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PHASE II - CLEEVES RIVERSIDE QUARTER - 
RESIDENTIAL & PUBLIC REALM
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PHASE II - PROPOSED SITE LAYOUT:

SITE LOCATION: PROJECT PHASING SUMMARY:

The site, known locally as ‘Cleeves Riverside Quarter’ comprises the former industrial mill complex (‘Cleeves’) situated on the northern side of the River Shannon. 
The Masterplan currently comprises four phases, this planning application and public information event concerns proposals for Phase II.



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 

site beyond

Bringing a unique 
meaning to the public 

and community
environments in the 
interfaces between 

new and old

 
	 1833

	 1851 - 1853
	 1854 - 1864
	 1865 - 1876

	 1877 - 1884

	 1881 - 1884
	 1884 - 1889
	 1900 - 1927

	 1927 - 1950
	 1951 - 1960
	 1961 - 1974

	 1975 - 1986
	 Post 1986

Pre Flax - Quarrying
Before industrial development, the site was 
used for quarrying and shipbuilding along 
the River Shannon. 

Phase 1 - Flax 
Flaxmill built by J.N. Russell & Sons, 
representing a significant step in Limerick’s 
early industrial growth before the flax trade 
declined.

Phase 2 - Flour 
The vacant flax mill was briefly adapted for 
flour storage, whilst Thomas Cleeve began 
operating nearby.

Phase 3 - Condensed Milk
Thomas Cleeve converted the former mill 
into a large-scale condensed milk factory, 
expanding rapidly before labour unrest and 
economic turmoil ended operations in the 
1920s.

Phase 4 - Dairy Disposal
The State-run Dairy Disposal Company 
took over, modernising and extending the 
complex while production steadily declined 
toward the 1970s.

Phase 5 - Golden Vale
Under Golden Vale ownership, most historic 
structures were cleared, operations ceased 
in 2011, but the surviving mill and chimney 
became protected symbols of Limerick’s 
industrial heritage.

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 and int he 
diagram above. 

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

HISTORIC PHASES: HISTORIC SUMMARY:

HERITAGE 
STRATEGY:

Flax Mill and Chimney Curtilage
Site Boundary

The site is historically significant as one of Ireland’s largest industrial sites in the 19th century. The Cleeves factory buildings provide an industrial ‘axis’ that will 
support a new transformative programme of mixed uses and public realm linking the riverside with the reservoir.



R
  I
  V
  E
  R
 

S
  
H
  
A
  
N
  N
  O
  N

Boundary Wall

01a

01b

02 03a

03c

03b

08

04

05b

05a

06

14

16

15 12

11a & 
11c

11b

07a

07b

07c

10

09d

09c

09b

09a

13

12

12

Structures to be demolished 

Fabric Retention and Reuse - please refer to the Heritage & 
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Demolition - Site Location Plan
1

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.
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Photograph of Existing Site

Proposed Illustrative View

CLEEVES RIVERSIDE QUARTER

PREPARATION OF THE SITE - 
DEMOLITION/ENABLING WORKS
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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.
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EXISTING SITE CONDITION:

PROPOSED OPENING UP OF THE SITE TO THE PUBLIC:

PROPOSED DEMOLITION:

Reflecting the scale of ambition for the reuse of the Mill complex, each building has been appraised individually and by reference to the sites special interest. 
Opportunities have been identified and new proposals and interventions seek to open up the Cleeves site to the public.



CLEEVES RIVERSIDE QUARTER

PHASE II APPLICATION SUMMARY

Phase II of an integrated mixed-use Masterplan which will deliver a diverse range of residential accommodation and connected by a transformational Public 
Realm that supports the future of working, living and learning.

