Chapter 3:
Housing and Community Services

Aim 3 Housing and Community Services
In meeting the housing requirement for the Borough, to provide for a range of
new housing appropriate to the changing needs of the Borough’s population,
while facilitating provision for a range of social and community facilities.

3.1 Facilitating New Housing
3.2 Housing Land Allocations
3.3 Rural Housing

3.4 Social/Affordable Housing
3.5 Traveller Accommodation
3.6 Community Services

3.7 Arts and Culture
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Facilitating New Housing

In order to ensure a sustainable pattern of development, the expansion of Clonmel needs
to address the various opportunities and constraints presented by the existing settlement
pattern, the natural environment, infrastructure and service provision, the projected
population change for the settlement and its environs, recent house building performance,
and the role of the town within the local and regional contexts. Due regard also needs to
be paid to the Residential Density Guidelines for Planning Authorities (1999).

In accordance with the Planning and Development Acts (2000-2006), the allocation of
new housing lands will be expected to address the following objectives:
- To ensure that sufficient land is zoned to meet the housing requirements of the Plan
area for the lifetime of the Plan;
To ensure there is a mixture of house types and sizes to meet the needs of various
households;
To ensure that housing is available for people on different income levels; and
To provide the need for both affordable and social housing between persons of
different social backgrounds.

The Council will ensure that sufficient land is pro vided to meet the projected
demand for new homes during the Plan period through the designation of new
strategic sites comprising 128 hectares (approximat ely) of lands as identified on
the Zoning Maps.

The satisfaction of housing needs is one of the main objectives of the Plan. As set out in
Chapter 2, the previous (2002) Plan allocation of residentially zoned land was not
considered sufficient to meet the potential demand for new households over the lifetime of
this Plan, based on past development trends. In consideration of residentially zoned lands
that remain undeveloped (as of 2007), it is estimated that a maximum 163 hectares of
additional lands for residential purposes may be required during this Plan period.

A wide range of residential sites is proposed for development. In addition to the
commitments identified in the previous Plan (2002) and Environs LAP (2006), this Plan
proposes a further eleven sites in order to provide for a range of housing types to meet
the needs of various households. The sites could accommodate up to 2,520 households -
equivalent to a population increase of between 5,800 (based on EU average of 2.3
persons/household) to 6,800 (based on 2.7 persons/household), subject to household
size, density and layout requirements.

The Council consider that future residential growth will occur generally in lands reserved
in the following areas (for individual proposals refer Chapter 3.2, and for Location Plans
and Site Descriptions refer to Appendix 3):
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Table 1:
Residential Land
Zonings 2008-2014

3.1.6

3.1.7

3.1.8

Policy H.2:
New Housing
Development

Map Additional Zoned Residential Lands 2008-2014 Approx. Residential
Ref. Site Area Density

(hectares) (Gross)*
R23 Boherduff, Fethard Road 14.00 Medium
R24 Ardgeeha Hill 7.70 Medium
R25 Ardgeeha 11.00 Medium-low
R26 Lands at Moangarriff 12.50 Medium
R27 Powerstown Park 7.50 | Medium-high
R28 Lands at Mylerstown, Powerstown Road 20.54 Medium-low
R29 Lands at Laganore, Waterford Road 10.00 Medium-low
R30 Lands north of Racecourse 19.41 Medium-low
R31 Lands east of Racecourse 9.54 Medium-low
R32 Lands at Coleville Road 8.63 Medium
R33 Lands at Powerstown 7.30 Low

Totals 128.12

* Note: Refer to DOEHLG ‘Residential Density Guidelines for Planning Authorities’.

In addition to the above-zoned lands, the Council will consider applications for small,
unidentified sites in the town, which may include redevelopment sites, conversions and
infill development. Such sites are generally less than 0.5 hectares in size, and can be
important contributors to townscape improvement and vitality. The Council anticipates that
such ‘windfall’ sites will add further variety to the total calculated area for residential uses.
Unidentified sites in rural areas will be considered in relation to Policy H.6.

The requirements identified for each development will be secured either through
conditions on any planning permission that is granted, or through legal agreements
negotiated between the Planning Authorities and the developer/owner of the site.

Although substantial numbers of private and public sector housing have been constructed
during the lifetime of the 2002 Development Plan, much of this development lacks variety
and interest. New residential development will need to provide a high quality living
environment for all residents, both in terms of the standard of individual units and the
overall layout and appearance. The Council will assess such proposals in accordance
with Policy DP.6 of this Plan, the Residential Density Guidelines and the Development
Standards set out in Chapter 9 of this Plan.

Residential development proposals will be required to demonstrate that they

satisfy the following requirements:

a) Provide for a range of house types, sizes and te  nures to meet varying housing
needs;

b) Provide high quality residential layouts in acco rdance with other Policies of this
Plan;

c) Provide well-designed, attractive, functional an  d supervised amenity public
open spaces;

d) Conform with the DoEHLG ‘Residential Density Gui delines for Planning
Authorities’; and

e) Promote sustainable transport by reducing the de mand to travel.
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The main objective for new residential development in Clonmel and its rural hinterland is
to achieve high quality living environments that are more sustainable than many previous
examples and can be enjoyed by all who use them. In the majority of cases, recent
housing developments have tended to be repetitive and uniform, adopting a similar mix of
houses arranged to a standardised layout around a rigid road hierarchy, resulting in
sameness that lacks local identity. One housing area looks very similar to any other. Most
layouts have been based on the geometry of vehicle movement, with the natural result
that residents find it easier to use their car than any other form of travel. Future housing
developments will need to demonstrate that they adhere to the principles of Policy H.2
and to the urban design guidelines set out in Chapter 9.

