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Waste 
 
 Waste Water Treatment 
 
6.60 Clonmel is served by an extensive sewerage system, consisting of foul, storm and 

combined sewers and a Waste Water Treatment Plant (WWTP).  The current 
sewerage system of Clonmel drains entirely under gravity.  At present there are no 
pumping stations within the drainage network, however, there is one within the 
confines of the WWTP. The treatment plant is located near the River Suir on the 
Davis Road to the east of the town. There are 11 no. known Combined Sewer 
Overflow (CSO) discharges from the sewerage network.  

 
6.61 Combined sewers serve the majority of the catchment, the exception being the 

northern catchment that is wholly separate. The last major refurbishment carried out 
on the network was completed in 1980. New sections of sewers have been added to 
the network in recent years. 

 
6.62 The trunk sewers were assessed in the Atkins McCarthy Clonmel Main Drainage 

Strategic Review dated February 2001. This report assessed the capability of the 
trunk sewers to cater for future development within Clonmel based on a storm with a 
20-year return period and duration of 60 minutes. 

 
6.63 The report found that all trunk sewers have sufficient capacity to cater for the future 

development as outlined in the report, with the exception of the Interceptor Sewer that 
serves the town centre on the northern side of the river Suir. 

 
 Waste 
 
6.64 The enactment of the Waste Management Act 1996 put in place strict requirements in 

respect of the regulation of planning and management of waste in Ireland. South 
Tipperary County Council adopted a County Waste Management Plan in 1999, which 
has now been replaced by the Joint Waste Management Plan for the South East 
Region 2002. The Joint Plan identifies short, medium and long-term objectives for: 

 
� Waste prevention, 
� Waste minimisation, 
� Waste recovery/reuse, 
� Recycling, 
� Energy recovery, 
� Disposal of waste and upgrading of collection.  

 
6.65 There is a waste management crisis both regionally and nationally, due mainly to a 

lack of appropriate licensed facilities, increased levels of waste production and a lack 
of appropriate waste management behaviour. 

 
6.66 The six constituent Local Authorities in the South East region commissioned the 

development of the Joint Waste Management Plan in order to combat the growing 
waste problem in the South East. This problem can be attributed mainly to the lack of 
appropriate licensed facilities in the region, an increase in the level of waste 
production and a lack of appropriate waste management behaviour. It is intended that 
this plan will form the basis of waste management best practice for the next 20 years, 
with a review every five years. 

 
6.67 Any waste which is not minimised, recovered or recycled at source i.e. in the home, 

office, factory etc, needs to be dealt with by the provision of new waste infrastructure 
which includes, extended collection systems, bring sites and community recycling 
centres as well as local transfer stations, where waste is minimised to rationalise 
waste collection systems. 
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6.68 However, at the moment, there are no waste transfer stations in Clonmel.  Waste is 
taken to the landfill site in Donohill. 

 
6.69 Small scale recycling centres which are at capacity, are located in the town centre 

and facilitate the recycling of waste batteries, paper, used tyres, cans, glass, clothes, 
timber, scrap metal, electronic waste, white goods, plastic bottles, green waste, 
cardboard and D.I.Y. waste. 

 
6.70 25,194t of waste was collected by household collection service providers in South 

Tipperary in 2003. Both the public and private sectors provide household waste 
collection services. South Tipperary County Council, Clonmel, Carrick-on-Suir, 
Tipperary and Cashel Urban District Councils are all involved in household waste 
collection and service approximately 15,000 or 57% of householders. 

 
6.71 The major private waste contractors operating in the County are Mr. Binman and 

Walsh Waste. A two-bin collection service has been implemented on all public and 
privately operated collection routes. Private collectors service approximately 6,600 or 
25% of householders. The remaining 4,810 or 18% of householders are assumed not 
to be participating in a weekly refuse collection. Household waste is presented for 
collection in either 240 L wheelie bins or for recycling, clear plastic bags with 
recycling tags that cost €0.70c each.   

 
6.72 South Tipperary County Council provides a collection service for household 

hazardous waste i.e. Chemcar© collection. All commercial and industrial waste is 
collected by the private sector. 

 
 Air / Climatic Factors  
 
6.73 An assessment of air quality was carried out in Clonmel, Co. Tipperary from 10th 

June 2004 until 13th January 2005.  The Clonmel site is located in the centre of the 
town.  Monitoring was carried out by a mobile unit containing continuous monitors for 
sulphur dioxide, nitrogen oxides, carbon monoxide, ozone, PM10 and benzene.  
Metals in air are measured by pumping air through filters that are changed at regular 
intervals.  The following information is a summary of the report produced by the 
Environmental Protection Agency.   

 

Threshold Levels.  (Source: EPA) 

 
6.74 Concentrations of carbon monoxide, sulphur dioxide, nitrogen dioxide, benzene and 

lead were below their respective lower assessment thresholds. Levels of Particulate 
Matter 10 exceeded the upper assessment threshold for this parameter. 

 
6.75 PM10 is a mixture of materials that can include smoke, soot, dust, salt, acids, and 

metals. Particulate matter also forms when gases emitted from motor vehicles and 
industries undergo chemical reactions in the atmosphere. 

 
6.76 The limit value plus margin of tolerance for 2004 (55 µg.m-3) was exceeded on one 

day while the 2005 limit value (50 µg.m-3) was exceeded on two days. However, the 
limit was not exceeded as 35 exceedences are permitted in a calendar year. Both the 
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lower and upper assessment thresholds were exceeded, the lower assessment 
threshold was exceeded on 89 days while the upper assessment threshold was 
exceeded on 21 days. The directive only permits 7 exceedences of the assessment 
thresholds in a calendar year. 

 
6.77 Clonmel is in Zone C of the country. The implications of this assessment are that 

within Zone C (specified urban centres with populations in excess of 15,000)  
 

� Levels of PM10 will need to be monitored continuously 
� Levels of CO, SO2, NO2, benzene and lead can be assessed using 

modelling or objective estimation techniques. 
 
6.78 The directive states that modelling or objective estimation techniques may be used to 

assess ambient air quality if levels of the pollutant in question in that zone are below 
the lower assessment threshold. Continuous monitoring is required if levels exceed 
the upper assessment threshold.  

 
6.79 The national ozone-monitoring network has already been established. Ozone 

concentrations were measured in Clonmel from August to November 2004. During 
this period  

 
� The population information and alert thresholds were not exceeded 
� The target value for the protection of human health was not exceeded 
� The long term objective for the protection of human health was not 

exceeded 
 

Material Assets and Cultural Heritage 
 
6.80 One of the chief characteristics of Clonmel and environs is the high quality of its 

environment and landscape.  The River Suir flows through the town and has been a 
major influence on the town's development.  The medieval town is situated in the 
foothills of the Comeragh Mountains, surrounded by undulating countryside. 

 
6.81 Since the 2002 Development Plan, the town has undergone a significant amount of 

commercial and residential development.  As a result, the town has expanded to the 
north and west.  Growth and expansion to the south has been restricted by the 
physical constraints of the floodplain and the Comeragh Mountains.  

 
6.82 The town is likely to continue its expansion northwards in the immediate to medium 

term due to the amount and location of as-yet undeveloped residential lands. 
Commercial development is also set to occur to the north and west of the town with 
the relocation of the Tipperary Institute to Ballingarrane.   
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Clonmel - Housing Expansion to the north 

 
 

6.83 In contrast to these developments along the Frank Drohan corridor, there has been 
very little development within the town centre, despite the existence of a number of 
potential sites, especially along the banks of the River Suir. 

 
6.84 As noted, the medieval town has a rich cultural heritage.  The Record of Protected 

Structures has a long list of designated buildings, which are considered of important 
historical and architectural merit.    

 
6.85 Protection of heritage issues have been aided by the South Tipperary Heritage Forum 

and facilitated by South Tipperary County Council, who co-produced the first South 
Tipperary Heritage Plan, 2004 – 2008.  This aims to coordinate the conservation, 
management and sympathetic development of the county’s heritage.  Some of the 
important structures and buildings that they aim to safeguard include Old St. Mary's 
Church, which was orginally builit in the early 13

th
 century.  Other important structures 

include, the White Memorial which was formerly a Weslyan / Methodist Chapel. It was 
designed and built in 1843.  The Theatre commemorates James White, founder 
member of St. Mary’s Choral Society which now has ownership of the building.  
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Westgate Clonmel 

 
6.86 The Town Walls also demonstrate the historical importance of the town.  They where 

built in the 14th Century under Otho de Grandison, the High Sheriff and first Lord of 
the Mayor of Clonmel. The walls enclosed a square roughly 320m N-S by 412m E-W, 
bounded on the south by the River Suir.  The only remaining section of the walls is by 
Old Mary's Church. This section was restored and renovated by the Corporation in 
1980 and was railed off from the consecrated ground of the churchyard in 1987 to 
provide a walkway for the public. 

 
6.87 The Suir and the Quays has played an important part in Clonmels history - as a 

means of access, defence, commerce, recreation and power for the mills. The 
Medieval quays stretched the length of the river bank beyond the south walls of the 
town. During the town drainage scheme in 1992, the quays were rebuilt and the 
original towpaths lost.  

 
6.88 One of the more architecturally important streets in the town is Anne Street which 

was built in 1820. The street was designated an Architectural Conservation Area 
under the Local Government (Planning and Development) Act 1999. 

 
Landscape and Visual Assessment  

 
6.89 Clonmel has numerous scenic points from which views over the town may be 

obtained.  In addition, the town also contains important views that are visible from the 
surrounding area, such as the Comeragh Mountains. 

 
6.90 The River Suir also with its banks and islands provides views and prospects for the 

entire town.  The vegetation and trees along the riverbank, particularly on the 
southern side are of high amenity value. 

