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Aim 2 The Vision for Clonmel 

To realise the economic potential of the Borough and its environs by promoting  

Clonmel as the primary growth centre for high-tech industries, as a primary retail  

centre, a third level education provider and a strong and attractive residential centre  

for a growing population. 

 

  
2.1 Introduction 
2.2 Clonmel’s Environmental Strategy 
2.3 Principal Aims 
2.4 Demographic Trends 
2.5 Land Requirement Appraisal 
2.6 Directions for Growth 
2.7 Development Plan Strategy 
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2.1 Introduction 

 
2.1.1 The 2002 Development Plan set out a clear strategy for the future of Clonmel based on 

facilitating a process of development which is sustainable in economic and social terms 

as well as in environmental terms. The following four basic aims were adopted to 

underpin the development objectives of the Council: 
a) To promote balanced social, physical and economic development in Clonmel Town 

and environs; 

b) To promote environmental sustainability; 

c) To ensure orderly and balanced use of the resources of the town; and 

d) To preserve and enhance the amenities of the town and environs, natural and man-

made. 

 

2.1.2 As envisaged by the 2002 Plan, the economic boom of the previous decade strongly 

influenced settlement patterns within the town through an accelerated demand for 

housing. To enable Clonmel to capitalise on the anticipated growth, sufficient land was 

zoned for both residential and economic development, and substantial investment made 

in infrastructural services including water supply, drainage, roads, energy and 

communications. 

 

2.1.3 The 2002 Plan provided the context for Clonmel to develop as the primary centre for the 

County and as the region’s key driver in terms of social, economic and cultural activity. 

This Plan builds upon the strategy of the 2002 Plan. The four basic aims as set out above 

have provided a sound foundation for developing new policies and objectives as well as 

the means of integrating the principles of sustainable development. 

 

 

 

 

 

 

 

Clonmel’s unique 

natural and built 

heritage  

 

   
 

2.1.4 It is recognised that Clonmel has a number of specific strengths and opportunities which 

need to be capitalised on in order for the town to further develop as an attractive and 

vibrant regional centre: 

• It has a well-balanced economy, with modern manufacturing (especially 

pharmaceutical and health care) and a well-developed services sector; 

• It has a good road infrastructure and is in close proximity to the N8, Waterford Airport, 

and is located along a strategic corridor to Rosslare Harbour; 

• The third level Tipperary Institute provides a high quality educational resource and is 

a major attraction for incoming investment; 

• Ballingarrane provides the opportunity for securing a high quality business and 

technology campus with a variety of high profile research and commercial uses; 

• There is an educated and specialised labour force; 

• The overall quality of life and physical environment is good; and 

• The town is of a sufficient size, and has sufficient zoned land for residential and 

employment uses, to accommodate the range of facilities and infrastructure 

necessary to support its status as an attractive regional centre. 
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2.1.5 The economic future of the town is seen as lying in the further development of 

pharmaceutical and high-tech industries, service industries, education and health. This 

Plan will seek to meet the aspirations of existing and new companies whilst protecting the 

high quality of the Clonmel environment. Measures to increase the attractiveness of the 

town and its environs as a place to live in, to invest in and to visit, through appropriate 

land use policies, environmental improvements and infrastructure, are therefore integral to 

the Plan’s overall strategy. 

 

 
2.2 Clonmel’s Environment Strategy 

 
2.2.1 Globally, there is increasing concern about the way we live and the pressures that we 

place on the earth’s natural resources. During the past two decades Clonmel has 

experienced the continued need for more houses and the consequential loss of 

countryside, the accelerating growth in road traffic, the increasing amount of trade and 

domestic waste, the damaging effects of air pollution and the resulting impact on the 

natural environment. This Chapter of the Plan puts forward a vision for the sustainable 

and balanced development of Clonmel and its environs as follows: 

 

 

Vision 

 

‘To make a positive contribution to Ireland’s Sustainable Development Strategy by 

meeting the social and economic needs of communities throughout the Borough 

and environs whilst maintaining effective protection and enhancement of the 

environment and ensuring the prudent use of natural resources’. 

