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Summary

Summary

This report has been produced as a historical and historic building survey of a site
bounded by Newmarket, Ardee Street, St Luke’s Avenue and Brabazon Place,
Dublin 8. There is one protected structure within the site boundary, while another
protected structure adjoins the site to the north-west. The southern end of the site
is within a conservation area at Newmarket.
The historical background shows that the site was in use for a considerable period
and for a period of about two hundred years from the middle of the eighteenth
century it was occupied by a brewery. The brewery closed in the mid-twentieth
century, though there are still some surviving structures within the site.
The building survey examines the structures within the site, including the
warehouse, which is a protected structure, a brick-built tower, a ruined brick
building, some below-ground vaults and red-brick walls on the boundaries of
Newmarket and Ardee Street. Mention is also made of the protected structure
outside the site and adjacent to it, and also of co-working space.
The proposed development would provide for purpose-built student
accommodation. The analysis of the proposed development shows that a number
of older structures on the site; such as the tower and vaults, would be retained and
incorporated within the development, while the overall design, height and massing
of the proposed new buildings would respect the historic character of the area and
of buildings in the vicinity.
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1. Background

This report has been prepared for Thornton O’Connor Town Planning on behalf of
their client Summix FRC Developments Limited as part of the documentation to be
submitted with a planning application.
The site was inspected for the purposes of preparing this report on 23rd November
2018, 30th January 2019 and 13th May 2019 on which occasion the photographs
incorporated in the report were taken and the site examined. Previous visits to the
site were undertaken on 10th May and 24th August 2016 and 8th September 2017
for a previous planning application.
Historical research was carried out on the background history of the property and
the results are set down below.
While this report contains comment on aspects of the condition of the buildings it is
not a condition report or a structural report and must not be read as such.
This report has been prepared by Rob Goodbody BA(mod), DipEnvPlanning,
DipABRC, MA, MUBC, MIPI of Historic Building Consultants, with input from Maol
Iosa Molloy, BArch., BScArch., MUBC, DipArb., MRIAI, RIBA, MCIArb., Grade 1
Conservation Architect of Molloy&Associates.

© Rob Goodbody 2017 and 2019
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2. Historical background
2.1. Site and brewery
The medieval city of Dublin was compact, lying on the southern side of the River
Liffey in the vicinity of Christchurch Cathedral and Dublin Castle. By the end of the
medieval period the city already had suburbs outside the walls and over the
ensuing years these suburbs grew steadily. Precisely when individual streets in
the vicinity of the city first appeared is not usually known, though it may be
assumed that certain streets were the routes into and out of the city and hence
were of an early date.
The first map of the city of Dublin appeared in 1610 at a relatively small scale.
While its accuracy is still a matter of debate, it is possible to draw reliable
conclusions as to the existence of particular streets at that time.

Figure 1: Detail of Speed’s map of Dublin, 1610

In the extract from Speed’s map of 1610 reproduced above, the street labelled
“59” is The Coombe and a river or mill race may be seen running along its
southern margin. It may be inferred from this map that the street that The Coombe
meets at its western end is Ardee Street and this appears to be the first reference
to the existence of a street in this location.1
It also may be inferred from Speed’s map that the spread of the city’s suburbs had
not yet reached the Ardee Street area by 1610. While it is not possible to be
certain whether there were any isolated buildings along the streets away from the
built-up area, it seems clear that Speed has shown the built-up areas of the city
with his diagrammatical depiction of houses or other buildings alongside the
streets and nothing is depicted westward from the middle of The Coombe.

1

Clarke, H B, Irish Historic Towns Atlas, no. 11: Dublin, part I (Royal Irish Academy, Dublin, 2002),
p. 12.
Historic Building Consultants
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Figure 2: Detail of de Gomme’s map of 1673

Bernard de Gomme prepared a map of Dublin as part of his analysis of the
defence requirements for the city. While the detail is sketchy, the map shows the
main roads clearly and labels them with the street names. In the extract
reproduced above, The Coombe is seen running westwards from the vicinity of St
Patrick’s Cathedral to meet Ardee Street at a T-junction. A little to the south of this
junction another street coming from the west also meets Ardee Street at a Tjunction and this is Cork Street. Ardee Street is labelled “Crooked Staff”. De
Gomme did not show Newmarket.

Figure 3: Map of intended new market, 1670s

In the same decade that de Gomme produced his map, Newmarket was laid out
by a developer, James Edkins.2 He and George Edkins were tanners and together
with clothiers Matthew Kane and sons, brewer Arthur Emerson and glover Bernard
Browne, with the earl’s agent Oliver Chaney, they project managed the new
market.3 The market is shown in the map reproduced above, dating from the
Casey, Christine, Dublin – the city between the Grand and Royal Canals and the Circular Road
with the Phoenix Park, The Buildings of Ireland (Yale University Press, 2005), p. 656.
3 Frazer, W O, Newmarket and Weavers’ Square (n.d.), p. 10.
2
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1670s. Ardee Street, Ardee Row and Brabazon Row are all depicted on the map,
suggesting that they were either planned or already laid out. It seems probable
that Newmarket was laid out at the margin of the built-up area and that the district
around it was being developed at the time; it was an agricultural market, held twice
a week in accordance with a royal patent granted in 1674.4 The city was
experiencing a building boom at the time, in the period of recovery after the wars
of the 1640s and 1650s, and this was the time when new bridges were being
erected across the Liffey, new quays laid out along the river’s margins, the Royal
Hospital was being built for old soldiers and areas such as Temple Bar, Aungier
Street and William Street South were being developed.
Thomas Phillips visited Dublin in the early 1680s with a similar remit to de
Gomme’s, to examine the defence of the city. The map that he produced in 1685
is sketchy where it deals with the south-western quarter of the city and no clear
indication is given of the existence of Newmarket, though The Coombe and Ardee
Street are shown. Unlike de Gomme, Phillips did not label the streets.

Figure 4: Detail of Brooking’s map of 1728

It was fifty years before a map was published that showed Newmarket. Charles
Brooking published his map of Dublin in 1728, orientated with south at the top.
While the scale on Brooking’s map is relatively small and did not allow for
individual buildings to be depicted, the blocking out of the developed areas gives a
strong indication that the whole area around Newmarket and Ardee Street had
been developed by that time. The map shows Mill Street to the south of
Newmarket, while to the north, parallel to Ardee Street, is Duck Lane, which is the
street now called Brabazon Row. This street was mentioned in the papers of the
Earl of Meath in 1697 and hence was in existence by that date5. It might be noted
that Brabazon is the family name of the earl, while the heir presumptive to the
earldom has the courtesy title Lord Ardee.