 
6.91 Under the South Tipperary County Development Plan 2003, the following views and 

prospects are specifically protected: 
 
� Views over River Suir Valley along Clonmel - Carrick-on-Suir road (N24); 

 
� Views to Slievenamon along Clonmel - Kilkenny road (N76), from 

Kilhefferan – Clashinisky; 
 

� View on the Cahir approach road to Clonmel looking southeast to lands 
north of Marlfield and west of the town. 
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7.0 KEY ENVIRONMENTAL ISSUES 
 

From an analysis of the existing baseline in the context of the proposed development, 
the following environmental parameters are considered to be of significance. 

 
Visual and Landscape Impact of Development 

 
7.1 Clonmel has numerous scenic points from which views over the town may be 

obtained and important views are visible from the surrounding area, such as the 
Comeragh Mountains. The River Suir also with its banks and islands provides views 
and prospects for the entire town while also being of high amenity value. 

 
7.2 Development within the Development Plan lands must be sensitively sited, located 

and designed to protect the visual amenities of the area.  Under the South Tipperary 
County Development Plan 2003, there are a number of views and prospects that are 
to be protected.  Consequently, as these areas are vulnerable from a visual amenity 
point of view, future development must be sensitively located and designed to protect 
the visual character of these locations. 

 
7.3 Surface / storm water drainage has become a major issue in Clonmel due to the  

severity and frequency of flood events in recent years.  The primary concern is the 
provision of an effective means of protecting the town from excessive flooding. At 
present some of the flood protection and defence structures in place include, walls, 
embankments and culverts. 

 
 
7.4 The Office of Public Works have appointed consultants to supervise the first major 

phase of the €35 million Clonmel Flood Relief Scheme.  The flood relief works will be 
constructed on a phased basis with three main phases. This first phase of the overall 
scheme, the Clonmel West scheme, will see the construction of flood defence walls 
and embankments, stormwater sewers and pumping stations to protect the Western 
shores of Clonmel from flooding. 
 
The culverted Boulic stream has insufficient capacity to cope with potential flows as 
flooding regularly occurs upstream of the culverted section of the stream. 

 
Given the sensitivity of the area to flooding and the potential implications of 
development in relation to surface water drainage, the Plan should consider in depth 
the specific locational impacts of future developments. Furthermore, the Plan needs 
to ensure that a more natural system of managing surface / storm water runoff is 
required from all new developments. 

 
 Material Assets and Cultural Heritage 
 
7.5 The centre of Clonmel has a compact and traditional urban form that complements it 

function as the principal market town of the region. It has a rich heritage of townscape 
and buildings that needs to be fully recognised and protected. 

 
7.6 Whereas historically the urban area has developed in small increments along the river 

valley, rapid development during the last 50 years or so has led to expansive housing 
areas extending to the north, west and east of the town centre. Growth and expansion 
to the south has been restricted by the physical constraints of the floodplain and the 
Comeragh Mountains. 

 
7.7 The last 10 years has resulted in a significant amount of commercial and residential 

development, again to the north and west. In contrast to these developments, there 
has been very little development within the town centre, despite the existence of a 
number of potential sites, especially along the banks of the River Suir. 
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7.8 The town is likely to continue its expansion northwards in the immediate to medium 
term due to the amount and location of as-yet undeveloped residential lands. 
Commercial development is also set to occur to the north and west of the town with 
the relocation of the Tipperary Institute to Ballingarrane.   

 
7.9 The conservation and renewal of the built environment will need to be a major 

functions of the Plan. There are considerable urban archaeological features, 
protected structures, and important streetscapes that require robust policies to ensure 
that the architectural and historical character and the quality of the town are 
preserved and wherever possible enhanced.  

 
7.10 The Suir and the Quays has played an important part in Clonmel’s history - as a 

means of access, defence, commerce, recreation and power for the mills.  Although 
some redevelopment of The Quays has occurred, the opportunity exists to reevaluate 
the potential of this important waterfront area for securing a high quality environment 
that complements and reinforces the overall image of the town centre. Consequently, 
the Plan includes specific objectives for the protection and enhancement of this 
resource. 

 
7.11 Also, the physical quality and unique character of the Marlfield area is derived from a 

combination of traditional elements that together create a distinctive ‘sense of place’ 
worthy of particular recognition and protection by the new Plan.   

 
7.12 Consequently, the protection and enhancement of the built environment, material 

assets and cultural heritage is important in the achievement of sustainability and is a 
prominent feature of the development control strategy. 

 
 Transport and Movement 
 
7.13 While the town has a relatively good standard of road infrastructure, and is well 

connected to the strategic road network via the N24 and the N8, investment in public 
transport remains severely lacking. Furthermore, the pedestrian and the cycle 
environments need improving. 

 
7.14 Traffic levels in Clonmel have increased over the period of the 2002 plan, as 

ownership/use of the private car and demand for travel has continued to grow. As a 
result there is congestion at specific points throughout the town centre. Furthermore, 
although the Frank Drohan Road has to date brought considerable relief from the 
routing of through traffic, it has also created a degree of severance from the town 
centre. This is likely to be exacerbated as further development is expanded to the 
north. 

 
7.15 The Development Plan includes measures to develop an efficient, sustainable and 

integrated transport system, which combines both user choice and convenience whilst 
promoting economic and social development. This is necessary to facilitate the 
movement of people, goods and services within and through the town and environs in 
an efficient and environmentally sustainable fashion. 

 
 Water Supply 
 
7.16 In recent years the majority of development in the area has been to the north of the 

town and now these areas experience insufficient water pressure on a regular basis. 
 
7.17 Surface water from zoned lands in the Cashel Road area is drained to the Suir via a 

main sewer which incorporates the Boulic Stream. However, there are capacity 
issues with this network during times of peak rainfall and subsequent runoff. 
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 Biodiversity 
 
7.18 The Lower River Suir Special Area of Conservation is a candidate SAC selected for 

the presence of the priority habitats listed on Annex I and Annex II of the E. U. 
Habitats Directive. The presence of two legally protected plants (Flora (Protection) 
Order, 1999) and the ornithological importance of the river add further to the 
ecological interest of this site. The Aherlow River is designated a Salmonid Water 
under the EU Freshwater Fish Directive. 

 
7.19 Landuse along the site consists mainly of agricultural activities including grazing, 

silage production, fertilising and land reclamation. The grassland is intensively 
managed and the rivers are therefore vulnerable to pollution from run-off of fertilisers 
and slurry. Arable crops are also grown. Several industrial developments, which 
discharge into the river, border the site including three dairy related operations and a 
tannery. 

 
7.20 Fishing is a main tourist attraction on stretches of the Suir and some of its tributaries 

and both commercial and leisure fishing take place on the rivers. Other recreational 
activities such as boating, golfing and walking are also popular.  

 
7.21 It is necessary to ensure the currently manageable issue of eutrophication does not 

become worse and that the River Suir and associated water bodies retain their good 
ecological status. Ensure discharges from both point and diffuse sources do not 
become a problem. This may require action against septic tank run off or industrial, 
agricultural and municipal waste. The Plan should ensure that current water quality 
levels are maintained, if not improved. 

 
 Waste 
 
7.22 The growing waste problem in the South East is reflected within the town of Clonmel. 

The problem can be attributed to the lack of appropriate licensed facilities in the 
region, an increase in the level of waste production and a lack of appropriate waste 
management behaviour. 

 
7.23 The Plan will need to effectively encourage the minimising, recovery and recycling of 

waste at source, i.e. in the home, office, factory etc. New waste infrastructure that 
includes extended collection systems, bring sites and improved community recycling 
centres as well as a local transfer station are required. 

 
 Interrelationship between the above factors 
 
7.24 The interaction and resultant impacts of the above key environmental factors is an 

important consideration when examining the existing environmental issues in the 
context of future development. 

 
7.25 The main interactions can be seen in the following areas: 
 

1) Landscape and Biodiversity 
 

 Developments of the town and environs will materially alter the landscape and in so 
doing so will also impact on the biodiversity range.  These two issues are considered 
as interdependent in the analysis of the future development strategy and any 
mitigation measures. 

 
2) Transport and Material Assets 

 
 Transport, movement and the capacity of the network interrelate with the existence 

and creation of quality urban environments.  It is necessary to find a balance between 
the creation of transportation infrastructure, with the emphasis on alternative methods 
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of transport, including pedestrian and cycle friendly networks and spaces and 
maintaining the high quality existing built environment. 

 
 Interlinked with this is the impact which noise can have on both human beings and 

fauna, such as birds. 
 
7.26 These are some of the primary interactions that may occur in the development of the 

Development Plan lands.  Such interactions are considered in the analysis of the 
appropriate development strategy options and also in the matrix assessment, where 
comments have been made on potential impacts. 
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8.0 SEA OBJECTIVES 
 
8.1 The purpose of the Development Plan is to provide the optimal future Planning and 

Development Strategy for the area in order to ensure the proper planning and 
sustainable development of the area. The Development Plan clearly establishes the 
parameters for future development within these areas. Having regard to the issues 
arising from the scoping process and an assessment of the existing environmental 
parameters, the following environmental protection objectives have been identified: 
 
Biodiversity, Flora and Fauna 
 
B1:  Conserve the diversity of habitats and protected species. 
 
Population and Human Health 
 
PH1: Improve people’s quality of life based on high-quality residential, working and 

recreational environments and on sustainable travel patterns. 
 
PH2: Minimise noise and emissions from traffic. 

 
Water 
 
W1: To achieve and maintain required standards for ecological, biological and 
chemical water quality of the existing rivers and streams. 
 
Air/Climatic Factors 
 
A1: Reduce all forms of air pollution and reduce dependence on travel by private car. 
 
A2: Minimise emission of greenhouse gases to contribute to a reduction and 
avoidance of human-induced global climate change. 
 
