
Application Form 
For Part VIII Development1 

 
Kilkenny County Council 

 
Section proposing Part VIII development: 

 
Clover Centre Site Masterplan at Christendom, Ferrybank.  

____________________________________________ 
 

Contact Name: 
 

Ronan Ryan / Frank Stafford 
__________________________________________________________ 

(Who may be contacted in case of query) 
 

Phone Number: 
 

Email: 
 
 
Part XI/(Part VIII) Pre Planning Number: 
 
Ref Number; 04/26 (23/01/2026) 
Friday 23rd January 2026 
 
I confirm that the plans & particulars submitted for this application are the same 
plans & particulars submitted for Pre Planning Ref: plans have not changed 
 
Or 
 
The plans & particulars submitted for this application are different to the plans 
submitted in the Pre-Planning Ref: _____________ (please clearly detail any changes 
to the proposal on a separate sheet or on plans as appropriate and note that the 
changes may result in a new Pre-Planning being required) 
 
Schedule of documents and Plans submitted with Part VIII: 
(Use separate sheet if necessary). 
 
25LP-001-Drawing & Document Register 
25LP-001-L00 Site Location 
25LP-001-L01 Topo Survey 
25LP-001-L02 Landscape Plan A1 
25LP-001-L03 Typical Sections 

 
1 Development by the Local Authority under Part XI of the Planning & Development Acts and  
Part VIII of the Planning and Development Regulations 
 



25LP-001-L04 Planting Strategy 
25LP-001-L05 Boundary Treatments Strategy 
25LP-001-L06 Lighting Strategy 
25LP-001-L06 Lighting Strategy 
 
Clover center AA screening 
Clover Centre Ecology Report 
Clover Centre_EIA_Screening 
 
24116-C-DR-1-101_issue PL2 
24116-C-DR-1-102_issue PL2 
24116-C-DR-1-103_issue PL2 
24116-R-PCEMP 
 
2458_Clover Centre_Part 8 – Architect Drawing Building 
Explanatory Planning Document 
 
675-Metro-Streetlight 
962-Camino-Bollard 
RL-26-02-09-01A 
 
Number of Copies of Documents/Plans as detailed in Pre Planning: X2 
 
Location of Development:  
The site of the proposed development is the former Clover Centre, which lies 
immediately to the west of the Christendom housing estate, off Abbey Road, 
Ferrybank. 
 
The Clover Centre closed in 2020. The site itself, which was donated by Clover Sports 
and Social Club to Kilkenny County Council to allow a community recreational facility 
to be developed, is currently used as an informal recreational area accessed by the 
local community. It was formerly the site of the Clover Meats social site for workers 
and included a social and recreational building. 
 
On the site at present is the local ‘Ferrybank Men’s Shed’, which is located at the 
northmost end of the site. In the southwest corner is the former Clover Meats social 
club building, which is in a state of disrepair. 
 
Description of Development (as confirmed in Pre Planning): 
The site of the proposed development lies immediately to the west of the 
Christendom housing estate, off Abbey Road, Ferrybank, County Kilkenny. To the 
south and east is the Trans-Stock Limited warehouse complex and, to the west, on 
the opposite side of L7473-3 is the Estuary Wood housing and adjoining nursing 
home. There is a Uisce Éireann wastewater pumping station to the northwest of the 
site. 
 
 



Description of Proposed Development (following site and newspaper notice 
The proposed development comprises of the provision of; 
 
• A multi-use playing pitch with spectator provision; 
• Community Use Building; 
• Dog Park; 
• Women's/Men's Shed compound; 
• Walking Track; 
• Council Compound; 
• Padel Court; 
• Ball wall; 
• Biodiversity; 
• Coach parking; 
• Accessible parking; 
• Bicycle parking; 
• Parking; 
• New entrance and exit access road; 
• New pedestrian access and access bridge off the L7473-3; 
• Pedestrian crossing; 
• All other associated works; 
 
Associated works include landscaping, undergrounding of overhead lines, connection 
to public water services and utilities and the retention of a section of historic wall on 
the site (not subject to any designations/protections). 
 
Development Plan and Zoning 
 
‘’The site is zoned as active open space in the Ferrybank Belview Framework Plan 
variation 6 (CDP). The uses proposed in this part 8 are permissible in this zoning 
objectives’’. 
 
