the city, and supports the amenity spaces for the residential areas of 
Stonetown Terrace, Salesians, and the Quarry. The area around the Flaxmill 
and Riverfront are harder and more civic in use, and provide opportunities 
for city-scale events and water-based activities. 

Natural Heritage 
Reinforcing the Setting on the River Shannon and links to the S.A.C. 
Enhancing Ecology and Biodiversity with an integrated Landscape Strategy 
The Special Area of Conservation to the south west of the Cleeves site 
forms a formidable approach to Limerick along the Shannon, and is the 
main approach coming from Shannon Airport or via the tunnel. The Cleeves 
site has extended and employed this blue-green infrastructure within its 
operations: the former industrial use took advantage of the water from the 
Shannon and collected and used rainwater for its vital system, as well as 
the resulting habitat associated with the quarry whose stone was used to 
build the site – relating natural and cultural heritage directly. 
The enhancement of natural heritage and therefore biodiversity is particularly 
focused on the following: wildlife corridors and tree groves, pioneer and 
regenerative planting, green streets, SuDS features to manage surface 
water, biodiverse areas across the scheme and with a focus at the quarry, 
reservoir and river, selection of native, pollinator friendly plant species of 
local provenance, and green/blue roofs. 

Sustainable Water Management 
Closely allied to natural heritage and the existing ecology on and adjacent 
to the site is the presence of water in the form of the reservoir, wetlands and 
the river Shannon. The sustainable management of water aims to slowly 
deliver clean water to ground and water courses, or recycle it as harvested 
rainwater. Creating nature-based solution in the form of raingardens, swales 
and sheughs enhance habitats and generate biodiversity – in this instance 
developing a correlating wetland and riparian habitat with the local context. 
Exploring the expression of water management in playful detailed design 
through visible surface channels, water courses, and discharge from roofs 
will help people understand and celebrate the importance of water. 

Cultural Heritage 
The expression of cultural heritage allows a strong sense of place to be 
maintained and enhanced. Its interpretation allows visitors to associate 
identity and memory with the place. The land form at Cleeves is borne 
out of the cultural heritage, particularly the quarried site and the stone 
buildings. The reservoir and buildings speak of the industrial functions and 
the harnessing of natural resources beside the Shannon. The open spaces 
are therefore imbued with heritage from the association of those elements 
through to the detail in industrial artefacts, furniture and surfacing. 
The redevelopment of Cleeves as a place to live, work, and play means that 
the open spaces also become a place where new heritage is generated. 

GREEN INFRASTRUCTURE

Potential landscape features to support the 
green infrastructure strategy in the Quarter
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APPROACH TO CONNECTIVITY AND MOBILITY

CLEEVES RIVERSIDE QUARTER

• Supporting Local and 
Regional Transport 
Connections 

• Optimal pedestrian 
connectivity to the City Centre 
and Georgian Core

• Consideration for potential
new pedestrian bridge across 
the Shannon 

Supporting Urban Connectivity

6 - Cleeves Riverside Quarter

INTRODUCTION

SITE OVERVIEW

The Cleeves site has a unique location being situated 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 sitting within a 15 minute walk radius.

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 complement 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

1. Potential Mobility Hub for public use with bike
parking (standard and non-standard sizes/
cargo bikes), repair point and e-charging

2. Canopy offering shelter, with roof capturing
solar energy

3. Potential Car club parking for residents,
and temporary car parking for visitors, with
universally accessible spaces and e-charging

4. New shared pedestrian & cycle path linking
Condell Road into the new quarter, in a newly
landscaped connecting strip 

Shipyard Site Temporary Uses 
for Permeability and Mobility

• Minimising vehicular access 
within the main public spaces 

• Secure, strategically-located
cycle parking infrastructure

• Supporting shared vehicular
and cycle mobility options

Sustainable 
Mobility

Salesians - Residential
50 Parking Spaces

3 Creche drop off spaces

(+30 no. parking spaces to 
replace Salesians School 

provision)
Stonetown Terrace -

Residential
14 Parking Spaces

Quarry - PBSA
8 Parking Spaces

Shipyard 
Mobility Hub

Potential for car club on 
existing surface car park 

to be defined

O’Callaghan Strand - 
Residential

5 Parking Spaces

Building Footprint 

Car Parking (Underground) 

Car Parking (Surface)

Shared Pedestrian  / Cycle / Vehicular realm to 
NCR and O’Callaghan Strand

Mobility Hub (Public) 

Key

Condell Road

N.C.R.
2

4

1

3

5

6

7

8

Axonometric Sketch study of temporary uses proposed pending future development 
proposals for this site to support Phase 1

6

Site Pedestrian & 
Cycle Connectivity

Key

Residential Cycle Store
Cycle Route
Pedestrian Route
Public Lift

5. Location of existing shed to be removed offers
potential for temporary community / public uses

6. Reopening of old openings in the existing walls
behind St Michaels Rowing Club offer improved
permeability and connectivity towards the
riverside