 

 

2.2.2 

 

While sustainability is only one of the elements of the overall vision, it will form the basis 

for achievement of all elements. The Council’s aim in relation to the environment is to 

work towards balanced development in a manner that has due regard to the principles of 

sustainability and quality of life, while seeking to safeguard the heritage and environment 

of Clonmel and its environs. 

 

2.2.3 The strategy is reflected in that set out by the South Tipperary County Development Plan 

(2003) through the adoption of policies and proposals which: 

 • promote the active involvement of the community through the provision of  

information, public consultation and joint partnerships; 

• permit a mix of land uses under each zoning objective (compatible with protecting 

amenities), to help to reduce the need to travel; 

• promote a more compact urban form, particularly higher residential densities close to 

the town centres; 

• promote the re-use of urban derelict land and buildings; 

• promote the use of walking and cycling and reduce the reliance on the private car; 

• strictly control the further expansion of suburbs into rural and high amenity areas; 

• strictly control the development of inappropriate one-off houses in the countryside; 

• ensure the protection of flora, fauna, quality landscapes and the promotion of bio-

diversity; 

• promote community health; 

• provide high quality public water supply and drainage systems; and 

• promote waste prevention, reduction, recycling and re-use. 
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2.3 Principal Aims 
 

2.3.1 The strategic approach of this Plan recognises that it is important to facilitate economic 

and social requirements, as well as the environmental aspects, and to place all three 

within the context of meeting the needs of communities across the Plan area. The future 

well-being of communities depends on all three aspects being fully addressed in the 

Development Plan and through the corporate working of the Councils. 

 

2.3.2 Flowing from the Environment Strategy, it is important to demonstrate how the Plan can 

contribute to the delivery of the aspirations and priorities of the Council through the 

implementation of land-use planning. For the purposes of this Plan, the following ten 

Principal Aims have been formulated to assist in achieving this objective: 

 
Aim 1 Sustainable Development 

To guide the development of the Borough and its environs in such a way that a careful 

balance is maintained between economic, social and environmental aspirations in order 

that the quality of life of present and future generations is protected and enhanced. 

  
Aim 2 The Vision for Clonmel 

To realise the economic potential of Clonmel and its environs by promoting Clonmel as 

the primary growth centre for high-tech industries, as a primary retail centre, a third level 

education provider and a strong and attractive residential centre for a growing population. 

  
Aim 3 Housing and Community Services 

To  meet the housing requirement for Clonmel by providing for a range of new housing 

appropriate to the changing needs of the population, while facilitating provision for a range 

of social and community facilities. 

  
Aim 4 Built Environment 

To continue to promote Clonmel as the main County town and as a regional nodal centre, 

while securing and enhancing the heritage character of the town centre. 

  
Aim 5 Natural Heritage 

To guide future change in the rural environs, in order to protect and enhance its character, 

whilst assisting the management of a diverse and prosperous rural economy. 

  

Aim 6 Recreation 

To promote the maintenance and development of opportunities for sport, recreation, 

leisure and the arts in accessible locations, in order to meet the needs of local 

communities and the overall population of the Borough and its environs. 

  
Aim 7 Enterprise and Employment 

To facilitate the expansion of existing industries, promote sustainable economic growth 

and employment opportunities. 

  
Aim 8 Transport and Accessibility 

To seek an integrated transport strategy, linked to land use objectives, which encourages 

a reduction in the need for travel, tackling traffic congestion and promoting public 

transport, cycling and walking as alternative means of travel to the use of the car. 

  
Aim 9 Environmental Management 

To protect and enhance the special environmental quality and character of the Plan area, 

including the conservation of natural resources and the reduction of pollution, and to 

ensure that the environmental impact of any new development is minimised and subject 

to appropriate mitigation. 
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Aim 10 Development Management Standards 

To ensure the orderly development of the Plan area through setting out development 

policies and standards for a range of development types. 