A3: Reduce waste of energy, and maximise use of renewable energy sources. 

 
Material Assets: 
 
M1: Maintain and improve the accessibility of key services to local communities. 
 
Cultural Heritage: 
 
C1: Promote the protection and conservation of the cultural, including architectural 
and archaeological heritage. 

 
Landscape 
 
L1: Conserve and enhance valued natural landscape features. 
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9.0 EVOLUTION OF SEA DEVELOPMENT STRATEGY ALTERNATIVES 
 
9.1 The SEA Directive requires that the Environmental Report should include a 

discussion of the “reasonable alternatives taking into account the objectives and the 
geographical scope of the plan or programme”. As such, the SEA Report should 
include a clear discussion on alternative plans or programmes considered during the 
development of the preferred option. 

 
9.2 Consideration of alternatives within the SEA process can proceed in different ways. 

Sometimes it is appropriate to set out alternative versions of the Plan, compare these 
on broad environmental grounds, and then explain the reasons for selecting the 
proposed plan, including the environmental reasons. In other cases, it may be more 
appropriate to consider alternatives as each element of the Plan is developed (e.g. 
alternative proposals on housing land allocation, alternative policies in siting of new 
infrastructure). The important requirement is that the environmental implications of 
alternatives are discussed so that it is evident how environmental considerations 
have influenced the ‘final product’. 

 
9.3 For the purpose of reflecting the reality of the plan-making process, it has been 

decided to evaluate three broad development strategy options that underpin decision 
making with regard to various individual policies and objectives. It was decided that 
the Plan alternatives can be discussed and evaluated within the context of an overall 
strategy and that this would provide a practical means of assessing the various 
alternatives.  

 
9.4 Rather than comparing each individual policy measure against different alternatives, 

three different broad development strategies are contrasted. These represent the 
strategic approaches to the plan making process but also contain the framework from 
which individual policies and initiatives emerge.   

 
 Alternatives Considered 
 
9.5 Three broad development scenarios were developed in the context of the SEA 

Environmental Report to test possible development outcomes against their strategic 
environmental impact and to assess the most appropriate development approach for 
the plan area. The alternative scenarios have been generated within the context of a 
settlement and development strategy perspective. This settlement and development 
strategy articulates both general and specific policy objectives and clearly illustrates 
the potential advantages and disadvantages of each option.  

 
 Strategy One: Maintain Existing Development Policy Context 
 
9.6 This option is similar to a Do-Nothing scenario in that it would involve no material 

changes to the established development and zoning context provided by the Clonmel 
Town Development Plan 2002 and the Clonmel environs Local Area Plan 2006. 
Under this scenario, the established zoning provisions of those statutory plans would 
remain in effect and there would be no changes to the existing policies and objectives 
in both of those plans. Effectively, the new Development Plan would incorporate all 
existing statutory provisions. 



                                             Clonmel Borough Council + South Tipperary County Council 

 

Clonmel and Environs Development Plan 2008  
Strategic Environmental Assessment Report 

43

 
Strategy One 

 
9.7 This strategy option performs poorly when assessed under environmental objectives, 

as well as according to social and economic criteria. It fails to acknowledge that the 
environmental parameters within which the plan area exists may be different than 
when those policies and objectives were formulated. It would also not allow for 
changes in the town’s demographic and economic profile which influence the 
planning and development context of the town. In addition, it would result in a degree 
of imbalance in that the borough would have an older set of policies and objectives 
compared to the environs area.   

 
 Strategy Two: Dispersion into Surrounding Countryside 
 
9.8 Clonmel could select a strategy where population expansion would no longer be 

concentrated close to the town itself. Instead expansion might be directed towards 
the undeveloped agricultural areas north and south of the town.  

 
9.9 This Strategy would be based on the principle of dispersion of future growth away 

from the existing built up area north and south and would involve a considerable 
expansion of the town’s physical footprint. 

 
9.10 New development would be facilitated by locating development along and between 

the radial routes entering and leaving the town centre. New residential and 
commercial zonings would be established along the various regional and national 
roads north and south of the town. This strategy would encourage a development and 
settlement pattern based on utilising the existing roads infrastructure as the basis for 
future development.  

 
9.11 Policies for the town centre would be directed towards conservation and protection of 

the built environment and its various physical characteristics. Only limited forms of 
development would be considered and these would be restricted to small-scale 
schemes that would complement the existing town centre activities. Generally, 
development would be encouraged away from the town centre towards the newly 
identified development areas.  
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Strategy Two 

 
9.12 This development and settlement option is based on the principle of restricting future 

growth in the established built-up area and protecting the central area from further 
large-scale development. New developments would be directed away from the town 
centre area and away from recently developed areas at the edge of the contiguously 
developed built-up area north of Frank Drohan Road and south of the River Suir.  

 
 
 Strategy Three: Expansion and Consolidation of Existing Built Form 
 
9.13 This development and settlement option is based on the principle of consolidation 

and is aimed at maximizing existing infrastructure and services and encouraging 
development within the established built up area of the town. Both the town centre 
area and the suburban edge would be targeted for further development and there 
would be an emphasis on encouraging redevelopment opportunities, developing sites 
in proximity to established residential and commercial areas and locating 
developments in areas with minimal visual and environmental impact. 
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Strategy Three 

 
9.14 Selected locations for development are identified where they can best balance 

development requirements with environmental considerations. This is complemented 
by an explicit buffer zone that is designed to provide a clear demarcation between the 
contiguous built up area and the surrounding countryside. 
 

9.15 The spatial pattern of development advocated as part of this approach is sustainable 
in that clear land use constraints around the urban – rural fringe are put in place. The 
buffer zone approach in this instance involves the inclusion of an explicit land use 
designation that will protect the northern environs from uncontrolled expansion. 
 

9.16 Subsequently, the land use zoning, transportation, employment, town centre and 
community objectives for the Town and environs would be encapsulated within the 
framework of the Strategy outlined above.  

 Direction  
 
9.17 The above strategies are not mutually exclusive options. They represent a number of 

scenarios from which the town might select the constituents of its future form. 
However, there are a number of clear alternatives with regards to the principles of the 
chosen development and settlement strategy.  

 
9.18 The chosen strategy adopts “Strategy Three: Expansion and Consolidation of 

Existing Built Form” as it complements the existing structure of the town, is easily 
achievable and is deemed to be the most sustainable option. This strategy is aimed 
at protecting the character, quality and function of the established urban area and 
ensuring that the strategic development aspirations of the town can be delivered 
within the context of proper planning and sustainable development.  

 
9.19 The spatial development pattern that is advocated reflects the need to prevent 

unlimited suburban sprawl northwards over the ridgeline and southwards into the 
floodplain of the River Suir. This strategy performs well in comparison to the previous 
two options, representing the most sustainable framework that balances the various 
environmental, economic and social objectives within a robust development strategy.  
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9.20 Existing and planned transportation and utilities infrastructure is maximized and 
growth is directed towards sites that will consolidate the existing physical structure of 
the town and towards areas that minimise any associated visual and ecological 
impact. Consequently, the town’s environmental constraints are acknowledged and 
important areas of visual, ecological and recreational amenity are protected. Areas of 
sensitivity such as Marlfield, the River Suir floodplain and the northern ridgelines are 
adequately protected. 

 
9.21 Significantly, the chosen strategy does not inhibit the town’s aspirations to develop 

further as a key urban settlement and a focus for economic growth within the south 
east region. This strategy option contains adequate zoned lands at appropriate 
locations to cater for future residential, commercial and employment requirements 
and supports the ongoing development of the town as a strong economic hub within a 
high quality living and working environment.  
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10.0 ENVIRONMENTAL ASSESSMENT OF PREFERRED DEVELOPMENT OPTION 
 
10.1 A part of the methodology involved the use of a matrix assessing the core aims and 

key land use zoning objectives of the local area plan against a list of environmental 
objectives for the area. This process enabled an overview of where potential 
environmental problems may result from implementation of the strategy option and 
allowed the objectives to be revised where necessary. Overall the proposed strategy 
will not have a negative impact on the environment.  This was to be expected as from 
the outset, the Plan was environmentally led. Where difficulties occur mitigation 
measures will be put in place and monitoring during and post construction will ensure 
there is no deterioration in environmental quality. 

 
10.2 The following Environmental Objectives were used to assess the various policies in 

the Plan; 
 

Biodiversity, Flora and Fauna 
 

B1:  Conserve the diversity of habitats and protected species. 
 
Population and Human Health 
 
PH1: Improve people’s quality of life based on high-quality residential, working and 
recreational environments and on sustainable travel patterns. 
 
PH2: Minimise noise and emissions from traffic. 
 
Water 
 
W1: To achieve and maintain required standards for ecological, biological and 
chemical water quality of the existing rivers and streams. 
 
Air/Climatic Factors 
 
A1: Reduce all forms of air pollution and reduce dependence on travel by private car. 
 
A2: Minimise emission of greenhouse gases to contribute to a reduction and 
avoidance of human-induced global climate change. 
 
A3: Reduce waste of energy, and maximise use of renewable energy sources. 
 
Material Assets 
 
M1: Maintain and improve the accessibility of key services to local communities. 
 
Cultural Heritage 
 
C1: Promote the protection and conservation of the cultural, including architectural 
and archaeological heritage. 
 
Landscape 
L1: Conserve and enhance valued natural landscape features. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

SECTION 2: STRATEGIC CONTEXT 

  
POLICY                       

DP. 1: Sustainable Development +  + + + + + + + + + 

The Council will be proactive in 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. 

DP. 2: Buffer Zone + + + + + 0 0 + 0 + 
In order to safeguard and where practical enhance the rural qualities of 
the Borough beyond the built-up area. 

