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Section 1. Aims and Context. 
 
1.0 Legal Basis of LAP 
The legal basis for this LAP is provided by the Planning and Development Acts 2000-2004 
(Sections 18 and 19). The Act provides for the preparation of Local Area Plans (LAPs) for any 
part of the functional area of a Planning Authority. A local area plan shall be consistent with the 
objectives of the County Development Plan. It may include objectives for the zoning of land for 
the use solely or primarily of particular areas for particular purposes, or such other objectives in 
such detail as may be determined by the planning authority for the proper planning and 
sustainable development of the area to which it applies, including detail on community facilities 
and amenities and on standards of design of developments and structures. 
 
This LAP has been prepared by South Tipperary County Council (from here referred to as the 
Council), has been adopted by the Council on the 8th May 2006 and is in accordance with the 
South Tipperary County Development Plan 2003. It should be noted that legislation does not 
allow for the addition of Protected Structures, listed trees and views, Special Areas of 
Conservation (SAC’s) or Natural Heritage Areas (NHA’s) through the local area plan preparation 
process. Reference should be made to the relevant Appendix of the county development plan in 
this regard as they apply to the LAP area. 
 
The following list of Appendices set out in the South Tipperary County Development Plan 2003 
includes designations relevant to the LAP: 
Appendix 3 Protected Structures 
Appendix 4 Natural Heritage Areas (NHA’a) 

Special Areas of Conservation (SAC’s) 
Appendix 5 Protected Trees 
Appendix 6 Protected Views 
Appendix 9 Architectural Conservation Areas  
 
1.1 Functions and Aims of the LAP 
The main functions of the LAP are: 
1. To examine the pattern and extent of growth of the area in recent years; 
2. To identify lands for appropriate uses, to provide a policy framework to ensure the 

sustainable development of the area and to identify objectives for the physical development 
of the area; 

3. To provide a policy framework to protect the urban and rural landscapes and their associated 
cultural and historic assets from sporadic and inappropriate forms of development and 
thereby ensuring proper planning and sustainable development of the area; 

4. To provide a policy framework for assessing the detailed planning applications submitted to 
the planning authority in such a way that the area can assimilate change, which is essential 
to future sustainable development; and, 

5. To ensure where possible the conservation of heritage and cultural assets in the plan area.  
 
The aim of the Marlfield LAP is to ensure the proper planning and sustainable development of the 
defined plan area. It will therefore facilitate the coordinated social, economic, cultural and 
environmental development of the area and the conservation and enhancement of its natural and 
built environment. The duration of the LAP will be for a period of 6 years from the date of its 
adoption i.e. 2006-2012. 
 
1.2 LAP Context 
Prior to the 18th Century the lands around Marlfield were under the confines of the Abbey of 
Inishlounaght. Marlfield began as a village in the 18th Century and was greatly influenced by the 
Bagwell family and the subsequent owners of Marlfield House. The name Marlfield derived 
originally from ‘Marl in the Field’, marl being a type of limestone ideal for brick making. The 
Marlfield House buildings were designed by William Tinsley and built by John Bagwell. The centre 
block was burnt in 1923 and rebuilt in 1925 with some minor changes to the facade. Richard 
Bagwell moved to the Rectory when he married his wife and it was his wife who planted the 

 3



Marlfield Local Area Plan (LAP) 2005. Forward Planning Section of South Tipperary County Council. 

extensive gardens to the rear of this fine Georgian property. The laundry and the old school 
attached to Marlfield House are now converted into houses but retain their original character. 
 
The village had a strong history of milling which was expanded by the Quakers in the later part of 
the 18th Century. About 1817, the firm of John Stein & Co., converted one of the mills into a 
distilling plant which continued manufacturing whiskey until the 1850s when the business was 
sold to Jamesons of Dublin. The mill buildings have been demolished except for those adjacent to 
Distillery House. The village was also known for its high quality embroidery work that was largely 
a home based industry started by Mrs Bagwell in 1886. 
 

 
The landscape surrounding 
Marlfield would suggest 
influences of ‘Capability 
Brown’, though no evidence 
exists that he was involved in 
its design. The lands from 
Kilnamac Wood to Knocklofty 
Bridge have a strong element 
of formality still remaining, 
with individual trees, groups of 
trees, Ha-Ha’s and riverside 
walks.  
 
In more recent times the 
continued growth of Clonmel 
has resulted in the village 
being located on the south 
western periphery of the town 
with only a small area of 
undeveloped agricultural lands 
located between the village 

and the built up area of Clonmel. The village is located within the Electoral Division (E.D.) of 
Inishlounaght (as part of Clonmel No. 1 Rural District) and straddles the boundaries of a number 
of townlands including Marlfield, Inishlounaght, Patrickswell with the addition of parts of 
Loughtally. Population figures for the E.D. is shown in Table 1 below.  

Traditional Village Context 

 
Table 1. Population Trends 
Electoral Division 1991 1996 2002 

 
Inishlounaght 883 907 991 

As can be seen from Table 1, within the E.D. there has been a substantial increase in population 
of 11% and 9.3% over the last two intercensal periods which is in excess of that experienced in 
the county (4.9%) and in excess of that experienced nationally (8%) between 1996 and 2002. 
Marlfield is the only urban area within the E.D. and the remainder of the E.D. is considered rural 
in character and under pressure form urban generated development from nearby Clonmel.  
 
1.3 Land Use Capacity Analysis 
Table 2 below sets out the quantity of zoned lands relevant to Marlfield. The public consultation 
process has identified concerns regarding the threats of inappropriate or over development of the 
village, particularly with regard to services and amenities which are required to adequately cater 
for existing and proposed developments. It is a concern that future housing development should 
reflect the overall character of the existing village context. The Council would consider that these 
concerns are reasonable.  
 
Taking cognisance of the proximity of the village to Clonmel and the associated pressure for 
development being experienced in the rural area between the village and Clonmel and elsewhere 
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in the rural hinterland of Clonmel, the Council considers that there will be continued pressure for 
development in the medium to long term and particularly during the life of this plan. 
 
Table 2. Land Use Capacity 

TProposed Zoning 
Areas 

he Planning Authority has identified lands for 
residential and mixed use development within 
the immediate village centre and at specific 
locations in close proximity to the village. The 
extent of these lands is set out on Map 1 and 
detailed requirements regarding future 
development of the area is outlined in Section 
2 of the LAP. It is considered that any 
commercial/retail development will take place 
on lands identified for village centre 
development.  

Land Use Zoning 
Objective 
 
New Residential 13.0 

Amenity 278 

Agricultural 671 

Village Centre 11.9 

Settlement Gap 4.6 

 
1.4 Public Consultation 
Issues 
A public consultation meeting took 
place at the offices of South 
Tipperary County Council on the 
27th April 2005. An extensive list of 
issues were identified by those 
present, most of which can be 
accommodated in the LAP. These 
are set out in Section 2.5 and 
elsewhere in the LAP. Section 4 
gives a comprehensive schedule of 
the issues raised. 
 
1.5 Relevant Plans 
The 1996 County Development Plan 
recommended that a detailed 
planning and development strategy 
be prepared for the rural area in the 
vicinity of Clonmel. This was 
completed in October 1998. 
Subsequently the Clonmel Environs 
Development Plan was adopted on 
the 4th December 2000.  

Rural Village Context 

 
The policies and objectives of the Clonmel Environs Development Plan 2000 sought the making 
of a local area plan for Marlfield in order to protect the rural and urban landscape and the 
associated ecological, historical, cultural and amenity characteristics of the village and the 
associated rural hinterland. The resulting Marlfield Local Area Plan was adopted by South 
Tipperary County Council on the 30th July 2001 and formed an integral part of the Clonmel 
Environs Development Plan 2000 which precedes this LAP.  
 
The South Tipperary County Development Plan was adopted on the 6th October 2003. The 
policies and objectives set out in the LAP are consistent with those of the county development 
plan and all relevant policy documents/strategies and amendments/variations thereto which take 
place during the life of the LAP.  
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Section 2. Policies and Objectives. 
 
2.0 Residential Development  
The LAP has identified circa 13.0 hectares of land at specific locations within the LAP boundary 
for residential use. The lands have been identified as suitable due to their location in the village 
centre and on the immediate periphery of the centre, the opportunity they provide for providing 
residential units which will not have a negative impact on the visual setting of the Marlfield area 
and which will ensure existing amenity and character of the built and rural landscapes are 
retained. A number of specific objectives have been set out in Section 2.5 of the LAP with regard 
to the development of individual land parcels. 

These lands have the capacity to provide for circa 130 dwelling units at an average gross density 
of 10 units per hectare, a density which is considered appropriate given the need to retain 
existing rural amenity and character of the village and the surrounding landscape. Given the 
current occupation rate of 2.731 persons per dwelling unit, this provides capacity for an additional 
355 persons within the village. The final capacity of the zoned lands however must also take 
account of the provision of services, open space and the relevant Specific Objectives set out in 
Section 2.5 of the LAP. 