7. New temporary public garden offering amenity
space and temporary flood resilience prior to
development of the Shipyard site

8. Partially raised North Circular Road offers
a universally accessible shared surface for 
pedestrians, cyclists and vehicles in new 
landscaping, offering additional flood protection

North Circular Road

Condell Road

Stonetown Terrace
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• Providing a pedestrian-prioritised site
movement strategy to support a cohesive
and vibrant quarter

• Promoting East/West links across North
Circular Road

• Supporting connectivity between the upper
residential sites and lower sites 

St. Michael’s Rowing Club

• Connecting to the city and supporting
sustainable movement infrastructure: 
offering an enhanced realm for pedestrians 
and cyclists, and promoting sustainable 
modes of movement

• Offering permeability and enhancing urban
connectivity

THE FUTURE OF 
MOBILITY

CLEEVES RIVERSIDE QUARTER

• Supporting Local and 
Regional Transport 
Connections

• Optimal pedestrian 
connectivity to the City 
Centre and Georgian Core

• Consideration for potential 
new pedestrian bridge 
across the Shannon

Supporting 
Urban 
Connectivity

Site 
Connectivity

15 minute 
walk radius

To Shannon Airport 

(30 mins)

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

T r a n p o r t

Site Boundary

National Roads

Route Roads

Limerick Train Station

Bus Stops

Schools

• Providing a pedestrian-prioritised site movement strategy to support 
a cohesive and vibrant quarter

• Promoting East/West links across North Circular Road

• Permeability enhanced by active mixed/public uses at ground level 
in the heart of the Riverside Quarter, with a variety of day- and 
night-time uses offering passive overlooking

• Sheltered bike storage to support office uses and to 
enhance permeability / activate links through the site 

• Underground car parking supporting workplace and mixed 
uses allows priority for bikes & pedestrians in the public 
realm

• Potential for Mobility hub to support links to public transport 
and diverse, sustainable modes of transport

Enhancing Site Permeability

Permeability and Mobility 
Strategies on the Shipyard Site

• Minimising vehicular access within the main public spaces

• Secure, strategically-located cycle parking infrastructure

• Supporting shared vehicular and cycle mobility options

Sustainable 
Mobility

Building Footprint

Car Parking 
(Underground, 
Undercroft)

Car Parking (Surface)

Bike Parking

Shared Pedestrian/
Cycle/Vehicular 
realm to NCR and 
O’Callaghan Strand

Key to Sustainable 
Mobility diagram

The site’s significant level changes 
offers opportunity for a unique public 
realm experience. The mobility strategy 
connects the masterplan to the city 
by supporting sustainable movement 
infrastructure and enhancing pedestrian 
and cycle connectivity.

Section through the Shipyard site showing potential uses

Key Plan

Public Connection 
activated by sheltered 

bike parking

Public Connection 
activated by sheltered 

bike parking

Potential Mobility Hub 
with links to public 
realm and public 

transport

Potential for St. Michael’s Rowing Club 
boat storage under gym/meeting space 

activating the public waterfront edge

Underground car parking supporting workspaces and mixed uses allows 
priority for bikes and pedestrians in the public realm

THE FUTURE OF 
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CLEEVES RIVERSIDE QUARTER
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Regional Transport 
Connections

• Optimal pedestrian 
connectivity to the City 
Centre and Georgian Core

• Consideration for potential 
new pedestrian bridge 
across the Shannon
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• Providing a pedestrian-prioritised site movement strategy to support 
a cohesive and vibrant quarter

• Promoting East/West links across North Circular Road

• Permeability enhanced by active mixed/public uses at ground level 
in the heart of the Riverside Quarter, with a variety of day- and 
night-time uses offering passive overlooking

• Sheltered bike storage to support office uses and to 
enhance permeability / activate links through the site 

• Underground car parking supporting workplace and mixed 
uses allows priority for bikes & pedestrians in the public 
realm

• Potential for Mobility hub to support links to public transport 
and diverse, sustainable modes of transport

Enhancing Site Permeability

Permeability and Mobility 
Strategies on the Shipyard Site

• Minimising vehicular access within the main public spaces

• Secure, strategically-located cycle parking infrastructure

• Supporting shared vehicular and cycle mobility options

Sustainable 
Mobility

Building Footprint

Car Parking 
(Underground, 
Undercroft)

Car Parking (Surface)

Bike Parking

Shared Pedestrian/
Cycle/Vehicular 
realm to NCR and 
O’Callaghan Strand

Key to Sustainable 
Mobility diagram

The site’s significant level changes 
offers opportunity for a unique public 
realm experience. The mobility strategy 
connects the masterplan to the city 
by supporting sustainable movement 
infrastructure and enhancing pedestrian 
and cycle connectivity.