4

Ibid. p. 8.
Lennon, Colm, Irish Historic Towns Atlas, no. 19: Dublin, part II (Royal Irish Academy, Dublin,
2008), p. 11.
5
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Figure 5: Detail of Roque’s map of 1756

The first map of Dublin city to show individual buildings to a reasonable degree of
accuracy was published by John Roque in 1756. The relevant section of the map
is reproduced above. It shows that Ardee Street was still known as Crooked Staff,
while Duck Lane had become Cuckolds Row. Rocque distinguished residential
buildings, with their outlines infilled with stippling, from commercial buildings,
which were hatched. The map shows that the street frontages around this city
block were occupied by individual houses, while a backland area to the south of
Mutton Lane had ranges of commercial buildings surrounding an open central
area. This was accessed via an archway from Crooked Staff, directly opposite
Cork Bridge, while one of the buildings extended northwards to a frontage on
Mutton Lane.
It is quite likely that the commercial premises shown on the site on Rocque’s map
was already a brewery. In 1766 Samuel Taylor had a brewery in Ardee Street,
while an excise list dated 1768 includes Sir James Taylor, whose payment of
£4,300 in excise was the largest of any brewery in the city.6 It is unlikely that a
brewery of that capacity had grown up in such a short period that it had not been
in existence in 1756. This family continued to run the brewery for some time after
this and in 1783 Lady Sarah Taylor was the proprietor, presumably the widow of
Sir James.7
In 1777 Edmond Byrne was running a brewery on Usher’s Quay and he was still
there in 1783, but by 1791 he had relocated to Ardee Street; he had been there a
sufficient time and was of sufficient importance that the street, formerly known as
Crooked Staff, was now being called Byrne’s Hill. 8 It is probable that he was there
Wilson’s Directory, 1766; Findlater, Alex, Findlaters – the story of a Dublin merchant family, 17742001 (A & A Farmar, Dublin, 2001), p. 74.
7 Wilson’s Directory, 1783.
8 Gilbert, Lady, Calendar of Ancient Records of Dublin, vol. xii (Dublin, 1905), p. 488; Wilson’s
Dublin Directory, 1783, p. 75; Wilson’s Dublin Directory, 1791, p. 23.
6
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by 1786, as his brewery is listed in the 1786 directory as at The Coombe, which
may well refer to the brewery at Ardee Street.9 Edmond Byrne appears to have
died soon after this and by 1798 the brewery was being run by Magdalene
Byrne.10
There is some confusion as to the sequence of breweries in the Ardee Street area,
partly due to the vague locations cited in the available sources. There were two
breweries in Ardee Street, one on either side of the street and who occupied which
at any one time in the eighteenth century is difficult to discern. It is also possible
that a large brewery concern may have occupied both sites. It is known that
Magdalene Byrne occupied the brewery on the west side of the street, as her
name appears on a manuscript map of the adjacent site that was surveyed in
1793.11 Whether she also held the brewery on the eastern side is uncertain,
though there is a suggestion that there was a connection between Watkins and
Byrne.12
There is a certainty regarding the occupancy of the brewery on the eastern side of
Ardee Street from the 1790s onward. In the 1780s George Thwaites had a
brewery at Cork Bridge, which is the eastern end of Cork Street, directly opposite
the brewery house on Ardee Street.13 The map of 1793, referred to above, shows
George Thwaites’s house on the north-eastern corner of Cork Street and Ardee
Street. In 1791 the brewery was listed at 13 Ardee Street and the brewers were
Trevor and Thwaites.14 The business names change over the next few years, the
brewer being Hugh Trevor in 1798 through 1804, while by 1812 the names were
Trevor and Keogh, porter brewers; by 1822 the partnership was Trevor, Watkins
and McNulty, brewers and maltsters and in 1824 it was Watkins and McNulty.15 By
1828 the Watkins family was in control of the business and the brewers were
Richard and Joseph Watkins, 13 Ardee Street.16
In the 1820s the Ardee Street Brewery, run by R & J Watkins, was the third largest
brewery in Dublin, in terms of its output, though well behind the first two. Guinness
was producing 600 barrels a week, Sweetman 450 barrels and Watkins 300
barrels.17 The barrels in question held some 150 litres, giving a production rate of
45 tonnes of beer per week. In terms of the rateable valuation, Watkins was the
largest, jointly with Connolly and Coleman’s brewery in King Street South, both
having a rateable valuation in 1828 of £550, the next largest being Pim’s brewery
on City Quay, Alley’s on Townsend Street and Nicholson’s on James’s Street,
each with a valuation of £400.18 Twenty years later, Watkins was still the largest,
Wilson’s Dublin Directory, 1786.
Wilson’s Dublin Directory, 1798, p. 24.
11 National Library of Ireland, Longfield Collection, map 21-F-88 no. 124.
12 Goodbody, Rob, Irish Historic Towns Atlas, no. 28: Dublin, part III (Royal Irish Academy, Dublin,
2014), p. 56.
13 Wilson’s Directory, 1783, p. 76.
14 Wilson’s Directory, 1791, p. 95.
15 Wilson’s Directory, 1798, p. 105; 1804, p. 94; 1812, p. 98; 1822, p. 132; Pigot, I, National
Commercial Directory of Ireland, (Dublin, 1824), p. 64.
16 Wilson’s Directory, 1828, p. 132.
17 Findlater, A., Findlaters – the story of a Dublin merchant family, 1774-2001 (A & A Farmar,
Dublin, 2001), p. 75.
18 House of Commons Papers, 1833 (5) Dublin City Valuation, summary, being the report of the
commissioners appointed under the act 5 Geo IV c. 118.
9

10
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with a valuation of £400 – though this did not imply a contraction of the brewery as
the system for calculating the rateable valuation had changed.19
Joseph Watkins was head of the firm for more than fifty years. When the new
rateable valuation system was being assessed in 1853 he reported to the
valuation inspectors that he had built a great part of the brewery concerns himself
and had expended about £100,000 over the previous forty-nine years.20 This
implies that he was working in the brewery before the Watkins name had come
into the partnership, as this would have brought the timing back to 1804, when
Trevor was joined in the business by Keogh.
The extent of the brewery at that time was shown in the Ordnance Survey’s largescale map of the city, published in thirty-three sheets in 1847.

Figure 6: Detail of Ordnance Survey map of 1847, sheet 26

The map shows that the brewery had taken up most of the street frontage along
Ardee Street between Mutton Lane, now called Ardee Row, and Newmarket. Most
of the southern side of Ardee Row was also occupied. Smaller properties, most of
them houses, still lined Newmarket and Cuckolds Lane, now called Brabazon
Row, though the brewery had a short frontage onto Newmarket. The junction of
Brabazon Row with Newmarket still has the broad southern end that had first been
seen on the Earl of Meath’s plan for the area in the 1670s.
In the year that the map was published there was still one occupied house on
Ardee Street to the south of the brewer’s house and three houses on Newmarket
that backed on to the brewery.