Given the location of zoned lands in close proximity to the village centre and on a number of 
dispersed locations within the LAP area and the existing rural character of the village, proposed 
development shall only be considered favourably where it adds to the character of the village 
centre and provides a sense of place for new extensions to the village. All proposed house 
designs shall incorporate elements of vernacular house designs prevalent in the area, scheme 
layouts shall ensure that the overall development creates its own identity while road and access 
layouts shall be traffic calmed by design and there shall be a high quality of landscaping 
throughout. Poorly designed suburban housing estates will not be permitted. Building heights in 
excess of two stories will not be permitted. Access from each new housing development shall 
accommodate safe pedestrian linkages through the provision of appropriate pavements, road 
crossings and public lighting.  
 

Vernacular Building features of the Architectural Conservation Area 

 
Entrance Doors Vernacular Windows Slate Gable Detail 

 
Policy DEV 1: Village Residential Development 

It is the policy of the Council to permit housing development on all residentially zoned lands as 
identified on Map 1 subject to such development being in accordance with the requirements of 
the South Tipperary County Development Plan 2003 and the Marlfield LAP 2006.  

                                                 
1 Household formation rate obtained from Section 3.1 of the Draft South Tipperary County Housing Strategy Review 2004-
2009. 
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The following minimum requirements shall be provided for any new residential development 
within the LAP boundary: 

(i) Provision of satisfactory amenity and open space in compliance with Section 2.5 and 3 of the 
LAP and Section 8 and Appendix 1 of the South Tipperary County Development Plan 2003; 

(ii) Priority of movement and accessibility throughout the development for pedestrians and 
cyclists;  

(iii) Incorporation of existing vegetation, hedgerows, trees and natural features into the proposed 
development and the use of “soft” boundary treatments throughout; 

(iv) Satisfactory mix of housing types, heights and sizes, including affordable, adaptable and 
elderly housing. All designs should incorporate “green” technologies in their servicing and 
construction;  

(v) All proposed developments shall comply with Chapter 8 Design Guidelines and General 
Standards as set out in the South Tipperary County Development Plan 2003 and Section 3 & 
5 of the LAP;  

(vi) The protection of all existing historical monuments, buildings, building fragments and 
archaeological material where appropriate; and, 

(vii) Compliance with Part V of the Planning and Development Acts 2000-2004 with regard to the 
provision of social and affordable housing. 

 
2.1  Rural Residential Development  
Both the existence of Marlfield House and the quality of the landscape surrounding it define the 
character of the Marlfield area. The quality of the landscape however has led to pressure for 
urban generated houses, which if left unregulated would spoil this scenic and historic area. This is 
particularly relevant to the road between Clonmel and the village and at other locations within a 
short distance of the village. The Council will resist such inappropriate development within the 
LAP area in order to protect the visual amenities of the area.  
 
Policy DEV 2: Rural Residential Development 
It is the policy of the Council to permit new houses on amenity and agriculturally zoned land 
where the following criteria are met: 
a) The proposal is for an individual house;  
b) It is being made by any one of the following persons: 
(i) a farmer of the land engaged in agricultural practices on the landholding or a direct 

descendant; 
(ii) the owner of land lying within the curtilage of an existing dwelling (e.g. rural cottage, etc) or 

a direct descendent, where the landholding is of sufficient size to cater for the proposed 
development: 

c) The house design is in accordance with the Guidelines for Rural Housing as set out in 
Appendix 2 of the South Tipperary County Development Plan 2003; 

d) The house is for that person’s own use;  
e) The applicant can demonstrate a genuine housing need; and, 
f) The applicant can demonstrate that he/she is eligible under the above criteria. 
Policy DEV 2 is designed to control the volume of new housing built in the LAP area and to 
ensure that residential pressure from urban centres is not exerted on land within the LAP 
boundary. It is also designed to facilitate those who genuinely need to live in the area because it 
is necessary for work purposes or for family reasons. The Council will have 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 DEV 2 shall comply with the following design 
criteria: 
a) With the exception of active farmyard entrances, new dwellings shall be accessed from:  

(i)  an existing entrance to a dwelling; or 
(ii) an existing access road; or 
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(iii) where neither of the above exists or is practical, a field entrance which satisfies road 
safety concerns and sightline requirements. 

b) Existing hedge rows shall be maintained; 
c) The land between the roadside and the house shall be planted with trees as set out in 

Appendix 2 of the County Development Plan 2003. 
 
Policy DEV 3: Rural Residential Development 
It is the policy of the Council to resist one-off houses on lands within the LAP boundary at the 
following locations: 
(i) Areas identified as unsuitable for houses in the County Landscape Assessment; 
(ii) On National Primary, National Secondary and Regional Roads; and, 
(iii) On local roads where there is an existing pattern of ribbon development as defined in the 
 Sustainable Rural Housing Guidelines 2005 as published by the DoEHLG. 
Policy DEV 2 and DEV 3 are designed to ensure that any planning 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 the grant of permission for a 
house within the LAP boundary that stipulates that the house should be first occupied as a place 
of permanent residence by the applicant or by a member of the immediate family in line with the 
Sustainable Rural Housing Guidelines 2005 as published by the DoEHLG. 

 
Policy DEV 4: School Expansion 
It is the policy of the Council to protect the viability of rural primary schools. When considering 
proposals for development in close proximity to schools, the Council will take account of future 
land requirements of the schools. 
The primary school at Rathkeevin is located within the boundary of the LAP. The continued 
viability of the school will depend on access to land for expansion of buildings and other facilities. 
Policy DEV 4 is devised in order to ensure that development on neighbouring lands will not 
impact negatively on the future development of school premises.  
 
Policy DEV 5: Rural Clusters 
It is the policy of the Council to facilitate cluster housing (maximum 7 units) in the rural 
countryside on lands adjacent to rural landmarks such as schools.  

Protected View, ref. no. V086 of the South Tipperary County Development Plan 2003 
towards Marlfield (Centre Picture) from the N24. 
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The Council considers that there is limited capacity for residential development on lands 
immediately adjoining local rural schools. Applications for such developments will be considered 
on their merits and their compliance with development control standards of South Tipperary 
County Council. Applicants/developers should provide one dwelling unit for affordable use within 
the development.  
 
In addition to policy DEV 1, 2, 3, 4, & 5 other policies in particular as set out in the County 
Development Plan which pertain include: HSG 1: Housing on the Urban Fringe, HSG 4: Village 
Facilities, HSG 6: Reuse, Refurbishment and Extension of Existing Dwellings, HSG 7: 
Replacement of Existing Dwellings, HSG 12: Social/Affordable Housing, HSG 13: 
Accommodation of the Travelling Community, ENV 9: Agricultural Buildings, ENV 17: Energy 
Usage & Renewable Energy, ENV 18: Telecommunication Apparatus, ENV 19: Satellite Dishes, 
ENV 25: Environmental Nuisance, ENV 26: Settlement Fringe, ENV 27: Approach Roads, ENV 
28: Town/Village Improvements and ENV 31: Derelict Sites. The design guidelines and general 
standards as set out in the South Tipperary County Development Plan 2003 also pertain. 
 
2.2 Economy & Employment 
Policy DEV 6: Amenity, Leisure and Recreation Master Plan: 
It is the policy of the Council to permit hotel, leisure, ancillary and associated uses on amenity 
zoned lands identified as master plan lands on Map 1, subject to such development being in 
accordance with an agreed master plan for the proposed lands. The Master Plan shall be 
prepared by the developer(s)/applicant(s) to the written agreement of the Council.  
The master plan must include provision for and ensure the following: 

(i) The provision of one hotel only with associated leisure/golf course, residential 
and ancillary uses; 

(ii) Compliance with relevant policies and objectives of the LAP and the South 
Tipperary County Development Plan 2003 as amended. The development shall 
not detract substantially from the residential, natural, historic, cultural, visual and 
social amenities of Marlfield village, the surrounding area and the River Suir 
Special Area of Conservation; 

(iii) Residential dwelling units shall be allowed within four distinct phases located as 
follows: Phase 1 at Marlfield Farm on the Knocklofty road (70 units), Phase 2 at 
the hollow within the master plan area (30 units), Phase 3 (20) units adjacent to 
Marlfield Farm on the Knocklofty road and Phase 4(20 units) located at an 
appropriate visually robust location within the master plan area. Each such phase 
shall comply with the relevant specific objectives as set out in Section 2.5 of the 
LAP. The numbers of units indicated in brackets are indicative figures 
accommodating a total of 140 units and the final detail of phases shall be 
elaborated and agreed at master plan stage; 

