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Executive Summary

This document has been prepared as part of the Section 179A process leading 

to the accelarated delivery of much needed housing at Ladyswell Street, 

Thomastown, Co. Kilkenny. 

The scheme consists of 42no. own door units arranged around high quality 

landscaping. This document outlines the preliminary vision for the proposed 

develoment which has been designed in full compliance with the Kilkenny City 

and County Development Plan 2021-2027.
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1.0 Introduction 



Introduction

Thomastown is a historic market town on the River Nore. With a population of c. 

2,500, the town is the third largest in the county after Kilkenny City and Callan.  

In a 2015 article in The Indepentant titled "Let's move to... Thomastown," the 

town was noted as having an "attractive townscape with historic buildings and...

riverside surroundings," and a "predominantly young population and thriving arts, 

crafts and cultural scene..." 

The article however went on to say the town had a "regrettable lack of new 

housing" and "no public park."

This scheme will increase the housing stock of Thomastown with the delivery of 

42no. high quality units, as well as delivering a new 1,200sq.m public open space 

for use by both the occupants of the subject site, and the wider town. 



2.0 Site Analysis  



2.1 Location 

Grennan 
College

 Primary 
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The site is located to the north-

west of the town centre, and to 

the east of the Dublin Hueston 

- Waterford railway line. 

The site is accessed via  

Ladyswell Street and is 

bounded by Grennan College 

Post Primary School to the 

North,  Thomastown Primary 

Care Centre to the West, and 

associated access road and 

council lands to the south and 

east.

It is an elevated site, sitting 

above Ladyswell Street, and the 

town itself. 

The site is zoned "mixed 

use" in the Kilkenny County 

Development Plan 2021-2027 

meaning “To allow a flexible 

approach to development that 

supports the vitality and viability 

of the town centre”. 



2.2 History

Up until 2019, the site and 

neighbouring lands sat c. 2m 

above the road level and were 

inaccessible from Ladyswell 

Street. 

The creation of the new access 

road to the Primary Care Centre 

in recent years has unlocked 

the site and lands beyond for 

development. 

Google Streetview - Sept 2022

Google Streetview - Sept 2019

SITE



Thomastown is located 18km / 

20minutes by car from Kilkenny 

City, and 40km / 35 minutes by 

car from Waterford City, with rail 

links to both cities. 

The site is a short walk from 

the centre of Thomastown and 

is accessed from Ladyswell 

Street, a one way street which 

brings traffic uphill and away 

from the town. 

There is a new foot and cycle 

path running along the Primary 

Care Centre access road which 

will be extended to create a 

green link from Ladyswell Street 

to the Train Station as part of 

the Thomastown Local Area 

Plan. 

2.3 Transport

To Waterford

via R449 & M9

To Kilkenny

via R700

Train to Dublin 

(via Kilkenny)

Thomastown 

Railway Station

Train to Waterford

To Dublin

via R448 & M9

Town 

Centre



2.4 Zoning

Thomastown
Local Area Plan 2019
Zoning Objectives

© Ordnance Survey Ireland License 
No. 2018/27/CCMA/KilkennyCountyCouncil

Plan Boundary

Date: April 2019
Scale: 1: 10,000 @ A3
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The zoning of the site in KCC 

Development Plan as mixed 

use is further supported by 

the Thomastown Local Area 

Plan 2019 which identifies the 

site and surrounding context 

as a masterplan area (M1), the 

focus of which "will be the 

release of lands to meet the 

housing need in addition to the 

delivery of a pedestrian and 

cycle route that connects the 

neighbourhoods to the north of 

Thomastown... with the railway 

station."

This is further re-inforced by 

Thomastown LAP's Movement 

and Transport Objective. 1.5 

which aims to provide "an 

enhanced pedestrian and 

cycle network in Thomastown... 

including a green link from 

Ladyswell Street to the Train 

Station through the masterplan 

lands..." 

While this report does not set 

out a full masterplan for the 

lands, it will demonstrate the 

scheme's compliance with the 

Masterplan objectives. 



2.5 Boundary Conditions 

The site is bounded in its entirety 

by a recently completed post 

and rail timber fence. 

An overlay of the PRAI map 

shows that the actual legal 

boundary extends beyond the 

fence, however for the purpose 

of this development it is 

proposed to retain the existing 

fenceline which is sited at a 

suitable contour level. 

Relocation of the fence to 

acquire the lands highlighted 

in blue would not result in an 

increase of valuable land as the 

gradient of the additional land 

renders it unusable as part of a 

public open space. 