  

2.3.3 From these Principal Aims flow a number of specific Land Use Zoning Objectives, as set 

out in Chapter 9 Development Management. 

 

 
2.4 Demographic Trends 

 
 Population Structure 

 
2.4.1 In 2006 there were 18,899 persons living in Clonmel Town and its environs, representing 

23% of the total population of South Tipperary and reinforcing the importance of the town 

as the key urban centre of the County.  

 
2.4.2 The Census population figures for the main electoral divisions (EDs) indicate that the 

relative population growth rate in Clonmel has slightly decreased since 1996. Whereas 

the overall electoral area of Clonmel had the highest rate of population growth between 

1991 and 1996 at 4.87%, the situation between 1996 and 2002 had changed and the 

town and environs experienced a reduction in population growth rate to 2.6%. The 2006 

Census figures show that the town and environs area have experienced a further levelling 

off in population growth. 

 
2.4.3 Between 1986 and 1996 the average household size in South Tipperary decreased from 

3.55 to 3.16 persons. By 2006 the average household size had further decreased to 2.7 

persons. Smaller average household sizes will require larger numbers of housing units to 

facilitate the changing population structure, while changes in the composition of the 

traditional household unit will require a greater variety of housing types and tenures. 

 
2.4.4 Of the total population in Clonmel Town and environs in 2006, 49.3% were male and  

50.7% were female - roughly equivalent to the split between males and females in South 

Tipperary in the same period. Based on the 2006 Census returns, the age profile of 

Clonmel Town shows a slightly younger profile than the rest of the County. Whereas there 

is a relatively smaller proportion of young persons (0-14 years) in Clonmel Town, there is 

a larger proportion of younger adults (15-44 years) compared to the County. 

 
 Employment Structure 

 
2.4.5 In 2006 there were a total of 9,703 persons over the age of 15 years at work in Clonmel 

(representing 55% of over 15 year-olds), which was slightly higher than the state figure of 

52.8%, and slightly lower than the County figure of 60%. The unemployment rate for 

persons over 15 years was 5.9% in the town compared to 6.2% in the County and 4.3% 

nationally in 2006. 

 
 Socio-economic Profile 

 
2.4.6 The 2006 socio-economic profile shows 23% of persons classified as being professionals 

in the town, compared to 23% in the County and 31.35% nationally. Those classified as 

semi-skilled and unskilled workers accounted for 19% of the population over 15 years of 

age in the town, compared to 16.3% in South Tipperary, while those classified as non-

manual and manual skilled workers accounted for 29.7% of persons over 15 years of age 

in the town compared to 26.9% in the County. 
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 Educational Profile 

 
2.4.7 In terms of the levels of educational achievement in 2006, a larger proportion of persons 

in Clonmel town were educated up to third level compared to the County (20.8% as 

opposed to 14.2%), which was also slightly higher than the national average of 20%. At 

the time of the 2006 Census the unemployment rate for those with a third level education 

was 3.5%, compared to 2.6% in the County and 3.1% nationally. 

 

 
2.5 Land Requirement Appraisal 

 
 Recent Housing Patterns 

 

2.5.1 From the population predictions of the County Housing Strategy Review (2004-2009) and 

the County Development Plan (2003), it is apparent that there is no definitive method for 

accurately quantifying the likely increase in population required to either generate or 

sustain the demand for additional housing land within Clonmel and its environs over the 

lifetime of the Development Plan. Other factors such as household formation, sub-division 

of existing households, ‘trading-up’, investment buying, an increasing younger population 

coming into the housing market, and more recent in-migration to the area (not necessarily 

reflected in the latest Census figures) all combine to fuel the demand for new housing 

provision. 