DP. 3: Urban Fringe + + + 0 + 0 0 + + + 

The special qualities of the urban fringe will be protected and a clear 
distinction between the urban area and the open countryside, through 
land use zoning and development control policies will be maintained. 

DP. 4: Agricultural Land + 0 0 0 0 + 0 0 0 + 

It is 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 area. 

DP. 5: River Suir Amenity Area + + 0 + 0 0 0 + + + 

The Council considers that there is a need to include an Amenity Area 
designation to provide a focussed set of actions to address the specific 
requirements of the River Suir Corridor.  
 

DP. 6: Layout and Design + + 0 0 0 + + 0 + + 
So that all new development will contribute to an improvement in the 
quality and character of the receiving environment. 

DP.7:  Key Opportunity Sites 0 + 0 0 0 + + + + + 

The Council will encourage and promote the appropriate re-
use/redevelopment of specific Opportunity Sites in accordance with the 
relevant zoning designations to instigate redevelopment of key parts of 
the town centre. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

 

SECTION 3: HOUSING AND COMMUNITY  
 

POLICY            

H. 1: New Housing Provision x + x 0 x x 0 + 0 x 

In addition to the commitments identified in the previous Development 
Plan (2002) and environs LAP (2006), this Plan proposes a further nine 
sites in order to provide for a range of housing types to meet the needs of 
various households. 

H. 2: New Housing Development 0 + + 0 0 0 0 + 0 0 
In order to achieve high quality living environments that are more 
sustainable than many previous examples 

H. 3: Serviced Sites + + 0 + 0 0 + 0 0 + 

 Residential serviced sites are promoted by the Council in suitable 
locations as offering an alternative for individuals wishing to build and 
design their own houses in more sustainable locations rather than the 
open countryside. 

H. 4: Masterplans 0 + + + 0 0 + + 0 + 

The purpose of a master plan is to ensure that proposed development 
areas are assessed in their entirety and that lands are developed to their 
full potential. 

H. 5: Landscape Plans + 0 + + + 0 0 0 0 + 

A high standard of appropriate hard and soft landscaping will be required 
of all new development, and proposals incorporated where appropriate in 
appropriate developments. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

H. 6: Policy Rural Housing in the Open 
Countryside Criteria + 0 + + + 0 0 0 0 + 

There is a need  to control the volume of new housing built in the open 
countryside and to ensure that residential pressure from existing 
settlements in close proximity to Clonmel is not exerted on agriculturally 
zoned land within the Plan boundary 

H. 8: Rural Housing Locations + + + + 0 0 0 + 0 +   

H. 8: Social/Affordable Housing  0 + 0 0 0 0 0 + 0 0 

The Council will have regard to the provisions of the Planning and 
Development Acts as to the manner in which any particular planning 
application complies with Part V requirements. The Council will also 
engage in discussions with applicants prior to the formal planning 
process to negotiate details of the operation of Part V in relation to 
specific development. 

H. 9: Traveller Accommodation 0 + 0 0 0 0 0 0 0 0 

The particular culture and lifestyle of the travelling community is 
recognised by the Council, who will endeavour to provide suitable 
accommodation in accordance with ‘The Housing (Traveller 
Accommodation) Act’ (1998). 

C. 2: Community Facilities 0 + 0 0 0 0 0 + 0 0 
The Council recognises the important role that community facilities play 
and such facilities should be located close to principal centres. 

C. 3: Local Shops and Services 0 + + 0 0 0 0 + 0 0 

This policy is intended to to help address the decline in services in local 
urban and rural services. It is aimed primarily at resisting the conversion 
of buildings from a form of community use to a non-community use.  
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

C. 4: New Shops and Services 0 + + 0 0 0 0 + 0 0 

Proposals for additional shops and services will generally be acceptable 
provided they are primarily to serve the needs of the local population and 
are at a scale appropriate for that purpose. The main function of such 
facilities will be to meet the needs of local people. 

C. 5: Childcare Facilities 0 + 0 0 0 0 0 + 0 0 
The provision of nurseries or childcare facilities in association with 
housing and commercial development will be encouraged by the Council. 

C. 6: Educational Facilities 0 + 0 0 0 0 0 + 0 0 

 
The development of educational facilities to meet the needs of the 
population of Clonmel and its environs will be facilitated by the Council. 

 
 
SECTION 4: BUILT ENVIRONMENT 
 

POLICY            

TC. 1: Town Centre 0 + ? 0 0 ? 0 + + + 
New development will need to be appropriate in terms of use and of the 
highest quality. 

TC. 2: Environmental Enhancement + + 0 0 0 0 0 + + + Improve the public realm and pedestrian environment of the town centre. 

TC. 3: Town Centre Redevelopment 0 + 0 0 + 0 0 + + 0 
Sustainable refurbishment and reuse of derelict and under-utilised 
properties will also be actively encouraged. 

TC. 5: Town Centre Residential  0 + + 0 + 0 + + + 0 

Empty space above commercial premises in the town centre is a wasted 
asset, and the Council will normally support proposals to re-use such 
space. The provision of dwellings contributes to the vitality of the town 
centre, particularly during the evening, and will also be encouraged 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

through suitable apartment development schemes and initiatives such as 
‘living over the shop’. 

TC. 6: The Quays 0 + 0 0 0 0 0 + + 0 
Opportunity for creating a more attractive riverside amenity, commercial 
and residential areas 

 
TC.7 : Development Control 

 
0 + 0 0 0 0 0 0 + 0 

It is important to enforce strict control of town centre development and 
conversion of existing buildings, including particularly change of use, 
alteration, repair, maintenance and decoration of buildings, where such 
development would impact on the proposed Architectural Conservation 
Area and/or Protected Structures. 
 

BH. 1: Built Form 0 + 0 0 0 0 0 + + + 
The protection and enhancement of the built environment is important in 
the achievement of sustainability. 

BH. 2: St. Mary’s Street ACA 0 + 0 0 0 0 0 + + 0 

The residential area which has formed around St. Mary’s Church has 
special architectural and townscape qualities which derive from the 
traditional layout, design and unity of character, and should be 
designated as an Architectural Conservation Area. 
 

BH. 3: O’Connell Street and Gladstone Street 
Architectural Conservation Area 0 + 0 0 0 0 0 + + 0 

The main shopping streets of O’Connell Street and Gladstone Street, 
having special architectural and townscape qualities which derive from 
the traditional layout, design and unity of character are designated as an 
Architectural Conservation Area. 

BH. 4: Protected Structures 0 + 0 0 0 0 0 + + 0 

It is the policy of the Council to protect structures entered onto the 
Record of Protected Structures, or listed to be entered onto the Record, 
and to encourage their appropriate use/re-use and restoration.  This 
Development Plan proposes several deletions and some additions to the 
Record in accordance with Section 51 of the Planning and Development 
Act (2000). 

BH.5: Archaeology  0 + 0 0 0 0 0 + + 0 

The town’s archaeological assets will be protected through the 
development management process comprising all monuments included 
in the Record of Monuments and Places. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 
 
 
SECTION 5: NATURAL HERITAGE AND RECREATION 
 
 

 POLICY                       

ENV. 1: Landscape Quality and Character + + 0 0 0 0 0 0 + + 
It is necessary to balance the need to protect landscape character 
against the requirement for socio-economic development 

ENV. 2: Nature Conservation + + 0 + 0 + 0 0 + + 
To secure the conservation, enhancement, and sustainable use of 
biological diversity  

ENV.3: Trees, Woodland and Hedgerows + + 0 0 0 + 0 0 + + 

Mature trees and hedgerows are capable of adding a sense of 
permanence, amenity and completion to development sites. They will 
therefore be incorporated into development proposals wherever 
practicable, and suitably protected during the construction process in 
accordance with relevant standards 

ENV. 4: Views and Prospects + 0 0 0 0 0 0 0 + + 

Vulnerable visual characteristics and views of special amenity value need 
to be protected from inappropriate development in order to maintain the 
distinctive visual character of the town 

ENV. 5: Amenity Open Space + + 0 0 0 0 0 + + + 

The location and provision of recreation open space and amenity areas 
will be required to benefit the residents of existing residential areas as 
well as the residents of new residential areas. The use of shared facilities 
can also serve as an effective means of integrating old and new 
neighbourhoods. 

 
ENV.6: Residential Amenity 

 
0 + 0 0 0 0 0 + 0 0 

The Council will seek the provision and suitable management of useable 
amenity space in new housing developments, including both children’s 
play areas and incidental open spaces,. 
 

 
ENV.7: Recreation Open Space and Amenity 
Area Linkages 

 
0 + 0 0 0 0 0 + 0 0 

 
The Council will seek to achieve a network of recreation open space and 
amenity areas by promoting linkage and accessibility between these 
areas by using walkways and cycleways to connect them where 
appropriate. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

 
ENV.8: Sports and Recreation 

 
0 + 0 0 0 0 0 + 0 0 

Development of an appropriate range and standard of facilities for sports 
and recreation will be encouraged within the town and the environs. 
Proposals on suitable sites, which are well-related to their local 
catchment populations and to footpath and transportation networks and, 
in particular, where they are capable of being serviced by public 
transport, will normally be permitted. 
 

 
 

 

 
SECTION 6: ECONOMY AND EMPLOYMENT 
 

 POLICY                       

ECON.1: Economic Development 0 + x 0 x x 0 + 0 0 

This Policy is intended to reinforce the economic potential of Clonmel by 
recognising its regional significance and concentrating employment 
opportunities in the town and its immediate environs. 

ECON.3: Strategic Employment 0 + x 0 x x 0 + 0 0 

 The Council will reserve lands in key strategic locations that are suitable 
for a range of employment and economic activities. These lands will be 
protected from inappropriate development that would undermine their 
future economic development potential. Such locations include 
Ballingarrane, Cashel Road, and Moangarriff. 