Creation Date: 27 January 2023 10:36:32
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2.6 Flood Risk Assessment

This map is taken from a Site 

Specific Flood Risk Assessment 

carried out in March 2023 

by IE Consulting on behalf of 

Kilkenny County Council. 

The map indicates that the site 

of proposed development does 

not fall within a MRFS 1% AEP (1

in 100 year) or 0.1% AEP (1 in 

1000 year) fluvial flood zone.



3.0 Masterplan Strategy



3.1 Introduction

The extract below lists out the requirements for the masterplan. 

The subject site's location at the edge of the M1 Masterplan area, sandwiched 

between the existing Primary Care Centre and the road network, means there is 

minimal opportunity within this site to greatly impact the overall masterplan. 

For this reason, in addition to the context of the Section 179A application for 

expediated delivery of housing, in lieu of providing a full masterplan this document 

endeavours to demonstrate that the development is in line with the overall 

masterplan objectives, in particular the first objective regarding movement 

through the site. Futhermore this proposed development will not impede any 

future development. 

Extract from Thomastown Local Area Plan 2019 (pg. 53)



3.2 Pedestrian Access Routes

The first objective of the 

masterplan relates to 

opportunities for movement 

into and through the 

masterplan site. 

The creation of new 

direct pedestrian paths 

from Ladyswell St to the 

Primary Care Centre and 

beyond, running through the 

development, addresses this 

objective to provide "enhanced 

connections to the town centre 

where possible" which will in 

turn encourage greener modes 

of transport due to increased 

pedestrian permeability. 

Existing pedestrian links Proposed pedestrian links

Key plan



Primary 
Care 

Centre

Grennan College

3.3 Pedestrian Access Points

1. 

2. 

3. 

Access point 1 
Proposed stepped access from Ladyswell Rd
To be agreed and constructed by others

Access point 2
Proposed stepped access from Primary Care Access Rd

Access point 3
Proposed access from development to Primary Care Centre
To be agreed

The proposed site access 

points are indicative and 

are shown to highlight 

opportunities and demonstrate 

compliance with the 

masterplan objectives.  

All connections are subject to 

agreement. 

Extension of the pedestrian, 

cycle and vehicular routes 

further into the site will be 

subject to the larger masterplan 

exercise by others. 



4.0 Scheme



4.1 Site Capacity Study

Early in the design process, a 

massing study was carried out 

to test the suitability of three 

storey duplex units on the site to 

maximise the density. 

The study concluded that 3 

storey units do not appear 

overbearing on the site and 

would be suitable, however 

these units tend to be harder to 

allocate to occupiers. 

For this reason, the majority of 

the proposed development is 

semi-detached and terraced 

2 storey houses, with a small 

number of 2 storey own-door 

duplex units making up the 

central block to provide smaller 

1 bed units, and ground floor 

accessible 3 bed corner units 

overlooking the open space. 

View 1  
Option 1 - 40 Units 

View 1 
Option 2 - 44 Units 

The uplift in height is visible from the road in this view, 
however does not appear overbearing

View 3 
Option 2 - 44 Units 

Due to the distance from the road, the 3 storey units 
do not appear overbearing from this viewpoint

View 3
Option 1 - 40 Units 
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4.2 Site Layout 

The proposed site layout has been designed to account for the orientation and 

natural topography. The northern and western boundarys are lined with 24no. 2 

storey houses which have a railing bound defensible space to the front, and a 

private garden to the rear. The 2no. 4 bed units in the development are corner 

units and book-end the western terrace so that there are no blank gables facing 

out on to the public areas. 

The central block contains a mix of apartments and semi detached houses 

arranged to create active frontages along the entire perimeter, providing passive 

surveillance to the public open spaces. This higher density cluster is also in 

closest proximity to the proposed cycleways and transport infrastructure to 

encourage the use of public transport. 

The proposed site layout adopts the Woonerf Principle intended to slow traffic 

and provide a safer environment for pedestrians. The open spaces distributed 

throughout the site provide a range of environments for the enjoyment of the 

site's occupants. 

Communal amenity areas are located to the rear of the apartments to screen the 

associated bicycle and bin storage.  

24no.  dedicated covered and secure bicycle spaces and 84no. parking spaces 

have been provided in line with the development plan. 

Active frontages to 

Public Open Space

Public Open Space

Direct pedestrian access to 

apartments

Traffic calming measures



4.3 Mixed Tenure

The second objective of the masterplan relates to the requirement for a "high 

quality layout with a range of house types including older persons houses."