19

Goodbody, Rob, Irish Historic Towns Atlas, no. 28: Dublin, part III (Royal Irish Academy, Dublin,
2014), p. 6.
20 Valuation Office cancelled books, Dublin, Merchants Quay Ward, 1853-1863, p. 2.
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Joseph Watkins died in about 1865; the valuation records had listed him as the
proprietor of the brewery and in 1866 the name “Joseph Watkins” in the lists has
“Reps of” added before it, indicating that he was no longer in charge and probably
that he had died. The firm became Joseph Watkins & Co.
The change in the company brought about a new phase of enlargement and
construction. New stores were added at the Ardee Street end of the brewery and
building also took place nearer to Newmarket. In the early 1880s there was a
further enlargement; the brewery had had a frontage to Newmarket for a
considerable period, but now added the sites of two houses at 29 and 30
Newmarket. The houses were demolished, while the ground floor facades were
retained as the new boundary wall to Newmarket. At the same time three houses
at numbers 5, 6 and 7 Brabazon Row were also demolished, and the ground taken
in to the Brewery site. A few years later, in 1889, a large yard on the Brabazon
Row side of the brewery site was roofed in.21
During this time the brewery was being managed by Alfred S Darley, who appears
to have been a relative of the Watkins family. The Darley family had a brewery at
Stillorgan since the eighteenth century.22 The management of the Ardee Street
Brewery is changed in 1904, when James Watkins and Company amalgamated
with another of Dublin’s large breweries, Jameson, Pim and Company. In 1800
Richard Pim had taken over a brewery at City Quay run by the Clibborn family;
following his bankruptcy in 1808 the brewery was managed by his relatives before
being taken on by his cousin James Pim.23 In about 1840 the brewery
amalgamated with a brewery in Anne Street North, run by John Jameson,
following which the company was known as Watkins, Jameson and Pim.24
The use of the premises at the corner of Newmarket and Brabazon Row,
stretching northwards along Brabazon Row is unclear. The records of the
Valuation Office indicate that this was not part of the brewery complex from the
late 1880s. The brewery had occupied premises in Brabazon Row as storage,
including numbers 5 to 11 Brabazon Row, with the corner of Newmarket, and in
1883 had acquired the house at 31 Newmarket to enlarge this part of the site.
However, in 1889 the property at 8 to 11 Brabazon Row, with 31 Newmarket,
appears to have been disposed of to a Robert Mitchell, who leased the property in
various lots to tenants. At the corner of Newmarket, a new building had been
erected by the brewery in 1877 and it now it seems to have become a factory, put
to a variety of uses over time. Thom’s Directory, however, tells a different story,
with the premises in Brabazon Row and Newmarket remaining part of the brewery
complex. What has probably occurred here is a renumbering of plots by the
Valuation Office once the brewery had taken on the land in Brabazon Row, so that
the street directories and the valuation records no longer used the same reference
numbers. The conclusion is that the land on the western side of Brabazon Row
and the property in Newmarket between Brabazon Row and Ardee Street were
part of the brewery complex.
21

Valuation Office cancelled books, Merchants Quay ward
Pearson, Peter, Between the Mountains and the Sea, O’Brien Press, 2007 edition, p. 307.
23 Goodbody, Michael, The Pim Family – a biographical genealogy, private circulation, 2015, pp.
27, 79.
24 Pettigrew and Oulton’s Dublin Directory, 1836 and The Post Office Directory, 1843.
22

Historic Building Consultants

Page 15

Ardee Point, Newmarket and Ardee Street

Historical background

With changing markets, particularly the shrinkage of the export market, Dublin’s
breweries gradually disappeared in the first half of the twentieth century. The
Phoenix Brewery closed in 1904, D’Arcy’s Anchor Brewery in 1926, while Watkins,
Jameson and Pim went into receivership in 1937 and closed in 1939.25
Following the closure of the brewery the premises were divided into several lots
and used for a variety of purposes. The largest section of the property became a
sawmill and timber yard, while other parts were used at various times as factories
or storage, including a horse hair manufacturer, a ventilation and electrical
company, a rabbit fur factory and the Brilliant and Precious Metal Company.26
Over time some of the properties fell out of use with the result that much of the site
is now vacant, with many of the buildings now gone.
In the early 1940s Dublin Corporation proposed to provide an air raid shelter in the
vaults beneath the former brewery. Permission was refused by the owners of the
site, though this was challenged in the courts by the city council and the air raid
shelter was duly provided.
From 2000 to 2002 Dublin City Council constructed a new road along the former
line of Ardee Row, taking in a substantial part of the northern end of the brewery
site and demolishing a building along this frontage.

Figure 7: Cellars under brewery, 1889

Findlater, A., Findlaters – the story of a Dublin merchant family, 1774-2001 (A & A Farmar,
Dublin, 2001), p. 86.
26 Valuation Office cancelled books, Thom’s Directory, 1948.
25
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2.2. Buildings

Figure 8: Watkins Brewery, 1889

The above narrative gives little indication as to the age of the remaining buildings
on the former brewery site, nor their uses. The valuation records give no
information, merely recording that the site was a brewery, without identifying
individual elements within the complex.
It is clear that by the early nineteenth century the brewery was extensive, taking in
all of Ardee Street from the brewer’s house at number 10 through to the junction of
Newmarket, with much of the property in Brabazon Row and most of the southern
side of Ardee Row. When additional properties at 29, 30 and 31 Newmarket were
acquired in the 1860s and incorporated within the brewery these frontages were
also retained.
The engraving reproduced above shows a view of the interior of the brewery
complex, seen from the rear of the house that still stands, at number 10 Ardee
Street. That house was built in the early nineteenth century as the home of the
Watkins family, with their brewery at the rear. The building to the right in the
illustration is the structure that still stands on the site today, the far end of which is
building D within the present application site, as described in the building survey
below. The building at the rear in the image is the brew house, which is now gone,
apart from a large brick structure, which is building C on the present site, and
which was at the rear of the brew house. The building at left in the image is the
former maltings and no longer exists. Note the overhead bridge running in to the
top of the brew house.
Historic Building Consultants
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The one building within the brewery that it is possible to date from the records is
the protected structure at the corner of Newmarket and Brabazon Row, which is in
the south-eastern corner of the present application site. It is clear from the
Ordnance Survey map of 1847 that the building was not present at that time, as
the plan form of the building at this corner was rectangular. The new building on
this corner took in part of the adjacent street to provide a splayed mouth to
Brabazon Row, the eastern wall of the building being at an angle to the street
frontages adjacent to it. This building was erected in 1865.27

Figure 9: Delivery shed as it was in 1889

The delivery shed depicted in the engraving reproduced above is probably on the
part of the site where the access from Newmarket enters and runs northward. The
Ordnance Survey map from 1907, reproduced below, shows that the shed on this
site was open on the western side and that there was a building parallel to the
shed, to the west. A line of iron stanchions remains on the site on the line of the
former west side of the shed and this would accord with what is seen in the image.
27

Valuation cancelled books.
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Figure 10: Detail of Ordnance Survey map of 1907

The map above shows the brewery as it was in 1907, which was probably at its
largest extent, after which it would have ceased to expand, before going into a
decline towards it closure thirty years after the map was published. The red line
shows the approximate extent of the present site boundary.
At left in the map extract, just below the word “Ardee”, the access to the brewery
beneath the manager’s house is seen, beyond which is the street-like yard that
was seen in figure 8 above, with the brew house closing the vista, above the “ery”
of the word “Brewery” on the map. The dashed lines running westward from the
brew house are the overhead bridges that were seen in figure 8. The projection to
the rear of the brew house represents the brick structure that is building C in the
survey below. The building below the letters “rew” of “Brewery”, stretching to
Newmarket, may be the delivery shed that is depicted in figure 9 above; the
broken line on its western side denotes that it was open on that side.
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3. Conservation context
3.1. Record of Protected Structures
There is one protected structure within the application site. The two-storey building
in the south-eastern part of the site, at the junction of Newmarket and Brabazon
Place, is a protected structure, reference RPS_5829 in the Record of Protected
Structures in the Dublin City Development Plan 2016-2022.
The building at number 10 Ardee Street, outside the application site, but backing
on to the north-western part of the site, is also a protected structure, reference
RPS_254.
Surviving buildings that were attached to the original function of No.10, forming
part of the Brewery complex, are not considered integral to its character in the
current development plan’s designation of protected status. In this regard, neither
the tower nor warehousing within and abounding the development site are
included in the RPS. There are no other protected structures in the immediate
vicinity of the site.