CRECHE (Salesians)

PUBLIC OPEN SPACE

COMMERCIAL (OCS)	

PURPOSE-BUILT 
STUDENT ACCOMMODATION 
	 Quarry (Inc. 18 studios)

02. Illustrative Aerial View

01. View from The Bishop’s Quay

RESIDENTIAL 
 

Salesians Site - 166 Homes
	 76 x 1beds | 70 x 2beds | 20 x 3beds

Stonetown Terrace - 47 Homes
   6 x Studios | 12 x 1beds  | 20 x 2beds 
   9 x 3beds

O’Callaghan Strand (OCS) - 21 Homes
	 9 x 1beds | 12 x 2beds

KING JOHN’S CASTLE

SARSFIELD  BRIDGETHOMOND PARK

WESTFIELDS WETLANDS SHANNON BRIDGE

382 SQM

7,800 SQM

234 HOMES

299 SQM

270 BEDS



CLEEVES RIVERSIDE QUARTER

MATERIAL & ELEVATION STRATEGY

01. Apartment Block - Stonetown Terrace

02. Townhouses - Stonetown Terrace

03. Side Elevation - O’Callaghan Strand

04. Front Elevation - O’Callaghan Strand

05. Reservoir Elevation - PBSA/Quarry

06. Quarry Elevation - PBSA/Quarry

07. Apartment Block - Salesians

08. Apartment Block - Salesians

09. Triplexes - Salesians

01 02 03 04

0905 06 07

LIMERICK CITY MATERIALITY
Character & Materiality

LIMERICK CITY MATERIALITY
Character & Materiality

The proposed materials have been selected by analysing the various palette of materials on the existing Cleeves site as well as making reference to the rich 
historical and contemporary examples within Limerick, so that the proposals feel part of the city.

3. ARTICULATED BASES2. DISTINCTIVE GABLES1. RHYTHMIC FACADES
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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

166 
NEW HOMES

05. Illustrative View from Salesians
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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 
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13 Limestone - reclaimed from 
site demolition works
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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
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STONETOWN TERRACE 
RESIDENTIAL
A diverse mix of 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.

47 
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04. Illustrative View of Stonetown Terrace

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

01. Aerial View (Zoom in of Stonetown Terrace) 03. Illustrative Plan

02. Illustrative Elevation in Context, to apartment block

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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Landscape, public realm and neighbouring buildings 
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Existing building plans and elevations are based on 
survey information drawings received on 11.09.2020 
GEODATA-Measured Buildings Survey (Blocks 1-14)
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Cleeves Limerick

SALESIANS-Proposed GA Plot Elevations (2 of2)

01/08/2025
London

CRQMP-FCBS-04-ZZ-DR-AA-0884

FCBS project no 2027GW

1 : 200
SALESIANS - Proposed Plot Elevation - West1

1 : 200
SALESIANS -Proposed Plot Elevation - East2

P01 Draft Planning Issue 22.08.25
P02 S2 Planning Issue 05.09.25
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Pre-application meeting 01

1B 2P 40 42%

2B 3P 0 0%
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2B 3P 13 12%

2B 4P 38 36%
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Total

Pre-application meeting 04

1B 2P 44 44%
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Total

Proposal

1B 2P 46 46%

2B 3P 13 13%

2B 4P 33 33%
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Total
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Creche
Space for 34 children  
provided at the heart 
of the proposals with 
dedicated open space 
and drop-off facilties.

01. Aerial View (Zoom in of Salesians) 04. Illustrative Plan

03. Illustrative Section in Context

02. Illustrative Elevation in Context

05

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

01. Aerial View (Zoom in of Quarry PBSA) 03. Illustrative Plan

02. Illustrative Elevation in Context, South elevation

270 
NEW BEDSPACES

A

C

D

A

A

A Student Residential 
accommodation, 
West Wing 2A:   7 storey + plant
Central Wing 2B: 7 storey
East Wing 2C:      6 storey

B Linking single storey 
communal spaces

C External Communal Amenity 
Space for Students

Key

D Reservoir

B
B

C

A

A

A

Cold Store

C

D

C

(245 no.)

(18 no.)

(7 no.)