Serviced Sites

In addition to seeking the provision of a greater range of house types and higher quality
residential layouts, residential serviced sites are promoted by the Council in suitable
locations as offering an alternative for individuals wishing to build and design their own
houses in more sustainable locations rather than the open countryside.

To help strengthen and consolidate the settlement s tructure, and to help provide an
alternative to one-off houses in the countryside, r esidential serviced sites will be
promoted at suitable locations where services alrea  dy exist.

Residential serviced sites will be of an adequate size to accommodate individually-
designed houses within a high quality landscape setting. Density will be intentionally low,
between 5-10 units/hectare according to location and the landscape features of the site.
Plots will be of not less than 0.10 hectares (0.25 acres), except in exceptional
circumstances. Larger plots will be required for houses exceeding 250sg.m. to allow
sufficient space for private amenity, parking and landscaping.

Whilst individual house design will be encouraged, the overall layout and content of the
serviced site scheme must be consistent in terms of scale, proportions and material finish.
House designs and layout features that are overtly suburban in character will not be
acceptable. Traditional forms and materials appropriate to the setting should be used in a
contemporary manner, requiring high quality innovative architectural design.

A Masterplan will be required from the developer showing the overall layout,
infrastructure, services and landscaping for the whole of the serviced site, together with
any desirable linkages to adjoining sites, at the planning application stage. The
Masterplan will be accompanied by a Design Statement that sets out and illustrates the
principles adopted for the scheme, including the proposed massing and scale of the built
form, materials and typical details, pedestrian and vehicle circulation, and hard and soft
landscaping components. All development will be constructed thereafter in accordance
with the approved Masterplan and Design Statement, unless otherwise agreed with the
planning authority.

Retirement Villages
In order to help provide for the full range of housing needs, the Council is prepared to
consider the provision of retirement villages where appropriate to the land use context

and other provisions of this Plan.

The Retirement Village concept can offer high levels of care and support for the elderly in
living environments that maintain and promote independence, with the additional benefits
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of a range of social and leisure activities. Retirement Villages are increasingly seen as a
response to the limitations of traditional models of sheltered housing, which often fail to
satisfy the diversity of housing need in later life.

3.1.16 A typlcal reasonably-sized Retirement Village development would be expected to provide:
A permanent population of residents and support staff;
A sufficient critical mass to fully support existing local services and businesses;
A mixture of detached and semi-detached houses, low-rise apartments, social,
administration, catering facilities, and rest home;
Additional services and amenities that would be available to the whole community,
such as small convenience store, bank, pharmacy, medical facilities, restaurant and
active outdoor facilities;
A high quality compact development that would be conceived as an entity;
A sustainable development form that makes a positive contribution to the character
and quality of the area;
Suitable development that would not have significant detrimental impact on the
natural environment or on the visual or physical character of the area;
Recreational facilities such as tennis courts, bowls, walks, and enhanced pedestrian
access to adjoining areas; and
High quality accommodation with a generous landscaped setting.

3.2 Housing Land Allocations

3.2.1 In addition to those matters specified within each of the following proposals, the various
policies and objectives of this Development Plan will be applied as appropriate. Further
details of the individual sites are included in Appendix 3. The following sites are proposed
to be allocated for residential development:

Housing Proposal  Lands comprising approximately 14 hectares (gross) at Boherduff, east of Fethard
R.23: Road, are allocated for medium-density residential development. The development

Boherduff, comprises two parcels of land in different ownershi ps. In order to ensure an
Fethard Road integrated scheme with optimum provision of infrast ructure, the two parcels will be

considered as a single development and a comprehens  ive Masterplan prepared in
accordance with Policy H.4.

3.2.2 The sites are located on the urban fringe within the inner environs of Clonmel,
approximately 1.5km north of the town centre, with existing low density clustered housing
to the west. The southern land is bounded by the Clonmel Town boundary, beyond which
is land already zoned for residential purposes. The proposal is well-related to existing uses
and the town centre, and it is considered that the nature and extent of proposed
development would not detract from the physical form of the town and its landscape
setting.

Housing Proposal  Lands comprising approximately 7.70 hectares (gross ) at Ardgeeha, east of Cashel
R.24: Road, are allocated for mixed (density and type) re  sidential development. In order to
Ardgeeha Hill, ensure an integrated scheme with optimum provision of infrastructure, community
Cashel Road facilities and amenity provision, the site will be considered as a single development
with adjoining lands at Ardgeeha (East) (Residentia | Site R25). A comprehensive
Masterplan will be required to be prepared in accor  dance with Policy H.4 to ensure
that the two parcels of land are developed in a co- ordinated manner and are fully
compatible with the extensive areas of land to the east which are already zoned for
residential purposes and are either completed (R1) or about to start construction
(R16). In addition, the proposed development will b e expected to facilitate the
delivery of part of the proposed Northern Radial In  terconnector Roads forming the
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northern boundary of the development sites, linking the Cashel and Fethard Roads,
in accordance with Policy TRANS.3.

The site is located on the urban fringe within the Town boundary of Clonmel,
approximately 2km north of the town centre. Land to the south, forming part of the same
landholding is currently zoned for residential uses (R15).

The development proposals will need to demonstrate that a suitable mix and density of
housing types can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, relationships and
linkages with adjoining lands, provision for related social, community and recreational
facilities, and provision for service infrastructure.

Given the location of the site in proximity to proposed development area R25, which in turn
is physically related to extensive residential development extending eastwards to the
Fethard Road, a comprehensive Masterplan for the combined lands, showing the
relationship and linkages to adjoining areas and including the provision of a section of the
proposed Northern Interconnector Roads scheme, will be essential components of any
development application.