3.2. Conservation areas

Figure 11: Detail of development plan map E

The application site does not lie in an architectural conservation area, or adjacent
to an architectural conservation area. The southern part of the site, adjacent to
Newmarket, lies within a conservation area other than an architectural
conservation area and this is denoted by the red hatching on the map extract
above. This area is subject to certain conservation policies set down in the Dublin
City Development Plan 2016-2022. The green hatching at the top of the map
extract denotes the Thomas Street and Environs Architectural Conservation Area,
though this is remote from the application site.
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3.3. National Inventory of Architectural Heritage
The National Inventory of Architectural Heritage has included the protected
structure at the corner of Newmarket and Brabazon Place within its survey of
Dublin 8. It has also included the house at 10 Ardee Street, which as cited above
is also a protected structure backing onto the present site.

3.4. Present character of Newmarket

Plate 1: View eastward along Newmarket

The present day-Newmarket, laid out in the 17th century, bears little resemblance
to its former active, engaged origins, following incremental decline of industry in
the mid-20th century, consequential unemployment and urban decay.
The Liberties Local Area Plan of 2008, extended to 2020, criticised the present
character of Newmarket, where ‘a great number of small plots in multiple
ownership or leases… largely … replaced by a small number of large,
impenetrable, single-use sites’ flanked by low rise 20th century light industrial and
commercial buildings having no interaction with the street. The continuance of that
character to the present day is regrettable.
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Plate 2: Western end of Newmarket, with application site at right

The former bi-weekly market place is now effectively serving as a wide
carriageway, with little differentiation between vehicular and pedestrian realms.
A Part 8 public realm strategy to improve Newmarket Square has been granted in
an effort to reinstate a positive urban character.
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4. Building survey
4.1. Buildings within application site
The site incorporates two vacant industrial buildings and a number of other
incomplete structures, including a brick tower, a brick remnant of an industrial
chimney and the facades of former buildings. The vaults of one of the vacant
buildings also survive beneath the site.

G
C

J
D

A

H
B
I
F
E

Figure 12: Site survey

In the diagram above the buildings that are to be retained, or partly retained, are
numbered in blue, while those that are to be removed are numbered in red. It is
noted that beneath building B, near the centre of the site, there are brick vaults
and it is intended that these would be retained, while the upper part of the building
would be removed. The numbers provide the key to the structures on the site, as
described in the building survey below.
A. Commercial building
B. Commercial building with some brick and stone facing. Vaults at basement level
C. Brick structure; part of former industrial building
D. Red-brick tower attached to brown-brick industrial building.
E. Brick walls on Newmarket frontage
F. Brick walls on Ardee Street frontage
G. Remnant of demolished building
H. Stone paving
I. Warehouse
Historic Building Consultants
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A. Commercial building
(scheduled for demolition in the proposed development)

Plate 3: Building on western side of Brabazon Row

On the western side of Brabazon Row there is a concrete-built warehouse building
which is 20th century in origin. This is single storey, with two vehicular doorways
opening on to the street. At the northern end of the building there is a two-storey
section with offices and toilet facilities. The roof is corrugated.

Plate 4: Interior of warehouse

The interior of the warehouse is two distinct structures. The main building, along
Brabazon Row, has an A-roof with steel trusses. The other section is parallel to
this and to the west; this has a mono-pitch roof with a shallow pitch that runs
eastward to a valley at the junction with the main shed. The junction between the
two structures is open, creating a single space with steel stanchions along the
boundary.
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Plate 5: Junction between protected structure and adjacent building

The industrial building is built directly against the northern wall of the adjacent
protected structure. The upper level of the two buildings abut together, while the
corner of the protected structure is missing in the lower part, with the concrete of
the industrial building replacing the brick that formerly formed the corner. There
are two pattress plates on the brick in the upper section and these are at the ends
of tie bars that run back to a brick pier further back along the wall.

Plate 6: Northern wall of building B.

The northern wall of the protected structure forms the southern wall of building B,
is constructed of brick laid in English garden wall bond. The eastern half of this
wall consists of a slender brick wall with thicker piers at intervals. At the eastern
end of the wall, where it adjoins the street, a narrow pier projects from the wall in
the upper section, but is missing in the lower section, as noted above. To the west
of this the piers are six bricks wide and project by the thickness of half a brick. The
eastern section of this wall is rendered at the bottom, to about 1.5 metres above
ground level, while above this the area within the industrial building is painted.
Above the roof of the industrial building the wall has been rendered with sand and
Historic Building Consultants
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cement. Various services have been attached to the wall, as has the roof of the
industrial building.

Plate 7: Southern wall of industrial building – western end

The western end of the northern wall of the industrial building structure has been
partially replaced with concrete blockwork. The brick piers remain, with the thinner
brick walling between them removed. The brick piers are seen as the darker
vertical areas in the wall as seen in the photograph above. The concrete blocks
have been keyed into the brickwork in places, such that the junction between the
two is not vertical.

Plate 8: Western wall of industrial building

The western wall of the industrial building is constructed of brick, except for the
southern end, which is of concrete blockwork. Near floor level there are blind
shallow brick arches in the wall, and it is evident that this wall predates the present
industrial building and is the eastern wall of building B that is described below.
This wall is similar to the western side of the building except that it lacks the large
window openings.
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B. Warehouse in Newmarket
(scheduled for partial integration in the proposed development)

Plate 9: Façade of warehouse facing Newmarket

To the west of the protected structure there is a disused warehouse building
fronting on to Newmarket. Whilst the elevation onto Newmarket is 19th century,
various periods of construction from 19th-mid 20th century are noted to the western
elevation. The rear northern gable is 20th century in origin. The composition of the
eastern enclosing wall is unknown. The building has a front façade that is similar
to that of the protected structure, with an apparent two-storey building faced with
squared calp limestone rubble and with brick surrounds to the windows. The upper
floor windows are blind, being infilled with brick. At ground floor level there are two
doorways, both later insertions with concrete lintels and with doors of steel. This
stone façade is not intact and is the remnant of an earlier building and fronts a
concrete building to the rear. At the northern end, the warehouse building presents
its concrete gable to the adjacent site. The roof is corrugated.

Plate 10: Northern end of warehouse
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Plate 11: Western wall of warehouse, northern end

The western wall of the warehouse is a mix of at least three phases of
construction. The earliest parts would probably be contemporaneous with the
stone façade and are constructed of buff-coloured brick, with window openings
topped with brick arches and with granite sills. The walls rise from a granite plinth
with a roll moulding. The building has been reduced in height at some time, with
the southernmost windows made smaller through the insertion of arches of
engineering brick at a lower level than the original arches. At eaves level there are
granite sills, indicating that the building was two-storey. At a later stage the
remaining windows have been blocked up with concrete blockwork and the
southern part of the western wall has been rebuilt with blockwork, as seen in the
photograph below. The eaves are also of concrete blocks and this is presumably
contemporaneous with the other blockwork.

Plate 12: Western wall of warehouse, near southern end
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Plate 13: Vaulting beneath warehouse

Beneath the warehouse there are three parallel brick vaults that rise off low walls
of limestone rubble. The vaults commence at a distance back from the street and
are interconnected at the southern end. Along the western side there are four
recesses, with vaulting running into each recess, as seen at left in the photograph
above. The floors of the vaults are flagged. At the northern end the three vaults
are blocked with rubble and concrete.