 

2.5.2 The below-average population growth of urban Clonmel compared with the County as a 

whole also needs to be balanced against the County policy objectives for creating a 

hierarchy of growth nodes with Clonmel as the primary growth centre, as well as the likely 

future expansion of the town’s major employers, which may well attract further in-

migration to the area. 

 

2.5.3 While several population scenarios were considered when preparing this Plan, the 

assessment of lands required to be zoned for primarily residential purposes has been 

based on house completions within the town and environs since 2002. Although this trend 

may not necessarily be sustained, it represents the most consistent means for assessing 

likely maximum housing demand in the Town and environs over the Plan period. 

 

2.5.4 

 

 

 

 

The 2002 Development Plan predicted that 1,110 household units would need to be 

completed during its five-year period up to 2007, which translated into a housing 

requirement of approximately 55 hectares (based an assumed density of 20 houses per 

hectare). The previous Development Plan included 151 hectares of lands zoned primarily 

residential which were undeveloped in 2002. Approximately 1,055 units have since been 

completed, are under construction or have full planning permission (634 within the 

Borough and 421 in the environs), and a further 170 units subject to planning. Therefore, 

by mid-2006 there were approximately 1,255 constructed or committed units, which is 

slightly more than the total requirement up to 2007 as predicted by the 2002 Plan. 

 

2.5.5 

 

Approximately 69.6 hectares of lands have been developed within the Borough and 

environs since the adoption of the 2002 Plan, representing an annual rate of housing 

development between 2002 and 2006 of 17.4 hectares. If an equivalent pace of 

development is sustained over the lifetime of this Plan, approximately 104 hectares of 

residentially zoned lands will be required to satisfy potential housing demand up to the 

end of 2014. 

 

2.5.6 At a gross density of 20 units/hectare, such allocation could facilitate up to 2,080 housing 

units, or an additional population equivalent of approximately 5,620 persons (based on an 

average household size of 2.7 persons). This would equate to provision for a total 
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population in the town and environs of around 24,660 persons by 2014 –  equivalent to a 

population increase of average 4.5% (approximately) per annum during the Plan period. 

 

2.5.7 However, it is evident that the gross development densities of many of the residential 

areas recently constructed or the subject of current planning applications are generally 

lower than 20 units per hectare (average 15 units/hectare). It is also probable that 

household sizes will continue to slightly decrease from the 2006 average of 2.7 persons 

per household, becoming closer to the European average of 2.3 persons per household. 

 

2.5.8 Presently within the town and environs there are 11 undeveloped residentially zoned sites 

(refer Appendix 3, Sites R10-R22). However, ten of these sites have been the subject of 

active development interest, including either pre-planning discussions, planning 

applications or formal submissions as part of this Development Plan process. It is 

probable that a number of these sites will therefore become committed early in the lifetime 

of this Plan. 

 

2.5.9 Based on this pattern of development activity, the current allocation of residentially zoned 

lands is considered insufficient to meet the future potential demand for new housing 

during the lifetime of this Plan. By applying a factor of 2.5 to allow for intangible variables 

outside the control of the planning authority, such as fluctuating market demands and/or 

some lands that may not come forward for development due to ownership, infrastructure, 

planning or other unknown circumstances, the maximum residential land requirement for 

Clonmel and its environs would be around 260 hectares. During the time of preparing the 

Plan, around 97 hectares of residentially zoned lands remained undeveloped in the Plan 

area, leaving a total new residential zoning land requirement of approximately 163 

hectares according to the latest house building trends. 

 

 Industrial and Commercial 

 

2.5.10 In 2006 there were approximately 180 hectares of undeveloped employment and 

industrial lands in Clonmel Town and environs, including lands at Ballingarrane and the 

recently rezoned Tipperary Institute site. The Council considers that, other than lands 

required for the expansion of established major businesses, or the appropriate 

consolidation of other existing zonings, there are sufficient zoned lands available for 

industrial and employment uses for the period of the Plan. 