Lands comprising approximately 11 hectares (gross) at Ardgeeha, east of Cashel
Road, are allocated for mixed (density and type) re sidential development.
Associated small-scale commercial, recreational and amenity provision may be

considered as an integral part of proposed developm ent, with facilities readily
accessible to adjacent residential and employment u ses. A comprehensive
Masterplan will be required to be prepared in accor  dance with Policy H.4 to ensure
that the lands are developed in a co-ordinated mann  er with proposed development
area R24 and fully compatible with the extensive ar  eas of land to the east which are
already zoned for residential purposes and are eith  er completed (Sites R1) or about
to start construction (R16). In addition, the propo sed development will be expected
to facilitate the delivery of part of the proposed Northern Interconnector Roads
linking the Cashel and Fethard Roads, in accordanc e with Policy TRANS.3.

This extensive site is located on the urban fringe within the inner environs of Clonmel,
approximately 2.5km north of the town centre, bounded to the west by Abbott Vascular and
Boston Scientific, to the south by new existing housing, and to the east by residentially
zoned lands. Lands to the south-west boundary comprise proposed development area R24
which, together with other adjoining uses, needs to be fully integrated with the scheme.

The development proposals will need to demonstrate that a suitable mix and density of
housing types can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, relationships and
linkages with adjoining lands, provision for related social, community and recreational
facilities, and provision for service infrastructure.

Existing mature trees on the site will be retained and incorporated as an integral part of the
scheme. Given the location of the site in proximity to proposed development Site R24, and
to extensive residential development extending eastwards to the Fethard Road, a
comprehensive Masterplan for the combined lands, showing the relationship and linkages
to adjoining areas and including the provision of a section of the proposed Northern Radial
Interconnector Roads scheme, will be essential components of any development
application.
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Lands comprising approximately 12.5 hectares (gross ) at Moangarriff, east of
Gurtnafleur and west of the existing Meadowlands Es  tate, are allocated for
residential development. The area comprises two par cels of land considered
suitable for medium-density residential. In order t 0 ensure an integrated scheme
with optimum provision of infrastructure, the two p arcels will be considered as a
single development and a comprehensive Masterplan w ill be required to be prepared
in accordance with Policy H.4.

The sites are located within the town boundary, approximately 2.5km east of the town
centre, with existing medium-density housing to the east, low-density housing to the south,
and the industrial uses of Clonmel Healthcare/Kentz to the south-west. Ribbon
development extends around most of the peripheral roads, characterised by low-density
mostly individual bungalow-style houses.

Given the relationship of the eastern parcel of land to the existing Meadowlands estate,
and the presently disturbed nature of the site, it is considered that medium-density housing
development would be appropriate subject to other conditions of this Plan. Similarly,
medium-density development would be appropriate for the western parcel of land, which is
well-related to Gurtnafleur Road.

Vehicular access will be required to be obtained from Gurtnafleur Road for both parcels of
land, given the limited capacity of existing access roads to the east. A comprehensive
Masterplan for the combined lands, showing the access arrangements and connections
with adjoining lands, including pedestrian and cycle linkages, will be an essential
component of any application.

Lands comprising approximately 7.5 hectares (gross) to the south-east of
Powerstown Park are allocated for medium-high densi ty residential development, in

conjunction with adjacent land to the south of the racecourse zoned for commercial

uses (refer Chapter 6.5). A comprehensive Masterpla n will be required to be
prepared in accordance with Policy H.4 to ensure th  at the two areas of re-zoned
lands are developed in a co-ordinated manner and fu  Illy compatible with retaining

the important amenity and recreational function of the racecourse.

The residential site is located approximately 1.6km from the town centre within the town
boundary, and with access from Gurtnafleur Road to the east. It is bounded by low density
housing to the east, by commercial uses to the south, and by the amenity lands of the
racecourse to the north. There is significant mature tree cover along the southern
boundary extending into the site along a central hedgerow, and an abundance of other
mature trees and shrubs around the course.

The racecourse is an important recreational and social facility for Clonmel. In addition to
providing the venue for race meetings and the annual coursing fixture, which attracts large
numbers of national and international visitors to the town, the racecourse hosts other major
events such as the Pony Club, Caravan Club and the Clonmel Agricultural Show.

Although the course was refurbished in 1998, it is acknowledged that investment in
upgrading and new complementary facilities is required to further reinforce the
attractiveness of the course to visitors and to realise its full amenity and recreational
function.

Accordingly the Council consider that the existing amenity zoning for the racecourse area
would be retained but the Zoning Matrix adjusted to facilitate the consideration of
appropriate redevelopment of existing facilities. Consideration of the development of lands
for complementary uses within the curtilage of the racecourse would be facilitated by re-
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zoning the lands to the south as Primarily Commercial and lands to the south-east as
Primarily Residential.

A comprehensive Masterplan for the lands will require to be agreed with the Council prior
to any planning applications being lodged.

Lands comprising approximately 20.54 hectares (gros s) to the north-east of
Powerstown Park are allocated for medium-low densit vy residential development. A
comprehensive Masterplan will be required to be pre  pared in conjunction with
Residential Sites R30 and R31 in accordance with Po licy H.4 to ensure that the
extensive area of re-zoned lands is developed ina  co-ordinated manner. In addition,
the proposed development will be expected to facili tate the delivery of part of the
proposed Northern Radial Interconnector Roads, in a  ccordance with Policy
TRANS.3.

The lands are located within the town boundary, approximately 3km to the north-east of
the town centre, bounded by the railway line to the south-east and by rural roads
(Powerstown road) to the west and north. There are two small fields to the south-west.
Several low-density detached properties extend along Powerstown road as ribbon
development. Powerstown School and Church lie to the immediate north of the site.