Plate 14: Interconnection between vaults, near southern end

In the easternmost vault there are blind brick arches low down in the walls.
In places there are walls of concrete blockwork that rise up to the ceiling and close
off about two-thirds of the width of the vault.
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C. Ruined brick structure
(scheduled for demolition in the proposed development)

Plate 15: Brick structure, seen from south-west

At the north-western corner of the warehouse on Brabazon Place there is a brick
structure that stands about two-storeys in height, which is likely 19th century in
origin, with possible embedded remnants from an earlier period of construction. A
brick wall runs north-south along the western side of this structure. This appears to
be the remaining fragment of a building that formerly stood to the west, on the site
from which the above photograph was taken.

Plate 16: Brick structure, seen from north-west

The central part of this structure rises above the rest and appears to have a
substantial opening at the top, with the masonry surrounding this opening running
along a curve.
This structure was formerly attached to the rear of the brew house and from
mapping evidence it was built sometime after 1847.
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D. Brick tower
(scheduled for integration with the proposed development)

Plate 17: Tower

Towards the northern part of the site there is the remnant of a long 19th century
building that runs east-west, the eastern end of which is a tower within the present
application site, while the western part continues out of the site towards Ardee
Street. The structure is not included in the RPS. The building is constructed with
buff-coloured brick and has arches at ground floor level and blind window
openings at the upper level. At the eastern end of this structure the buff-coloured
brick rises up in the centre of the façade and above this there is a two-storey, redbrick 19th century tower. The long 19th century building is unroofed, while there is a
roof on the tower, though the building is disused. The south-eastern and northeastern corners of the tower are chamfered at the base.

Plate 18: Building, seen from north-east
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Plate 19: Detail of southern side of tower

On the southern side of the tower the masonry shows a number of phases,
including initial construction in rubble limestone, followed by a red-brick section
above this, on top of which, and to the east, is buff-coloured brick. The red-brick
top of the tower appears to be contemporaneous with the buff-coloured brick.

Plate 20: Western side of tower

The western side of the tower is seen in the photograph above, taken from outside
the site, within the adjacent building, which is a warehouse adjoining number 10
Ardee Street. Only the top floor has a wall on this side, except for a timber partition
across part of the building at the mid-point. The brick wall at the top is supported
on an iron beam, which also supports iron beams that are infilled with concrete to
form the floor.
Some remnants of equipment from the brewery survive in the tower, though not in
good condition. This includes grain chutes and elevators, hoppers and screens for
cleaning the barley.
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E. Wall fronting Newmarket
(scheduled for demolition in the proposed development)

Plate 21: Southern boundary of site, at Newmarket

The southern boundary of the site, along the frontage of Newmarket, is enclosed
by a high brick wall, some sections of which have intact wigging dating from the
18th and 19th centuries and cast-iron diamond-latticed windows. Towards the
eastern end of this wall there are blocked up openings indicating that these are the
facades of 29 and 30 Newmarket, constructed in the 18th century and which were
acquired by the brewery and incorporated in the site in the 1880s.The door and
window openings are stopped up with brickwork, dating from the late 19th century.

Plate 22: Part of façade of 30 Newmarket in boundary wall

Towards the junction with Ardee Street the wall is of a different character, with four
rectangular openings in which there are cast-iron diamond-latticed windows,
though these are stopped up at the rear. The walling is of red brick, without the
blocked-up window and door openings. This façade continues around the corner
into Ardee Street. This appears to be the façade of a non-domestic building, as
there are no doors leading out onto the street and the size of the structure is larger
than would be normal for a house on this site.
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Plate 23: Internal face of house façade

The photograph above shows the internal face of one of the former house facades
on the Newmarket frontage of the site. A broad opening with a segmental brick
arch has been reduced in size with brick infill, leaving a doorway in place. To left
and right at the level of the arch are bonding timbers, still in place on the face of
the wall. To the right of the arch is a smaller arch, representing a blocked window.

Plate 24: Internal face of western end of Newmarket frontage

The internal face of the wall at the western end has the windows that have the
cast-iron diamond-light casements. The timber window heads are still in place on
this face of the wall. In between the windows there are holes in the brickwork that
run back more than half a brick thickness; these appear to be places where roof or
floor beams were carried on the brickwork, with the timbers gone and the pad
stones removed.
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F. Wall fronting Ardee Street
(scheduled for demolition in the proposed development)

Plate 25: Western boundary of site at Ardee Street

The site boundary to Ardee Street is also marked with a red brick early 19th
century wall. Three rectangular windows similar to those on the Newmarket
frontage are seen in the southern part of the wall and this appears to be the
remnant of a single building that had three windows on Ardee Street and four on
Newmarket. To the north of this there are more blocked-up openings in the wall,
with semi-circular arches of brick.

Plate 26: Detail of wall on Ardee Street

The part of the wall with the stopped-up openings appears to have been adapted
in at least two phases. In the photograph above there is a blocked window with a
flat brick arch at left. To left of centre, at the top of the wall, there is a remnant of
an elliptical brick arch. To right of centre there is a segmental brick arch just below
the top of the wall and beneath it is a semicircular brick arch with a lesser span. To
the right of this there is a second semicircular brick arch, of slightly smaller size,
which has been cut by a rectangular opening that is the northernmost of the three
windows noted above.
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Plate 27: Internal face of wall at southern end of Ardee Street frontage

On the internal face of this wall the southernmost windows have the cast-iron
lattice windows, though they are blocked up on this side. At right in the photograph
above are the bricked-up windows of a house, with timber window head and sill
still in place. This part of the wall is capped with sand and cement. To the right,
beyond the view in the photograph, a wall projects at right angles to the street; this
is a red-brick wall similar to the boundary wall.

Plate 28: Northern end of interior of wall

The projecting wall is visible at left in the photograph above. The boundary wall
retains the broad arch of a vehicular access at left, adjacent to the internal wall
and this arch is also visible on the outer face. To the right of this is a blocked
window with a timber lintel still in place; this is a long timber and appears to have
also served as a bonding timber. At right in the photograph is a blocked gateway
with a timber lintel, above which is a steel beam carrying concrete blocks.
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G. Remnants of structure
(scheduled for demolition in the proposed development)

Plate 29: Brick pier near north-eastern corner of site

Near the north-eastern corner of the site there is a brick structure that appears to
represent the end of a wall, or the face of an opening in a wall. The bricks are
slightly rounded at the corners.

Plate 30: Brick pier near northern boundary

Further along the northern boundary there is a brick pier with all four corners
formed with bullnose brick. Mid-way along the southern face of the pier there is a
set-back in the face of the wall, again with bullnose brick at the margin.
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H. Stone paving
(extent to be recorded to inform a possible salvage strategy for the proposed development)

Plate 31: Granite paving

Plate 32: Damaged millstone

An area of granite paving stones survives to the south of the brick tower at building
D, near the centre of the site. The full extent of the paving is unknown due to
significant overgrowth and some stones are lying on the ground, lifted from their
original position. There is also a large damaged millstone of pudding stone, or old
red sandstone conglomerate, near the paving. It is recommended that the area be
surveyed on clearance of the site and all such masonry elements incorporated
within the proposed development.
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I. Stone-built commercial building
(Refer to building A , concrete-built commercial building, which abuts this building)

Plate 33: Stone-built commercial building

The building at the corner of Newmarket and Brabazon Place is a protected
structure. This building may have been originally higher, though is now partly a
single-height space with a partial upper level comprised of a steel platform. The
building is constructed with a façade of squared calp limestone rubble and with
window arches and jambs of buff-coloured brick. The upper floor windows are
blind, being infilled with brick. The roof structure is of steel, with a covering of
corrugated iron.