(iv) Phase 1 of the residential element shall not be commenced prior to the 
commencement and completion of substantial works in relation to the associated 
hotel, leisure facilities and golf course to the satisfaction of the Planning 
Authority. All phases will only be developed in compliance with individual grants 
of planning permission, which shall ensure via appropriate conditions that 
subsequent residential phases are not commenced prior to the satisfactory 
completion of all previously permitted residential units. The developer will be 
required to demonstrate strict compliance with all planning conditions in order to 
ensure the full potential of the master plan area is realised; 

(v) All proposed residential units will attain high standards of energy efficiency, 
incorporating sustainable energy technologies, water conservation/reuse, 
ventilation, daylight analysis and bio-climatic site design,  

(vi) Satisfactory mix of housing types and sizes, all of which shall be designed to 
ensure the enhancement of village/site character, compliance with relevant 
design standards as set out in Sections 3 & 5 of the LAP and Chapter 8 Design 
Guidelines and General Standards as set out in the South Tipperary County 
Development Plan 2003. Developments which impact negatively on protected 
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views as highlighted in Table 5 of the LAP and the South Tipperary County 
Development Plan 2003 (as amended), which do not comply with policy DEV 7 or 
which detract from the visual amenity of the area shall not be permitted. 
Proposed developments will be required to demonstrate how they comply with 
these policies at planning stage through the selective erection on site of 
contiguous ridge profiles, gable profiles, use of photomontages and other 
appropriate modeling techniques; 

(vii) Incorporation of existing vegetation, hedgerows, trees and natural features into 
the proposed development; 

(viii) The protection of all existing historical monuments, buildings, building fragments 
and archaeological material where appropriate; 

(ix) Proposals for improved vehicular and pedestrian access between the 
development and the village;  

(x) The connection of all sewer and water services to the existing public network 
where appropriate or alternatively the use of waste water treatment systems in 
compliance with the Wastewater Treatment Manual, treatment systems for small 
communities, business, leisure centres and hotels as produced by the EPA 1999; 
and, 

(xi) The Planning Authority may require the applicant(s)/developer(s) to pay special 
contributions in respect of public infrastructure and facilities which benefit the 
proposed development. 

 
No development will be permitted on the master plan lands prior to the submission of a 
satisfactory master plan to the Council. The master plan must comply with all requirements as set 
out in the LAP text and maps and in particular the phasing requirements regarding residential 
development as set out above. 
 
South Tipperary County Council has granted planning permission for a hotel, conference and 
leisure centre to Marlfield Property Development Ltd. at Marlfield on the 2nd September 2005 
while a subsequent appeal to An Bord Pleanala has been withdrawn. Policy DEV 6 is designed to 
facilitate this development. Associated structures will be assessed on their adherence to the 
requirements of DEV 6 also and ancillary housing development will be required to comply with 
specific objectives as set out in Section 2.5 of the LAP; 
 
While there are some employment opportunities available in the service sector within the village, 
there are no large scale employment opportunities available and the Planning Authority considers 
that the majority of employment opportunities available to residents of Marlfield are located in the 
nearby towns of Clonmel and Cahir and in agricultural practices elsewhere within the rural 
hinterland. The role of the LAP in providing local employment is limited and given the size of the 
village, its proximity to Clonmel and the high quality amenity value to the general landscape within 
the LAP boundary, the Council would consider that any employment opportunities would be best 
accommodated through the provision of local services or amenities on lands identified as being 
suitable for such uses in the LAP.  
 
In addition to policy DEV 6, the following policies in particular, which are set out in the South 
Tipperary County Development Plan 2003 pertain to lands within the LAP boundary: ECON 1: 
Employment Growth and Promotion, ECON 4: Environmental Improvements in Employment 
Areas, ECON 5: Streetscape Improvements, ECON 6: Non-Conforming Uses, ECON 9: Tourism, 
ECON 10: Tourist Accommodation, ECON 12: Location of Tourist Facilities, ECON 14: Shopping, 
ECON 16: Settlement Centre Policy, ECON 17: Townscape Improvements, ECON 19: 
Advertising, ECON 21: Filling Stations and ENV 8: Agriculture. The design guidelines and general 
standards as set out in the South Tipperary County Development Plan 2003 also pertain. 
 
2.3 Environment, Amenity, Conservation & Heritage 
The landscape around Marlfield has an amenity designation which stems back to the County 
Development Plan 1990. This designation was carried forward through the Clonmel and Environs 
Development Plan 1993 and subsequently to the Clonmel Environs Development Plan 2000 and 
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the Marlfield Local Area Plan 2001. At the county level, Policy ENV 1: Landscape Protection, as 
set out in Section 4.1 of the South Tipperary County Development Plan 2003, states that it is the 
policy of the Council to ensure the protection of the rural landscape through the identification of 
various landscape types and associated values within the framework of a County Landscape 
Character Assessment (LCA). The Council has appointed consultants to carry out the 
assessment of landscape within the county, some of which has been completed as part of the 
South Tipperary County Council Draft Policy on Wind Energy.  
 
While the LCA has yet to be carried out for lands within the LAP area, it is considered that the 
values associated with these lands are mostly cultural with particular reference to historic 
character, common landscape identity and sense of place, aesthetic amenity and recreational 
amenity. Some socio-economic values would also pertain to the area, particularly tourism and 
agriculture.  
 
Due to the extensive schedule of designated amenities as set out in Tables 3 - 7 below, the 
Council would consider that lands relevant to the plan reflect a landscape character sensitivity 
classification which should be considered as being either special or unique. In this regard, future 
development on amenity lands will be assessed under policy DEV 6 below in order to ensure the 
character of the area is not reduced through inappropriate and incongruous developments.  
 
Policy DEV 7: Amenity Area 
It is the policy of the Council to protect the special character of the designated amenity area as 
identified in Map 1 and to restrict inappropriate development which would detract from the special 
landscape and historic character of the area. 
Taking cognisance of the pattern of development in the plan area and the special character of the 
landscape, the LAP has identified extensive lands within the plan area for amenity use. Policy 
DEV 7 will be applied to all planning applications for development on amenity lands in order to 
protect the special character of the amenity lands as set out in Map 1. Within amenity lands, any 
new development which is not related directly to the areas natural amenity, leisure or agricultural 
potential will not be permitted. Non residential buildings required to sustain local agricultural 
enterprises should be low-rise and well screened so as not to detract from the character of the 
area.  

 

Views north across the Suir river towards the Amenity Area. 

Policy DEV 8: Architectural Conservation Area 
It is the policy of the Council to protect the special character of the designated Architectural 
Conservation Area, as defined in Figure 1, by resisting development that would harm or prejudice 
the special character of the Marlfield Architectural Conservation Area. 
The Clonmel Environs Development Plan 2000 designated an area at the centre of Marlfield 
village as a conservation area and also set out a conservation area design statement. The 
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boundary of the conservation area was tightly drawn around the historic core of the village, an 
area within which the Council has restricted inappropriate development. This area is one of 6 
such areas designated under Policy ENV 43: Architectural Conservation Areas in the South 
Tipperary County Development Plan 2003 and reference should be made to Section 4.11.1 and 
4.11.2 of the county development plan in this regard while the boundary of the area is set out in 
Figure 1 of the LAP.  
 
Policy DEV 9: Settlement Gap 
It is the policy of the Council to protect lands identified as settlement gap/green belt on Maps 1 & 
2. All such lands will remain free from development in order to protect the boundary and identity 
of Marlfield village.  
Lands located immediately to the east of Mountain View are identified for residential development 
in the LAP; however contiguous lands further east between the residentially zoned area and the 
LAP boundary are identified as a settlement gap or green belt. This latter parcel of land which 
consists of circa 4.6 hectares lies between the urban fringe of Clonmel and Marlfield and adjoins 
similarly zoned lands located in the Clonmel Borough Council area as identified in the Clonmel 
Development Plan 2002. The Council will implement Policy DEV 9 during the life of the LAP in 
order to ensure the retention of this area free from development.  
 
There are a number of protected structures, listed trees, protected views, designated landscape 
areas and registered monuments located within the boundary of the LAP. These designations are 
set out below for reference purposes and no new designations have been identified as part of the 
LAP. 
 
Table 3. Protected Structures. (From Appendix 3 of the South Tipperary County 
Development Plan 2003) 
CDP 2003 
Ref. No. 

Location Description 

S166 
 

Marlfield Marlfield House. Late 18th Century by William Tinsley 
Architect. 

S589 
 

Inishlounaght St Patrick’s Church. 19th Century First Fruits Church 
incorporating elements of earlier medieval abbey. 

S590 
 

Inishlounaght Sailsbury House. Late Georgian C. 1820. 

S594 
 

Marlfield Entrance lodge and gates to Marlfield House. 

S595 
 

Marlfield The Rectory now called Inishlounaght House. 

S596 
 

Marlfield The laundry building. 

S597 
 

Marlfield The rectory stables. 

S599 
 

Inishlounaght Two-storey house. 

S600 
 

Marlfield Two-storey house. 

S601 
 

Marlfield Two-storey house. 