The lands mostly comprise a large field, sloping steadily from a high point on the north-
west part of the site eastwards to the road and southwards to the railway line (which is in
cutting). Two small plots of land are located towards the western boundary with
Powerstown road, which would be included in the overall development of the site (subject
to agreement).

The development proposals will need to demonstrate that a suitable mix of housing types
and densities can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, protecting the amenity
of existing residences in the vicinity, relationships and linkages with adjoining lands,
provision for related social, community and recreational facilities, and provision for service
infrastructure, and including the provision of a section of the proposed Northern Radial
Interconnector Roads scheme

In order to fully assess the approach to and likely impact of proposed development, a
comprehensive Masterplan for the combined Residential Sites R28, R30 and R31 will be
required to be agreed with the Council prior to any planning application being lodged.

Lands comprising approximately 10.0 hectares (gross ) to the east of the town are
allocated for medium-low density residential develo pment. A comprehensive
Masterplan will be required to be prepared in accor  dance with Policy H.4 to ensure
that the extensive area of re-zoned lands is develo  ped in a co-ordinated manner. In
addition, the proposed development will be expected to contribute towards the
delivery of part of the proposed Northern Radial In  terconnector Roads, in
accordance with Policy TRANS.3.

The lands are located approximately 3.25km to the east of the town centre. The town
boundary follows the eastern edge of the site, beyond which is the Bulmers operation.
Approximately 60 hectares of land adjoining the eastern boundary of the site are re-zoned
in this Plan for industrial purposes in order to facilitate the planned growth of Bulmers over
the next 5-year period. The southern field of the site has a short frontage to Waterford
Road. Several low-density detached properties extend along the rural road to the north of
the lands as ribbon development.
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A large field separates the site from the Meadowlands development, and open fields
extend north-westwards to the ribbon development along Powerstown road. The lands
comprise six fields, sloping south-eastwards towards the town boundary.

The development proposals will need to demonstrate that a suitable mix of housing types
and densities can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, relationships and
linkages with adjoining lands, provision for related social, community and recreational
facilities, and provision for service infrastructure, and including the provision of a section of
the proposed Northern Radial Interconnector Roads scheme.

In order to fully assess the approach to and likely impact of proposed development, a
comprehensive Masterplan for the site will be required to be agreed with the Council prior
to any planning application being lodged.

Lands comprising approximately 19.41 hectares (gros s) to the north of Powerstown
Racecourse are allocated for medium-low density res idential development. A
comprehensive Masterplan will be required to be pre  pared in conjunction with
Residential Sites R28 and R31 in accordance with Po licy H.4 to ensure that the
extensive area of re-zoned lands is developed ina  coordinated manner. In addition,
the proposed development will be expected to contri bute towards the delivery of
part of the proposed Northern Radial Interconnector Road scheme in accordance
with Policy TRANS.3, and to secure suitable protect ion and enhancement of the
Wilderness Gorge.

The lands are located approximately 3km to the north-east of the town centre, immediately
north of the Powerstown Racecourse and within the Clonmel Borough boundary. The
Wilderness Gorge adjoins the site to the west (zoned HA: to provide for and protect areas
of Visual Importance and High Amenity) and by a rural road (Powerstown road) to the east.
Beyond the site to the north are undulating agricultural lands. Several low-density
detached properties extend along Powerstown road as ribbon development.

The lands mostly comprise a large field, which is relatively flat, although sloping steadily
towards the Wilderness Gorge in the western part of the site. Two rural one-off dwellings
are located on the eastern boundary of the site adjoining Powerstown road, which would
be included in the overall development of the site (subject to agreement).

The development proposals will need to demonstrate that a suitable mix of housing types
and densities can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, protecting the amenity
of existing residences in the vicinity, relationships and linkages with adjoining lands,
provision for related social, community and recreational facilities, and provision for service
infrastructure, and including the provision of a section of the proposed Northern Radial
Interconnector Roads scheme.

In order to fully assess the approach to and likely impact of proposed development of the
entire Mylerstown/Racecourse Area, a comprehensive Masterplan encompassing all three
proposed residential sites R28, R30 and R31 will be required to be agreed with the Council
prior to any planning application being lodged.
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Lands comprising approximately 9.54 hectares (gross ) to the east of Powerstown
Racecourse are allocated for medium-low density res  idential development. The area
comprises two parcels of land that will be consider ed as a single development. A
comprehensive Masterplan will be required to be pre  pared in conjunction with
Residential Sites R28 and R30 in accordance with Po licy H.4 to ensure that the
extensive area of re-zoned lands is developed in a  coordinated manner. In addition,
the proposed development will be expected to contri bute towards the delivery of
part of the proposed Northern Radial Interconnector Roads in accordance with
Policy TRANS.3

The lands are bound to the north by proposed Residential Site R28, to the west by
established development comprising detached ribbon dwellings extending along
Powerstown road, and to the east and south by the railway line. The lands comprise two
fields, gently sloping south-eastwards towards the railway line.

The development proposals will need to demonstrate that a suitable mix of housing types
and densities can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, protecting the amenity
of existing residences in the vicinity, relationships and linkages with adjoining lands,
provision for related social, community and recreational facilities, and provision for service
infrastructure, and including the provision of a section of the proposed Northern Radial
Interconnector Roads scheme.

In order to fully assess the approach to and likely impact of proposed development of the
entire Mylerstown / Racecourse Area, a comprehensive Masterplan encompassing the
three proposed residential Sites R28, R30 and R31 will be required to be agreed with the
Council prior to any planning application being lodged.