04 02
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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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• Creating an attractive and active public realm in this
new quarter, focussed on celebrating the riverside 
setting and the unique industrial heritage of Cleeves 

• 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 neighbourhood permeability by creating
universally accessible connections from O’Callaghan
Strand Promenade and North Circular Rd

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 Aerial Rendering: Flaxmill and Riverside Public Realm Area
2 Viewing Terraces overlooking the River, with seating edge 

formed on remnants of the Cleeves boundary wall

3 Cafe Terrace seating area adjacent to riverside promenade

4 Greening and Shared Surface on Raised North Circular 
Road, offers a universally accessible shared surface for 
pedestrians, cyclists and vehicles with new landscaping, 
along with additional flood protection

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

A Gateway to the Quarter, Supporting Riverside Activity:  Canopy & O’Callaghan Strand Cafe Area

6 New temporary public garden offering amenity space and 
flood resilience prior to development of the Shipyard site, 
with new access points from riverside promenade

3 - Cleeves Riverside Quarter

Proposed Scenarios

VENUE FOR LIMERICK CITY EVENTS

1 : 100

Section 13 Copy 1 Copy 1 Copy 2
2

1 : 100

Riverside Canopy- Section AA1
1

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

Scale: 1 : 100

Riverside Canopy Bay Study

1 : 100
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2
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Riverside Canopy- Section AA1
1

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

Scale: 1 : 100

Riverside Canopy Bay Study

vertical elements sheltering from 
wind/ with seating

-

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

• Protected from Weather 
(Rain, Wind and Sun)

• Location for annual events 
and spectator support

• Solar PV plug in power/ data 
points

St. Patrick’s Day Festival

Riverfest

Head of the River
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points
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Proposed Scenarios

VENUE FOR LIMERICK CITY EVENTS
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Riverside Canopy Bay Study

vertical elements sheltering from 
wind/ with seating

-

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

• Protected from Weather 
(Rain, Wind and Sun)

• Location for annual events 
and spectator support

• Solar PV plug in power/ data 
points

St. Patrick’s Day Festival

Riverfest

Head of the River

Canopy offers weather protected viewing 
point between the River and the Flaxmill 
civic plaza. Vertical elements offer 
additional shelter from wind, incorporating 
seating and interpretive signage 
referencing the history of the site

Public space with potential to support 
community uses, exhibitions, festivals and 
pop-up and scheduled events 

4 - Cleeves Riverside Quarter

Proposed Scenarios

CANOPY SUPPORTING EVERYDAY LIVING

• Informal Meeting Point/ 
Lunchtime Meets etc

• Place for impromptu 
performances

• Venue for informal 
communal exercise

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

• Weather Protection on 
people’s daily routes

• Solar PV Offering plug in 
charging points on vertical 
panels

Supporting informal meetings/ cultural
events

Plug-in charging at lunchtime

Exercise under the riverside canopy

7 Potential for temporary meanwhile uses in location of 
former shed on the Shipyard site

8 Re-opening of old openings in the existing walls behind St 
Michaels Rowing Club offers improved permeability and 
connectivity towards the riverside and O’Callaghan Strand

9 Enhanced shared surface for pedestrians, cyclists and 
vehicles along the O’Callaghan Strand promenade and 
Stonetown Terrace

7

6

3

2

1

5

8

8

4

9

1 2 34

6

5

7

Key 

Flaxmill Plaza
Recycled materials paving pattern

49
LCLE001 Cleeves Landscape Materials Report

It is proposed to reused salvaged materials from the site in combination 
with large scale concrete paving to create a playful mosaic on Flaxmill 
plaza. 

Reference image right: Example of combining cobbles (reclaimed) and 
new large scale concrete paving units.
Images bellow: Examples of materials that can be salvaged and reused 
from the site: Metal elements and cobble stones

Flaxmill Plaza
Recycled materials paving pattern

49
LCLE001 Cleeves Landscape Materials Report

It is proposed to reused salvaged materials from the site in combination 
with large scale concrete paving to create a playful mosaic on Flaxmill 
plaza. 

Reference image right: Example of combining cobbles (reclaimed) and 
new large scale concrete paving units.
Images bellow: Examples of materials that can be salvaged and reused 
from the site: Metal elements and cobble stones

• Forming public open spaces with distinctive
characteristics, reinforcing a sense of place from the 
riverside, through the civic scaled Flaxmill space, to 
the iconic chimney with remnants of Cleeves industrial 
past. 