S602 
 

Marlfield The old school house. 

S603 
 

Marlfield The farmyard. 

S604 
 

Marlfield Letterbox. 

S607 
 

Patrickswell Oaklands House and gate lodge. Late Georgian post 
1800. 
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Table 4. Protected Trees (From Appendix 5 of the South Tipperary County Development 
Plan 2003) 
CDP 2003 
Ref. No. 

Location Description Species 
 

T031 
 

Inishlounaght Avenue of trees from arch to 
church. 

Horse Chestnuts. 

T032 
 

Marlfield Grounds of Marlfield House south 
of public road. 

Lime, Beech & Oak. 

T033 
 

Marlfield Parkland north of public road 
including trees on the skyline. 

Beech, Lime, Oak & 
Sycamore. 

T157 
 

Marlfield Avenue of trees to the church in 
Marlfield village. 

Not specified. 

T158 
 

Patrickswell Trees around St. Patrick’s Well. Not specified. 

T159 
 

Patrickswell Trees around Marlfield Lake. Not specified. 

T160 
 

Marlfield Glenbaw Fox Covert between the 
Suir River and the public road.  

Not specified. 

T155 Ballingarrane Trees planted alongside new 
road. 

Apple and Ash. 

T156 Barn Demesne Parkland trees either side of the 
main road N24 north of Clonmel.  

Lime, Oak and Popular.  

 
Table 5. Protected Views (From Appendix 6 of the South Tipperary County Development 
Plan 2003) 
CDP 2003 
Ref. No. 

Description 

V009 
 

Views east on Pond Road over Marlfield lake and south from Mountain View and 
north from Sandybanks. 

V085 
 

Views south over River Suir valley from Marlfield to Knocklofty road. 

V086 Views on the Cahir road approach to Clonmel looking south-east to lands north 
of Marlfield and west of the town.  

 
Table 6. Designated Landscapes (From Appendix 4 of the South Tipperary County 
Development Plan 2003) 
CDP 2003 
Ref. No. 

Name Designation 

E055 Lower River Suir Special Area of Conservation 
 

E038 Marlfield Lake Natural Heritage Area. 
 

 

 
Marlfield Lake Natural Heritage Area (NHA) 
 

 13



Marlfield Local Area Plan (LAP) 2005. Forward Planning Section of South Tipperary County Council. 

Table 7. Historic Monuments (From register of Recorded Monuments produced by the 
OPW) 
Ref. No. Location Classification 

 
T1082-053 Loughtally. Enclosure. 

 
T1083-071 Inishlounaght. Abbey. 

 
T1083-013 Inishlounaght. Enclosure. 

 
T1083-018 Inishlounaght. Weir. 

 
T1083-016 Inishlounaght. Mill. 

 
T1083-004 Patrickswell. Ecclesiastical remains. 

 
T1083-00401 Patrickswell. Church. 

 
T1083-00402 Patrickswell. Well. 

 
T1083-00403 Patrickswell. Cross. 

 
T1082-05201 
 

Loughtally Enclosure 

T1082-05202 
 

Loughtally Enclosure 

T1082-046 Loughtally/Garrantemple Ringfort 

T1082-051 Loughtally Enclosure 

T1082-024 Rathkeevin Mound Possible 

T1082-025 Barn Demesne Rectangular Enclosure 

T1082-026 Barn Demesne Rectangular Enclosure 

T1082-027 Barn Demesne Enclosure Site Possible 

T1082-028 Patrickswell Enclosure 

T1082-029 Barn Demesne Enclosure(s) Site 

 
A number of issues with regard to the protection of amenities within the plan boundary have been 
identified through the public consultation process and relevant issues have been identified as 
specific objectives in Section 2.5 of the LAP. The Council will seek the implementation of these 
objectives during the life of the plan.  
 

 14



Marlfield Local Area Plan (LAP) 2005. Forward Planning Section of South Tipperary County Council. 

In addition to policies DEV 7, 8, & 9, the following policies in particular, which are set out in the 
South Tipperary County Development Plan 2003 pertain to lands within the LAP boundary: ENV 
1: Landscape Protection, ENV 2: Views and Prospects, ENV 3: Groundwater protection, ENV 4: 
Water Corridors, ENV 5: Water Corridors, ENV 7: Protection of the Flood Plain, ENV 12: 
Agricultural Waste, ENV 13: Disposal of Agricultural Waste, ENV 14: Nutrient Management, ENV 
15: Forestry, ENV 16: Wind Energy, ENV 18: Telecommunication Apparatus, ENV 19: Satellite 
Dishes, ENV 41: Rights of Way, ENV 42: Access to Rights of Way, ENV 44: Protected Structures, 
ENV 45: Archaeology, ENV 46: Tree preservation, ENV 48: Natural Heritage Areas, ENV 49: 
Special Areas of Conservation and ENV 53: Flood Risk. The design guidelines and general 
standards as set out in the South Tipperary County Development Plan 2003 also pertain. 

 

Figure 1. Architectural Conservation Area 

2.4 Infrastructure 
2.4.1 Roads 
The historic village is located at a junction on the local road network of the LP-3216-1 leading 
from Clonmel to Knocklofty, the LT-32161-0 leading to Sandybanks and the LP-3218-0 leading 
north from the village to Patrickswell. To the north of the village lies another crossroads between 
the latter road and the LP-3212-2 leading from Ballingarrane Lower to Loughtally. A one way 
system is also on operation on Pond Road, the LP-3217-0, along the western banks of Marlfield 
Lake.  
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As a result of the number of roads 
traversing the village and the 
proximity of the village to Clonmel, 
the village road network can 
become busy at peak times, an 
issue which is compounded by the 
general deficit in pedestrian facilities 
due to narrow carriageway widths 
on a number of the roads already 
mentioned. Public concerns have 
been raised regarding the speed 
and volume of traffic traversing the 
village and also the lack of 
pedestrian facilities and crossing 
points in the village centre and 
throughout the LAP area. The 
inadequacies in the pedestrian 
network are further compounded by 
the amenity value of the area which 
is an attraction for pedestrians from the greater Clonmel area and beyond. A number of other 
issues with regard to the improvement of traffic and pedestrian safety within the village have also 
been identified through the public consultation process and relevant issues have been identified 
as specific objectives in Section 2.5 of the LAP. As opportunities arise, the Council will seek to 
implement these objectives in the interest of general safety and amenity within the village.  

Moores Road and Patrickswell Road 

 
2.4.2 Waste & Surface Water 
The existing waste water treatment plant in Marlfield caters for part of the village only, consists of 
a primary treatment tank and discharges to the River Suir. South Tipperary County Council has 
granted planning permission for a hotel, conference and leisure centre to Marlfield Property 
Development Ltd. at Marlfield on the 2nd September 2005. The Council will investigate the option 
of connecting to the proposed pumping station located at the hotel site. Effluent from the pump 
station will be pumped to the Clonmel sewer network for treatment at the Clonmel wastewater 
treatment plant. 
 
The provision of a sewage scheme in the village has been included in the Councils Assessment 
of Needs Programme as part of a bundled scheme proposal to the DoEHLG. There is no 
extensive surface water sewer network in the village outside the immediate area of the Mountain 
View housing scheme.  
 
2.4.3 Water Supply 
Water supply for the general area is obtained from the Ardfinnan Rural Water Supply Scheme 
which also serves parts of the greater Clonmel urban area. As such there is a substantial draw on 
the scheme, partly due to deficiencies in other schemes within the county, particularly the 
Clonmel Rural Water Supply Scheme. These deficiencies include: 

(i) Lack of sufficient available capacity to cater for excessive future demands; 
(ii) Difficulty in consistently meeting water quality standards in some schemes; 
(iii) Excessive losses due to an ageing distribution network; and, 
(iv) Inadequate storage capacity. 
 

Taking cognisance of these deficiencies in the water supply, the Council proposes the upgrading 
of the Clonmel Rural Water Supply Scheme to include new treatment plants, improved 
distribution network, additional storage and possibly the identification of new sources. Preliminary 
reports are currently being prepared on these issues and the Scheme is currently included in the 
National Water Services Investment Programme. The Council also proposes to carry out an 
active water conservation programme to reduce unaccounted for water to 35%. These 
improvements will also include an extension of the catchment of the scheme to service areas 
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currently serviced by the Ardfinnan scheme, the end result being an improvement in the quality of 
the latter scheme.  
 
The following infrastructural and service policies in particular, which are set out in the South 
Tipperary County Development Plan 2003 pertain to lands within the LAP boundary: SERV 1 
(ENV 3): Groundwater Protection, SERV 2 (ENV 6): Storm Water Retention, SERV 4: 
Wastewater treatment, TRANS 1: Pedestrian Rights, TRANS 2: Transport and Landuse, Trans 3: 
Route Corridors, TRANS 4: Preserving Road Capacity, TRANS 7: Contributions towards 
Improvement Works, TRANS 9: Bus Transport, TRANS 10: Bicycle Parking, TRANS 11: Traffic 
Impact Studies and TRANS 12: Road Safety Audits. The design guidelines and general 
standards as set out in the South Tipperary County Development Plan 2003 also pertain. 
 