While this objective applies to the masterplan site as a whole, it has been 

exercised at the smaller subject site, which has a range of accommodation 

options available to achieve a mixed tenure population in line with the target site 

density and unit breakdown provided by Kilkenny CoCo.

The breakdown of units is as follows:

 6no. 2 bed houses

 20no. 3 bed houses

 2no. 4 bed houses

 10no. 1 bed apartments

 (5no. ground floor accessible)

 4no. 3 bed apartments

 (2no. ground floor accessible)



4.4 Landscape and Materiality

High quality paving Variety of landscaping

A small palette of materials  is proposed to provide a 

contemporary low maintenance finish, with the colours 

selected to tie in harmoniously to the surrounding 

context. 

Paving and external areas will align with SUDS 

requirements and landscaping will be designed 

to maximise permeability, movement and social 

interaction through the creation of convivial open 

spaces that are safe and easy to use by all. 

A variety of open spaces are provided which 

encourage connectivity and permeability through the 

site while meeting the amenity needs of the residents.

Outline Specification:

External Walls

• Self coloured render

• Brick

• Brick detail panels

• Fibre cement cladding

Roofs

• Concrete tiles

• Flat roof with parapet to rear of apartments

Windows and Doors

• High quality aluminium finish

Dunshaughlin, Co.Meath —van Dijk Architects
Self coloured render and brick details

Ballyogan, Dún Laoghaire–Rathdown - van Dijk Architects
Metal railing to defensible spaces at the front of the houses

Fibre cement cladding
Feature cladding to blocks 3 and 7



4.5 Universal Design

Ireland’s population is living longer than ever before and our older population 

is consistently growing in size. The NDA (National Disability Authority) published 

findings that there is a 60% chance that a new home will be occupied by a 

person with some form of disability.  

KCC Development plan requires that minimum 10% of units are Universal 

Design (UD) compliant, and the brief specified 2no. fully 3 bed accessible units. 

Furthermore, the masterplan objectives includes provision of housing for older 

people. 

There are 7no. UD units in the development. which, at 16%, exceeds the minium 

requirement. The layouts below demonstrate the compliance with UD requirement 

including provision of turning circles, 
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4.6 Schedule of Accommodation

 2229 Thomastown
Schedule of Accommodation

Block
House 

Number 
Unit Type 

 
Bedrooms

Persons Actual Min
>10% 

larger?
UD? Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min Actual Min

Compliant with 
DoHPaLG 

March 2018 / 
December 

1 C1 4 7 124.7 110.0 Y 22.6 15.0 46.2 40.0 43.7 43.0 11.8 11.4 2.8 2.8 11.5 11.4 3.0 2.8 13.0 13.0 2.9 2.8 7.4 7.1 3.0 2.1 3.0 6.0 153.0 60.0 Y

2 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 61.1 48.0 Y

3 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 82.4 60.0 Y

4 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 82.4 60.0 Y

5 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 82.8 60.0 Y

6 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 83.4 60.0 Y

7 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 61.8 48.0 Y

8 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 84.0 60.0 Y

9 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 84.0 60.0 Y

10 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 84.3 60.0 Y

11 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 81.3 60.0 Y

12 C1 4 7 124.7 110.0 Y 22.6 15.0 46.2 40.0 43.7 43.0 11.8 11.4 2.8 2.8 11.5 11.4 3.0 2.8 13.0 13.0 2.9 2.8 7.4 7.1 3.0 2.1 3.0 6.0 153.0 60.0 Y