• The design of the Flaxmill public realm incorporates
industrial heritage references along with climate 
resilient circular design strategies, such as potential for 
use of recycled / salvaged materials as part of paving.

1 32

North Circular Road

Condell Road
St. Michael’s 

Rowing Club 

(existing)

Stonetown Terrace

O’Callaghan Stra
nd

Flaxmill

9



CLEEVES RIVERSIDE QUARTER

NEW PUBLIC SPACES FOR LIMERICK CITY

2685

PEDESTRIAN REFUGE AREA

BASEMENT OUTLINE

Pa
re

nt
an

d
C

hi
ld

Pa
re

nt
an

d
C

hi
ld

KOMPAN AGILITY TRAIL 6 NRO865

*

*

*

ESB Mini Pillar

ESB Mini Pillar

AS
H

P

AS
H

P

AS
H

P

AS
H

P

AS
H

P

AS
H

P

AS
H

P

AS
H

P

ASH
P

ASH
P

ASH
P

ASH
P

ASH
P

DRI

DRI

1:
12

 V
eh

ic
ul

ar
 R

am
p

1:
21

Ve
hi

cu
la

r R
am

p

La
nd

sc
ap

in
g 

sl
op

e 
to

 b
ou

nd
ar

y

to
 re

du
ce

 re
ta

in
in

g 
w

al
l h

ei
gh

t

La
nd

sc
ap

in
g

sl
op

e 
to

 b
ou

nd
ar

y

to
 re

du
ce

 re
ta

in
in

g 
w

al
l h

ei
gh

t

La
nd

sc
ap

in
g 

sl
op

e 
to

 b
ou

nd
ar

y

to
 re

du
ce

 re
ta

in
in

g 
w

al
l h

ei
gh

t

ES
B 

Ki
os

k
5 

Sq
.m

1:20Accessible Ramp

1:
20

Ac
ce

ss
ib

le
 R

am
p

1:
21

Ve
hi

cu
la

r R
am

p

12.090

+12.72

+9.590

+10.065

+11.60

+11.360

11.270

+11.350

1.640

.770

2.090

+12.530

+13.980

+13.990

+9.910

+9.550

+11.60

Salesians Block A1B2P
49 m²

Salesians Block A1B2P54 m²

Salesians Block A2B4P81 m²
Salesians Block A2B4P81 m²

Salesians Block A1B2P
54 m²

Salesians Block A1B2P
49 m²

Salesians Block APrivate Amenity22 m²

Salesians Block APrivate Amenity14 m²

Salesians Block APrivate Amenity14 m²

Salesians Block BPrivate Amenity22 m²

Salesians Block BPrivate Amenity14 m²

Salesians Block BPrivate Amenity14 m²

S

Salesians Block APrivate Amenity22 m²

Salesians Block APrivate Amenity14 m²

Salesians Block APrivate Amenity14 m²

Sal
Pri

Sal
Pri

Sal
Pri

SalesiansCommunal AmenityNot Enclosed

Salesians Block B1B2P
104

49 m²

Salesians Block B1B2P
105

54 m²

Salesians Block B2B4P
106

81 m²

Salesians Block B2B4P
107

81 m²

Salesians Block B1B2P
108

54 m²

Salesians Block B1B2P
49 m²

*

LANSDOWNE
APARTMENTS

EX
IS

TI
NG

 F
EN

CE
 L

IN
E

UNDERCROFT
CARPARK

EXIS
TI

NG F
ENCE LI

NE

SHED

LIN
E 

OF 
BA

SE
MEN

T

BE
LO

W

SPRINKLER TANK

BELOW

EV Charging Station

Retaining Wall

Retaining Wall

Re
ta

in
in

g 
W

al
l

Re
ta

in
in

g 
W

al
l

1:
21

 S
LO

PE

ASHP

ASHP

ASHP

ASHP

ASHP

ASHP

ASHP

ASHP

ASHP

SE
TD

OW
N

Resident Bike Parking
(72)