2.5 Specific Objectives 
SO.1 The Council will seek the retention and improvement of existing masonry boundary walls 
within the LAP boundary.  
SO.2 Where development is proposed the Council will require the retention of remaining 
boundary railings, walls and entrances on houses in the village. 
SO.3 As opportunities arise the Council will enclose open areas to the rear of Mountain View 
estate. 
SO.4 The Council will seek to protect the habitats and setting of the Grove area free from 
inappropriate development.  
SO.5 Where opportunities arise the Council will facilitate the maintenance and improvement of 
Marlfield Lake with a view to causing minimal disturbance to the environment and habitats 
therein.  
SO.6 The Council will investigate the feasibility of providing walking routes within the LAP 
boundary, particularly on Sandybanks and along the riverside, Carrickoneen road, the Rock road, 
Moore’s road, the Knocklofty road, Pond road and other linkages throughout the village. 
SO.7 As opportunities arise the Council will seek to carry out traffic calming throughout the 
village in conjunction with junction, pavement/footpath, road marking and general road/pavement 
improvements. Junction improvements at Patrickswell cross and continuation of the footpath 
between the latter cross and Ballingarrane are considered essential elements of such 
improvements. All traffic calming measures should be designed so as not to detract from the 
amenity of the village and the rural landscape.  
SO.8 The Council will implement appropriate weight restrictions on Moores road linking the 
village to Patrickswell cross in order to improve pedestrian safety along this route. 
SO.9 The Council will seek to provide group housing and/or halting bays 
(permanent/temporary) for two traveller families on suitably zoned land located within the LAP 
boundary.  
SO.10 Where development is proposed on lands zoned for village centre development as 
identified on map 1 & 2 of the LAP, the Council will seek the following: 

(i) Provision of adequate parking and loading spaces to service any proposed 
retail/commercial development; 

(ii) The development shall assimilate into the existing village form and shall be of a 
design which contributes in a positive manner to the village character; 

(iii) The development shall incorporate uses appropriate to the village setting; 
(iv) The development shall not detract from existing residential amenity on neighbouring 

properties: and  
(v) Overall layouts, building designs and amenity provision should comply with Section 

2.0 and Section 5 of the LAP 
SO.11 Where development is proposed on lands zoned for new residential development at 
Inishlounaght as identified on map 1 & 2 of the LAP, the Council will seek the following: 

(i) Retention and renovation of the existing agricultural structures; 
(ii) The proposed development shall be of a design which does not visually dominate the 

existing structures and the neighbouring church and graveyard; 
(iii) Provision of temporary access for construction purposes onto the public road away 

from the main church and graveyard entrance. Residential access may be provided 
via the existing church entrance gateway once the development is occupied; 
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(iv) Provision of adequate waste and surface water services on site in compliance with 
the Wastewater Treatment Manuals, Treatment Systems for Small Communities, 
Business, Leisure Centres and Hotels as compiled by the EPA 1999 or alternative 
connection to the public sewer; 

(v) Provision of adequate residential and visitor car parking; and, 
(vi) Density and overall layouts, building designs and amenity provision should comply 

with Section 2.0 and Section 5 of the LAP; however the general development will 
consist of the redevelopment of existing structures only.  

SO.12 Where development is proposed on lands zoned for new residential development as 
identified on map 1& 2 of the LAP, the Council will seek the following: 

(i) Retention and renovation of the existing stone boundary wall; 
(ii) The proposed development shall be of a design which is not visible by the general 

public from outside the site and does not threaten the integrity of the boundary wall; 
(iii) Provision of temporary access for construction purposes onto the public road and the 

provision of satisfactory entrance and egress points for all residential and visitor 
traffic following completion of construction; 

(iv) The provision of a new/improved footpath along all roadside boundaries;  
(v) Provision of adequate surface and waste water services on site. These latter services 

shall comply with the Wastewater Treatment Manuals, Treatment Systems for Small 
Communities, Business, Leisure Centres and Hotels as compiled by the EPA 1999; 

(vi) Provision of adequate residential and visitor car parking; and, 
(vii) Density and overall layouts, building designs and amenity provision should comply 

with Section 2.0 and Section 5 of the LAP.  
SO.13 Where development is proposed on lands zoned for new residential development as 
identified on map 1& 2 of the LAP, the Council will seek the following: 

(i) The proposed development shall be of a design which is not excessively visible and 
should therefore incorporate single and 1.5 storey buildings with a high quality of 
scheme layout and landscaping; 

(ii) Provision of vehicular access onto the Clonmel to Marlfield road; 
(iii) Provision of pedestrian access and pavements between the vehicular entrance and 

the village centre with a separate independent pedestrian access directly to the 
village centre possibly through Mountain View Estate; 

(iv) Connection of the proposed development to the new public sewer network and 
provision of adequate surface water disposal infrastructure of adequate capacity to 
cater for the development; and, 

(v) Density and overall layouts, building designs and amenity provision should comply 
with Section 2.0 and Section 5 of the LAP.  

SO.14 Where development is proposed on lands zoned for new residential development as 
identified on map 1& 2 of the PLAP, the Council will seek the following: 

(i) The proposed development shall be of a design which does not detract from the rural 
character at this entrance to the village and should therefore incorporate a high 
quality of landscaping and retention of existing mature broadleaf trees on the 
roadside boundary; 

(ii) Provision of pedestrian access, pavements and landscaping along the roadside 
boundary which shall create an extension to the existing footpath leading to the 
village centre; 

(iii) Development potential of the lands will depend on the proposed means of servicing 
and effluent treatment/disposal. Provision of adequate waste and surface water 
services on site should be in compliance with the Wastewater Treatment Manuals, 
Treatment Systems for Small Communities, Business, Leisure Centres and Hotels as 
compiled by the EPA 1999 or alternatively a connection may be made to the public 
sewer; 

(iv) Provision of adequate residential and visitor car parking; and, 
(v) Overall layout, building design and amenity provision should comply with Section 2.0 

and Section 5 of the PLAP.  
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SO.15 Where development is proposed on lands zoned for new residential development at 
Marlfield Farm on the Knocklofty road as identified on map 1 & 2 of the LAP, the Council will seek 
the following: 

(i) Retention and renovation of the existing agricultural structures and provision of new 
structures within the enclosed farm complex (delivering circa 70 residential units) 
which are not visually prominent and which do not detract from the visual amenity of 
the area; 

(ii) The proposed development shall be of a design which does not visually dominate the 
existing structures and the neighbouring amenity lands; 

(iii) Provision of temporary access for construction purposes onto the public road away 
from the main arched entrance gateways. Residential access may be provided via 
the existing arched entrances on occupation of the development; 

(iv) Provision of adequate waste and surface water services on site in compliance with 
the Wastewater Treatment Manuals, Treatment Systems for Small Communities, 
Business, Leisure Centres and Hotels as compiled by the EPA 1999 or alternative 
connection to the public sewer; 

(v) Provision of adequate residential and visitor car parking; 
(vi) Density and overall layouts, building designs and amenity provision should comply 

with Section 2.0 and Section 5 of the LAP; however the general development will 
consist of the redevelopment of existing structures within the farm complex and new 
structures within the walled area where the character of the existing building stock 
should be enhanced; and, 

(vii) The development shall comply with the Policy DEV 6 of the LAP. 
SO.16 Where development is proposed on lands zoned for new residential development 
adjacent to Marlfield Farm on the Knocklofty road as identified on map 1 & 2 of the LAP, the 
Council will seek the following: 

(i) The proposed development shall be of a design which does not visually dominate the 
neighbouring farm complex structures and the neighbouring amenity lands (delivering 
circa 20 residential units) which are not visually prominent and which do not detract 
from the visual amenity of the area; 

(ii) Vehicular access shall be provided from the neighbouring Phase 1 development and 
no new vehicular entrance shall be permitted from the development onto the public 
road; 

(iii) Provision of adequate waste and surface water services on site in compliance with 
the Wastewater Treatment Manuals, Treatment Systems for Small Communities, 
Business, Leisure Centres and Hotels as compiled by the EPA 1999 or alternative 
connection to the public sewer; 

(iv) Provision of adequate residential and visitor car parking; 
(v) Density and overall layouts, building designs, landscaping and amenity provision 

should comply with Section 2.0 and Section 5 of the LAP; and, 
(vi) The development shall comply with the Policy DEV 6 of the LAP. 