 

2.5.11 Almost all of the lands zoned for commercial development in the 2002 Plan outside the 

town centre area have been progressed, and only 9 hectares approximately of previously 

zoned commercial lands remained undeveloped at the time of preparing this Plan. 

However, there are several potential redevelopment sites within the town centre that can 

cater for significant mixed-use commercial developments (refer Chapter 4 Built 

Environment). The Council will actively promote the development of these sites in order to 

help consolidate the Central Area whilst providing for an integrated range of retail, 

commercial, residential, leisure, and office uses.  
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2.6 Directions for Growth 
 

2.6.1 The Planning and Development Acts (2000-2006) require Development Plans to provide 

sufficient zoned lands to facilitate the needs of the Plan area over a six-year period. The 

provisions of this Plan need to reflect the changing population profile of Clonmel Town 

and environs such that housing provision, employment, transportation and 

social/educational needs are adequately fulfilled. In order to ensure that no shortage of 

suitable land will arise at any time during the Plan period, and to ensure that there is 

always an element of choice of location available for development, this Plan needs to 

provide for sufficient zoned lands in appropriate locations to accommodate the expected 

population and growth needs of the Plan area, in a manner that responds to the physical 

characteristics of the town, the extent of the existing built-up area and the town’s natural 

constraints.  

 
2.6.2 It is estimated that around 163 hectares of additional residential zoned lands will be 

required to facilitate the maximum housing demand during the Plan period. However, it is 

also necessary to take account of the longer-term growth aspirations of the town and its 

environs, providing the foundation that will shape the future development of Clonmel 

beyond 2014. 

 
2.6.3 Whereas Clonmel’s landscape setting and natural features make a significant contribution 

to the town’s attractiveness as a place to live and work, the environmental quality of the 

area presents a physical constraint to potential directions for growth. 

 
2.6.4 To the north of the town, one-off housing has spread along the radial road pattern as 

ribbon development, and large housing and employment uses have been established just 

outside the town boundary. The built-up area of Clonmel, however, remains largely 

contained within the landscape setting of rolling hills as far as prominent ridgelines that 

define the start of the rural hinterland. 

 
2.6.5 The eastern edge of the town is characterised by outward-sloping topography that 

provides a clear distinction between the built-up area and the large industrial use of the 

Bulmers operation. 

 
2.6.6 South of the town, the River Suir valley is an important amenity feature and natural 

resource that is protected from inappropriate uses in accordance with Policy DP.5. Lands 

zoned for amenity use extend along the Anner River and form part of the Lower River Suir 

Special Area of Conservation (SAC). In addition, large areas of the river valley comprise 

active floodplain and it is considered that those lands within the 100-year Flood Envelope, 

as defined by the Office of Public Works (OPW), should retain an open space zoning 

given the associated risk to development. 

 
2.6.7 To the south of Clonmel, within County Waterford, the elevated nature of the land 

combined with inadequate infrastructure has rendered the area unsuitable for significant 

development. Much of the area is zoned for agriculture within the Waterford County 

Development Plan 2005, to provide a clear physical demarcation to the adjoining urban 

area. 
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Figure 2: Physical 
Constraints Plan  
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2.6.8 
 

If Clonmel is to realise its full potential as the main County town and primary growth 

centre, where retail, business and industry can benefit from economies of scale and 

agglomerations, it will be necessary to carefully balance development requirements and 

environmental considerations. Future expansion of the town needs to be accommodated 

where it would help consolidate the footprint of the built-up area without detracting from 

the special qualities of its rural setting. 

 

 
2.7 Development Plan Strategy 

 
 Sustainability 

 

2.7.1 As described in Chapter 2.2, the core strategy of the Plan is based on the need to ensure 

the sustainable planning and development of the town as a balanced community with high 

quality standards in the provision of housing, employment, social and community facilities, 

recreation and amenities, transport and the natural environment. 