PARCELS

3 
Ca

rg
o 

Bi
ke

Te
rra

ce

Te
rra

ce

Te
rra

ce

Te
rra

ce

Te
rra

ce

Car Parking

Ca
r P

ar
kin

g

Ca
r P

ar
kin

g

01

02

03

08

09

10

11

12

07

06

05

04

13

14

Car Parking

Si
te

 A
pp

lic
at

io
n 

Bo
un

da
ry

Site Application Boundary

2 Cargo Bike

LIFT

Face of  Q
uarry W

all

Covered Cycle Parking (26 Bikes)

Covered Cycle Parking (36 Bikes)

External
Amenity
Space

04
Car Parking

01
02

03

C
ar

 P
ar

ki
ng

05

Se
td

ow
n

Ar
ea

Cargo Bike Parking (4 Bikes)

EV Charger

UD WC

ESB SingleSubstation

LV Switch &Metering /PV Room

Telecomms

DWS PlantRoom

Staff

Reception

2C
L0

0-
01

2C
L0

0-S
A1

2C
L0

0-0
3

2C
L0

0-0
2

2C
L0

0-0
4

2C
L0

0-
05

2C
L0

0-
08

2C
L0

0-
07

2C
L0

0-0
6

La
un

dry

Recreation
Room

Refu
se

Stor
e

Refu
se

Stor
e

Lobby

Lobby

External
Store

Study Room

Line of Water Tank &

Pump Rooms Below

2A
L00-09

2A
L00-08

2A
L00-07

2A
L00-06

2A
L00-01

2A
L00-05

2A
L00-04

2A
L00-03

2A
L00-02

CWS/Pumps

Main
Comms

Refu
se

Stor
e

Stor
e

UD W
C

Staff UD
WC

2A
L00-SA1

Storage

Lo
bb

y

DW
S P

lan
t

Laundry

Generator
Room

DWS Plant

Lift

Lif
t

Lift

OCS
Commercial

281 m²

OCS
Cycle Store
39 m²

OCS
LV Switch &

Metering
24 m²

OCS
Comms Room

15 m²

OCS
ESB Single

Substation
14 m²

OCSLobby6 m²

OCS
Telecomms
10 m²

OCS
Refuse Store
25 m²

(34 Spaces total

inc. 2 Accessible) FApanellocation

5400

5100

5100

Elec

Comms

Smk

Ext

LifeSafety

DRI

5400

OCSParking
26 m²

OCSParking
26 m²

OCSParking
23 m²

OCS

Commercial Refuse

& BOH20 m²

OCS

MWS Break Tank

Room22 m²

OCS
Emergency

Generator
18 m²

Sprinkler tank and

pump room below -

refer to basement

pullout plan

EV

Store5 m²

OCS

Communal Entrance

31 m²

Gen. Flue
offsets at

high level

(includes Life

Safety Panel)

Mech
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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.

www.mitchell.ie info@mitchell.ie       +353 1 454 5066
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• Creating an active public realm celebrating natural
features and setting including the reservoir and quarry

• Offering neighborhood permeability by creating
connections within the new quarter between the upper
residential sites and the public realm of the lower sites
around the reservoir

• 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, along the quarry face 
and potentially within the reservoir

• 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:  Quarry / Reservoir Public Realm Area with connectivity to upper sites

1

Partial Aerial Rendering: Quarry / Reservoir Public Realm Area with connectivity to upper sites

2

3

4

5

View B, Quarry / Reservoir Public Realm Area, amenity uses with connectivity to upper sites
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Key 

Play area in public realm for older children

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

Potential for access to reservoir edge for recreational / 
amenity uses, including water sports such as kayaking, 
paddleboarding etc. 