 
Public Consultation 
Two public meetings were held in advance of this public consultation. 
There was a public meeting in the Ferrybank Primary Care Centre foyer, on 1st May 
2025. This was primarily to seek the views of the local community on their priorities 
and preferences for recreational facilities and the site. 
 
Following the preparation of a draft Masterplan, a second public meeting was held 
at the Abbey Community School on 25 September 2025. At this meeting the views of 
the local community were sought on the draft Masterplan to inform and assist in the 
preparation of the Masterplan that is the subject of this Part 8 application. 
Other 
 
 
Pre Planning Consultation 



A separate pre-planning meeting with the Area Planner for the Council took place on 
23 January 2026. 
 
Throughout the preparation of the application, the consultants have been in 
consultation with utility and service providers and Council officials from Roads, 
Water Services and Planning Sections and Members of Kilkenny County Council. 
With the site being within the notification zone of a Seveso site, the Health and 
Safety Authority will be notified by Kilkenny County Council during the Part 8 
application process. 
 
Planning application history 
The only planning application on the landholding was for the existing dilapidated 
former Clover Meats social club building (described as a ‘sports hall’) (ref: 5601) at 
the southwest corner of the site. The application was granted on 15 October 1976. 
 
AA Screening 
The project ecologist has screened out Stage 2 Appropriate Assessment. A copy of 
the screening report forms part of the application package. 
 
EIA Screening 
The project has been screened out for the purposes of Environmental Impact 
Assessment. A copy of the screening report forms part of the application package. 
 
Built Heritage 
There are no protected structures, recorded monuments or burial grounds on the 
site and it is not located in an Architectural Conservation Area. 



Natural Heritage 
 
The trees and hedgerows within and adjoining the application site were surveyed as 
part of the ecological assessment. Existing vegetation will be retained wherever 
practicable, with tree removal generally limited to specimens that are dead, dying or 
otherwise of poor condition, except where limited additional removal is strictly 
necessary to facilitate the proposed works. 
 
Where appropriate, existing hedgerows will be sensitively pruned and managed to 
maintain their long-term health and function as ecological corridors. All retained 
trees will be protected during construction in accordance with best practice. 
An Ecological Impact Assessment accompanies the application and sets out the 
findings in relation to biodiversity and the measures proposed to protect ecological 
receptors. The assessment confirms the presence of bats and birds within the wider 
site. However, the vegetation proposed for removal is of low to moderate suitability 
for bat roosting, and the overall extent of removal is very limited. The proposed 
development will retain the majority of existing vegetation and will continue to 
provide suitable foraging opportunities. 
 
Similarly, while some habitat with potential for bird nesting and foraging will be 
altered on a localised basis, the majority will be retained. Given that tree removal 
will typically be confined to dead or declining specimens, the impact on nesting birds 
and roosting bats is expected to be minimal. 
 
Appropriate measures for bats, birds and other mammals are set out in the 
accompanying ecological report and will be implemented as part of the proposed 
development. 
 
 
Development detail 
 
A multi-use plating pitch –Designed for general training play, athletics, 
hurling/camogie, football, soccer, hockey, etc. 
 
Dog Park – Enclosed park for owner-supervised ‘off the lead’ dog exercise. 
 
Women's/Men's Shed compound – Provision of a surfaced compound for the 
organisations to develop their own facilities. 
 
Walking Track – c.4m wide permeable surfaced walking/ jogging track around 
perimeter of pitches. 
 
Council Compound – Provision of a surfaced compound for Council storage, 
maintenance, etc use. 
 



Community Use Building – A two-storey mono pitch building with meeting rooms, 
changing rooms and public toilets on the ground floor, and future development 
floorspace at first floor level. 
 
Padel Court – Provision of a community-run padel court. 
 
Ball wall – Provision of a community-run ball wall. 
 
New pedestrian entrance and access bridge – A new pedestrian access off the L-
7473-3 
 
A new pedestrian access off the L-7473-3 is proposed as the main entrance to the 
site for pedestrians; a pedestrian bridge is proposed to provide connectivity across 
the stream. The bridge will be designed to provide universal access comfortably and 
safely, respond sensitively to the setting, and use materials appropriate to the 
character of the wider landscape. Detailed design and structural specification will be 
finalised during detailed design. 
 