 

 

Policy DP.1: 

Sustainable 

Development 

 

The Council will promote development that makes a positive contribution to 

sustainability by recognising the importance of conserving and enhancing the 

quality of the built and natural environment, as well as the needs of all sections of 

the local community, in the decisions on the use of land and on other strategies 

that have an impact on the use of irreplaceable resources. 

 

  

 Spatial Strategy 

 

2.7.2 In the interests of sustainability, the long-term strategy for Clonmel and its environs is to 

ensure that sufficient and appropriate land is safeguarded for the continuing development 

of the town both during and beyond the lifetime of this Plan. Given the physical 

constraints to future directions for growth, it is anticipated that much of this expansion will 
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occur to the north and east of the existing built-up area, supported by new transport 

infrastructure and convenient links to the town centre. This growth area may be 

complemented by further development to the south-east of the town, according to the 

requirements for the River Suir Corridor (refer Policy DP.5) and subject to securing 

associated transport and service infrastructure. 

 

2.7.3 The long-term growth strategy envisages an outer limit of development defined by the 

proposed Northern Radial Interconnectors and Access Roads linking the radial regional 

routes. The expanded development area would facilitate substantial land zoning for future 

housing and employment uses, in reasonable proximity to the town centre and in a 

manner that would establish a clear distinction between the built-up area and the open 

countryside. It would also be supported by the implementation of the outer Clonmel by-

pass route and by possible future improvements to the public transport network (the 

railway line in particular). 

 

2.7.4 As neither the radial interconnector scheme or the outer bypass can be expected to be 

fully delivered within the lifetime of this Plan, it is essential to ensure that the future 

expansion of the town is not inhibited by shorter-term development pressures. Piecemeal 

development within the rural hinterland would result in the weakening of the town centre 

function and the continued sprawling of urban-generated development, resulting in poor 

utilisation of limited resources, conflicts with agriculture and continued erosion of the 

landscape qualities of the town. In accordance with the principles of sustainability, it is 

therefore necessary to firstly promote strengthening of the existing built-up area through 

the suitable development of available sites in closest proximity to the town centre and 

through the regeneration of under-utilised and obsolete areas.  

 

2.7.5 The spatial strategy of this Plan is therefore based on consolidation, aimed at maximising 

existing infrastructure and services and directing development within the established built-

up area. Within the lifetime of the Plan, both the town centre area and its suburban edge 

are targeted for further development, with an emphasis on promoting redevelopment 

opportunities, developing sites in proximity to existing housing, commercial and 

employment areas, and locating new development in areas with minimal visual and 

environmental impact. 

 

2.7.6 The spatial pattern advocated by the Plan strategy reflects the need to prevent 

unrestricted suburban sprawl further northwards into the rural hinterland, until such time 

as associated infrastructure can be substantially delivered to support a balanced 

development structure. It also restrains urban expansion southwards into the river 

floodplain, until the full environmental implications of such development can be 

adequately demonstrated in accordance with Policy DP.5. Selected locations for future 

development are identified in the Plan where they can best balance medium-term 

development requirements with environmental considerations. 

 

2.7.7 It is the intention of this Plan to safeguard the future expansion of the town beyond the 

existing northern urban fringe through the introduction of a buffer zone extending around 

the proposed routes of the Northern Radial Interconnectors and Access Roads. Generally 

within this zone, it is policy to resist development that may compromise the long-term 

development of the town or otherwise be premature pending implementation of required 

essential infrastructure. However, no decision has yet been taken on the future allocation 

of any of this land for housing or other uses, which will be a function of future 

Development Plan reviews. The lands within the buffer zone are also not intended as 

reserve sites in the event of shortfalls in housing land supply within the Plan period. 
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2.7.8 The existing land use of the buffer zone is agriculture, which makes a fundamental 

contribution to the area’s countryside character and will be maintained as the predominant 

activity. Development will not be permitted in the buffer zone unless it is necessary for the 

purposes of agriculture or forestry. Any development which is likely to prejudice the long-

term use of the zone for housing will be firmly resisted. 

