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1.0 Introduction. 

We the landowners put forward the following proposal for the inclusion of lands at 

Ballycommon for inclusion in the County Development Plan for Tipperary  

The submission is structured as follows: 

• Introduction

• Objective of the submission

• Land which forms the subject of the proposal

• Current Local Area Plan

• Review of development in the vicinity of the lands

• Rational for the inclusion of the subject lands

• Conclusion

2.0 Objective of Submission 

This submission is seeking the inclusion of lands in the ownership of the O’Neill Family which 

are located to the West of Ballycommon settlement, which is currently zoned as a Local 

Service Centre. The site comprises of 4.44 ha.  Fig 1.  

The site currently adjoins the village development boundary and is located within walking 

distance of all local facilities.  The village has a recognised linear pattern of development, 

where services such as church and school are located outside the defined development 

boundary. 

This proposal seeks to consolidate the village core and encourage development to be 

located within walking distance of all the local services. The site would appear suitable for 

low or medium density development and is compatible with National Policy Objective 17b, 

which supports the provision of housing in small towns and villages.  



Figure 1 

3.0 Lands which form the subject of this submission 

The lands are essentially located within the core of the settlement. The site is bounded 

by lands zoned in the current Local Area Plan which are zoned to the immediate East for 

Low Density Cluster Residential.  Lands to the front of the site are zoned for Social and 

Public use.  

The lands are not prone to flooding and are located away from any flood risk area.  

The following Natura 2000 sites are within 15km radius. 

Sac 002258 Silver mines mountain west 

Sac 001197 Keeper Hill 



Sac 002124 Bolingbrook Hill 

Sac 002241 Lough Derg north east shore 

Sac 00939 Silvermines Mountain 

Sac 002165 Lower River Shannon. 

Development of the lands would not require an Appropriate Assessment, and no impact 

on the environmental quality of the region is envisaged.  

4.0 National policy and Current 2017 Local Area Plan 

National Policy Objective 17a Support the proportionate growth of and appropriately 

designed development in rural towns that will contribute to their regeneration and renewal, 

including interventions in the public realm, the provision of amenities, the acquisition of 

sites and the provision of services. In rural Ireland many people seek the opportunity to 

build their own homes, but find it difficult to do so in smaller settlements because of a lack 

of available sites and services. In order to assist this, local authorities will be supported in 

undertaking the necessary land acquisition, site preparation and local infrastructure 

provision to deliver self-build development options in smaller towns/villages.  

National Policy Objective 17b Develop a program for ‘new homes in small towns and 

villages’ with local authorities, public infrastructure agencies such as Irish Water and local 

communities, to provide serviced sites with appropriate infrastructure to attract people to 

build their own homes and live in small towns and villages. This will initially be developed 

through pilot ‘service sites schemes’ in order to provide suitable quality housing solutions to 

meet the needs of people who might otherwise seek to reside in dispersed housing.  

County Development Plan. 

Role of Local Service Centres: Local Service Centres are settlements which act as local 

residential and community centres and accommodate an appropriate level of development, 

including housing and community services i.e. childcare, primary level education, recreation, 

convenience retailing etc. The Council will seek to maintain the existing range of rural 

services in place in these settlements in view of their role in reducing unnecessary travelling 

by rural communities in order to avail of basic services.  

➢ The inclusion of these lands within the village development boundary/Local Service

Centre will provide for alternative housing development at potential lower to

medium densities and therefore provide a mix of housing units which will alleviate

pressure within the rural catchment and surrounding greenbelt zones.



Figure 2 Current Zoning Maps 



5.0 Review of development in the vicinity of the lands 

Permission was granted for 19 residential units within the development boundary under 

Planning Reference 17/601212.  

The majority of development in the vicinity of the lands submitted, appears to be in the 

form of one off rural style development, which has tended to form a linear pattern 

stretching into the rural hinterland.  The current site offers an opportunity to consolidate 

growth and provide a facility for a more plan led and clustered form of development which 

will strengthen the core of the village settlement.  

➢ Having regard to the history of development in the vicinity of the site and potential

to connect to services such as sewer and water it would appear that the site may be

suitable for small scale low to medium density development. Provision can be made

for local area connectivity and footpath provision and connection to the school and

church.

6.0 Rational for the inclusion of the subject lands 

Proximity of Services and Facilities 

➢ The subject lands as proposed in this submission are within reasonable walking and

cycling distance from all local community facilities.

➢ The site is located a short distance from services such as the village sewer and mains

water services.

➢ Having regard to the history of development in the vicinity of the site and potential

to connect to services such as sewer and water it would appear that the site may be

suitable for low to medium density type development. The site may also have

potential for pedestrian/cycle connectivity to the national school and church.

Suitable Location 

➢ Current guidance (Sustainable Development in Urban Areas) Suggests densities of

less than 15-20 dwellings per hectare on edge of small towns/villages.

➢ The proposal can contribute successfully in creating a strong urban edge and does

not negatively impact on the character of the settlement.



Conclusion and Recommendations 

➢ It is therefore concluded that the lands as presented would not impact on the

character of the settlement of Ballycommon, but would lead to a more rational

reflection of the existing pattern of development in the vicinity. The inclusion of the

lands within the development boundary would not blur the distinction between the

urban and rural in this location and the character of the area would not be

undermined.

➢ Accompanying text (if considered) for the Development Plan could include, any

development should be of a high quality design and should connect to public

services and facilitate connectivity within the settlement core.

On the basis of the information as included within, please formally consider the inclusion of 

these lands in the Draft County Development Plan 2022  

Yours Sincerely 

  ( Sean O’Neill) 

O’Neill Family. 