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

Potential for rock climbing amenity at existing Quarry face 

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

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

Pedestrian Connectivity between Quarry Public realm and 
North Circular Road

Integration of surface water drainage features from upper 
sites to the reservoir at the lower Quarry site, as part of the  
sustainable on site water storage strategy

10 Supporting site ecology: Bat house integrated along quarry 
face / steps

Examples of Nature Based Sustainable Drainage solutions 
integrated within the public realm design

Nature Based SuDS
Cleeves

1
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Water Channel Tree Pits

Channel Covers Pipes and outles

Robert Bray Associates - Bewdleys School

Nature Based SuDS
Cleeves
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Water Channel Tree Pits

Channel Covers Pipes and outles

Robert Bray Associates - Bewdleys School

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

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 Amenity Uses within the Quarry / Reservoir Area

Quarry & Reservoir

24
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Fitness Court Location

Rock Climbing Area Location

The Quarry, with its dramatic walls and reservoir form a unique space in the 
city. It reveals the geology and topography of the city, and the alignment 
of the river, and is expressive of the development of the cultural heritage 
of the site; as the quarry was excavated, the buildings were built from the 
stone. both the reservoir and the quarry walls enclosing the space define 
its unique character and need to be remain visually connected within the 
open space of the quarry area, and through to the Flaxmill. The masterplan 
also opens up a new view from the Flaxmill Square across the reservoir to 
the quarry walls. 

The quarry area is a sun trap sheltered from the wind, making a warm, 
sheltered - and quite rare- microclimate in Limerick, that is maintained and 
used. Where shading takes place  the scheme creates lush damp spaces. 
However the reservoir edge is developed as a terraced area down to the 
water’s edge, facing south. This unique public park, includes a play space 
with a special character relating to the cultural and natural heritage of the 
site. 

The lower reservoir and quarry floor levels connect to the upper quarry and 
Salesians site some 6-8 metres higher via a stepped structure connected 
to eth quarry wall and reservoir. A boardwalk, along the western edge 
connects to a new entrance to this park on the North Circular Road – 
from where a sloped path gains access to the upper levels.  This give a 
‘look-out’ on the promontory at the Salesians site. The staircases  give an 
opportunity to experience the quarry wall at close hand.. 

The development of early access to the quarry and reservoir edge, along 
with other meanwhile uses across the site, would will enable the public 
to use the dramatic spaces and allow the biodiversity to begin to be 
managed. Japanese knotweed is present on site and is being managed 
through the injection of herbicide. The quarry face is overgrown with the 
invasive Old Man’s Beard (Clematis vitalba), and ivy  which also requires 
management on site. The proposal, developed with the ecologists and 
engineers is to carefully remove invasive and woody  vegetation, including 
buddleia, in order to determine  the stability of the rock face, and allow 
controlled re-vegetation, leaving one north facing section available for rock 
climbing. 

The submerged piers within the reservoir are proposed to be removed – 
with some potential for recycling any possible stone elements in to the 
scheme. 

Refer to the demolition Drawing no CRQMP-FCBS-ZZ-XX-DR-AA-1900 

This enables the reservoir to become more accessible for recreation, with 
a defined area for habitats, including the introduction of floating islands to 
increase the surface area of riparian planting for enhance those habitats.

Jardin Extraordinaire, Nantes Jardin Extraordinaire, NantesNorth Boulder Park, Boulder

Quarry Park, Rocklin

Rock climbing 
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Quarry & Reservoir
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This approach is used throughout the site as access to the river, access 
from the riverfront to the Flaxmill plaza, and access to the reservoir. 
The aim is not to only create a connection and access but also to provide 
seating opportunities and a place to stay. 

Kayaking 
Extract from ARUP report showing Quarry boardwalk and steps structure 
diagram

Concept 3D model of Quarry Wall and Reservoir interface

Floating constructed island, Leiden

Interface with reservoir

Recreational water activities 

4

3

View A, Public Realm Connectivity, to/from NCR
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CLEEVES RIVERSIDE QUARTER

TIMELINE & NEXT STEPS

The Phase II application will be submitted shortly in October 2025.

2021 - 2023

KICK-OFF & MASTERPLAN

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

1

2

3
4

5

6

7

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

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 IV: 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 III: 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

Phase I: Flaxmill Building Repair & 
Stabilisation Works

Stabilisation, consolidation and repair of the 
upper storey and roof of the main mill building 
with an anticipated start at the end of 2025.