Lands comprising approximately 8.63 hectares (gross ) to the north of Coleville Road
are allocated for medium density residential develo pment. The lands form part of a
larger potential development area defined as a Key Opportunity Site - where it is the
policy of the Council to facilitate the appropriate re-use/redevelopment in
accordance with the zoning and/or the guidelines se t out in Appendix 5. A
comprehensive Masterplan will be required to be pre  pared in conjunction with
Residential Sites R21 and R22 and the entire area ¢ omprising the Key Opportunity
Site in accordance with Policy H.4 to ensure that t he extensive area of re-zoned
lands is developed in a coordinated manner.

The lands are bound to the south by Coleville Road, to the north-east by a strip of land
adjacent to the River Suir and zoned High Amenity, to the west by residential Site R21,
and to the east by the Borough boundary and lands zoned for open space and amenity
and agricultural uses within the jurisdiction of Waterford County Council. Most of the
northern portion of the site is occupied by Dudley's Mill Business Park, comprising a
former tannery. Millbrook House, a large 19" century dwelling, is located to the immediate
south of the Business Park, and presently functions as office use. Several detached and
semi-detached dwellings are located in the vicinity of the site along Coleville Road.

Beyond the Business Park, the lands are generally flat and partly used for grazing horses
and cattle. Significant mature trees extend along the northern boundary adjoining the river,
and a mature hedgerow defines the southern boundary with Coleville Road. Millbrook
House and the Business Park are accessed via a tree-lined avenue from Coleville Road.

The development proposals will need to demonstrate that a suitable mix of housing types
and densities can be achieved in a manner that reflects the landscape character of the
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area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, protecting the amenity
of existing residences in the vicinity, relationships and linkages with adjoining lands,
provision for related social, community and recreational facilities, and provision for service
infrastructure.

In order to fully assess the approach to and likely impact of proposed development of the
entire area of the Key Opportunity Site, a comprehensive Masterplan will be required to be
agreed with the Council prior to any planning application being lodged. In addition to
meeting the objectives of Policy H.4, the Masterplan will include provision for a vehicular
river crossing in the vicinity of Moangarrif; suitable active and passive open space uses; a
footbridge to Mulcahy Park and other extended and improved pedestrian/cycle links with
the town centre; flood management works; transportation and service infrastructure to
facilitate the release of zoned development lands at Croan Lower; an agreed phasing
strategy for the sequential development of housing and related community and open space
facilities; and other objectives as may be considered relevant and appropriate by the
planning authority.

As the subject lands are located within the River Suir Amenity Area, the Masterplan will
need to be accompanied by a Design Statement demonstrating that the proposals do not
have a negative effect on the distinctive character and appearance of the corridor and
meet the general objectives of Policy DP.5.

Lands comprising approximately 7.30 hectares (gross ) to the south of Powerstown
School are allocated for low density residential de  velopment. The area comprises a
single parcel of land and a comprehensive Masterpla n will be required to be
prepared in accordance with Policy H4 to ensure the delivery of essential services
and roads infrastructure for the wider Powerstown a rea in an integrated manner and
in advance of house construction on the lands, and subject to safeguarding the
rural character of the area. In addition, the prop  osed development will be expected
to contribute towards the delivery of part of the p roposed Northern Radial
Interconnector Roads in accordance with Policy TRAN S.3

The lands are bound to the north by Powerstown Road, beyond which lies the School and
Church on the road to Mylerstown. Established development comprising detached ribbon
dwellings extend to the east and west along the Powerstown Road. Lands to the south are
zoned ‘Primarily Agricultural’.

The development proposals will need to demonstrate that a suitable mix of low density
housing types can be achieved in a manner that reflects the landscape character of the
area and in accordance with other policies and objectives of this Plan, and including the
means of vehicle access and impact on the existing road network, protecting the amenity
of existing residences in the vicinity, relationships and linkages with adjoining lands,
provision for related social, community and recreational facilities, and provision for service
infrastructure, and including the provision of a section of the proposed Northern Radial
Interconnector Roads scheme.

In order to fully assess the approach to and likely impact of proposed development, a
comprehensive Masterplan for the site will be required to be agreed with the Council prior
to any planning application being lodged.
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Masterplans

Figure 3:
Development

Masterplan Locations
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3.2.40

South Tipperary County Council

Where identified by the Proposals of this Plan, the Council will require a
comprehensive Masterplan to be submitted in order t o fully assess the approach to
and likely impact of proposed development.

R23 — Boherduff, Fethard Road R29 — Lands at Laganore

R24 — Ardgeeha Hill R30 — Lands North of Racecourse
R25 — Ardgeeha R31 — Lands East of Racecourse
R26 — Lands at Moangarriff R32 — Lands at Coleville Road
R27 — Powerstown Park R33 — Lands at Powerstown

R28 — Lands at Mylerstown

No

development of the identified residential lands will be permitted prior to submission and

approval of a Masterplan to the satisfaction of the Council. The Masterplan must include

pro

vision for:

Disposition of land uses, building types, recreational open space and amenity areas,
and respective linkages;

Appropriate facilities required to support the development such as local neighbourhood
centre and suitable retail provision;

Consideration of the main points of access for pedestrians, cyclists, emergency
vehicles, public transport, service vehicles and private motorists;

Walking and cycling routes to local facilities such as shops, schools, health centres,
etc;

The means for incorporating existing vegetation, hedgerows, trees and other natural
features into the proposed development;

Any off-site road improvement works, public transport, cycling and walking
infrastructure that will be required,;

Building design and urban design guidelines;

A satisfactory mix of housing types, sizes and tenures;