Section through the Shipyard site showing potential uses

Key Plan

Public Connection 
activated by sheltered 

bike parking

Public Connection 
activated by sheltered 

bike parking

Potential Mobility Hub 
with links to public 
realm and public 

transport

Potential for St. Michael’s Rowing Club 
boat storage under gym/meeting space 

activating the public waterfront edge

Underground car parking supporting workspaces and mixed uses allows 
priority for bikes and pedestrians in the public realm
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PURPOSE BUILT STUDENT 
ACCOMMODATION
Student housing in three connected wings situated around the Quarry Reservior
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BASEMENT OUTLINE

Student Housing
271 bedspaces, inclusive of: 
• 248 Standard Rooms
• 6 Universally Accessible Rooms
• 17 Studios

Communal Amenity Space:
Provided internally at ground & 
first floor level, 
Provided externally at ground 
floor and first floor roof terrace 
overlooking the reservoir

Pedestrian Access & Entrance Strategy

Parking Strategy

Cycle Access & Storage Strategy

Quarry Area Landscape Plan

04

Aerial View of Quarry site with student accommodation in context

04. Illustrative View from Chimney to Quarry

External Communal Amenity space dedicated for student housing, separated from public 
space at ground floor by level change

1

External Communal Amenity space dedicated for student housing, first floor roof terrace2

7 st
7 st

6 st

Site Strategy Key

1

3

1

North Circular Road

3

1

Reservoir3

2

1



CLEEVES RIVERSIDE QUARTER

STONETOWN TERRACE RESIDENTIAL

High quality homes within a 5 storey apartment block and 3 storey townhouses overlooking the Flaxmill precinct chimney with a garden focused communal 
amenity space for the residents.
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BASEMENT OUTLINE

Residential
45 Homes: 
36 Apartments
9 Townhouses (3 bed)

Unit Mix:
Studios: 4no. (9%) 
1 Bedroom: 10no.(22%)
2 Bedroom 3 person: 4no. (9%)
2 Bedroom 4 person: 17no. (38%)
3 Bedroom 5 person: 10no. (22%)

Amenity:
Private balconies and terraces 
Communal amenity in central 
garden.

Pedestrian Access & Entrance Strategy

Parking Strategy

Cycle Access & Storage Strategy

Stonetown Terrace Area Landscape Plan

Aerial View of Stonetown Terrace site with residential accommodation in context

03. Illustrative View from communal garden

External Communal Amenity space for residents, including playspace for younger children 
and nature based SUDs features 

1

Private terraces / gardens for townhouses2

3 st

5 st

Site Strategy Key

1

3

2

Stonetown Terrace

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

3

3

Stonetown Terrace

1

3



CLEEVES RIVERSIDE QUARTER

Limerick Twenty Thirty 
Project Objectives

RIVER W
ALK

RIVER W
ALK

COMMUNITY

RIVER WALK

COM
M

UNITY

1

2

3

4

6

7

8

9

1

Pedestrian Promenade
Local Context Area
Georgian Innovation District

The Civic quality of the 
Cleeves Flaxmill facade and 

chimney are a prominent 
and enduring icon of 

Limerick City, and point 
continuously to the future 

and the potential of human 
capacity and invention at 

Cleeves

12

15
16

17

1819

21

11

10

13

14

• Revitalise and redevelop the 
area by delivering a world class 
proposal for this key strategic 
city centre site

• Build a strong local economy 
through the creation of 
employement and new local 
attractions

• Encourage and facilitate new 
business investment

• Retain and integrate the 
historic buildings and Industrial 
Heritage

• Develop a public realm that 
relates and links to the city 
core and River Shannon

• Implement a high-quality urban 
design solution

• Develop sustainable and 
innovative design solutions 
which reflects the site and 
strategic location in the urban 
core

• Residential development to be 
expedited

Chimney

Flaxmill

Dairy Buildings

Cold Store

Engine House

O’Callaghan 
Strand 
Building

Workshop

Cheese Plant

Infiltration Gallery

South Warehouse

Victorian Terraces

St Michaels Rowing 
Club

1. Regeneration district
2. Thomond park
3. Kilrush
4. Etching view from edge of Cleeves 

looking north to Cathedral
5. Etching view of Cleeves from east

6. Docklands
7. Gasworks site
8. Georgian Innovation District + Positive 

City Exchange
9. People’s Park
10. Limerick City Gallery

11. Frank McCourt Museum
12. Colbert Quarter
13. Johns Square
14. LSAD
15. Opera site
16. Hunt Museum

17. St Mary’s Cathedral
18. Johns Castle
19. Treaty Stone
20. Etching from St. Mary’s Cathedral 

looking south towards Cleeves
21. Cleeves

SITE 
OVERVIEW

Site Context: Connections to the City and River’s Edge 
 
Optimising the strategic position of the Cleeves Riverside Quarter on 
the banks of the River Shannon



CLEEVES RIVERSIDE QUARTER

REVEALING THE SITE CHARACTER AREAS 
AND POTENTIAL

Character Area 5B 
 Salesians

Character Area 5A            
 Stonetown Terrace

Character Area 3
Quarry / Cliff Reservoir

Character Area 6
Riverside

Character Area 1
Flaxmill

Character Area 2
Chimney

Character Area 4
Shipyard

Character Area 1  - Flaxmill

Site Opportunities
1. Activate Public Realm
2. Introduce Green Space
3. Enhance Biodiversity and Create 