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

2024-2025

DESIGN DEVELOPMENT

This planning application is made under Part X and XAB Section 175(3) and Section 177AE(3) of the Planning and Development Act, 2000 (as 
amended). The application is being made by LCCC in partnership with Limerick Twenty Thirty (LTT). 

A copy of the plans and particulars of the proposed development, the Environmental Impact Assessment (EIAR) and the Natura Impact 
Statement (NIS) will be available for inspection at the following locations:

The office of An Coimisiún Pleanála, 64 Marlborough Street, Dublin 1, D01 V902

Limerick City and County Council, Merchant’s Quay Limerick V94 EH90

Limerick City and County Council, Dooradoyle Road, Dooradoyle, Limerick, V94 WV78

The application plans and particulars, the EIAR and NIS may also be viewed or downloaded online.

Submissions or observations on the proposed development may be made in writing only to An Coimisiún Pleanála, 64 Marlborough Street, 
Dublin 1 D01 V902.

Any enquiries relating to the application process should be directed to the Strategic Infrastructure Section of Coimisiún Pleanála, (Telephone 
No. 01 8588100).

Submit application 
to An Coimisiún 

Pleanála

Masterplan Principles 
consulted on and 

publicised

Design Development, 
Review of feedback 

and ongoing 
Local Stakeholder 

Consultation

OCTOBER 2025

NEXT STEPS & PLANNING CONSENT PROCESS

Since the Masterplan has been developed, the design team have been progressing with designs for the Phase II 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. A number of stakeholders 
have been consulted including a number of internal departments within Limerick City & County Council and during the wider Public 
Consultation events held in June 2025.

PROPOSED CONSTRUCTION STAGES TIMELINE:

PHASE II APPLICATION:

ADDITIONAL PHASES:

Q1

1. CONSTRUCTION OF BAT HOUSES

2. DEMOLITION/ENABLING WORKS

3. FLOOD DEFENCE WORKS

4. SALESIANS

5. STONETOWN TERRACE

6. O’CALLAGHAN STRAND

7. QUARRY

8. FLAXMILL PLAZA

9. MOBILITY HUB (SHIPYARD)

Q2

2027

Q3 Q4 Q1 Q1 Q1Q2 Q2 Q2

2028 2029 2030

Q3 Q3 Q3Q4 Q4 Q4
PHASE II

WORK STAGES



CLEEVES RIVERSIDE QUARTER

APPROACH TO SUSTAINABLE MOBILITY, 
TRAFFIC & TRANSPORTATION
•	Minimising vehicular 

access within the main 
public spaces

•	Supporting shared 
vehicular mobility options 
including a residential car 
club on the Shipyard site 

•	Provision for set-down 
spaces, for deliveries and 
servicing

02. Site Pedestrian and Cycle Connectivity Strategy Diagram

Condell Road

North Circular Road

Stonetown Terrace

O’Callaghan Strand

01. Site Vehicular and Servicing Strategy Diagram

Condell Road

North Circular Road

Stonetown Terrace

O’Callaghan Strand

Key

Residential Cycle Store
Cycle Route
Pedestrian Route
Public Lift

Existing carparking spaces on 
Stonetown Terrace retained.

1*

Key

Servicing Route
Vehicular Route
Standard Car Parking Space
Accessible Car Parking Space

•	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 upper residential 
sites and lower sites

Cycle Parking Summary  
including secure, strategically located 
cycle parking infrastructure 
Resident spaces: 			   466 no.

Residential Visitor spaces: 	 110 no.

Creche spaces: 			       3 no.

Public / Mixed Use spaces: 	 120 no.
(Mobility Hub & Public Realm)

Car Parking Summary

Residential / PBSA spaces: 	 69 no.

Residential Car Club spaces: 	 10 no.
(on the Shipyard site)

Creche Drop-off / UA Spaces: 	4no.

Public / Visitor spaces: 		  26no. 

Salesians School Spaces: 	 30no.
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Mobility Hub Cycle Parking
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