ECON.4: Established Major Businesses x + x 0 x x 0 + 0 x 

The Council will permit expansion of industrial lands around the Abbott 
Vascular / Boston Scientific and Bulmer’s operations in support of further 
employment generation, whilst recognising that any such development 
must be in keeping with and/or sensitive to local landscape character and 
heritage qualities  

ECON. 5: Ballingarrane  x + 0 0 ? ? ? 0 0 0 

Provide a detailed and robust planning framework to complement zoning 
designation for these lands. The Ballingarrane strategy seeks to attract 
the high value users, overseas companies and new employment 
opportunities, necessary to sustain and expand Clonmel’s position as a 
major growth centre, and supporting the objective to advance the national 



                                                                      Clonmel Borough Council + South Tipperary County Council 

 

Clonmel and Environs Development Plan 2008  
Strategic Environmental Assessment Report 

55 

0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

and regional status of the town. 

ECON.6: Securing Agricultural Activity + 0 0 0 0 0 0 0 0 + 
So as to facilitate agricultural developments and improvements where 
they are in keeping with the character and amenity of their surroundings 

ECON.7: Agricultural Diversification 0 + 0 0 0 0 0 0 0 0 

 The Council will normally permit development proposals for agricultural 
diversification in the open countryside where the proposal. Where no 
other suitable alternative sites for the location of enterprise use is 
available in designated areas, the Council will consider employment 
generating uses in the countryside that are sympathetic to the 
surrounding area. 

ECON.8: Expansion of Existing Enterprises in 
the Countryside 0 + 0 0 0 0 0 0 0 x 

Small-scale enterprises will need to satisfy traffic, public health and 
amenity and environmental requirements. 

ECON.10: Commercial Uses in the Open 
Countryside 0 0 + 0 0 0 0 + 0 0 

Commercial and industrial uses in the open countryside can have a 
detrimental impact on amenities of adjacent residents, viability of 
agricultural and equine activities, traffic safety on surrounding rural roads, 
and can have detrimental effects on the rural character of the area. The 
Council will therefore seek to balance the need to provide for rural 
diversification against the impact that such proposals would have on 
existing agricultural viability, amenities, road safety and the rural 
character of the area 

ECON.11: Environmental  Improvement of 
Employment Areas 0 + 0 0 0 0 0 0 + + 

The Council will seek to improve the environment of the employment + 
commercial areas through ensuring that new commercial developments 
provide a visually interesting presence to roads/streets and 
comprehensive landscaping/screening where employment development 
adjoins other uses. 

ECON 12: Retail Provision 0 + 0 0 0 0 0 + + 0 

 The Council will seek to improve and strengthen retail provision through 
the development of a wider range of town centre shopping facilities and 
lower order comparison goods, and in particular specialist outlets in the 
Central Area. 

ECON.13: Out of Central Area Retail Facilities + + + 0 0 0 0 + 0 + 
Large out-of-town centre retail development will generally be restricted in 
the interest of protecting the retail vitality of the Central Area. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

ECON.15: Traditional Shop-Fronts 0 + 0 0 0 0 0 0 + 0 
It is the policy of the Council to encourage the retention of traditional 
shop fronts of high quality.  

            

ECON.22: The Town Centre as a Tourist 
Destination 0 0 x 0 0 ? ? + + 0 

 The Council will focus on the improvement of tourist facilities in the town 
centre, and to encourage the enhancement of hotel and accommodation 
facilities, and the availability and provision of improved food and drink 
establishments, as well as the establishment of visitor trails and 
information related to the town and its heritage/landscape attributes and 
surroundings. 

  
 
 
SECTION 7: TRANSPORT AND ACCESSIBILITY 
 

 POLICY                       

TRANS.1: Sustainable Transport + + + 0 + + + 0 0 0 

Integrated land use and transportation policies need to be pursued so 
that the continuing increase in car ownership and the projected growth in 
population do not have adverse effects on the future of Clonmel. 

TRANS.2: Clonmel Outer Bypass x 0 x 0 x x 0 + 0 x 

 The Council will support the improvements of the N24 National Road by 
reserving land at suitable locations, and/or preserving the route corridor 
free from inappropriate development which would undermine the 
implementation of future infrastructure proposals. 

TRANS.3 Northern Radial Interconnectors and 
Access Roads x 0 x 0 x x 0 + 0 0 

A series of Northern Radial Interconnectors and Access Roads are 
identified as proposed corridor reservations on the northern edge of the 
town linking the Regional roads R688 and R689 to Powerstown and to 
the N24. 

TRANS.4: N24 Frank Drohan Road 0 ? 0 0 0 0 ? ? 0 0 

 It is the intention of the Council that new development in the vicinity of 
Frank Drohan Road is designed to maintain the carrying capacity of the 
road network, and also capable of delivering related measures such as 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

junction, footpath and pedestrian crossing improvements. 

TRANS.6: Traffic Management 0 + + 0 ? ? ? + 0 0 

 The Council will consider and seek to implement as appropriate the 
recommendations of the 2006 Clonmel Traffic Management Study, 
including the introduction of traffic calming measures within the Central 
Area where required to discourage car circulation, improvements to the 
pedestrian environment, and supporting the development of public 
transport services, pedestrian networks and cycle facilities. 

TRANS.8: Pedestrian Facilities 0 + + 0 + + 0 + 0 0 

The Council recognises that there is considerable scope for further 
improvement in the pedestrian environment and that walking will be 
encouraged as the main means of movement throughout the town centre 
core by facilitating improved pedestrian facilities on commuter walking 
routes, pedestrian priority measures in the Central Area, and 
requirements for new developments (through the Development Plan 
process) to incorporate pedestrian-friendly design. 

TRANS .9: Development of Cycle Facilities 0 + + 0 + + 0 + 0 0 

This policy is intended to help establish a strategic network of cycle lanes 
between the town center and outer areas of the town.  These will include 
radial routes from the outskirts into the town centre, routes within the 
town centre and orbital routes linking residential areas to facilities such 
as the Tipperary Institute of Technology. 

TRANS. 10: Rail Transport  0 ? ? 0 ? ? ? 0 0 0 

Although the Limerick-Waterford line serves a number of towns in South 
Tipperary, it has been down-graded and presently offers little in the way 
of commercial or passenger transport. It is however important for these 
routes to be protected in perpetuity, such that in time they may be 
upgraded to a standard that renders them more competitive with the 
private car. 

TRANS. 11: Bus Transport  0 + + 0 + + + + 0 0 

An improvement in bus services would help reduce dependency on 
central area parking provision and limit transfer of shopping trips to 
out/edge-of-town locations. Pilot schemes that already exist include 
‘Ringa-link’ Clonmel area, Cashel area and the Slieveardagh area. The 
Council will also promote schemes that use the school bus in off-peak 
times as rural public transport. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

TRANS.12: Access Provision 0 + 0 0 0 0 0 + 0 0 

The Council will seek to improve access to buildings and public spaces 
through the statutory development control process. This will include 
ensuring that all non-domestic developments, including where possible, 
change of use, alterations, and extensions to existing buildings, are 
accessible to people with special mobility needs, incorporating level 
access into the building. 

 

 

 
 
SECTION 8: ENVIRONMENTAL MANAGEMENT 
 
 

 POLICY                       

EM.1: Protection of Irreplaceable Resources + + 0 + + + + 0 0 + 

All development within the Plan area will be expected to minimise the 
depletion of irreplaceable resources, such as energy, surface and ground 
water, soils, habitats and historic features. 

EM.2: Renewable Energy + + 0 + + + + 0 0 0 
Essential for facilitating the delivery of the Government’s commitment on 
climate change and renewable energy. 

EM.3: Flood Defence + + 0 ? 0 0 0 + 0 x 

Proceed with a precautionary approach to development in flood risk 
areas in accordance with the principles of sustainable development and 
the likely impacts of climate change. It will be necessary to minimise flood 
risk by aiming to ensure that no new developments are susceptible to, 
cause or exacerbate flooding. 

EM.4: Surface Water + 0 0 + 0 0 0 0 0 0 
Highlights the need to provide more sustainable drainage by collection of 
surface water on site 

EM.5: Water Supply 0 + 0 + 0 0 0 + 0 0 

 The Council will facilitate the provision of an adequate, sustainable and 
economic public water supply to provide for the existing and future 
populations of the town and its environs. 
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0    No significant effect, or no 
relationship 
+    Beneficial effect / likely 
Beneficial effect 
?    Uncertainty of prediction or 
knowledge 
x    Some deterioration in 
environmental quality 

Biodiversity, Flora and Fauna 
B1:  Conserve the diversity of habitats and protected species. 
Population and Human Health 
PH1: Improve people’s quality of life based on high-quality 
residential, working and recreational environments and on 
sustainable travel patterns. 
PH2: Minimise noise and emissions from traffic. 
Water 
W1: To achieve and maintain required standards for 
ecological, biological and chemical water quality of the existing 
rivers and streams. 

Air/Climatic Factors 
A1: Reduce all forms of air pollution and reduce dependence 
on travel by private car. 
A2: Minimise emission of greenhouse gases to contribute to a 
reduction and avoidance of human-induced global climate 
change. 
A3: Reduce waste of energy, and maximise use of renewable 
energy sources. 
 
 

Material Assets  
M1: Maintain and improve the accessibility of key services to 
local communities. 
Cultural Heritage 
C1: Promote the protection and conservation of the cultural, 
including architectural and archaeological heritage. 
Landscape 
L1: Conserve and enhance valued natural landscape features. 

  B1 PH1 PH2 W1 A1 A2 A3 M1 C1 L1 Comments 

EM.7: Wastewater Discharge + + 0 + 0 0 0 0 0 0 

 
The Council will collect the foul sewerage from within the town and 
environs and discharge it after treatment in a safe and sustainable 
manner. 