13 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 74.2 60.0 Y

14 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 55.2 48.0 Y

15 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 79.0 60.0 Y

16 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 82.1 60.0 Y

17 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 62.3 48.0 Y

18 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 85.2 60.0 Y

19 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 86.2 60.0 Y

20 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 64.6 48.0 Y

21 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 87.6 60.0 Y

22 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 87.3 60.0 Y

23 A1 2 4 87.5 80.0 Y 15.1 13.0 32.9 30.0 27.3 25.0 14.2 11.4 3.1 2.8 13.1 13.0 2.8 2.8 5.8 4.0 64.5 48.0 Y

24 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 102.0 60.0 Y

25 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 55.8 60.0 Y

26 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 79.5 60.0 Y

27 X5 1 2 56.7 45.0 Y Y 24.4 23.0 24.4 23.0 14.1 11.4 14.1 11.4 2.9 2.8 3.8 3.0 26.0 5.0 Y

28 X6 1 2 56.7 45.0 Y 28.6 23.0 28.6 23.0 12.1 11.4 12.1 11.4 3.0 2.8 3.0 3.0 8.1 5.0 Y

29 X1 1 2 53.7 45.0 Y Y 23.0 23.0 23.0 23.0 12.6 11.4 12.6 11.4 2.9 2.8 4.8 3.0 23.0 5.0 Y

30 X3 1 2 53.7 45.0 Y 27.1 23.0 27.1 23.0 11.4 11.4 11.4 11.4 2.9 2.8 3.0 3.0 5.6 5.0 Y

31 X1 1 2 53.7 45.0 Y Y 23.0 23.0 23.0 23.0 12.6 11.4 12.6 11.4 2.9 2.8 4.8 3.0 23.0 5.0 Y

32 X3 1 2 53.7 45.0 Y 27.1 23.0 27.1 23.0 11.4 11.4 11.4 11.4 2.9 2.8 3.0 3.0 5.6 5.0 Y

33 X2 1 2 55.3 45.0 Y Y 23.1 23.0 23.1 23.0 14.1 11.4 14.1 11.4 2.9 2.8 3.8 3.0 26.0 5.0 Y

34 X4 1 2 55.3 45.0 Y 28.5 23.0 28.5 23.0 11.4 11.4 11.4 11.4 2.9 2.8 3.0 3.0 8.1 5.0 Y

35 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 79.5 Y

36 B1 3 5 94.7 92.0 16.5 13.0 34.2 34.0 32.0 32.0 11.6 11.4 3.2 2.8 13.3 13.0 3.0 2.8 7.1 7.1 2.4 2.1 7.0 5.0 55.8 Y

37 Z1 3 5 96.8 90.0 Y 34.0 34.0 34.0 34.0 32.4 31.5 13.1 11.4 3.1 2.8 11.6 11.4 3.1 2.8 7.6 7.1 2.6 2.1 9.1 9.0 22.0 9.0 Y

38 Z2 3 5 96.8 90.0 34.0 34.0 34.0 34.0 32.8 31.5 13.1 11.4 3.1 2.8 12.1 11.4 3.1 2.8 7.6 7.1 2.6 2.1 9.1 9.0 9.0 9.0 Y

39 X1 1 2 53.7 45.0 Y Y 23.0 23.0 23.0 23.0 12.6 11.4 12.6 11.4 2.9 2.8 4.8 3.0 21.0 5.0 Y

40 X3 1 2 53.7 45.0 Y 27.1 23.0 27.1 23.0 11.4 11.4 11.4 11.4 2.9 2.8 3.0 3.0 5.6 5.0 Y

41 Z1 3 5 96.8 90.0 Y 34.0 34.0 34.0 34.0 32.4 31.5 13.1 11.4 3.1 2.8 11.6 11.4 3.1 2.8 7.6 7.1 2.6 2.1 9.1 9.0 22.0 9.0 Y

42 Z2 3 5 96.8 90.0 34.0 34.0 34.0 34.0 32.8 31.5 13.1 11.4 3.1 2.8 12.1 11.4 3.1 2.8 7.6 7.1 2.6 2.1 9.1 9.0 9.0 9.0 Y

Living Room
Area (m2)

Storage
Area (m2)

Block 1

Area (m2)

Overall Area

67.0 40.0

Aggregate Living Aggregate Bedrooms
Area (m2) Private  (m2)

46.098.0

Bedroom 1 Bedroom 2 Bedroom 3 Bedroom 4 
Area (m2) Width (m) Area (m2) Width (m) Area (m2) Width (m) Area (m2) Width (m) Communal  (m2)

Amenity Space

Block 12

Block 13

Block 2

Block 3

Block 4

Block 10

Block 5

Block 6

Block 7 

Block 8 

Block 9 

Block 11



4.7 Architectural Visualisations 



Architectural Visualisations 



5.0 Conclusion



Conclusion

As demonstrated by the Local Area Plan, the subject site is a suitable location for 

much needed housing provision in Thomastown. 

This scheme delivers an efficiently laid out development, and through design 

elements such as the provision of new public access routes through the open 

spaces, a high density central block addressing the public open space, and streets 

where traffic is slowed to give pedestrians priority, an urban community will be 

established.

Careful attention has been paid to material selection to reduce maintenance, and 

landscaping has been selected to mature and add to the visual appearance and 

character of the area over time. 

We believe this proposal is highly appropriate in terms of the surrounding context, 

the objectives of the masterplan and most importantly the needs of the future 

residents.
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