SO.17 Where development is proposed on lands zoned for new residential development, north 
of the village adjacent to Moore’s road as identified on map 1 & 2 of the PLAP, the Council will 
seek the following: 

(i) Proposed dwelling units shall be single storey only and shall be of a design which 
does not detract from the character of the village and the protected views ref no’s 
V009 & V086 as set out in Table 5 of the LAP and Appendix 6 of the South Tipperary 
County Development Plan 2003. A maximum of 4 dwelling units shall be permitted; 

(ii) A single vehicular access shall be provided onto Moore’s road in addition to a new 
pedestrian footpath to link the existing path to the south of the lands; 

(iii) Provision of adequate waste and surface water services on site in compliance with 
the Wastewater Treatment Manuals, Treatment Systems for Small Communities, 
Business, Leisure Centres and Hotels as compiled by the EPA 1999 or alternative 
connection to the public sewer; and, 

(iv) Overall site layout, building design, landscaping and amenity provision should comply 
with Section 2.0 and Section 5 of the LAP. 
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Section 3. Development Control 
 
3.0 Development Control Standards 
The control of development is a statutory process, and there is an obligation on the Planning 
Authority to ensure that permissions granted under the Planning and Development Acts 2000-
2004 are consistent with the Policies and Objectives in the County Development Plan 2003. 
Proposals for new development within the LAP area shall be required to comply with the 
guidelines and development control standards as outlined within Chapter 8 and the Appendices 
of the County Development Plan 2003 and other guidelines set out in this LAP. 
 
3.1 Enforcement 
The Planning and Development Acts 2000-2004 give power to the Planning Authority to take 
enforcement action when development is started without planning permission, if conditions 
attached to a grant of planning permission have not been complied with, or when other breaches 
of planning control appear to have taken place. The Council will take enforcement action 
whenever it is appropriate to do so, having regard to the policies in this LAP and the County 
Development Plan 2003. 
 
3.2 Development Contributions 
Considerable sums of money have been and will continue to be expended by the Council in the 
provision of public services. The Council will require financial contributions towards the capital 
expenditure necessary for the provision of infrastructure works required which facilitate 
development. Such works include drainage, water supply, roads, footpaths and traffic 
management, open space and car parking. Standard development contributions are charged in 
accordance with the Development Contributions Scheme as adopted by South Tipperary County 
Council and which came into effect in March 2004 (or any subsequent revision thereof). Special 
contributions will also be required to cover specific exceptional costs not covered by the Scheme.   
 
3.3  Design of Developments 
All proposed development within the LAP area must adhere to the design parameters set out in 
Section 2 & 5 of the LAP, Appendix 1 of the South Tipperary County Development Plan 2003 and 
should reflect the rural and vernacular character of the village. Once adopted, design guidelines 
for residential housing estates which are currently being formulated by the Council, will apply to 
all such development. 
 
3.4 Community Facility Requirements 
Section 2 of the LAP sets out the requirements on prospective developers to ensure future 
housing schemes are designed and constructed so as to insure integration into the existing 
village fabric and that adequate open space and amenities are provided also. Table 8.2 of the 
South Tipperary County Development Plan 2003 indicates the extent of community facilities 
required per head of population at each stage of village development; however, due to the size of 
anticipated village expansion (i.e. 210 persons maximum) alternative minimum open space 
standards will be required. A minimum of 10% open space will be required in all developments 
along with the provision of play areas, play equipment etc. In deciding on minimum play facilities 
and other amenities, the developer(s) will be required to consult with the Council and local 
interest groups to ensure the optimum benefit is obtained from the amenity facilities to be 
provided as part of the development.  
 
3.5 Exempt Development 
Due to the designation of the village as a LAP, development of a class specified in column 1 of 
Part 3 of Schedule 2 of the Planning and Development Regulations 2001 relating to agricultural 
and miscellaneous rural development will not be considered exempt. Article 6(3) of the Planning 
and Development Regulations 2001 apply in this regard.  
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3.6 Advertising Structures 
Advertising structures can be divided into two categories:  
(a) signs to advertise a business, goods or service;  
(b) hoardings or poster boards erected or rented by specialist firms. 
Advertising will be carefully controlled in order to avoid clutter, protect visual amenity, particularly 
in the amenity area and conservation area, and in the interest of traffic safety. 
 
Note: Unauthorised signs on private property will be subject to enforcement procedures and such 
signs on public roads will be removed by the Council. 

 

Marlfield House, Protected Structure ref. no. S166 in the South Tipperary County 
Development Plan 2003. 
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Section 4. Public Consultation Issues 
 
4.0 Public Consultation 
Set out below are the main issues identified at the initial public consultation meeting which took 
place at the offices of South Tipperary County Council on the 27th April 2005. As can be observed 
from the schedule, a broad range of issues were identified, a number of which are not directly 
applicable to the policies and objectives of the LAP. Where this situation has arisen, the 
respective issues and concerns have been forwarded to the various departments within the 
Council for comment with the intention that issues which are not directly relevant to the LAP can 
be addressed in other programs of South Tipperary County Council. Section 2.5 of the LAP has 
accommodated issues which are relevant to the plan. The concerns identified have been broken 
into four main categories as follows: 
 

(i) Built Environment, Zoning and Land Use; 
(ii) Heritage, Environment, Tourism and Amenity; 
(iii) Transport and Infrastructure; and, 
(iv) Economic Development. 

 
4.1 Built Environment, Zoning and Land Use. 

(i) Inclusion of housing @ Loughtally Road. 
(ii) Retain green belt and amenity lands in Clonmel Borough Area. Residential 

development to be permitted on green belt areas and agricultural lands as 
identified in the current LAP, low density housing. 

(iii) Concerns regarding the proposed development in the walled garden. 
(iv) Existing settlement gap between Marlfield and Clonmel to be rezoned for 

residential use. 
(v) Extend LAP boundary to adjoin the Knocklofty LAP at the Fox Covert. 
(vi) Provide lands for a school in the village. 

 
4.2 Heritage, Environment, Tourism and Amenity. 

(i) Old estate boundary walls should be repaired and maintained, particularly 
between Loughtally, Marlfield and Clonmel. 

(ii) Protect remaining railings on houses in the village. 
(iii) Enclose open areas to the rear of Mountain View estate. 
(iv) Protect habitats and setting of the Grove area. Protection to be given to all trees. 
(v) The lake area should not be interfered with and should be left to change 

naturally. 
(vi) Marlfield church, entrance and archway should be protected. 
(vii) Investigate a walking route from Sandybanks to the Rock, Moore’s road and 

Pond Side road. 
(viii) Include amenity objectives 1,2,5 & 6 of the current LAP. 

 
4.3 Transport and Infrastructure. 

(i) What will be the traffic impacts of the proposed hotel and golf course? Should a 
new river crossing be provided with direct access to the R665? Traffic 
management plan is required. 

(ii) Inadequate water supply in the village, particularly on high ground and Provide 
village sewage scheme for the entire village. Timescales for such infrastructure 
should also be outlined. 

(iii) Traffic calming required throughout the village in conjunction with junction, 
pavement/footpath, road marking and road improvements. Particularly Moore’s 
road, between Clonmel and Patrick’s Well crossroads, between the village and 
the GAA pitch, on the Clonmel road approaching the village. 

(iv) Restrict HGV’s from traversing the village. 
(v) Assess current locations of speed limit signs with a view to extending the limit 

area. 
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(vi) Possibility of improving and providing new signage (use of Irish language) within 
the village. New sign for the Pond. 

(vii) Provision of car parking at the GAA pitch. New club house and indoor sport 
facilities also required. 

(viii) Improve car park surface at the Sandybanks. 
 

4.4 Economic Development 
(i) Small retail outlet needed in the village. 
(ii) Concerns regarding new residential development in the half penny field as part of 

golf course development. 
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Section 5. Marlfield Village Design Statement 
 
5.0 Village Character 
The distinctive character of Marlfield and the surrounding countryside should be acknowledged in 
the design of any new village development. Village character is derived from the interaction of 
physical features and human activities such as land-use patterns, settlement forms, and building 
designs. Thus, the visual character of the village should be assessed and new developments 
should be well related in pattern, scale and 
location to existing development. Distinctive 
features such as Marlfield House and lake, 
individual dwellings, Inishlounaght church 
and entrance, views into the surrounding 
countryside or protected tree stands lend to 
the unique character of Marlfield. New 
developments should not mask these 
special features; instead they should be 
incorporated as integral elements of the 
village character. Older buildings such as 
the walled garden or historic farm structures 
provide a link to the past and redevelopment 
or reuse of these buildings serves to retain 
the historic fabric of the village and may 
provide valuable community or employment 
facilities. 

Entrance to Inishlounaght Church 

 
Marlfield is a small traditional Irish village settlement which was established in tandem with the 
development of Marlfield estate and the associated distillery. The village is centred on a number 
of roads, and is characterised by its historic buildings, natural landscape, river Suir, mature trees, 
streetscape, parklands and pleasant village centre. New development within the village should 
reflect the existing developments and should incorporate similar design features and 
materials/finishes.  
 