The means for protecting existing historical monuments/buildings and their settings,
and building fragments and archaeological material where appropriate;

Compliance with Part V of the Planning and Development Acts (2000-2006) with
regard to provision of social and affordable housing;
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3.2.41

Policy H.5:
Landscape Plans

3.2.42

3.2.43

Compliance with Part X of the Planning and Development Acts (2000-2006) with
regard to the preparation of an Environmental Impact Statement; and

Impact on the existing road network in terms of environmental and travel issues,
through the submission of a Transport Assessment as set out in Chapter 7.9 of this
Plan

The purpose of a Masterplan is to ensure that proposed development areas are assessed
in their entirety and that lands are developed to their full potential. Such an approach is
intended to ensure that all development is integrated, does not occur in a piecemeal or
uncoordinated manner and does not evolve with little or no services. Where appropriate,
the Masterplan will also address the phasing of development to ensure that the scheme is
realised in a sustainable manner.

A high standard of appropriate hard and soft landsc aping will be required of all new
development, and proposals incorporated where appro priate in development
Masterplans.

The landscape aspects of a development proposal will be required to form an integral part
of the overall design. Information regarding landscape proposals will be submitted as early
as possible in the planning application process, and where appropriate as part of the
Masterplan submission, ensuring and demonstrating that:

- Important site features have been identified for retention through a detailed site survey;
The landscape character of the area is retained and, where possible, enhanced;
Features of environmental, ecological, geological and archaeological significance are
retained and protected and opportunities for enhancing these features are utilised,;
Opportunities for utilising sustainable drainage methods are incorporated;

New planting comprises species which are of ecological value and appropriate to the
area;

There is sufficient provision for planting within and around the perimeter of the site to
minimise visual intrusion on neighbouring use or the countryside; and

Detailed arrangements are incorporated for the long-term management and
maintenance of landscape features.

It is emphasised that both hard and soft landscaping features will be conceived as a key
component in the design of new development and also as an integral part of the wider
landscape and open space network. The submission of landscape information as part of
the development proposal would help to avoid the difficulty of incorporating these features
into the scheme at a later stage.

3.3 Rural Housing

3.3.1 The majority of land within the environs of the Development Plan area is designated for

agricultural use. In recognition of the demands for individual houses within this area, the
relative pattern of population growth, and the proximity of the area to Clonmel, the Council
consider that this area is under strong urban influence as defined by Sustainable Rural
Housing Guidelines (2006). Consequently, all applications for residential units on
agriculturally zoned land within the Plan boundary will be assessed in accordance with
Policies H.6 and H.7.
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Policy H.6:
Rural Housing in
the Open
Countryside
Criteria

Policy H.7:
Rural Housing
Locations

3.3.2

3.3.3

3.34

3.35

South Tipperary County Council

It is the policy of the Council to permit new house s in the open countryside where

the following criteria are met:

a) The proposal is for an individual house; and

b) It is being made by any one of the following per  sons —
(i) afarmer of the land;
(i) alandowner;
(iii) the owner of land within the curtilage of an existing dwelling (e.g. rural
cottage, etc);
(iv) adirect descendent of (i), (ii) or (iii) abov  e;
(v) aperson who has lived in a rural area within 1 0 kilometres of the proposed
location for any 10 year period of that person’s li fe;
(vi) a person who establishes a need to reside int  hat particular location (refer
to Appendix 10: ‘Guidelines to Establish a Need for Rural Housing’ of the South
Tipperary County Development Plan 2003);

c) The house design is in accordance with the Guide lines for Rural Housing as set
out in Appendix 2 of the South Tipperary County Dev  elopment Plan (2003);

d) The house is for that person’s own use; and

e) The applicant can demonstrate that he/she is eli  gible under the above criteria.

One-off houses on agriculturally zoned lands within the rural areas of the Plan will

be resisted at the following locations:

a) National Primary, National Secondary and Regiona | Roads; and

b) Along the approach roads to Clonmel and on local roads where there is an
existing pattern of ribbon development as defined i n the Sustainable Rural
Housing Guidelines (2006).

These policies are intended to control the volume of new housing built in the open
countryside and to ensure that residential pressure from existing settlements in close
proximity to Clonmel is not exerted on agriculturally zoned land within the Plan boundary.
It is also designed to facilitate a substantial portion of the population who genuinely need
to live in the rural areas because it is necessary for work purposes or for family reasons.

The Council will have due regard to the applicant’s current housing status and genuine
housing need, and the applicant will be required to provide adequate evidence of same
prior to any recommendation being made on the planning application.

Applicants that meet the criteria set out in Policy H.6 will also need to comply with the

following design criteria:

- With the exception of active farmyard entrances, access to new dwellings will be from
an existing entrance to a dwelling; or an existing access road; or where neither of the
above exists or is practical, a field entrance that satisfies road safety concerns and
sightline requirements;

Existing hedgerows will be maintained; and
The land between the roadside and the house will be planted with trees as set out in
Appendix 2 of the County Development Plan (2003).

It is necessary to ensure that the application for a dwelling is made by a person who
genuinely needs to live in the area and who does not have an existing dwelling that can
be adapted to suit any change in their needs, and to prevent the speculative sale of land.
The Council will require a condition to be attached to a grant of permission for a house
within the rural area of the Plan that stipulates that the house will be first occupied as a
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3.4

34.1

3.4.2

Policy H.8:
Social/Affordable
Housing

3.4.3

3.4.4

3.45

place of permanent residence by the applicant or by a member of the immediate family in
line with the Sustainable Rural Housing Guidelines (2006).