Plate 34: Interior

Internally, the northern wall is entirely of brick, while the southern, western and
eastern walls are a mix of brick and stone. The floor is of concrete. As noted
above, the interior is a single space, though part of the building at the western end
has an upper level, as seen at left in the photograph above.
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The building is occupied by a tenant on a long-term lease, and as a consequence
of the terms of that lease, significant conservation works to sustain the character
of the building cannot be carried out as part of the proposed development. It is
proposed to carry out minor works to repair and refurbish the facades and the
windows, without disturbing the use or the tenant.
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4.2. Protected structure adjacent to application site

J. Number 10 Ardee Street

Plate 35: Number 10 Ardee Street

Number 10 Ardee Street is a five-bay, three-storey Georgian-style house on the
eastern side of Ardee Street. The house is a protected structure. The façade is
symmetrical, except for a carriage arch to right of centre, adjacent to the front
door. To the north there is a small vacant site with the remnants of a house that
was removed in 2002 for road expansion works, while to the south is a former
house that has been heavily altered.

Plate 36: Rear of 10 Ardee Street

The rear of number 10 Ardee Street faces into the application site, though
separated by a tract of land that is not within the application site. To the north of
the house, at the rear, a structure projects, though this was an industrial building
and not a return to the dwelling. The house was built in the opening years of the
nineteenth century as the residence of the owner of the brewery and has always
backed onto industrial land, as is addressed in section 7.4 below.
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5. Assessment

In common with all sites in the Liberties area, this site has a complex history, going
back over a considerable period. The best-known use of the site was the brewery,
and this gradually increased in size and complexity over its two centuries or more
of existence. This brought about the acquisition of adjacent buildings to facilitate
expansion and evidence of this is seen in the red-brick boundaries to Newmarket
and Ardee Street. Evidence of gradual change is also seen in the different
materials used in construction and, in particular, the planting of a tower of red,
machine-made, brick on top of an earlier building of hand-made brick.
The structures that survive on the site today are mixed and have generally been
altered, including abandonment and part-demolition. The building adjacent to the
protected structure on the corner of Newmarket and Brabazon Place may have
been two-storey originally, but is now a single space, as also is the protected
structure, which has only a steel platform inserted to create an upper working
space. To the rear of the building on the Newmarket frontage of the site is the
concrete warehouse that has utilised the earlier brick and stone structures, which
also show earlier phases of modification.
It seems probable that the brick structure that was originally part of the rear of the
brew house was not demolished with the rest of the building of which it forms part
because it had become part of the structure of the adjacent warehouse on
Brabazon Place. As has been shown in the historical background this structure
appears not to have existed in 1847 when there were houses in Brabazon Place
backing on to the brewery.
The vaults below the warehouse in the southern part of the site are an interesting
survivor of the brewery use of the site. The demolition of buildings on the site saw
the northern part of the vaults obstructed with rubble, while more backfilling
occurred when the site was occupied by a concrete supplier, who poured the
tailings from cleaning the concrete mixers into the void that is the vaults.
The tower with the red-brick top is a late nineteenth-century structure, though it
appears to have been built off the base of an earlier stone structure that in turn
had a red-brick element added above the stone. It would appear that the large
area of buff-coloured brick that rises up the tower is a mid-nineteenth century
building and the rise in the brickwork at the eastern end suggests that it was
gable-ended. This part of the building, with its chamfered corners, may be seen on
the 1847 Ordnance Survey map reproduced in figure 6 above. The red-brick tower
is built with machine-made brick that would date from the later nineteenth century
and the use of concrete in the floors seems to confirm this dating.
This site has the potential for development while at the same time retaining some
mementos of the long-term industrial use as a brewery.
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6. Proposed development
It is proposed to develop the site to provide for student accommodation and
student facilities, a co-working space, communal spaces and bicycle parking within
an urban parkland setting. In this conservation assessment each of the early
structures described above is taken in turn and the proposals as they would affect
that structure are discussed. The potential impacts on the conservation area at
Newmarket are then examined.
6.1. Proposed building/ structure demolition

Structure

Origin

Comment

Significance

Concretebuilt
commercial
building,
fronting
Brabazon
Place

20th
century in
origin

The commercial building
on Brabazon Place is
wholly constructed of 20th
century materials,
commonly sourced and
constructed.

This is a twentiethcentury industrial-type
building and has little
heritage significance.

Warehouse
in
Newmarket

19th and
20th
century in
origin

The above-ground
structure would be
demolished, except for
the stone-built southern
façade at Newmarket,
which will be retained and
meaningfully incorporated
onto Newmarket,
together with the greater
part of the vaults below
street level. In order to
achieve usable headroom
and incorporate the
vaults into the scheme,
the northern part of the
vaults would be removed
and the existing rubble
and poured concrete
waste would be
excavated to achieve a
consistent finished floor
level in all three vaults.
By removing about 6.5m
of the northern portion of
the vaults (of a total

The outer walls of the
building possess
architectural
significance as they
were constructed as a
continuation of the
adjacent protected
structure and forms part
of the original fabric of
the brewery. The much
altered 19th century
brick wall to the west,
which is scheduled for
demolition, possesses
some significance, but
is compromised on
account of the extent of
replacement fabric.

Outer
western/
northern
walls
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While the vaults are
significant and the
majority is capable of
reuse, the short section
at the northern end is
not only unsuitable for
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length of c.23m), it is
proposed to finish the
vaults with cleaned
recovered material, seal
the exposed brick and
stone, and protect the
vaults from further
weathering by
internalising the vaults
within a double/triple
height amenity space at
the heart of the scheme.

The outer walls of this
building were constructed
partly in the 19th century
with significant 20th
century interventions.

Ruined brick 19th
structure
century in
origin with
possible
earlier
embedded
fragments

The ruined brick structure
towards the north-eastern
end of the site would be
demolished. This is a
fragment of an earlier
building, including the
base of an industrial
chimney. In its present
form it is not suited to any
purpose and conveys no
impression of what the
original building looked
like or how if functioned.
As such this structure has
little purpose. It will be
recorded by photography
and written description
prior to being removed.
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use but obstructs the
possible access to the
remainder to bring the
greater part of the vaults
back into use.
The 20th century gable
to the north is not
significant but does
serve to enclose the
rear of the 19th century
structure. This does not
convey a significance in
itself.
Notwithstanding the
interest attached to the
flanking western wall of
the structure, it is
acknowledged that it
has been much
modified in three
phases of development;
its truncation; its infilling
and removal of abutting
internal structures. On
this account, the
proposal to record the
structure should suffice
by way of preservation
by record.
Remit of significance
unknown, but it is likely
that this structure once
defined the streetscape
being taller than
buildings in the vicinity.
Its significance has
been undermined by
incremental loss and
decay.
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Remnant of
demolished
building
inside St.
Luke’s
Avenue
boundary

Possibly
19th
century in
origin

Concrete
wall
attached to
base of
brick tower

20th
century
origin

Wall fronting 18th, 19th
Newmarket and 20th
century in
origin
Wall fronting
Ardee
Street

Flagged
paving
original to
the Brewery
function

19th
century in
origin

The origin of remnants
comprising brick piers is
unknown, but their quality
of composition suggests
a fine building type, which
could be investigated
further as part of the
overall recording strategy
for the site.

Proposed development

Significance is
unknown. It is
recommended that this
be recorded.

