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1.0 Introduction: 
 

The relocation of the City Council stores and depot from Bolton Street creates an 

exciting oppor tunity for  development &  rejuvenation of a pr ime site in close 

proximity to the City Centre. The City Council envisages a landmark urban 

renewal development for  this site. The proposed urban renewal project should 

encompass work, leisure, and service activities to ensure a lively and sustainable 

development. The project will compliment the objective to develop an office 

quar ter  in this par t of the city. 

 
 

The design framework was prepared using the procedures set out in Chapter  I I  

of Par t I I  of the Planning and Development Act 2000, in relation to the making 

of Local Area Plans. The Design Framework was made by Water ford City 

Council on July 2nd 2007. The design framework is consistent with the Waterford 

City Development Plan which came into operation on July 8th 2007. 
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2.0 Site Descr iption 

 

 

2.1  
The Bolton Street site is a prominent city centre location (see map above) within 

minutes walking distance of the main shopping distr ict, the Quay, the city park, 

and the civic offices of Waterford City Council. There is already a significant 

and diverse building-mix in this eastern inner  city location, including residential, 

financial, public administration restaurants/ bars, and many related general 

business premises.  

 

The site compr ises of 3.677 acres bordered by the Johns River  to the east, the 

19th century Cour t House and Peoples Park to the south, Cather ine Street to the 

west and Beau Street/ Bolton Street to the nor th. 

 

Apar t from the attractive and central location, the extensive frontage to the 

Johns River  and the Peoples Park make this site a unique oppor tunity for  

development.  
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2.2 Existing use and condition: 

 
The Bolton Street site is cur rently owned/ occupied by Water ford City Council. 

The site consists of the Bolton Street car  park, a storage yard with numerous 

sheds, prefabs, ware housing, small single/two storey staff units and a filling 

pump/ gas pump, the city Fire Station and the prominent Cour t House. The yard 

is used by the city council for  the parking and storage of its trucks/ vehicles and 

for  stor ing miscellaneous items, signage etc.  

 

The relocation of the above activities to a suburban site presents an oppor tunity 

to develop this site to its full potential. I t is envisaged that all the existing 

buildings would be demolished to accommodate the development. 

 

 

 

 

Below: Survey photos of site in existing use. 
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Below: Survey photos of site in existing use. 

 

 

 

 

 
 

 

 

Below: Aer ial photograph of site in existing use 
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3.0 Context 

3.1 National Spatial Strategy: 
 
 
Water ford is the predominant urban centre in the South East Region, with its 

role as capital of the region emphasised by the regional level of functions and 

services provided in the area of health and education, industry, tour ism, 

commerce and retailing, transpor tation and public services.  

 

The National Development Plan and the National Spatial Strategy provides for  a 

‘gateway’  approach to regional development. Waterford has been proposed as 

the regional gateway for  the southeast region.  

 

Water ford, as the fifth largest City in the State plays an impor tant role within the 

national urban hierarchy and is a key location in the policy on balanced regional 

development, having been identified as a major  gateway which will be targeted for  

public and pr ivate sector  investment. An element in the public sector  investment is 

the decentralisation of civil service facilities. The Bolton Street site offers an ideal 

oppor tunity for  this decentralisation scheme due to its city centre location and 

proximity to Waterford’s civic offices and transpor t/public transpor t infrastructure.  

 

The policies and objectives contained in the Development Plan for  Waterford city 

are designed to ensure that Water ford maintains and enhances its role as the 

regional capital and develops as a major  gateway location for  the delivery of the 

objectives of the National Development Plan. The envisaged development on the 

Bolton Street site will enable the city to aspire to these objectives.  
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3.2 Zoning: 
The Water ford City Development Plan 2007 -2013 has zoned the site as “ a mixed 

use oppor tunity site” . The pr inciples of sustainable development would 

encourage the development of mixed-use areas. The term mixed use is used to 

descr ibe development that includes an appropr iate mix of different facilities 

.While the schedule of land uses in the Development Plan indicates permitted 

uses, developments involving uses not listed in the schedule may be considered on 

their  mer its.   

 

 

The envisaged development in the design model would consist of 3no. office 

blocks, restaurants/ retail units, and a multi storey car park.  