New Civic Realm
4. Reconnect the River Path
5. Reactivate the River Path 

6. Maximise Views Across the River 
7. Create Hillside Green Spaces
8. New Green Shared Surface
9. Connect to Kilrush Landscape
10. Key Visual Node

Character Areas of the Site

Character Area 2  - Chimney

Character Area 3  - Quarry

Character Area 4  - Shipyard

Character Area 5A  - Salesians

Character Area 5B  - Stone Town 
Terrace

Character Area 6  - Riverside



CLEEVES RIVERSIDE QUARTER

MASTERPLAN PRINCIPLES
Site-specific principles developed in response to the Limerick Twenty Thirty project objectives provide a strong framework that underpins the masterplan design.

Enhancing engagement 
with the city and 

celebrating the river’s 
edge.

1

Harnessing the value 
of the site’s unique 

heritage fabric, offering 
a specific identity.

Creating a strong public 
realm around accessible 

urban spaces and 
connecting public open 
spaces of the character 

areas.

Connecting to the city: 
supporting a sustainable 
movement infrastructure.

Optimising compact 
development 
whilst respecting 
historic context with 
complementary massing.

Integrating a diverse 
mix of uses with mutual 
synergies to create a 
vibrant quarter, offering 
flexible venues to 
activate the public realm.

Connecting with natural 
ecosystems and 
enhancing biodiversity.

Providing a resilient 
response to the 
environmental and 
climate setting. 
Harnessing naturally-
available energies.

UNWRAP FASHION - LSAD - YEARLY / MAY

Showcase of the work of the fashion students in LSAD.

OFFERING NEW VENUES FOR CIVIC/COMMUNITY EVENTS

PIGTOWN CULTURE AND FOOD SERIES - YEARLY / AUTUMN

Food festival celebrating Limerick’s food and culture.

EVA INTERNATIONAL ARTS FESTIVAL - BIANNUAL

Arts exhibition - hosted at Cleeves and througout the city

BASTILLE DAY WILD GEESE FESTIVAL - YEARLY / JULY

Cultural celebration at King Johns Castle.

LEAF Limerick Electronic Arts Festival - YEARLY / SEPTEMBER

A night of electronic art and music hosted by LCFC.

HEAD OF THE RIVER - St. Michael’s Rowing Club YEARLY / SPRING

Races and events hosted by the rowing club along the Shannon.

LIMERICK JAZZ FESTIVAL - YEARLY / AUTUMN

Jazz festival with music events held around the city.

WINE FESTIVAL - BORDEAUX WATERFRONT FESTIVAL - BORDEAUX

2

3

4

5

6

7

8

9

10
Offering permeability 

and enhancing urban 
connectivity.

Supporting sustainable, 
integrated development 
in a phased manner.

ST. PATRICK’S DAY

Low massing

High massing

Linked character 
areas

Distinctive public 
realms
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VISION FOR THE NEW 
RIVERSIDE QUARTER (2023)

Integrated Masterplan

Based on the masterplan principles, an integrated masterplan 
underpinned by a resilient and phased design approach is 
proposed, that:
 
• Enhances engagement with the City and celebrates the Rivers edge 

by opening up the Flaxmill site to the river, offering a new riverside 
vantage point, activating the Shipyard site edge with water-related 
boating uses, whilst creating an enhanced and accessible public 
promenade linking O’Callaghan Strand to the Westfields Wetlands

 
• Harnesses the value of the unique industrial heritage at Cleeves 

by organising the Quarter around spaces anchored by the specific 
heritage elements – Flaxmill buildings and Engine House;  Chimney/
Water Tank House/Infiltration Galleries; Reservoir/ Quarry, thus 
amplifying the unique nature of the site and its specific sense of 
place

 
• Creates a vibrant public realm at the heart of the Quarter that links 

the diverse character areas whilst forming a spine that connects 
from the Riverside to the Reservoir/ Quarry

• Strengthens Connections to the City by an enhanced realm for 
pedestrians, cyclists and boaters, promoting sustainable modes 
of movement, with potential for a mobility hub connecting public 
transport on Condell Road with facilities for shared bikes, scooters 
etc. 