EM.11: Pollution + + + + + + + 0 0 0 

It will be essential that the impact of sources of pollution are fully taken 
into account at an early stage in the development process. It includes 
consideration of the sensitivity of the locality to pollution effects and the 
existence of features which could be subject to damage from pollution. 
 

  
  

 
SECTION 9: DEVELOPMENT MANAGEMENT 
 

 POLICY                       

DM.1: Land Use Zoning + + + + + + + + + + 

 The land use zoning policy is intended as a general guide to assessing 
the acceptability or otherwise of development proposals, although the 
listed uses are not exhaustive. The various land use designations have 
been formulated on the following principles: 
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11.0 MITIGATION MEASURES 

 
11.1 Mitigation measures as part of SEA may involve the prevention of impacts 

altogether, the reduction of their magnitude as much as possible and/or 
probability of occurrence, and/or putting in place measures to remedy effects 
after they have occurred, or to compensate for them by providing 
environmental benefits elsewhere. 

 
11.2 This section deals with policies and objectives identified by the SEA process 

as having potential for significant adverse environmental effects on 
implementation. 

 
11.3 Options are provided in this section with regard to 
 

� preventing, 
� lessening, 
� mitigating, 
� monitoring, and 
� offsetting the potential for significant environmental effects identified 

in the preceding section. 
 
Conflicts Identified in Matrices 

 
11.4 As stated earlier, the policies contained in the Master Plan Review were 

tested against the devised Sustainability Criteria by means of matrices. Only 
the most relevant and important policies were tested for compatibility. The 
findings of the exercise are summarised below. 
 

11.5 Following an examination of the matrix, the key potential conflicts have been 
identified and are discussed below. In addition, the proposed mitigation 
measures or key recommendations arising from the SEA exercise are 
outlined: 

 
Chapter Two: Strategic Context 

 
11.6 Section 2.7 ‘Development Plan Strategy’ is contained within Chapter 2 

“Strategic Context” and follows the Section which outlines the Plan’s overall 
goals and aims. This section provides an early emphasis on potential 
conflicts between the town’s growth aspirations as an expanding residential, 
economic and commercial hub and its inherent environmental and physical 
constraints.  

 
11.7 The policies set out within this section are largely aimed at creating an 

acceptable balance between potentially conflicting development and 
environmental objectives. Little direct conflict has been identified between the 
policies contained in this section ‘Development Plan Strategy’ and the 
Strategic Environmental Objectives.  
 
Chapter Three: Housing and Community  
 

11.8 Overall, the policies for Housing and Community aim to achieve high quality 
living environments that are more sustainable than many previous examples. 
They attempt to ensure developments are of higher quality with necessary 
services and infrastructure. Overall, the plan incorporates policies that meet 
the wide and diverse needs of those who live in, work in and visit the town 
and its environs. 

 
11.9 The policies relating to community facilities, new shops and services and 

educational facilities highlight the pro-active approach to the promotion of a 
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vibrant community sector, especially in terms of community development.  
There is recognition of the important role that community facilities and local 
and appropriately scaled shops and services play in the sustainability of 
communities. 

 
11.10 However, there is some conflict with the policy H1 New Housing Provision 

and B1, PH2, A1, A2 and L1 (Biodiversity, Population and Human Health, Air 
and Climatic factors and Cultural Heritage respectively).  This policy focuses 
on addressing the expanding settlement pattern and allocation of housing in 
as a sustainable manner as possible.  Nevertheless, various constraints are 
presented when this provision of housing is placed against the natural 
environment. 

 
11.11 Any large scale residential developments of this scale will inevitably give rise 

to a range of negative impacts, some of which will be significant and 
permanent/long term in nature. Notably, the use or loss of natural resources, 
such as agricultural land, minerals and aggregates will be significant and/or 
irreversible during the construction phase. Use of water, energy and 
production of waste will be significant in the subsequent period as a result of 
occupation of the housing. And although designed to provide alternatives to 
the private car and take advantage of existing services, infrastructure and 
facilities in Clonmel, there will inevitably be significant car usage associated 
with the new development. This will sustain significant fuel consumption and 
emissions in the long term. Local air quality may be adversely affected but 
this largely depends on successful implementation of alternate and 
sustainable transport modes. 

 
11.12 All attempts have been made to reduce the impacts of housing provision by 

the zoning of specific sites that will accommodate and consolidate the 
expanding population. Such sites will contribute to townscape improvement 
and vitality and reduce the negative impact of single rural dwellings and 
linear development on approach roads to the town.  

 
11.13 Overall, the policies relating to rural housing perform well in the matrix as 

they attempt to consolidate developments and or link housing provision to 
local services. The matrix highlights the main objectives for new residential 
development in Clonmel and its rural hinterland is to achieve high quality 
living environments that are more sustainable than many previous examples 
and can be enjoyed by all who use them.    

 
11.14 Policy H4 Master Plans was included as a means of ensuring that large scale 

residential developments on the undeveloped zoned lands are approached in 
a cohesive and balanced way that will deliver maximum benefit to the new 
and existing population. This policy was motivated by a need to present a 
coherent physical and environmental framework for the development of these 
large residential/mixed use sites. This approach will also help ensure that 
development can be integrated and will discourage piecemeal or 
uncoordinated development of zoned lands. 

 
11.15 In addition, it was decided to include a requirement for Landscape Plans – 

Policy H5 whereby the landscape aspects of a development proposal will 
form an integral part of overall design.  

 
11.16 In addition, the Council could encourage through its pre-planning and 

development control function the following initiatives as part of major 
development proposals. Such an approach would minimise the short term 
and permanent negative environmental implications of construction activities. 
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Pre-construction planning + site preparation 
 
� Prepare a Soil Disposal Plan to ensure that soil is disposed of 

without harm to the environment; 
� Plan construction, haulage and phasing arrangements to minimise 

noise and disturbance to existing inhabitants of the plan lands and to 
those living outside the plan lands on haulage routes; 

� Source building materials from the least environmentally sensitive 
sites and use recycled materials wherever possible; 

� Study flow regimes in existing streams to inform appropriate surface 
water drainage management measures; 

� Assess all proposals to alter stream channels for ecological and 
landscape implications. 

 
 
11.17 The following site planning design principles should also be pursued as 

part of major development proposals.   
 

Site Planning Design 
 
� Attention to design and materials for all buildings to avoid 

domination of skyline and minimise visual impacts; 
� Use appropriate design and orientation of buildings to reduce 

energy consumption, maximise solar gain and minimise heat loss; 
� Incorporate space/facilities for waste recycling in all private and 

public buildings to foster recycling; 
� Adhere to best practice guidelines on road design to foster road 

safety; 
� Separate walking and cycling routes from cars on roads wherever 

possible to provide safety for pedestrians and cyclists; 
� Use native species in planting throughout and around the 

development to maximize benefits to biodiversity and soften 
appearance of built development; 

� Maximise utility of cycling and walking routes to provide realistic 
alternatives to use of the private car; 

� Minimise water loss from all new water mains to minimise impacts 
on the water table and aquifers; 

� Adhere to best practice standards on design of surface water 
drainage measures to maximize water quality and benefits to 
wildlife, and reduce risk of damage to built development and soil 
quality. 

 
 

11.18 Policies for the built environment are generally focused on enhancing the 
physical and natural profile of the area’s built environment and as a result do 
not create major potential conflicts with the stated environmental objectives.  

 
11.19 Potential conflict between Policy TC6 The Quays and Objective B1: 

“Conserve the diversity of habitats and protected species” was identified at 
draft stage and the policy wording was amended to link the policy to wider 
initiatives in relation to the River Suir Amenity Area. This policy is focused on 
identifying opportunities for redevelopment along the Quays, and areas of 
backland, derelict sites and incidental open spaces will be identified as 
opportunity sites for appropriate town centre uses. This could involve the 
small scale loss of habitat that has emerged on occasional riverside sites, 
even within close proximity to existing built up areas close to the town centre. 
The Quays have a predominantly urban heritage and this defines its intrinsic 
character. 
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Chapter Five: Natural Heritage and Recreation 
 

11.20 No direct conflict has been identified between the policy direction for Natural 
Heritage and Recreation and the Strategic Environmental Objectives.  

 
Chapter Six: Enterprise and Employment 
 

11.21 Policies for Enterprise and Employment relate to retaining existing jobs and 
creating a wide range of new employment opportunities.   

 
11.22 The policies seek to balance the need for economic development against the 

overall improvement in quality of life throughout the area.  Unfortunately, less 
attractive consequences of an active economy occur and these are 
highlighted by the matrix. These notably include greenhouse gas emissions 
and waste of energy resources, in relation to policies ECON 1; Economic 
Development and ECON 3; Strategic Employment.  ECON 4; Established 
Major Business, also has some negative results in relation to the above, as 
well as reduction in noise and traffic and attempting to promote cultural 
heritage.  

 
11.23 However by consolidating these similar activities into specific areas, the 

negative effects have to some extent been concentrated and consequently 
potential harmful effects on the wider environment have been condensed. 

  
11.24 Although these negative impacts are a direct consequence of active 

development the remaining results have no significant effect or positive 
consequences for the receiving environment.  This is due to the 
environmentally lead plan that reinforces sustainable development as a 
priority. 

 
11.25 Overall, the policies in this section have no significant effect on the receiving 

environment. In the main, the section attempts to facilitate a healthy 
economy, adequate land for employment uses, spatial planning, 
infrastructural, environmental and transportation requirements and 
compatibility with adjoining land uses. 

 
11.26 There is potential conflict between Policy ECON 5 Ballingarrane and 

Environmental Objective B1:  “Conserve the diversity of habitats and 
protected species”. The policy aimed at directing large scale economic 
activity towards this largely undeveloped agricultural area will have inevitable 
environmental impacts in terms of a loss of natural habitat. However, it is 
important to note that the development objectives for this area, as identified 
in the Ballingarrane LAP, were focussed on creating a high quality parkland 
business environment whereby the natural characteristics of the area would 
be enhanced and protected where possible. 