 

 

 

Below: Map of zoning within the site ( Water ford City Development Plan 2007) 
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3.3 Planning, Land Use, and Transpor tation Strategy 

(PLUTS) 
 

The PLUTS document was commissioned with an under lying aspiration to achieve 

the development of a compact, vibrant, sustainable city whilst ensur ing the 

integration of land use and transpor tation planning. 

 

The envisaged development on the Bolton Street site should mir ror  the aims and 

policies of the PLUTS document whilst str iving to achieve social and economic 

cohesion within the area. The Bolton street development should enhance the vitality 

and viability of Water ford city centre whilst also fur ther ing the role of the city as a 

national/regional hub for  employment.  

The Bolton Street scheme should reflect the PLUTS vision by allocating additional 

pr ior ity to pedestr ians within the site, and ensur ing that there is ample parking 

provision within the site. The multi-storey car park should encourage a park and 

walk system to its users.  
 

4.0 Site Analysis 
 

4.1 Oppor tunities: 
 

·  With location an essential ingredient for  a successful development, this 

site is attractive as it is located within the core of Waterford City and is 

close to all major  transpor t cor r idors and public transpor t infrastructure. 

Water ford’s main thoroughfare, ‘The Mall’  is only metres away and 

hence the development is within the high profile hub of Water ford in an 

area synonymous with the hear t of the city. 

 

 

 

·  The amenity sur rounding and within the site offers an ideal working 

environment as it has an aesthetically pleasing feel to it. The large 
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expanses of greenery, the adjoining public park, the existing and 

proposed open space, and the r iver  bank walks will combine to offer  those 

working within the area and also those passing by, a unique ambience and 

amenity within the city centre. 

 

·  The extensive street frontage on both Cather ine Street and Bolton Street 

provides flexibility in terms of access and layout. 

 

·  The backdrop of the successful Mar itana Gate scheme sets the tone for  a 

high quality development. 

 

·  At 3.67 acres this is by far  the largest city centre site to be offered for 

development in recent years and provides the oppor tunity for  a 

comprehensive landmark development. 

 

·  With the exception of the nor thwestern boundar ies that are bordered by 

2/3 storey-terraced housing, the site boundar ies are largely free from 

constraints allowing great flexibility in design terms. 

 

·  The existing car  park situated to the nor th of the site at the junction of 

Bolton St and William St will offer  an ideal buffer  open space area 

between the main roads and the offices and car  parking facilities. A 

public plaza is envisaged for  this car  park, in keeping with the proposed 

public amenity and accessibility within the area. This will contr ibute to 

the public realm of the project. Internal open space should run in a 

nor th/south direction through the development creating a public cor r idor 

and green space. 
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·  The Cour t House grounds are very prominent in Water ford city due to 

the classical architectural style of the 19th century building itself and the 

expansive open space sur roundings. There is an oppor tunity to integrate 

and fur ther  develop the Cour t House into the any proposed scheme and 

increase the vitality and visual amenity within the area.  

 

·  There are no ‘building lines’  as such to restr ict design solutions.  

 

·  Relatively high densities may be permitted on the site and heights 

compatible with both Mar itana Gate (6-7 storey) and Bolton Street/ Beau 

Street/ Cather ine Street (2-4 storey) are achievable. Buildings varying 

from 3-5 storeys are envisaged. An oppor tunity lies within the site to 

create buildings of substantial scale to compliment the existing 

sur roundings. 

 

 

4.2 Constraints: 
 

Whilst the site has an extensive ar ray of oppor tunities, there are, however, a 

number  of constraints within the area.  

 

·  A main drainage pipeline runs in a nor th/ south direction through the site 

(1200mm diameter ). The pipeline enters the site to the south of Lombard 

Street/ Bolton Street junction, and runs through the middle of the site as 

far  as the Cour t House grounds. The way-leave surrounding the sewer  is 

10 metres (5 metres either  side) and, therefore, any building works should 

adhere to this way-leave unless the sewer is re-routed, fully or  par tially.  
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·  Access to the site is rather  restr icted in the sense that, to the east is the 

border ing St Johns r iver , to the south are the Cour t House grounds, and 

to the west and nor thwest there are existing terraced houses/ offices etc. 

Access to the site will, therefore, be restr icted to a one-way system 

enter ing from Bolton Street at the nor theast of the site and exiting onto 

Cather ine Street to the southwest of the site.  