Attached to the bottom of
the brick tower at its
south-eastern corner, is a
short length of concreteblock wall – seen at
bottom right in plates 17
and 19 and bottom left in
plate 18. This is to be
removed.

The concrete wall has
no historic character
and is a remnant of a
small structure that has
otherwise been
removed.

The upstanding walls
contain multiple
representations of their
survival from their
conversion from houses
to industrial units, to retail
units and ultimate
abandonment. The scars
all reveal an interesting
history and merit detailed
recording.

The structures present
the earliest surviving
fragments of the 17th
century Newmarket to
the present day. Their
significance can be
recorded further in a
detailed Preservation by
Record, carried out in
accordance with Level
4; Understanding
Historic Buildings;
English Heritage; 2006

Stone paving, a millstone
and other masonry
surviving from the
brewery origins of the site
are still evident beneath
overgrowth.

Such surviving
fragments from the
brewery are of
significance.
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masonry elements must
be determined, mapped
and recorded. When
quantities are
determined, it is hoped
that all cut stone will be
salvaged and
incorporated within the
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scheme as detailed in
the landscape report
prepared by Mitchell &
Associates.
Steel
structures
possibly
original to
the
lumberyard
of the 20th
century

Possibly
early 20th
century in
origin

It is thought that these
structures date from 20th
century lightweight
warehouse structures
fronting Newmarket.
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6.2. Demolition methodology
Demolition of the industrial building onto Brabazon Place in particular will need to
be undertaken with care to ensure that no damage occurs to the protected
structure. This is particularly so at the eastern end, where the lower part of the
brick pier has been removed and the wall of the industrial building is of mass
concrete. Here the concrete walling will be left in place initially, as far as the doors
to the industrial building, while the rest of the industrial building is removed.
Dismantling of the roof will be done in the normal way, with the removal of the
covering, followed by the removal of the purlins and the steel trusses. The ends of
the purlins are built in to the brick wall and these are to be cut to separate the
embedded ends from the rest of the purlins so as to ensure that no stresses are
put on the brick wall as a result of the removal of the rest of the steelwork. The
embedded ends can be removed carefully, cutting the concrete around them,
which embeds them into the brick wall, and removing them without damage to the
brickwork. The resultant holes are to be filled with bricks to match the rest of the
walling.
Removal of the concrete wall adjacent to the corner of the protected structure is to
be undertaken with care, due to the difference in hardness of the concrete as
compared with the older brickwork and stonework. The adjacent walls of the
protected structure are to be propped, including supporting the upper section of
the brick pier. The greater part of the concrete wall is to be removed with a
masonry saw, run vertically as close to the corner of the protected structure as is
possible without damaging the masonry of the protected structure. Use of a saw
will minimise vibration that would occur with other methods and which could
damage the older masonry. The remaining thin portion of the concrete is to be
removed using low vibration electric hammers, while watching the adjacent
masonry to ensure that no stresses occur.
Following removal of the industrial building the render at the top of the wall, above
the roofs of the industrial building, is to be examined with a view to its removal.
The procedure for removing this render can only be worked out once it is possible
to examine it closely and also to examine the brickwork. If this render is very hard
and is strongly bonded to the brick it may be necessary to leave it in place, rather
than to cause damage to the brick wall, though its removal would be preferable.
The greater part of the brick wall is to be cleaned to remove the paint and to take
the render off the lower section. This render appears to be capable of removal
without heavy intrusion, as sections have already fallen off. The remaining render
can be removed with hammer and bolster chisel or with electric hammer, used
with care at all times to avoid damage to the brick.
The paint is to be removed by a specialist masonry cleaning firm, following
analysis of the nature of the paint and selection of suitable means of removal,
such as by poultice or other means that would not harm the brickwork. Those parts
of the wall that have been rebuilt with concrete blocks are to be rendered, finishing
the margins of the render with vertical edges. The render to be used would be lime
based if this is the nature of the mortar used in the brickwork.
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Examination of the brickwork following cleaning will identify whether it is necessary
to repoint. Should repointing be necessary the nature of the mortar for repointing
will be selected based on the mortar used in the construction of the brickwork and
the finish of the pointing would also be based on the nature of the original.

6.3. Proposed building retention and purposeful integration

Structure

Origin

Comment

Significance

Proposed
development

Outer
southern
wall of
warehouse
facing
Newmarket

19th and
20th
century in
origin

The outer
walls of this
building were
constructed
partly in the
19th century
with significant
20th century
interventions.

The outer walls
of the building
possess
architectural
significance
insofar as it was
constructed in
continuance of
the adjacent
protected
structure and
forms part of the
original fabric of
the Brewery.

Please refer to
HJL/CORA
drawings and
design
statements

It is proposed to
retain the outer
southern wall,
incorporating it
meaningfully
within the
proposed
development.
In brief, it is
proposed to rake
out and repoint
with lime-based
mortars, and
generally
consolidate all
masonry. Infill
brick to window
openings will be
removed, as will
concrete lintels
to modified
entrance door. It
is proposed to
provide
ventilated dry
lining to the
internal face of
the upstanding
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wall and insert
new projecting
fenestration.
All works will be
subject to a
detailed
conservation
methodology
which will be
completed when
the design is
finalised.
Warehouse As above
in
Newmarket

Vaults

The vaults
seemingly
serve as the
sole surviving
structures of
their type on
the site, which
would have
contained
more such
storage
structures.

Of considerable
significance

It is proposed to
rub down all
surfaces of the
vaults to enable
a detailed
examination of
condition.
Friable brickwork
will be raked out
and repointed
with lime-based
mortars.
An attempt will
be made to
carefully remove
concrete waste
without harming
the enclosing
brick vaulted
fabric.
Power will be
provided to up
light the vaults.
Due to height
constraints,
seating booths
will be provided
to the section of
vaults
addressing the
atrium within the
proposed Events
Lounge, with the
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remainder of
vaults
illuminated and
visible from the
booths.
All works will be
subject to a
detailed
conservation
methodology
which will be
completed when
the design is
finalised.
Brick tower

19th and
early 20th
century in
origin

The brick
Of considerable
building that is significance
partly within
the site and
partly outside it
has the redbrick tower at
its eastern
end. The
building and
the tower
would be
retained and
refurbished as
a feature
within the site.
The masonry
would be
opened up at
ground floor
level on the
northern and
southern sides
of the building
beneath the
tower to
facilitate a
walkway
through the
site.
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It is proposed to
provide a private
dining room
within the tower.
A detailed
structural
strategy is
required to
address the
removal of upper
floor levels and
corresponding
restraint of outer
walls, together
with agreement
as to how best to
infill a supporting
wall to the west
where currently
open to an
unroofed
warehouse
outside the
boundary of the
site.
This is being
prepared by
CORA.
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6.4. Overall assessment
As has been noted in the historical background section above, the present site
was in use as a brewery over a period of about two centuries – though the brewery
did not occupy the full extent of the site through all of that time. The building
survey has shown that there are significant elements remaining from the brewery,
though the greater proportion of the buildings were demolished many years ago.
The most prominent historic features on the site are the protected structure on the
corner of Newmarket and Brabazon Row, the tower, the stone façade of the
warehouse on Newmarket and its vaults below street level. The present proposal
seeks to retain these surviving elements and to incorporate them meaningfully into
the design.
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7. Impact assessment

7.1. Newmarket Conservation Area
As noted above, the southern part of the site, fronting Newmarket, is within a
conservation area that is not an architectural conservation area, but which seeks
to safeguard the character of Newmarket.
It is given that the proposal will alter the character of Newmarket. However, it is
also given that the present character of Newmarket has suffered due to poor
interaction of 20th century buildings contributions with the street, which has
dramatically altered the area’s originally welcoming public urban character as a
market place. The proposal to provide large windows onto Newmarket, in addition
to ensuring that its principal pedestrian access point is located closest to the
junction of Brabazon Place and Newmarket in alignment with the original Brewery
entrance, will be immeasurably positive as these measures are sure to improve
the quality of an animated public realm.