 

Chapter Seven: Transport and Accessibility 
 

11.27 The matrix indicates the positive role that sustainable transport plays in the 
policies of the Plan.  Elsewhere in the matrix, no significant effects and some 
unknown effects emerge in relation to TRANS 5; traffic management and 
Trans 3; development along the Frank Drohan Road.   

 
11.28 Major transport infrastructure has been and will be dictated by national and 

regional policy. The recently announced Department of Transport ‘Transport 
21’ investment programme will determine the location and nature investment 
in the road, rail and public transport infrastructure for the next decade. The 
Development Plan seeks to ensure that the economic and social benefit of 
this investment is protected and maximised. 
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11.29 Unfortunately, some negative effects in relation to A1, A2 and A3 (Air / 

Climatic Factors) occur with development of policy TRANS 2; Clonmel Outer 
Bypass and TRANS 3 Northern Radial Interconnectors and Access Roads. 
The construction of the bypass and additional road infrastructure is likely to 
lead to a certain increase in travel by private car and subsequent carbon 
emissions and use of non renewable resources.  However, the bypass was 
predetermined by the National Roads Authority and as such is outside the 
direct control of the Plan.   

 
11.30 The provision of new roads infrastructure as part of TRANS 3 Northern 

Radial Interconnectors and Access Roads generates potential conflicts with 
the stated environmental objectives. This policy however is essential for 
ensuring that the town can expand in a planned and co-ordinated fashion 
and that an integrated set of physical measures is put in place to 
accommodate development.  

 
Chapter Eight: Environmental Management 

 
11.31 No direct conflict has been identified between the policy direction for 

Environmental Management and the Strategic Environmental Objectives.  
 

Chapter Nine: Development Management 
 
11.32 No direct conflict has been identified between the policy direction for Land 

Use Zoning and the Strategic Environmental Objectives.  
 
11.33 It is important to note that that Strategic Environmental Assessment is an 

integral part of the Development Plan making process and that the Plan 
incorporates policies that have evolved to anticipate and avoid potentially 
adverse impacts on the environment. The remaining potentially adverse 
conflicts or impacts that are characterised as ‘residual impacts’ are 
unavoidable potential impacts that remain after all mitigation measures have 
been put in place.  
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12.0 MONITORING 
 

Introduction 
 

12.1 Article 10 of the SEA Directive requires Member States to monitor the significant 
environmental effects of the implementation of plans and programmes in order to 
identify at an early stage unforeseen adverse effects, and to be able to undertake 
appropriate remedial action. 

 
12.2 As part of the monitoring process, it is proposed to prepare an annual monitoring 

report on the implementation of the Development Plan. Some indicators do not lend 
themselves to annual monitoring. The Authority will also co-operate with the 
relevant agencies in monitoring the environmental impacts of the Development 
Plan. 

 
12.3 The statutory Managers Progress Report to be prepared 2 years after the adoption 

of the Development Plan under Section 15(2) of the Planning and Development 
Act, 2000 ‘shall include information in relation to progress on, and the results of 
monitoring the significant environmental effects of implementation of the 
development plan.’ 

 
12.4 It is anticipated that the environmental indicators set out in Section 10.2 of this 

report will be used to monitor the predicted environmental impacts of implementing 
the Plan and will be presented in the context of the 2 year plan review. Where 
existing monitoring is being carried out i.e. in relation to water quality, air quality, 
etc., these data sets will be collated in the review. 

 
12.5 Where existing monitoring is being carried out i.e. in relation to water quality, air 

quality, etc., these data sets will be collated in the review. 
 
12.6 Not all effects that have been described as significant need to be monitored. For 

example, although loss of undeveloped land and agricultural land is predicted, this 
is an inevitable consequence of implementing Development Plan provisions that 
are required to accommodate population and economic growth. Similarly, water 
use, discharge/disposal and management are all matters that require to be 
monitored in order to safeguard against the risk of standards being breached. 

 
12.7 Thus, the key areas of the plan that require monitoring concern flooding/water 

quality, air quality, landscape character and traffic congestion. 
 

Visual and Landscape Impact of Development 
 
12.8 The visual characteristics of Clonmel are extremely vulnerable to change.  Views 

and prospects from around and within the town of special amenity value or interest 
will be preserved, especially along the main approach roads, and improved through 
the control of development and encouraging the clearance of unsightly areas, and 
by providing visual amenity improvements where appropriate. 

 
12.9 Development that is considered to detract from these views and prospects on hill 

crests, ridgelines, the northern fringe of the Town, the northern slopes of the 
Comeragh Mountains will be resisted. 

 
12.10 Furthermore, in line with the draft Guidelines for Landscape Character Assessment 

(2000), the County Council is completing a County Landscape Character 
Assessment that establishes a range of character areas with values assigned 
according to five sensitivity classes.  

 
12.11 Consequently, the Plan aims to protect sensitive areas from injurious development, 

while providing for development and change that will benefit the rural community.  



 Clonmel Borough Council + South Tipperary County Council 

 
 

   Clonmel and Environs Development Plan 2008 
Strategic Environmental Assessment Report 

66 

Proposals that would damage or destroy features which contribute to the 
distinctiveness of the area will not be permitted.  
 

  Flooding and Surface Water 
 

12.12 Water quality and flooding issues will continue to be measured on a region wide 
basis as the joint responsibility of the Environmental Protection Agency and South 
Tipperary County Council/Clonmel Borough Council. Monitoring will continue to 
take place at the existing locations.  

 
12.13 Surface water drainage has become a major issue in Clonmel due to the severity 

and frequency of flood events in recent years.  A flood study has been carried out 
by E.G. Pettit & Co. for Clonmel Borough Council and the Office of Public Works. 
The report outlined a solution to the current flooding problem in Clonmel that 
involves work on the existing embankments and quay walls. 

 
12.14 The proposed work is to be constructed in four phases and is expected to start in 

early 2008;  
 

� Phase 1: The level of the flood embankments to the west (upstream) of the 
town if to be increased. 

� Phase 2: The top level of the quay walls in the town is to be increased.  
� Phase 3: Removable wall mounted frames are to be installed on the quay 

walls which will increase the level of the quay walls when required. 
 

  Material Assets and Cultural Heritage 
 
12.15 Clonmel has a rich heritage of townscape and buildings that needs to be fully 

recognised and protected.  Most of the town centre core lies within a proposed 
Architectural Conservation Area, the character of which will be preserved and 
enhanced. 

 
12.16 The conservation and renewal of the built environment is a major function of the 

Plan. Part IV of the Planning and Development Act 2000 and the Council will use 
this regulation to ensure the protection of the architectural heritage.   

 
12.17 Furthermore, the Plan seeks to preserve and enhance Clonmel’s special 

architectural and heritage by protecting historic buildings, groups of buildings, the 
existing street pattern, plot sizes and scales by strict development control 
regulations. 

 
12.18 The unique character of the St Mary’s Architectural Conservation Area will be 

protected through the carrying out of a comprehensive study of the area and the 
formulation of a local protection framework in order to safeguard its inherent 
qualities.   

 
12.19 In addition, a large part of the town centre has been designated as Architectural 

Conservation Area as part of the O’ Connell St and Gladstone Street  ACA 
designation.  

 
12.20 The physical quality and townscape character of the two ACAs proposed to be 

designated is derived from a combination of traditional elements that together 
create a distinctive ‘sense of place’ worthy of particular recognition and protection. 
The Council will undertake to carry out detailed ACA Statements for these areas in 
order to record their inherent qualities and to refine detailed boundaries. 

 
12.21 Under the provisions of the Planning and Development Act (2000-2004), the 

County Council has a duty to compile a Record of Protected Structures.  The 
compilation and maintenance of the Record is central to the effective protection of 
the architectural heritage. The formal making of an addition to or deletion from the 
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Record is a function which is reserved to the elected representatives. Any proposal 
to demolish or alter these structures in any way will require planning permission 
and the effect of this is to remove any such development from exempted 
development provisions of the Planning Act and Regulations. 

 
Transport and Movement 

 
12.22 It is important where possible to facilitate public transport as a viable alternative to 

the car and to strengthen accessibility to local villages and rural areas.  There is a 
definite need for better integration between the town centre and the wider 
development locations and environs of Clonmel. 

 
12.23 The Council will consider and seek to implement as appropriate the 

recommendations of the 2006 Clonmel Traffic Management Study, including the 
introduction of traffic calming measures within the Central Area to discourage car 
circulation and to improve pedestrian movement, and to support the further 
development of public transport services, pedestrian networks and cycle facilities. 

 
12.24 As another form of monitoring, where new developments will have a significant 

effect on travel demand and the capacity of surrounding transport links, the Council 
will request that a Transport Assessment is carried out.  The provision of a Mobility 
Management Plan / Green Travel Plan may also be requested in the case of large 
developments with intensive trip levels. In all cases pre-planning discussions will be 
encouraged to determine specific project requirements. 

 
  Biodiversity 

 
12.25 The Plan is committed to the principles set out in the National Biodiversity Plan 

(2002), which secures the conservation, enhancement and sustainable use of 
biological diversity in Ireland over a 5 year period. 

 
12.26 The Plan intends to preserve and enhance the landscape, amenity and nature 

conservation value of trees, woodlands and Hedgerows.  Tree Preservation Orders 
will be served where they would effectively safeguard public amenity and preserve 
the character of the area. These orders will ensure that inappropriate arboricultural 
work to protected trees will be resisted. 

 
12.27 Part of the River Suir has been designated a candidate SAC – Special Areas of 

Conservation as a prime wildlife conservation area, considered to be important on 
a European as well as Irish level.  