 

·  Archaeological assessment of the site may be required. 

 

5.0 Design Approach 

5.1 Land Uses 
 

The framework development itself consists of 3 no. Office buildings, a multi-

storey car  park with adjoining office/ retail units and restaurant, and public 

plazas/ open space. A good mix of uses in any event is of paramount impor tance 

to the development of this site and proposals should ensure a var ied sustainable 

mix consistent with the Waterford City Development Plan. 
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The design approach should embrace proper urban design pr inciples and str ive 

to act as a benchmark urban renewal project for  Water ford city. There should 

be varying building height and design to create a sense of place. I t is also of 

paramount impor tance to make provision for  substantial public realm areas 

within the site to achieve a sustainable balance between maximising building 

floor  space and providing for  public amenity. A public vista is envisaged running 

in a nor th/south direction through the site adjoined by public plazas at either 

end, to achieve such a balance. The design should provide for  permeability, links 

from Cather ine Street to Bolton Street and the Peoples Park are desirable.    

 

Building heights should respond to the adjoining built environment and amenity 

considerations, whilst a strong sense of visual cohesion for  the overall 

development is desirable and the emphasis should be on qualitative design and 

not quantative standards. 
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6.0 Descr iption of Scheme 
The Bolton Street office and car  park development is envisaged to include a built 

environment similar  to the proposed model. This framework should be 

considered as indicative only. Any alternative framework should encompass the 

same pr inciples. 

(Above): proposed Framework plan of Bolton Street site. 

 

 

The project will involve the construction of four  units in varying layout and size. 

 

Building A is to be situated to the west of the site adjoining Beau Street. The 

building should consist of a multi-storey car  park with approximately 600 spaces 

including an appropr iate number  of disabled bays. The height of Building A 

should vary, with the central por tion being 6 levels (4.5 stor ies &  roof parking) 

and with the nor th boundary being 3.5 levels so as not to visually intrude upon 

the Beau Street terrace and to avoid overshadowing and light depr ivation. I t is 

envisaged that this structures area should measure approximately 14650 sq. 

metres. There is also potential within Building A for  ground floor  retail &  

restaurant facing ‘ the street’ . 
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Building B is to be located to the east of the site over looking the Johns River. The 

building should be used as offices and have extensive r iverside frontage. The 

offices are to range in height from 3 to 5 storey. I t is envisaged that the front 

elevation facing the Johns River  will have 5 levels, whilst the fingers facing 

inward towards the public plaza will be 3 and 4 levels.  

Pedestr ian access will be maintained along the r iver  edge. I t is envisaged that 

this structures area should measure approximately 7300 sq. metres. 

 

Building C is to be located to the southeast of the site border ing the Cour t House 

grounds and the Johns River. This building will also be used as offices. The split 

level set back design should vary in heights between 2 &  3 floors with 2 floors 

facing the Cour t House parklands. I t is envisaged that this structures area 

should measure approximately 2250 sq.  metres. 

 

Building D is to be located to the southwest of the site and should consist of an 

extension to the rear  of the existing prominent Cour t House. I t is hoped that the 

extension will consist of an office block with roadside frontage. The road way 

could possibly exit upon the site of the fire station on Cather ine Street. The road 

would only allow one-way traffic and will cater  for  the cars exiting the car park, 

where the traffic will converge with the Cather ine Street traffic. The Cour t 

House extension will be in keeping with the character  of the existing building and 

will resemble the existing Cour t House shape. The offices are to be of varying 

heights, the major ity being 3 levels, with the Cather ine Street elevation frontage 

2-2.5 storeys. 
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Sample 3D design of Building A 

 

 

Sample 3D design of Building B (r iver  frontage) 
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Sample 3D design of Building B 

 

 

 

 

Sample 3D design of Building C 
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7.0 Summary 

 

The proposed development should compliment and enhance the Bolton Street 

area and its sur roundings. The objectives and aims of the proposed project are 

to create a sustainable, viable development whilst ensur ing the vitality and 

aesthetic value of the site and sur rounding built environment. 

  

 

8.0 Perspective Views and Plans 

Perspective aer ial view from southern boundary 
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Perspective aer ial view from eastern boundary 

 

 

 

Perspective aer ial view from western boundary 
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Perspective aer ial view from nor thern boundary 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 

Envisaged site layout 
 

 

 

 