 
 

Policy DP.2: 
Buffer Zone 

 

A buffer zone of Primarily Agricultural uses is located around the northern fringe of 

the town as shown on the Zoning Maps in order to safeguard the longer-term 

proper planning and sustainable development of the area and, in the medium-term, 

to promote the more efficient use of land on the urban fringe through development 

that is compatible with the existing agricultural uses in the rural hinterland of the 

town. The possible future designation of land within the buffer zone for housing or 

other uses will be determined through subsequent reviews of the Development 

Plan. 

 

  

2.7.9 Many of the peripheral areas of Clonmel are already under extreme pressure for urban-

generated residential development which could lead to further deterioration in the quality 

of the town’s rural setting as well as weakening of its urban structure. It is therefore 

necessary to safeguard and where practical enhance the rural qualities of Clonmel 

beyond the existing built-up area by clearly defining the urban fringe, and to maintain strict 

control in these areas. The Council recognises the need to maintain the distinction 

between town and countryside during the Plan period in order to prevent further erosion of 

both urban and rural areas by putting in place a strategy that prevents urban sprawl in the 

medium-term and reduces the conflicts with agricultural and other non-urban land uses. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Example of Ribbon 

Development in 

Clonmel environs 

 

 
 

 
Policy DP.3: 

Urban Fringe 

 

The special qualities of the urban fringe will be protected and, where opportunities 

arise, will be enhanced and a clear distinction between the urban area and the open 

countryside will be maintained through the application of land use zoning and 

development management policies. Proposals that would have a detrimental 

impact on the character of the urban fringe will not be permitted. Assessment of 

proposals will also take into account the potential cumulative impact of 

development, particularly in relation to the rural qualities and tranquillity of the 

area. 
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2.7.10 Within the rural hinterland it is proposed to apply more flexible policies for small-scale 

employment at the most sustainable locations (where consistent with policies in Chapter 

6.4 of this Plan). This is to encourage a wider rural employment base and reduce the 

overall need for travel within the Plan area. 

 

 

Policy DP.4: 

Agricultural Land 

Generally 

 
Existing agricultural uses within the rural hinterland of Clonmel will be protected 

and agri-related uses encouraged which are environmentally sustainable and 

compatible with both urban and rural areas. 

 

  

2.7.11 Although there has been continuing decline in the numbers employed in agriculture, 

consistent with the economy generally, agriculture is still the dominant land-use activity in 

the rural hinterland of Clonmel. It is therefore important that this land is protected against 

urban-type activities that may reduce the viability of farming or detract from the rural 

character of the Plan area. Within this zone, agriculture-related uses that are 

environmentally sustainable and compatible with both the urban and rural areas will 

normally be permitted in principle subject to other policies of the Plan. 

 

 The River Suir Corridor 

 

2.7.12 The River Suir Corridor is a significant natural resource and local amenity for the town 

and the wider region. The river course, riverbanks and the adjacent lands make an 

important contribution to the physical and environmental profile of the town. The corridor 

lands in proximity to the built-up area of Clonmel, and within the town’s southern environs 

in County Waterford, also accommodate a wide variety of land use activities. 

 

2.7.13 Although the River Suir has been subject to certain management and conservation based 

policies as part of the Three Rivers Project and the Lower River Suir SAC, the Council 

considers that there is a need to provide a comprehensive locally-based planning context 

for the future co-ordinated management, development and protection of this important 

resource. 

 

2.7.14 Substantial areas of land along the river corridor are zoned as High Amenity, to provide 

for and protect these areas of visual importance. In order to ensure that the entire corridor 

within the Borough boundary is protected and enhanced in a co-ordinated manner, the 

Council considers that the river should become an integral part of any proposals for 

adjoining development, as opposed to being just a physical boundary or as a setting for 

such development. Proposals for new development will therefore need to demonstrate 

that the new uses can be accommodated without damaging the qualities of the river 

corridor, while also respecting and enhancing the area’s distinctive character. 