 
• Creates a permeable and inviting Quarter, enhancing 

neighbourhood and urban connectivity by pedestrian and visual 
linkages from Condell Road through to the Flaxmill site and from 
the upper Salesians and Stonetown Terrace sites to the Reservoir

 
• Optimises compact development within the site constraints, whilst 

respecting visibility of the heritage fabric by concentrating massing 
away from views of the Flaxmill façade and iconic chimney from 
the wider context 

 
• Integrates a diverse and complementary mix of Working, Living 

& Learning uses, in a public realm offering settings to enable 
benefits to be gained from synergies between different groups, 
strengthening a sense of community 

Illustrative masterplan of the Cleeves Site showing Masterplan Extent and Development Areas

M
asterplan Extent

Development Areas Key 

1. Flaxmill
2. Quarry Site
3. Stonetown Terrace
4. Salesians Site
5. Infiltration Gallery
6. O’Callaghan Strand and NCR
7. Shipyard Site
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An integrated mixed-use Masterplan focused around a transformational Public Realm that supports the future of working, living and learning



CLEEVES RIVERSIDE QUARTER

SITE 
HISTORY

Capturing and 
revealing the 

memory of the site 
as an important site 
of production within 

Limerick City

Promoting 
opportunities for 
activation of both 

the
existing building 

environment as well 
as the new public

realm

Combining an 
industrial ‘axis’ 

with a new 
transformative 
programme of

mixed uses linking 
the river with the 

quarry/reservoir site 
beyond

Bringing a unique 
meaning to 

the public and 
community

environments in the 
interfaces between 

new and old

The centre of the main site at present is the former Flax Spinning Mill, 
constructed between 1851-53 by flour milling magnate J.N Russell. The 
Flaxmill is a fifteen-bay four-storey stone building constructed from cut 
and dressed limestone mined from the quarry on site. Production began 
in 1853 and in 1855 a weaving complex was built to the West of the 
Spinning Mill to create a fully integrated Spinning and Weaving Mill, one 
of the largest industrial buildings in the country at the time. The iconic 
chimney was added in 1860 and shortened by 30ft in 1960.

Studies conducted have identified 5 key phases of development and use 
throughout the 170-year history of the site. These can be broadly seen 
through the historical dating on the surviving structures on the site. 

The phases of use on the site can be identified as the following:
Pre-Flax - Quarrying (1833)
Phase 1 - Flax (1850 - 1876)
Phase 2 - Flour (1877 - 1884)
Phase 3 - Condensed Milk (1881 - 1927)
Phase 4 - Dairy Disposal Co. (1927 - 1974)
Phase 5 - Golden Vale (1974 - Present)

As of 2011, the milk processing stopped on the site, and aside from 
temporary uses, the site remains vacant.

Historic Site Uses

Heritage Strategy

Capacity Study  

P H A S I N G
 

Pre Flax - Quarrying
1833

Phase 1 - Flax - 1850 - 1876
1851 - 1853
1854 - 1864
1865 - 1876

Phase 2 - Flour
1877 - 1884

Phase 3 - Condensed Milk
1881 - 1884 (shipyard)
1884 - 1899
1900 - 1927

Phase 4 - Dairy Disposal 
1927 - 1950
1951 - 1960
1961 - 1974

Phase 5 - Golden Vale
1975 - 1986
Post 1986

Flax Mill Curtilage
Site Boundary 

Capacity Study  

P H A S I N G
 

Pre Flax - Quarrying
1833

Phase 1 - Flax - 1850 - 1876
1851 - 1853
1854 - 1864
1865 - 1876

Phase 2 - Flour
1877 - 1884

Phase 3 - Condensed Milk
1881 - 1884 (shipyard)
1884 - 1899
1900 - 1927

Phase 4 - Dairy Disposal 
1927 - 1950
1951 - 1960
1961 - 1974

Phase 5 - Golden Vale
1975 - 1986
Post 1986

Flax Mill Curtilage
Site Boundary 

Conserve and Repair

Reuse and Development strategy

Retain and Re-use

Peel back and Redevelop

Remove/Redevelop

4



CLEEVES RIVERSIDE QUARTER

ADDITIONAL PHASES

TIMELINE & NEXT STEPS

Provide stakeholders with information, understand concerns, explain design development and communicate future engagement

2021
KICK-OFF

YOU SAID... ... WE LISTENED

Fewer apartments, more family homes More townhouses introduced, with a greater proportion of 3bed homes

Strong residential quarter Salesians site has increased active residential frontages, creating a strong residential character

Generous, covered residential amenity that is 
safe

Rights to light concerns for neighbours

Scale and character concerns compared to the 
heritage and residential context 

Prioritise sustainability

Prioritise Ecology

Minimising the impact of cars and maximising the communal open space within the landscape. OCS 
provides covered roof terrace amenity and canopies provide more shelter in public areas

Analysis has been undertaken in relation to daylight sunlight impact on neighbours

Massing has been refined, utilising pitched roofs and articulated gables to 
integrate the design into the surrounding context

The scheme continues to prioritise circular economy principles and is designed to accomodate emerging technologies

Proposals contain designs to maintain existing habitats during all phases of development, including 
bat houses, and the relevant LCCC stakeholders have been positively consulted

CLEEVES RIVERSIDE QUARTER

VISION FOR THE NEW 
RIVERSIDE QUARTER

Integrated Masterplan

Based on the masterplan principles, an integrated masterplan 
underpinned by a resilient and phased design approach is 
proposed, that:
 
• Enhances engagement with the City and celebrates the Rivers edge 

by opening up the Flaxmill site to the river, offering a new riverside 
vantage point, activating the Shipyard site edge with water-related 
boating uses, whilst creating an enhanced and accessible public 
promenade linking O’Callaghan Strand to the Westfields Wetlands