Social/Affordable Housing

The Council will promote and encourage the provision of housing accommodation in
accordance with the proposals outlined in the document ‘Delivering Homes — Sustaining
Communities’ (DOEHLG 2007) and will seek an element of social housing in all new
development areas. This document describes the broad aim that every household has a
dwelling suitable to its needs, located in an acceptable environment, at a price or rent it
can afford. It embraces all sectors of the housing market: owner-occupier, public rented
and voluntary housing. In addition it recognises the importance of conserving and
improving the existing housing stock in line with concepts of sustainable development.

The ‘South Tipperary County Housing Strategy Review 2004-2009' (available through
Clonmel Borough Council or South Tipperary County Council) updates and sets new
targets and objectives for the period 2004 to 2009, which corresponds with the remainder
of the County Development Plan (2003). Generally the Review projects that despite an
increase in the voluntary/co-operative sector, there remains a strong demand for housing
units to be provided through Part V of the Planning and Development Act (2000). In view
of the continued rise in the numbers seeking social/affordable housing it is inevitable that
much of this requirement will fall on the voluntary and private sector.

The implementation of the County Housing Strategy R eview (2004-2009) will be
facilitated by the Council. The development of land zoned for residential use, or for

a mixture of residential and other uses, will there  fore be subject to agreements

pursuant to Section 96 of Part V of the Planning an  d Development Act 2000 (as
amended).

In formulating this agreement the Council will have regard to the provisions of the
Planning and Development Act (2000-2006) as to the manner in which any particular
planning application complies with this requirement. The Council will also engage in
discussions with developers/applicants prior to the formal planning process to negotiate
details of the operation of Part V in relation to specific development.

Where it is proposed that the site be developed for elderly persons’ accommodation, the
proportion of the site relating to this use will be considered to have provided 20% for
social or affordable housing. This is to encourage the development of these types of
residential units. It is intended to result in ‘empty nesters’, particularly the elderly, having
the choice that will enable them to vacate larger units for units more appropriate in size to
accommodate their current needs (maximum site size relating to elderly persons
accommodation is 1 hectare).

The applicant/developer will be required to submit details supporting the appropriateness
of the design and layout proposed and details of the management of the proposed
scheme.
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Policy H.9:
Traveller

Accommodation

3.5.2

3.5.3

3.6

3.6.1

3.6.2

3.6.3

Policy C.1:

Local Community
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Choice

3.6.4

South Tipperary County Council

Traveller Accommodation

An integral part of the Council’s policy and programme for housing in the Borough and its
environs is the accommodation of the traveling community. The Traveller
Accommodation Plan (2004-2008) sets out the Council's objectives in relation to providing
suitable traveller accommodation during the lifetime of this Plan.

The Council will facilitate the provision of accomm odation for the travelling
community in accordance with the South Tipperary Co unty Council Traveller
Accommodation Programme (2004-2008).

The particular culture and lifestyle of the travelling community is recognised by the
Council, who will endeavour to provide suitable accommodation in accordance with ‘The
Housing (Traveller Accommodation) Act’ (1998). The Council will seek group housing
and/or halting bays (permanent or temporary) for traveller families on suitably zoned lands
located within the Development Plan Boundary in accordance with the needs identified in
the Traveller Accommodation Plan (2004-2008).

The Council will consult with travellers and their representative organisations and with the
local settled communities in relation to the siting, planning and design of suitable
accommodation.

Community Services

The success of this Plan will be determined not just by the quantity of development it
enables but also the extent to which it contributes to the character and function of
communities. It is important that development is managed in a way that ensures its
sustainability as far as possible, especially by securing necessary improvements to
related services and infrastructure.

This Chapter therefore incorporates policies which are intended to meet the wide and
diverse needs of those who live in, work in and visit Clonmel and its environs.

Community Development

The Council has full regard to the contribution that voluntary community-based groups
make to life in Clonmel and its environs and recognise that the views of the local
community need to be fully taken into account in the planning process.

Local communities will continue to be supported by the Council in contributing to
the shaping of the areas in which they live.

It is the intention of the Council to take a pro-active approach to the promotion of a vibrant
community sector, especially in terms of community development. The support and
provision of community facilities will be continued and the Council will endeavour to
sponsor projects where appropriate and feasible, and will continue to liaise with other
appropriate bodies involved in community development.
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Policy C.2:
Community
Facilities

3.6.5

3.6.6

Policy C.3:
Local Shops and
Services

3.6.7

Policy C.4:
New Shops and
Services

3.6.8

When assessing new applications for housing the Cou ncil will seek, where
necessary, services that are required to meet the n  eeds of the community, and/or
to impose levies to assist in the provision of such facilities.

The Council recognises the important role that community facilities play and that such
facilities will be located close to principal centres. In consideration of the recognised need
for amenity, recreational, educational and social facilities, the Council is pursuing the
acquisition of substantial lands to the north of Frank Drohan Road (presently owned by
the Health Service Executive), specifically for this purpose in close proximity to existing
housing areas. Elsewhere, however, where community facilities are provided as an
integral part of substantial new residential development, and such facilities are available
to the community at large, it is considered reasonable that all dwellings granted in both
urban and rural locations will contribute towards the provision of such facilities.

Throughout the Plan area there are many communities who continue to benefit from the
presence of local shops and facilities. The Council wishes to ensure the continued
existence of such facilities wherever possible, which play an important role in meeting the
more immediate needs of local residents and businesses. They are particularly valuable
to less mobile people, such as the elderly and people with disabilities, and those without
access to a car, and also perform an important social function.