5.1 Village Settlement Patterns 
Village dwellings were traditionally grouped or clustered together in either a uniform or non-
uniform pattern, as can be seen at the village centre. This is the oldest part of the village and is 
typical of informal rural Tipperary villages. More recent development of red brick dwellings and 
semi-detached dwellings along the main streetscape have further extended the village centre. 
Mountain View estate has provided further accommodation on the periphery of the village and is 
now being somewhat assimilated into the village through maturing landscaping.  

Scattered and random linear development along the approach roads have detracted from the 
village as they have allowed the village to sprawl, particularly towards Clonmel. Consequently, 
new development within Marlfield will be required to create clear identifiable village boundaries, 
as defined in this LAP and continued scattered linear development along public roads will not be 
permitted. Development will be required to make best use of village lands while respecting overall 
village character and amenity.  
 
5.2 Fabric of the Architectural Conservation Area 
The fabric of Marlfield includes the materials used in the buildings whether they are stone, slate 
or plaster; the manner in which they are used, i.e., the architectural details, such as doors, 
windows, cornices, gutter and various constructional details; the incidental spaces formed by the 
buildings and the materials with which these spaces are laid out, i.e., walls, pavements and 
planting. There are also landmark features and objects distinctive to Marlfield i.e. Marlfield House, 
the Suir and Sandybanks, open spaces, tree stands, historic buildings, residential properties and 
Marlfield Lake, etc. which are a link with the past and help to establish sense of place and 
community pride.   
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The fabric of the village, therefore, is made up of elements which themselves may be quite small, 
but taken together are quite important in determining the character of the village. The 
accumulative effect of small changes to these elements, whether by removal, crude repair, 
tactless additions etc, can a have a long term detrimental impact on the character and 
appearance of the village. There is an unfortunate change towards the use of aluminium and 
uPVC in window replacement which has meant that many original sash windows have been lost. 
Unity and harmony existed when all windows were traditional up and down sash windows, now 
windows are varied in design, glazing pattern and colour, and out of character with the historic 
streetscape into which they are inserted. 
 
5.3 Individual House Design Elements 
The building materials selected for a new dwelling should display recognition of the materials 
which are prevalent in the locality. In this respect, the widespread use of plastered or rendered 
walls offers the strongest guideline. Building colour is a personal choice. However, it is advisable 
to observe and conform to the colours used on locally painted houses. The following is an 
assessment of traditional design features which are found in rural Tipperary villages. New houses 
proposed for Marlfield village will be required to demonstrate close adherence to these design 
features and to utilise them in their design and finish. Developments which do not reflect these 
guidelines and are inappropriate by design and scale shall not be permitted. 
 
5.3.1 Height Controls 
Marlfield village centre is formed by a number of building types, particularly two-storey residential 
properties and a two-storey terrace of dwellings. A number of larger dwellings are also located in 
the village, however these are situated on large individual sites removed from public spaces. With 
the exception of these latter house types and public buildings, all structures within the village are 
no higher then two-storey. Consequently, no dwelling in the village shall be higher than two-
storey. Attic conversions may be considered, however maximum floor to ridge heights in excess 
of eight metres will not be permitted.  
 
5.3.2 Walls and Gables 

 

Ornate gable detail Strong gable detail Strong gable detail 

New dwellings proposed for Marlfield should reflect existing dwellings in the vicinity. Walls shall 
be finished with a plastered and rendered finish, or preferably, with a rough wet dash render. 
Colour should be gentle and harmonious with the surroundings; however vibrant colours can 
enhance the appearance of focal buildings in the village. Brickwork and artificial stone are rarely 
successful in rural Irish villages, and should be avoided. Brickwork should be kept to a minimum 
and should only be considered for decorative use, e.g. chimney detail. Dwellings which propose 
the simultaneous use of several different materials will not be permitted, as buildings simple in 
form and materials are most appropriate for integration into the village. The gable of a house 
should appear solid and not have too many window openings, other than those which are 
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absolutely necessary; should these be used, they should be small and located away from the 
corner. It is now common practice for roof verges and barge boarding to overhang the gables 
which is unsuitable to development in the Architectural Conservation Area. Overhanging gables 
should be avoided and roof verges should be simple and clean. 
 
5.3.3 Roof Pitch and Finish 
Thatch, corrugated iron and slate represent the traditional roofing materials whilst slate and 
concrete tiles are the most commonly used materials today. Slate is preferable to concrete tiles 
which do not look as clean nor wear as well. However, where concrete tiles are used darker 
colours such as those which imitate slate colours are preferable: turf-brown, chocolate-brown or 
slate-grey. Red roof tiles or roof ridge tiles are both alien and conspicuous in the village context 
and they shall not be permitted. All buildings should have a roof pitch in the region of 35-45 
degrees while dwelling with suburban veranda roofs along the front façade are non-traditional and 
should be avoided. 
 
5.3.4 Chimneys 

Chimneys should be finished in 
either a render finish to reflect 
the house or in a traditional red 
brick finish. Roof stacks should 
be incorporated internally into the 
dwelling, and the chimney should 
be central to the roof ridge and of 
a strong silhouette as can be 
seen on the local examples 
shown. Thin, and elongated 
chimney stacks shall be 
discourage as will the use of 
externally located chimney stack 
on the gable walls.   

Strong chimney detail Strong chimney detail  
 

5.3.5 Dormers 
Half-dormer style or low-sized two-storey dwellings are traditional to Marlfield and shall be 
encouraged within the village. Dormers should be subordinate to the overall design and should 
have a pitched roof finish while the window surroundings should be rendered to reflect the house 
finish rather then clad with uPVC fascia boarding. Flat-roofed dormers clad with timber or uPVC 
sheets, do not harmonise with the main roof structure and thus slated or tiled pitched dormers are 
more desirable. 
 
5.3.6 Windows 

 

 
Vernacular window Unique feature window Unique feature window 
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Modern houses favour large windows which exploit views, however, these may render a weak 
façade with an undesirable horizontal emphasis and result in energy losses, consequently, these 
shall be discouraged. Smaller windows of vertical or square proportions are traditional to 
Tipperary and should be selected, nonetheless, where larger windows are used these should be 
subdivided to retain a vertical emphasis and should not be used throughout the entire dwelling. 
The overall proportion of void to solid is critical: generally windows should not be too close 
together nor located near a corner. The use of timber windows shall be encouraged as this is 
more sustainable, more traditional and enhances the character of its surroundings far more than 
the use of uPVC. 
 
5.3.7 Doors 

Doors simple in form, consisting 
of either sheeted or panelled 
timber and often brightly painted 
are appropriate to Irish rural 
villages and shall be 
encouraged. The use of UPVC 
windows, especially those 
finished in white are 
inappropriate and shall be 
strongly discouraged. Garage 
doors should reflect the doors of 
the adjoining dwelling and should 
be finished in timber, rolling 
shutter garage doors shall be 
strongly discouraged.  

 
Vernacular door design Vernacular door design

 
 
5.3.8 Porches 
Single story porches are a feature of Irish houses and are 
used throughout the village. Such design elements 
incorporate functionality in conjunction with external 
movement on the dwelling façade. These attributes of 
building design will contribute positively to the functionality 
of new developments, the overall legibility of the 
streetscape of façade and shall therefore be encouraged. 
The general use of open porches or porticos, especially 
those supported by plaster cast columns are considered 
unsuitable to the fabric of Marlfield village as are 
inappropriately scaled designs. Both such designs will 
therefore be discouraged. Porch detail
 
5.3.9 Boundary Details 

Hard and soft boundary treatments 
enclose and define public spaces

Boundary finishes to dwellings should be simple and 
should closely resemble those of adjoining dwellings. 
A mixture of different boundary finishes e.g. timber 
rails adjoining rendered walls etc. result in a 
significant loss of character and visual amenity for 
villages. Boundary walls and finishes in Marlfield 
village should be of natural local stone or a rendered 
plastered finish. All walls shall be plastered and 
capped and painted where necessary. Boundary 
walls should following the same building line as 
adjoining boundaries. 
 
As can be demonstrated by the example shown 
opposite, the lower section of Moores road is framed 
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and characterised by a mix of hard and soft boundary treatments, including natural tree and 
hedge growth, stone walls and metal railings.  
 
5.3.10 Colour 
The use of carefully selected colours can greatly enhance a streetscape. Colour is used to 
articulate doors, windows, decorative elements and any shop-front. In deciding on colour for 
buildings in the Architectural Conservation Area, four major categories are commonly used: 
1. Render: - This is where the sand/cement render is left unpainted. The render is often 

decorated with techniques which vary from simply scoring of coursing lines to elaborate 
mouldings which imitate stone or decorative timber mouldings. 

2. Neutral Colour: - This is where the bulk of the building is painted white, off white, cream or 
some other neutral colour. In these instances details of architecture are often picked out in 
contrasting colours. 