 
12.28 The legal basis on which SACs are selected and designated is the EU Habitats 

Directive (92/43/EEC), transposed into Irish law in the European Union (Natural 
Habitats) Regulations, 1997 will ensure that protection of the SAC will continue 
under strict regulations. 

 
Waste 

 
12.29 Monitoring will be ongoing as the Plan seeks to implement the Joint Waste 

Management Plan for the South East Region (2002) which identifies short, medium 
and long-term objectives for waste prevention and recycling. 
 

12.30 Part of the policies relating to waste will involve the monitoring the production, 
storage and movement of hazardous and dangerous waste within the town.  The 
‘polluter pays’ principle will be implemented with regard to all waste management 
initiatives.  This policy will ensure that the impact of sources of pollution is fully 
taken into account at an early stage in the development process. 

12.31 The statutory Managers Progress Report to be prepared 2 years after the adoption 
of the County Plan under Section 15(2) of the Planning and Development Act, 2000 
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‘shall include information in relation to progress on, and the results of monitoring 
the significant environmental effects of implementation of the development plan.’ 
 
Indicators 

 
12.32 Indicators are used to measure changes in environmental quality and can simplify 

complex inter-relationships and provide information about environmental issues 
which is relatively easy to understand. Government SEA Guidelines set out a range 
of indicative 'planning-related' indicators (DOEHLG, 2004). The Guidelines also 
recommend that indicators should relate as far as possible to the environmental 
baseline information in the environmental report. 

 
12.33 ‘Making Ireland’s Development Sustainable’ suggests that indicators can be used 

where possible to encourage community involvement.  Several kinds of indicators 
may be used to fulfil particular functions and measure the quality/quantity of 
environmental resources: 

� State of the environment indicators reflect environmental quality, or 
quantity of physical and biological or chemical phenomenon; 

� Stress indicators reflect development effects; 
� Performance indicators may be used to evaluate long-term achievements 

in environmental management and protection; and 
� Sustainable development indicators introduce a new dimension to the 

provision of information, in that they seek to describe and measure key 
relationships between economic, social and environmental factors.  

 
12.34 In all cases, indicators should both quantify and simplify information, thereby 

making it more accessible to policy-makers and the public.  The following list of 
indicators is indicative only and is for discussion purposes only.  This list may be 
reduced or added to following on from the discussions with the Environmental 
Authorities, the availability of resources to devise a monitoring programme and the 
relevance of the indicators to monitor the environmental baseline. 

 
12.35 Within this context, suggested indicators relating to the baseline information 

outlined in this report are presented below. 
 
Directions for Growth 

 

Indicator Data Source SEA Objective 

Population CSO PH1 

Population Distribution 
NIRSA/ An Post 
Geodirectory 

PH1, M1 

Energy Demand and Economic 
Growth 

ESB / Bord Gáis  A2, A3 

Industrial Production  IDA / CSO / CDB / CBC PH1 

Energy Consumption by 
Sector 

ESB A1, A2, A3 

 
Natural Heritage and Recreation 
 

Indicator Data Source SEA Objective 

Tourism Data 
Tipperary Tourism / Bord 
Fáilte 

PH1, M1 

River Suir 
Three Rivers Project / 
Shannon Regional Fisheries 
Board 

W1 

Flora / Fauna, Forest Cover 
cSAC, Coilte, TPO, National 
Biodiversity Plan 

B1, W1, A2 

Residential Amenity CBC, Tipp Co Co/CBC PH1, M1 
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Built Environment 
 

Indicator Data Source SEA Objective 

Commercial Developments CSO, ICI PH1, M1 

Housing Completions 
DoEHLG, CSO, CBC, Tipp Co 
Co., NHSB, ESB, Bord Gáis 

M1 

ACA’s, RPS  C1 

Planning Applications 
DoEHLG, CBC, Tipp Co Co., 
ABP 

PH1, M1 

Annual Housing Indicators CSO, DoEHLG PH1, M1 

 
Community Services and Housing 
 

Indicator Data Source SEA Objective 

Social Housing Lists CSO, Tipp Co Co M1 

Numbers in All Levels of 
Educational  

Dept. Education & 
Science, CSO, STCDB 

PH1, M1 

Health & Social Conditions CSO, STCDB PH1, M1 

Expenditure on Social Welfare CSO, DoEHLG M1 

 
Enterprise and Employment 
 

Indicator Data Source SEA Objective 

Energy Consumption ESB, Bord Gáis A3 

New Business Register CDB M1 

Live Register CSO M1 

Election Register CSO M1 

Planning Permissions Granted  CBC, Tipp Co Co., ABP M1 

 
 
Transport and Accessibility 
 

Indicator Data Source SEA Objective 

Journey Times CSO, NRA PH1, A1 

Vehicle Numbers CSO, NRA PH1, A1 

Transport Patterns CSO, NRA, CBC, STCC PH1, A1 

 
 
Environmental Management 
 

Indicator Data Source SEA Objective 

River Water Quality  
Water Framework Directive, 
Three Rivers Project, cSAC 

W1 

IPC / Waste 
IPC / Waste Licences, 
Regional Waste Management 
Plan 

A1 

Energy Efficiency DEHLG, CBC, Tipp Co Co A1, A2, A3 

Greenhouse Gas Emissions EPA (IPCC  Licences)  A2 

Chemical Emissions  IPPC Licences W1 
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13.0 OVERALL FINDINGS 

 
 

13.1 It is clear from the assessment of the Policies of the Development Plan that the Plan 
has a strong sustainable direction and focus. Almost all policies were found to be 
either compatible or not in conflict with the Sustainability Criteria devised for the 
assessment exercise.  
 

13.2 The exercise confirms that the Development Plan is a robust, focused and clearly 
thought out document that will provide a positive framework for the development of 
the Clonmel area. This is borne out by the mitigation measures arising from the 
exercise in Section 11.0 above, which can be characterised as minor in nature. 

 
13.3 Inevitably, a Plan of this scale and nature, which relates to a large settlement centre 

which performs a wide variety of urban functions, generates tensions in respect of 
some of the proposed policies. The role and function of Clonmel as a key urban 
settlement regionally and as a county town means that there are certain development 
pressures which can require careful management from a land use planning 
perspective.   

 
13.4 In particular, these tensions arise in relation to policies which seek to consolidate/ 

expand existing employment use, provide for anticipated population growth or 
enhance the strategic infrastructure. There are valid socio-economic reasons for the 
inclusion of such policies. Such tensions cannot be avoided and are mitigated by the 
requirement to avoid any adverse environmental impacts. 

 
13.5 The process of accommodating new development and facilitating strategic growth 

objectives established by higher level plans involved consideration of development 
options that would minimise potential impacts on the particular physical and 
environmental qualities that the town possesses. The town’s environmental capacity 
to absorb development is limited by significant sensitivities to the south (topography), 
to the west (historic architectural settlement at Marlfield) and east and west (along the 
River Suir). 

 
13.6 Consequently, the northern environs became a vital part of the development strategy. 

This in turn generated particular land use and zoning challenges associated with the 
need to balance the aspirations for growth with environmental objectives for this part 
of the settlement. At a strategic level, therefore, the key environmental imperatives 
which determined that there would be very limited development to the south east and 
west generated environmental pressures in the northern part of the town. 

 
13.7 This, however, meant that land use and zoning objectives for this part of the town 

needed to be underpinned by a strong logic of sustainability and that individual 
infrastructural and zoning designations would be carefully considered both in terms of 
their potential impacts at a local level as well as the cumulative implications of large 
scale development.  
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APPENDIX A - GLOSSARY OF TERMS 
 
 

 
Goals are the broadest expressions of community’s desires. Goals give direction to 
the plan as a whole. Goals are concerned with the long term, and often describe 
ideal situations that would result if all plan purposes were fully realised. Since goals 
are value-based, their attainment is difficult to measure. 
 
Policies are broad statements that set preferred courses of action. Policies are 
choices made to carry out the goals in the foreseeable future. Policies need to be 
specific enough to help determine whether a proposed project or program would 
advance community values expressed in the goals. 
 
Objectives are specific statements that carry out a plan in the short term. Objectives 
are measurable benchmarks that can be used to assess incremental progress in 
achieving the broader purposes expressed in policies and goals. 
 
Strategic Environmental Objectives (SEO’s): Methodological measure against 
which the environmental effects of the plan can be tested. SEA objectives are 
distinct from the plan objectives although will often overlap. SEA Objectives are 
developed from, national, international and regional policy. 
 
External Objectives: Objectives to which the plan must have regard, inherited from 
higher level plans, policies or programmes to which the plan must have regard and 
which are external from the SEA process for various reasons. 
 
Scoping: The process of determining what issues are to be addressed, and setting 
out a methodology in which to address them in a structured manner appropriate to 
the plan or programme. Scoping is carried out in consultation with the appropriate 
bodies. 
 
Significant environmental effect: Significance is a function of impact magnitude 
and the importance/sensitivity of the resources of the receptor.  
 
Strategic Environmental Assessment (SEA): The formal, systematic evaluation of 
the likely significant environmental effects of implementing a plan or programme 
before a decision is made to adopt the plan or programme. 
 
Mitigate 
To make or become less severe or harsh 
 
Offset 
Allowance made to counteract an effect 
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APPENDIX B - STRATEGIC DEVELOPMENT ALTERNATIVES  



 Clonmel Borough Council + South Tipperary County Council 

 
 

   Clonmel and Environs Development Plan 2008 
Strategic Environmental Assessment Report 

74 

 
STRATEGIC DEVELOPMENT ALTERNATIVE – OPTION ONE 
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STRATEGIC DEVELOPMENT ALTERNATIVE – OPTION TWO 
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STRATEGIC DEVELOPMENT ALTERNATIVE – OPTION THREE 
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