Existing shops and services which serve the needs o f local communities will be

retained. All applications which seek to redevelop or change the use of such
facilities will be assessed according to the follow ing factors:
a) The value of the facility to the local community in social and economic terms;

b) The availability of similar facilities which are readily accessible; and
c) Whether there is scope for an alternative commun ity use for the property.

This policy is intended to help address the decline of services in local urban and rural
areas. It is aimed primarily at resisting the conversion of buildings from a form of
community use to a non-community use. In such cases, the Council will thoroughly
assess any proposals which would involve the loss of a local shop, public house or other
facility, in relation to its importance to the local community it serves.

The provision of new shops and services which meet the needs of local
communities will be encouraged. These will usually be provided within existing
settlements or involve the use of buildings which a re located close to existing
residential areas and readily accessible by foot an d cycle. In proposed

developments the provision of appropriate new shops and services will be
encouraged where they would serve the requirements of both existing and future
residents.

Proposals for additional shops and services will generally be acceptable provided they are
primarily to serve the needs of the local population and are at a scale appropriate for that
purpose. The main function of such facilities will be to meet the needs of local people, and
the Council is opposed to introduction of large-scale retail activity in residential areas,
smaller settlements and the countryside.
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3.6.9

Policy C.5:
Childcare
Facilities

3.6.10

3.6.11

3.6.12

Policy C.6:
Educational
Facilities

3.6.13

3.6.14

South Tipperary County Council

Childcare Facilities

The Council, having regard to the National policy on childcare, will promote through the
planning system a continued increase in the number of childcare places available in
Clonmel and its environs, and will seek to improve the quality of childcare services for the
community whilst maintaining residential amenity.

The provision of nurseries or childcare facilities in association with housing and
commercial development will be encouraged by the Co uncil.

Childcare is taken to mean full-day care and sessional facilities and services for pre-
school children and school going children out of hours. With the growing demand for
childcare provision, there is equally a recognition that such provision must be of a suitably
high quality. Quality childcare can benefit children, their parents, employers and the
community in general. Childcare provision has also been recognised in the National Anti-
Poverty Strategy as one measure to address poverty and social exclusion. Applicants are
advised to consult with the South Tipperary County Childcare Committee when proposing
childcare facilities.

Suitable locations for childcare facilities are:
On appropriately located sites in major new residential developments;
Industrial estates and business parks and other locations where there are significant
numbers working;
In the vicinity of schools;
Neighbourhood and village centres; and
Adjacent to public transport interchanges.

Education

Clonmel has continued to develop as a strong regional centre for education uses.
Clonmel and its environs are well served by both Primary and Secondary Schools. Some
of these are currently operating close to their capacity and in the future there may be a
need to facilitate their expansion to serve the educational needs of the growing town and
its environs.

The development of educational facilities to meett  he needs of the population of
Clonmel and its environs will be facilitated by the Council, and the requirements for
new and/or additional educational facilities within the Plan area will be
continuously monitored and facilitated as appropria te.

The Central Technical Institute Clonmel provides an important educational facility, offering
a wide range of courses including pre and post-leaving certificate (PLC) or for those
interested in furthering their education through night classes. As well as the Senior
College, the Central Technical Institute accommodates An Gaelcholaiste Chéitinn in The
Mall building, which was founded in 2004 providing secondary level education through
Irish. The Gaelcholaiste are currently looking at possible sites for their relocation.

Following its opening in 2000, the Tipperary Institute (Clonmel Campus) has made a
significant contribution to the range and quality of educational opportunities in Clonmel
and the wider region. The Institute provides third level education in the County with strong
community links and targeted links with industry.
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. Policy C.7:  The proposed move of the Tipperary Institute to the Ballingarrane campus will be
Tipperary Institute  facilitated by the Council through the development management process.
Clonmel

3.6.15 Due to ongoing expansion and success, the facility has outgrown its current site and a
move to the Ballingarrane campus was announced in early-2006. This will facilitate the
continued development of the Tipperary Institute as an educational focus for the County
and will encourage the evolution of the Institute as a diverse educational and research
location.

The Existing Tipperary
Institute

Policy C.8:  The development of a broad range of educational and training facilities will be

Further Education  encouraged, and the Council will seek to ensure tha  t information on these facilities

Facilities  js made available in accordance with the requiremen ts of the relevant education
authorities.

3.6.16 Increased participation in further education and training is recognised by the Council as
being essential for the continued development of Clonmel as a major growth centre. The
Council will especially seek and facilitate improved participation by long-term
unemployed, people from marginalised groups and communities (persons from
disadvantaged backgrounds, persons with mobility impairment) in adult education, further
education and training courses.

Policy C.9:  The viability of rural schools will be protected. W hen considering proposals for
Rural School  development in close proximity to schools, the Coun  cil will take account of future
Expansion  |and requirements of the schools.

3.6.17 There is one primary school located within the environs area at Powerstown, and this
policy is intended to ensure that any development on neighbouring lands will not impact
negatively on the future development of school premises.
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3.7.1

Street Theatre at
The Clonmel
Junction Festival

Policy C.10:
Arts and Culture

3.7.2

South Tipperary County Council

Arts and Culture

The vital part played by arts and cultural activities in the social and economic vitality of
Clonmel is fully recognised and supported by the Council. The town already offers a
strong and growing number of amateur clubs and societies, and traditional music
entertainment is available in the local pubs and hotels.

The Council will continue to encourage and promote local drama and art groups
and their productions/exhibitions, and to support t he provision of street theatre
and various festivals and fairs during the year to help enhance the visitor

experience and to raise the cultural profile of Clo  nmel.

It is recognised by the Council that continued investment in the arts and cultural
programmes will enhance the overall image of Clonmel and act as a further attractor of
visitors to the town and its environs.

40
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