7.2. St. Patrick’s Cathedral
In pre-submission consultations, the planning authority’s conservation officer
raised concern at the possible impact of the development on the setting of St.
Patrick’s Cathedral at a considerable distance from the subject site. The site on
the opposite side of Brabazon Place received planning permission for an eightstorey development. Even if the permitted development is constructed, views of
the subject development from the cathedral will be screened thus mitigating visual
impacts. The view towards the cathedral from St Luke’s Avenue, adjacent to the
application site, is largely obscured at present by the seven-storey building near
the junction with The Coombe, as seen in the photograph below.

Plate 37: View towards St Patrick’s Cathedral from St Luke’s Avenue
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7.3. Protected structure- adjoining warehouse to south east
The two-storey building in the south-eastern part of the site, at the junction of
Newmarket and Brabazon Place, is a protected structure, reference RPS 5829.
Whilst in the ownership of the applicant, the building is in active use, which
precludes the carrying out of works to the interior.
The proposed development will include the removal of a contemporary warehouse
onto Brabazon Row. The removal of this building will be executed carefully to
ensure that no damage occurs to the external walls of the protected structure. The
northern wall of the protected structure forms an internal party wall with the
contemporary warehouse at present and will be rendered with lime-based render
for weathering purposes.
Remnants of a warehouse to the west of the protected structure will be removed,
but as a new structure is proposed incorporating the surviving front section of wall
onto Newmarket, no material change is envisaged as arising to the party wall.
Weathering details where new buildings will adjoin the historic outer walls of the
protected structure are included in the submission. As evident, the details serve to
safeguard protected fabric.
It is proposed to carry out conservation works to the exterior of the protected
structure, to include window and rainwater goods repair, re-pointing and general
decoration.
The proposal to restore the elevational character of the western side of the
protected structure is welcomed and will improve the visual character of the
protected structure.
The external context of the protected structure on the corner of Brabazon Place
will remain physically unaltered by the proposed development, as its integrated
wall flanking the site will be retained and conserved. A gap onto Brabazon Place
will be retained above entrance level where the protected structure meets the
proposed development, as a means to maintain the legibility of the original
structure within the streetscape. Boundary treatments to the north, east and west
walls between the new and protected structures will be detailed when the design is
finalised, with safeguarding the protected structure to the fore of the design
process.
New building would take place on the Newmarket frontage, aligned with the
prevailing heights of late 20th century and more recent buildings in the area. At the
eastern end of the new building fronting Newmarket it would be five-storey in
height, rising to six-storeys towards the junction with Ardee Street. This is
compositionally consistent with the heights at the western end of Newmarket, at
the junction with Ardee Street as the building on the opposite side of Ardee Street
is six-storey, rising up to seven-storey in two towers.
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7.4. No. 10 Ardee Street
The principal building that survives from the brewery is number 10 Ardee Street,
which is a five-bay, three-storey house, and which is a protected structure. This is
outside the present site but is respected in the development now proposed. No
development would take place in the immediate vicinity of the house, with an open
landscaped area aligned with its rear façade.
The maps reproduced in figures 6 and 10 above show the layout of the site as it
was in 1847 and 1907 respectively. In both cases the maps show the carriage
arch that passes through the ground floor of number 10 Ardee Street and beyond
it, to the east, is an east-west oriented yard. The arrangement of buildings to the
rear of 10 Ardee Street pertained throughout the nineteenth century and for the
remainder of the time that the brewery was in operation. It may also be seen on
the Ordnance Survey’s large-scale map of 1886, reproduced below, and it is
visible on the final edition of the Ordnance Survey’s six-inch maps, published in
1936.

Figure 12: Detail of Ordnance Survey map of 1886

Figure 13: Detail of Ordnance Survey map of 1936
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The view of the rear of number 10 Ardee Street that was reproduced in figure 8
above is repeated overleaf. The view shows that the space that was seen at the
rear of the house was, in effect, a road leading into the heart of the brewery via the
carriage arch through the house. To the right in the view is the building that still
stands on the site, though it was taller at that time, with the first-floor windows
higher than they are today, and with masonry above them. The building on the left
appears to be of similar size, both being two-storey, but with large floor-to-ceiling
heights on each floor. At the rear in the view is the brew house, which was similar
in height to 10 Ardee Street. One of the bridges that was shown on the 1886 map
may be seen in this view, running to the brew house.

Figure 14: View to rear of 10 Ardee Street, 1889

Number 10 Ardee Street was built at the beginning of the nineteenth century when
the brewery was changing ownership and expanding. It appears that the buildings
that ran to the rear of the house were part of that expansion and from the time that
the house was built there was no rear garden or private space, with the brewery
occupying all of the land to the rear and buildings running back from the house on
both sides. This situation pertained through the rest of the time that the brewery
was in use and only began to change in the mid-twentieth century.

Historic Building Consultants

Page 55

Ardee Point, Newmarket and Ardee Street

Impact assessment

Plate 38: View towards rear of 10 Ardee Street

In the view above the house is seen in the background. The building on the left
was previously higher and has been reduced in height. The return to right of centre
was the first part of a building that previously returned as far to the rear as the
building on the left.

Plate 39: Remnant of former roadway at rear of 10 Ardee Street
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The return to the rear of 10 Ardee Street is
seen in the photograph at left. The broken
brickwork at the right-hand side of the
building indicates where the previous
industrial building was previously attached at
the rear of this return.

Plate 40: Return at rear of 10 Ardee Street

The photograph below shows the existing
building to the rear of 10 Ardee Street on the
southern side. This building was originally
higher and has been reduced in height.

Plate 41: Building at rear of 10 Ardee Street

On the frontage to St Luke’s Avenue there would be a separation of more than
thirty metres between the rear of number 10 Ardee Street and the nearest
proposed building. The new building on that frontage would be six-storeys in
height at the point nearest to the protected structure. The new build on St Luke’s
Avenue would step up to eight storeys as it progresses away from the protected
structure.
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Plate 42: Rear of 10 Ardee Street

No.10 was constructed to purposefully connect with the commercial activity of the
brewery. It differed from typical residences of the period in that it did not enjoy
formal gardens to the rear but served as an access point to a busy yard flanked by
tall warehouses either side. Outward vistas from all rear rooms therefore were
dominated by structures defining the active brewery function of the site.
Whilst these structures have either been demolished or reduced, the original
character of No.10 is not represented by its existing, much altered setting. As a
consequence, impacts associated with the proposed scheme must acknowledge
the capacity for reinstatement of buildings in the manner proposed by the subject
development.

7.5. Conclusion
The proposed development has been designed so as to retain as much as
possible of the historic structures on the site and to respect the presence of the
protected structures in the vicinity and the conservation area on Newmarket. Every
effort has been made to minimise the impact on the historic character of the area
and of buildings in the vicinity, whilst ensuring that retained elements such as the
outer warehouse elevation, vaults and tower are purposefully incorporated within
the scheme.
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