 

 

Policy DP.5: 

River Suir Amenity 

Area  

 

In assessing proposals within the corridor of the River Suir Amenity Area the 

Council will expect any scheme to be accompanied by a Design Statement 

demonstrating that the proposals: 

a) Do not have a negative effect on the distinctive character and appearance of 

the corridor; 

b) Improve the level and range of amenity and recreational facilities provided; 

c) Preserve the nature conservation value of the site and optimise the potential for 

ecological enhancement; 

d) Protect and enhance views to and from the river corridor; 

e) Protect existing mature trees and riparian vegetation that contribute to the 

character and appreciation of the river corridor; 
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f) Improve the physical relationship and accessibility between the development 

site and the river corridor; 

g) Minimise any adverse impact on surrounding uses and properties; and 

h) Provide for improved or new walkways/cycleways along the riverside. 

 

  

2.7.15 As set out in Chapter 5.5 of this Plan, it is intended that the Amenity Area designation will 

provide a focussed set of actions to address the specific requirements of the River Suir 

Corridor. Particular objectives include: 

 • To develop opportunities for waterfront developments, new recreational facilities and 

leisure activities; 

• To enhance the visual amenity of the corridor for the benefit of the town as a whole; 

• To protect and enhance waterfront heritage buildings and structures; 

• To explore opportunities for tourist-related development; 

• To provide for enhanced open space and public amenities; and 

• To provide for the preservation and enhancement of wildlife habitats. 

 

 Development Generally  

 

2.7.16 In all cases quality of development will be the over-riding factor in the consideration of 

applications for development in both the urban and rural areas. 

 

 

Policy DP.6: 

Layout and Design 

 

All development proposals will be required to have regard to the character and 

quality of the local area through the layout and design of new buildings and the 

extension or change of use of existing buildings. 

The following principles will be taken into account in determining all planning 

applications: 

a) The extent to which the characteristics that define the locality are shared by the 

proposals; 

b) The manner in which the proposed development is integrated with the existing 

settlement in terms of physical form, patterns of movement and land uses; 

c) The interrelationship between the components making up the development, 

including buildings, landscaping, open space and linkages; 

d) The effect of the development on the surrounding area in terms of its position, 

shape, size and height; 

e) The provision of appropriate standards of amenity within the development and 

the extent to which the general amenity of adjoining properties is protected; 

f) The extent to which important existing features on the site are retained or 

incorporated into the development; 

g) The suitability of innovative design to the specific circumstances of the site; 

h) The use of materials and forms of detailing within the scheme; and 

i) Accessibility and the promotion of sustainable transport use. 

 

Applications which fail to adequately address the above principles may not be 

permitted. 

 

  

2.7.17 In recent years, design has become firmly established as a material consideration in the 

planning process. It is a strategic objective that all new development will contribute to an 

improvement in the quality and character of the receiving environment for the benefit of 

the community as a whole. 
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Clonmel and Environs Development Plan 2008 

 
 

2.7.18 The following three specific sites within the Borough have been identified as ‘Key 

Opportunity Sites’ due to their strategic location in relation to the town centre and their 

potential to secure mixed-use development on brownfield land:  

 

(1) Tipperary Institute Lands, Frank Drohan Road; 

(2) Fair Oak Foods Industrial Site, Junction of Abbey Road and Convent Road; and  

(3) Lands at Coleville Road.  
 

  

 

DP7: Key 

Opportunity Sites 

 

It is the policy of the Council to facilitate the appropriate re-use/redevelopment of 

Key Opportunity Sites in accordance with the zoning and/or the guidelines set out 

in Appendix 5 (Volume 2). 

 

 
 
 
 
 
 
 
 