3. Pastels: - The colours are muted but definite relationships such as harmony or contrast of 
warm or cool colour schemes exist. 

4. Strong Colours: - Very vivid colour schemes are usually confined to focal buildings. They are 
difficult to design and require confidence and an intuitive eye for colour relationships. Such 
colour schemes require a high degree of maintenance or they will quickly look run down. 

As a general rule, the use of white for windows and reveals helps to relieve and relate the most 
contrasting colours. The use of strong colours on strategically located buildings at corners or at 
ends of streets will help considerably to add to the character of the Architectural Conservation 
Area. When dealing with groups of buildings with a more unified expression a more formal 
painting scheme may be necessary to reflect the architecture. 
 
5.4 Guidelines for New Shopfronts 
The village of Marlfield currently lacks the provision of shops or other commercial developments, 
however the rezoning of the village centre for general village uses will accommodate such new 
development where considered appropriate in terms of scale and use. The following design 
criteria will apply when considering applications for development of new shop fronts: 
 
1 Shop-front advertisements normally should be restricted to fascia signs placed immediately 

above the shop window.  
2 There should be normally not more than one hanging sign to each property frontage, and the 

bracket should not extend more than 80cm from the wall face and the lowest part of the sign 
a minimum of 2.2m above pavement level. 

3 In the case of properties with multiple tenancies, the ground floor shop may have a fascia 
sign and one additional projecting sign may be permitted to the first floor premises. A plaque 
located at the front door should serve all additional tenants. 

4 Where there is insufficient fascia space decorative lettering can be painted directly onto the 
display window, provided it is of an appropriate form. 

5 Brand advertising is not acceptable on fascias and fascias should not link buildings of 
different styles. 

6 Modern security roller shutters result in a blank appearance during closing hours and render 
a dead street frontage. Thus, applications including such roller shutters will be deemed 
unacceptable.   

7 Separate entrances to upper level residences should be retained and reinstated where 
feasible. Preference will be given to applicants adhering to these design criteria. 

 
5.5 Commercial and Business Development 
Commercial units, shops, offices, etc. and other employment opportunities suitable in scale to 
rural centres can be accommodated in and around many settlements. Residential developments 
could extend the local tradition of adjacent living and working quarters by incorporating office or 
small scale working premises where required. Shops and other commercial activities should be 
sited at prominent locations to create landmarks and enhance the village character. 
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5.6 Housing Scheme Design and Layout 
Village expansion should provide 
focused development which 
creates clear identifiable village 
boundaries. Developments 
which are grouped rather than 
scattered preserve the rural 
landscape, provide visual 
coherence and create a village, 
rather than urban character. 
Housing provision should reflect 
the socio-economic and 
demographic profiles of the 
village. New Residential 
Development shall provide a 
social mix by including a range 
of house types and sizes. 
Proposal for housing and mixed-
use development must enhance 
the community life of the village. 

 
Village centre housing 

Housing developments should be designed to complement and enhance the village in which they 
are proposed. Successful design involves consideration of the following points; 

1. An assessment of neighbouring properties and the prevailing character of the village; 
2. An awareness of opportunities for village enhancement as part of the development; 
3. Development adjacent to main roads or village centre should provide a new or improved 

streetscape; 
4. Buildings should be grouped to create pleasant informal spaces, whilst a variety in 

building types can bring a scene to life; 
5. Subtle variations in building designs allow a several houses to read as a distinct cluster; 
6. Traditional village character should be referred to in any design proposal; 
7. Peripheral dwellings should face outwards across a road, particularly on prominent sites; 
8. Landscape treatment should integrate new development within the surrounding 

environment whilst incorporating the existing vistas and visual links with the countryside; 
9. New residential development should not break the skyline as seen from outside the 

village; 
10. Attractive ‘gaps’ which provide visual access to the countryside should be maintained and 

enhanced; 
11. Vistas into and within newly developed areas should be created; 
12. Scheme design should take account of the housing needs within the village and should 

provide a variety of house types. 
 
New development must be accompanied by the provision of roads, footpaths or cycle ways to 
build up a network of routes between the new development and the existing village. Village 
expansion presents an opportunity for the improvement of pedestrian and cyclist circulation. 
Additional village developments should seek to improve such circulation through incorporation of 
careful design considerations. 
 
5.7 Landscaping and Planting 
Marlfield village is characterised by the existence of fine mature deciduous trees within the centre 
and on the periphery and approach to the village and within the zoned amenity area. These trees 
shall be maintained and protected. All new housing developments shall be required to implement 
a planting programme. Any new planting proposed within the village should reflect native and 
local varieties and the use of non-native species shall be discouraged. The use of non native 
conifers e.g. Leylandii, Cypress shall not be permitted  
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Boundary treatment is a critical 
factor in village expansion given 
that new residential developments 
generally occur at the perimeter of 
the existing village core. The 
outskirts of a village are important 
as they act as gateways to the 
village and distinguish the village 
from the surrounding countryside. 
Thus, significant attention to design 
criteria is essential to protect and 
enhance the external view of the 
village. Landscape design criteria 
should form a key aspect in the 
layout, form and urban design 
qualities of all new developments, 
but particularly those which form the 
village boundary. New 
developments should not form a 
stark edge to the village, or spoil the 

outside view by neglecting the backs of gardens or buildings. Such developments should shelter 
and contain the village edge using appropriate native broadleaf species. 

Trees framing the entrance to Inishlounaght Church

 
Public open spaces are 
integral to the enjoyment of 
village life. The provision of 
both active and passive 
recreational open space 
can significantly enhance 
village life and aesthetics. A 
village green may become a 
focus for community events 
or simply an informal 
meeting place, whilst other 
areas may be suitable for 
the provision of leisure 
facilities within the village. 
Even small spaces which 
may be limited in function 
can play a positive role in 
the village landscape. New 
developments coupled with 
local initiatives can 
contribute positively to the 
extent and variety of open 
spaces in the village core.  

Hard and soft landscapes which define the character of 
Marlfield Architectural Conservation Area

 
New developments should be designed to achieve the following;  

1. Provide well-planned playgrounds, passive open spaces and play pitches where 
appropriate; 

2. Create linear transitional spaces within or on the edge of the village; 
3. Allow for informal recreational or meeting spaces; and, 
4. Play areas shall be designed to be overlooked by housing. 
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Table 8. Land Use Zoning Matrix (Uses not included below will be assessed on their own merits) 
Use Classes R1 

Residential 
E 

Amenity 
VC 

Village Centre 
WM 

Waste 
Management 

A 
Agricultural 

Abattoir x x x x x 
Advertising Structures/Panels o x o x o 
Agricultural Buildings/Structures x x x x √ 
Bed and Breakfast (new structure) o x √ x x 
Bed and Breakfast (new use) √ o √ x √ 
Betting Office x x x x x 
Caravan Park/Camping o x o x o 
Car Park o x √ x o 
Cash and Carry Wholesale X x x x x 
Civic Amenity Site x x o √ o 
Community & Sport Facility √ o √ x o 
Crèche/Nursery School √ o o x o 
Dance hall/Disco/Cinema x x x x x 
Doctor/Dentist √ x √ x x 
Educational o o √ x o 
Enterprise Centre X x o x x 
Funeral Home √ x o x x 
Garden Centre X x x x o 
Guest House/Hostel √ x o x o 
Heavy Vehicle Park  x x x x x 
Home Based Economic Activities √ o √ x o 
Hotel/Motel (new structure) o o o x x 
Hotel/Motel (new use) o o o x o 
Household Fuel Depot X x x x x 
Industrial - General x x x x x 
Industrial - Light X x x x x 
Industrial - Special X x x x x 
Motor Sales Outlet x x o x x 
Offices less than 100 sq. m. √ x √ x x 
Offices above 100 sq. m. x x o x x 
Petrol Station x x o x x 
Public House x x o x x 
Recreational Buildings √ x o x o 
Residential √ o √ x o 
Residential Extensions √ √ √ x √ 
Restaurant (New Use) √ x (o) o x x 
Retail Warehouse x x x x x 
Retirement/Nursing Home √ x o x o 
Scrap Yard/Recycling x x x √ x 
Shop – Neighbourhood √ x o x x 
Service Garage x x x x x 
Take-Away x x x x x 
Transport/Materials Storage Depot x x x o x 
Traveller Accommodation √ x o x o 
Veterinary Surgery √ x √ x x 
Warehousing x x x x x 
Waste Transfer x x x √ x 
Workshops o x o o x 

 Permitted in Principle  √ Open for Consideration o Not Permitted x 
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Table 9. Key to LAP Zoning Objectives 
Zone Objective 
R1 To provide for new residential development  
WM To protect existing and to provide for improved waste recycling, collection, transfer 

and management facilities. 
E To preserve and enhance open spaces and amenity areas. 
A To protect existing and provide for new agricultural uses. 
VC To provide for commercial, residential, community and retail uses appropriate to the 

village centre.  
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