 
• Harnesses the value of the unique industrial heritage at Cleeves 

by organising the Quarter around spaces anchored by the specific 
heritage elements – Flaxmill buildings and Engine House;  Chimney/
Water Tank House/Infiltration Galleries; Reservoir/ Quarry, thus 
amplifying the unique nature of the site and its specific sense of 
place

 
• Creates a vibrant public realm at the heart of the Quarter that links 

the diverse character areas whilst forming a spine that connects 
from the Riverside to the Reservoir/ Quarry

• Strengthens Connections to the City by an enhanced realm for 
pedestrians, cyclists and boaters, promoting sustainable modes 
of movement, with potential for a mobility hub connecting public 
transport on Condell Road with facilities for shared bikes, scooters 
etc. 

 
• Creates a permeable and inviting Quarter, enhancing 

neighbourhood and urban connectivity by pedestrian and visual 
linkages from Condell Road through to the Flaxmill site and from 
the upper Salesians and Stonetown Terrace sites to the Reservoir

 
• Optimises compact development within the site constraints, whilst 

respecting visibility of the heritage fabric by concentrating massing 
away from views of the Flaxmill façade and iconic chimney from 
the wider context 

 
• Integrates a diverse and complementary mix of Working, Living 

& Learning uses, in a public realm offering settings to enable 
benefits to be gained from synergies between different groups, 
strengthening a sense of community 

Illustrative masterplan of the Cleeves Site showing Masterplan Extent and Development Areas

M
asterplan Extent

Development Areas Key 

1. Flaxmill
2. Quarry Site
3. Stonetown Terrace
4. Salesians Site
5. Infiltration Gallery
6. O’Callaghan Strand and NCR
7. Shipyard Site
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An integrated mixed-use Masterplan focused around a transformational Public Realm that supports the future of working, living and learning

PHASE 1 APPLICATION

THE FUTURE OF 
WORKING

CLEEVES RIVERSIDE QUARTER

Adaptable Small- and Medium-sized 
Workspaces 

• Blurred boundaries between working and 
living, and between public and private 
realms, which offer social and economic 
contributions to the neighbourhood and city 

• Restorative break-out spaces offering 
connections to nature 

• Community Hub space to promote 
knowledge exchange and learning 

• Potential on Infiltration Gallery site to 
accommodate generous inside-outside 
flexible spaces for local business enterprises

Flexible development opportunities: 
Accommodates office blocks of different 
sizes which could be developed on a 
phased basis 

• Orientation Optimised: The majority of 
workspaces are oriented on the North-
South axis with East & West facades 
accessing consistent daylight, whilst south-
facing break-out spaces along Condell Rd 
can offer views over Westfields Wetlands 

• Climate-attuned facades: promote low 
energy use and good indoor air quality for 
health and well-being 

• Ecology integrated on green roofs and 
within communal amenity spaces 

Medium- to Large-scale Workspaces on 
the Shipyard Site: 

• The building form steps incrementally, rising 
towards the Shannon bridge to form a 
landmark tower at the waterfront, a gateway 
to the City 

• Large gathering spaces/collaboration 
zones address the River and CIty with large 
openings and terraces in the stepped tower 

• Diverse work settings to support new ways 
of collaborative working and learning 

• Floorplate configurations to optimise access 
to natural daylight and ventilation 

• South-facing garden courtyards with 
amenity breakout spaces/roof gardens 
enhancing biodiversity

Diverse and 
Sustainable Working 
Environments

A - View of the Shipyard site from Condell Road

Offices Public Connection 
Condell Rd to 

N.C.R.

OfficesGarden 
Courtyard

Offices OfficesGarden 
Courtyard

Public Connection 
Condell Rd to N.C.R.

Offices with gateway tower
over St. Michael’s Rowing Club and Mobility Hub

Public 
Connection

Riverside 
Promenade

B - Section through the Shipyard site showing a potential commercial use

Key Plan

A

B

Section through Infiltration Gallery

Precedent for inside/outside canopy

Precedent for workspace character

Key Plan

CLEEVES RIVERSIDE QUARTER

VISION FOR THE NEW 
RIVERSIDE QUARTER

Providing active spaces to engage with the riverfront is 
essential to building a strong public realm around accessible 
urban spaces. Opportunities include:

• Shared surface to promenade with potential boardwalk seating 
to extend public realm 

• Boating Activities associated with relocated Rowing Club 
provide active frontage to quayside edgewith water compatible 
uses

• Seating edge formed on remnants of boundary wall provides 
a vantage point overlooking the Promenade, River and City 
quays opposite

• Riverside Cafe with sheltered seating terrace formed by 
existing corner of boundary wall, reusing existing openings to 
offer river views

Celebrating the Rivers Edge

Key Plan

B

A

A - View overlooking the riverfront

Environmental canopy harnessing solar energy offers a sheltered location for informal gatherings, a setting for 
pop-up seasonal uses such as markets, riverside activities, viewing venue

Phase 3: The Shipyard Site

The full development of Shipyard as set out in 
the Cleeves Masterplan Vision will form part of 
a future phase and is subject to further design 
development.

Phase 2: Technological University of 
Shannon Campus

Proposals are being developed to provide 
student facilities and college lecture spaces 
on the Flaxmill, Infiltration Gallery and North 
Circular Road plots.Stabilisation, consolidation and repair 

of the upper storey and roof of the 
main mill building. 

Rectification of defects and 
reinstatement of the building to a 
shell state.

Scope defined as the underside of 
the third floor and above - repair 
scope may adapt to allow for emerging 
priorities to be addressed or where 
works invite cost efficiency.

FLAX MILL PHASE 01 REPAIR
Phase 01 Objectives

FLAX MILL PHASE 01 REPAIR
Phase 01 Objectives | Repair Need

Concurrent Phase: Flaxmill Building Repair 
& Stabilisation Works

Stabilisation, consolidation and repair of the 
upper storey and roof of the main mill building 
will commence shortly.

The project team was selected and began developing options appraisal for the site alongside stakeholder engagement.

2021 - 2023
MASTERPLAN
A vision for the Cleeves site was developed by 2023 following the established masterplan principles. This is an integrated mixed-use 
Masterplan focused around a transformational Public Realm that supports the future of working, living and learning. The integrated 
masterplan is underpinned by a resilient and phased design approach and at the end of this period the masterplan was publicised and 
consulted on. This feedback helped inform design decisions during design development a short summary of which is included below.

2024-2025
DESIGN DEVELOPMENT

Prior to lodgement of the application with An Bord Pleanála Public Information Event 02 shall be held to inform and explain the final design 
submitted for approval.

Submit application to 
An Bord Pleanála

Public Information 
Event 02

Public Information 
Event 01

Masterplan Principles 
consulted on and 

publicised

Design Development, 
Review of feedback 

and ongoing 
Local Stakeholder 

Consultation

Ongoing LCCC 
Focused Workshops 
incl. Flooding, Roads, 

Transport, Public 
Realm

Ongoing 
Infrastructure & 

Utilities Engagement
Local Stakeholder 

Consultation

2025
NEXT STEPSPLANNING SUBMISSION:

EXPECTED SEPT 2025

Since the Masterplan has been developed, the design team have been progressing with designs for the Phase 1 Application which aim to 
expedite the delivery of the residential plots and the open the site up to the local community with a new public realm.

There are a number of internal departments within Limerick City & County Council that are being consulted as the design evolves for the 
purposes of information gathering, particularly having regard to local and site specific knowledge.

Other key stakeholders, including St. Michael’s Rowing Club and Salesians Primary School continue to be consulted.

An Environmental Impact Assessment Report is being prepared as part of the planning application, which will provide reports on the 
projects impacts on aspects such as heritage, ecology, flooding, water quality and noise.



CLEEVES RIVERSIDE QUARTER

PHASE 1 APPLICATION

An integrated mixed-use Masterplan focused around a transformational Public Realm that supports the future of working, living and learning.

SHANNO
N BRIDG

E

NORTH CIRCULAR ROAD

O’CALLAGHAN STRAND

STONETOW
N TERRACE

STRANDVILLE GARDENS

CLANMAURICE GARDENS

CRECHE
2. Salesians Site

 
Phasing Strategy allows for each of the 
individual development zones to be 
developed separately.

RESIDENTIAL 

2. Salesians Site - 164 Homes
 74 x 1beds | 70 x 2beds | 20 x 3beds

4. Stonetown Terrace - 45 Homes
4 x Studios | 10 x 1beds  | 21 x 2beds 
10 x 3beds

5. O’Callaghan Strand - 21 Homes
 9 x 1beds | 12 x 2beds

COMMERCIAL 
5. O’Callaghan Strand
 

PURPOSE-BUILT 
STUDENT ACCOMMODATION 
3. Quarry (Inc. 17 studios)

QUARRY
SALESIANS

STONETOWN
TERRACE

4

2
3

Temporary uses 
proposed pending 
future development 
proposals for Shipyard 
& NCR sites

Red line denotes the 
current proposed 
planning site boundary

O’CALLAGHAN
STRAND

5

7st.

7st.

7st.

7st.

6st.

3st.

3st.

5st.

4/5st.

3st.

400 SQM
400 sqm

230 HOMES

250 SQM
250sqm

271 BEDS



CLEEVES RIVERSIDE QUARTER

SALESIANS

A new residential neighbourhood centred around a creche, overlooking the reservoir with views back to the Flaxmill and the city centre.
A mix of apartment and townhouse living, with a carefully designed public realm that is safe and accessible
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Unit Mix:
1beds (45%)
2beds (43%)
3beds (12%)
Dual Aspect:
51% apartments have 
windows to more than 1 side
Parking:
50 spaces + 3 Creche drop-
off
30 Salesians Primary School
Cycle spaces:
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Cycle and Refuse Storage

Access Strategy

Parking Strategy
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Emergency Vehicle Access
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Residential Parking Space

Accessible Parking Space

Cycle Store

Refuse Store

Nursery

Site Strategy Key
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01. Illustrative View from Salesians
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Plant accommodation in front to retained wall 
and under podium level landscape under 
review. Potential to redistribute and locate 
within building footprint and have more sloped/ 
terraced landscape. Design TBC over next 2 
weeks.

All 2b4p Town Houses on 
Salesians to become 3b5p. 
Work needed to review 
impact on parking, cycle 
spaces and communal 
amenity. Design TBC over 
the next 2 weeksASHP, Bins and Mini 
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Residential

164 Homes
74 x 1-bedroom apartments  
70 x 2-bedroom apartments
20 x 3-bedroom townhouses

Amenity
Private balconies and terraces.
Communal amenity in central 
garden.

Creche
Space provided within the ground 
floor of the eastern apartment 
block

Salesians Site Landscape Plan

Aerial View of the Salesians Site in context
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CLEEVES RIVERSIDE QUARTER

O’CALLAGHAN STRAND

Activating the Flaxmill Plaza with food and beverage offers alongside high-quality riverside living. 
Surrounded by heritage with views across the River Shannon to the city and the expansive landscape beyond

Unit Mix:
1beds (43%)
2beds (57%)

Dual Aspect:
57% apartments have 
windows to more than 1 side

Parking:
5 spaces
Cycle spaces:
38 spaces
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Emergency Acces in Flooding Scenario

Emergency Vehicle Access

Refuse Vehicle Access

Vehicle Parking Access

Salesians Primary School Parking Space

Residential Parking Space

Accessible Parking Space

Cycle Store

Refuse Store

Nursery

Site Strategy Key

02. Illustrative View from the riverfront
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Wheelchair Accesspossible to thisentrance fromAccessible ParkingSpaces

Wheelchair Accesspossible to thisentrance fromAccessible ParkingSpaces

30 Salesians Primary
School Parking Spaces.
(incl. 3no. AccessibleParking Spaces)

1:12 Vehicular Ramp
BASEMENT OUTLINE

Salesians Site Landscape Plan

Parking Strategy

Cycle and Refuse Storage

Access Strategy

Aerial View of the O’Callaghan Strand Site in context

Residential

21 Homes
9 x 1-bedroom apartments  
12 x 2-bedroom apartments

Amenity
Private inset balconies for each 
apartment.
Communal amenity provided as a 
roof terrace

Commercial 
Space provided within the ground 
floor suitable for cafe, restaurant 
or other retail and commercial 
uses

02

4/5st.



CLEEVES RIVERSIDE QUARTER

APPROACH TO SUSTAINABILITY

Night-t
im

e energ
y use

Day-time energy use

Continual energy use & production

Using measures such as SUDS and 
rainwater harvesting, and utilising 
the reservoir for sustainable water 
management

For us, this embraces operational and embodied 
carbon emissions, including the construction, 
replacement and maintenance cycles and what 
happens to the building at the end of its life. 

Holistic site energy strategy to allow for 
phased development. Exploring potential 
links to sustainable initiatives within the 
wider city

BUILDING REGULATIONS BASELINE
BEST PRACTICE MODELS

Technical Documents

RESIDENTIAL

LANDSCAPE

CONNECTIVITY

TECHNICAL  GUIDANCE DOCUMENT L: 
CONSERVATION OF FUEL AND ENERGY

PURPOSE-BUILT 
STUDENT ACCOMODATION

HPI Gold
ONE PLANET LIVING  FRAMEWORK

UNITED NATIONS SUSTAINABLE DEVELOPMENT

Metrics for achieving each 
of the One Planet Living 
principles, throughout the 
architecture and landscape:

Intention for similar 
HPI principles to be 

applied - although will 
not be certified.

A sustainable development starts with the community, creating a neighbourhood that encourages and enables a low-impact lifestyle.

Regenerative Strategy

Water Strategy

Whole Life CarbonSmart Energy

CIRCULAR ECONOMY

In a circular economy, waste and pollution are eliminated, products and materials are 
circulated at their highest intrinsic value, and nature is regenerated.

Maximise the potential for circular design principles, 
inlcuding the cataloging and reuse of materials from 
site demolitions

Circular Economy

CIRCULAR ECONOMY

In a circular economy, waste and pollution are eliminated, products and materials are 
circulated at their highest intrinsic value, and nature is regenerated.

• Remediation of a former industrial site.
• Architectural Heritage Impact Assessment.
• Ecology including protection of bats through 

provision of dedicated bat houses and maintaining 
fight paths.

• Flooding and proactive measures to mitigate flood 
risk on site including raising of North Circular Road.

• Water quality and protection of the River Shannon 
during operation and construction.

• Meaningful use of the reservoir to service the site.
• Noise mitigation during construction.
• Enhancement of residential amenity.

Environmental Impact 
Assessment Report is being 
prepared which will include: 
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