Existing pedestrian access formalised – Access from the Christendom estate housing 
to the north of the site to be formalised with a permanent surfaced walkway. 
 
New entrance and exit access road – A new vehicle entrance is proposed off the L-
7473-3, to the south of the site exiting onto the L-7473-3 to the north of the site 
(one-way system to operate). 
 
Accessible parking – Provision of 3no. accessible car parking areas proximate to the 
entrance, pitch, and community building. 
 
Bicycle parking – 4 no. bicycle parking spaces around the site, proximate to 
recreational facilities. 
 
Parking – Car park proximate to the site entrance, and next to the dog park/ padel 
court/ ball wall. 
 
Coach parking – A roadside coach parking bay next to the community use building. 
 
 
Services - Potable Water – Water will be sourced from the Uisce Éireann public 
water supply. There are existing connections at the site. 
 
Surface water drainage systems to site including nature-based solutions 
Surface water and wastewater - Separate systems will be provided within the 
development for the collection and disposal of surface water run-off and 
wastewater. Surface water management will be based on ‘Water Sensitive Urban 
Design Best Practice Interim Guidance Document’ produced by Dept of Housing, 
Local Government and Heritage, as well as the LAWPRO - Implementation of Urban 
Nature-Based Solutions. 



 
Wastewater will be disposed of to the Uisce Éireann public wastewater sewer 
network in the vicinity of the site. 
 
Biodiversity Areas to Site – The proposed open ground between the existing tree 
and hedgerow landscape features around the perimeter of the site, will be 
maintained as biodiversity meadows. 
 

 
 
 
 
 
(use separate sheet if required) 
 
 
Date of Public Notice:     _____________________ 
 
 
Period of Public Display:        /    /      to        /    / 
 
 
Period for making submissions:   /    /      to      /    / 
 
 
 
Signed: 
 
 

 



 
Pre-Planning Meeting, Friday 23/01/2026, 11am 
Attendees 
Meeting with Niall Sheehan, Executive Planner; Kieran Kelly, Environment; Ronan 
Ryan, Environment; JJ Digby, Digby Brady; Peter Thomson, PT Planning Solutions 
Proposed Development including location 
Pre-Planning for development of site of former Clover Meats social site in 
Christendom. Site currently used for Ferrybank Mens and Womens Shed, ESB 
Substation, derelict Clover Meats Social Club and informal and in areas unkempt 
public open space. 
Proposed development comprises of the provision of: 
 

• A multi-use playing pitch with spectator provision, 

• Walking path around the pitch, 

• Council Compound, 

• Community Use Building, 

• Women's/Men's Shed compound, 

• Dog Park, 

• Padel Court, 

• Ball wall, 

• Pedestrian crossing, 

• Accessible parking, 

• Bicycle parking, 

• Parking, 

• Coach parking, 

• Biodiversity meadow, 

• New entrance and exit access road, 

• New pedestrian access and access bridge off the L7473-3, 

 
Zoning 
Variation No.6 
The site is/is to be zoned Active Open Space in the Ferrybank Belview Settlement 
Strategy in the Kilkenny County Development Plan 2021-2027 
The objective is to: Allow for active open space; 
Permissible Uses include: stadia, GAA pitches, golf courses, rugby or soccer fields, 
Stadia, Clubhouse and associated facilities, Community facility and associated 
structures, Golf Course, Open Space, Playground; 
Open for Consideration: Agricultural Building, Cafe, Car Park, Leisure and associated 
structures, Recycling Centre (bottle banks etc), Water based Recreational / Cultural 
Activities; 
The provision of a multi-use facility with sporting and leisure facilities, mens and 
womens shed, bus and cycle parking, biodiversity features and other associated 
facilities and works which will serve the local community including local schools is 
compliant with the land use zoning. 
 



 
 
 
Heritage 
It is proposed to retain a section of historic wall on the site. While this does not 
appear to be subject to subject to any designations/protections, it’s retention is 
welcomed and encouraged. 
 
Layout and Design 
It is recommended that the proposed community use building be of a good design 
which will add character, provide sufficient visual interest and serve as a focal point 
in addition to having it address the main entrance area from Abbey Road and have 
sufficient visual interest to all other elevations. 
All other buildings and structures shall be designed appropriate to the site setting 
and not harm visual amenity. 
 
Inclusivity 
Walkways and spectator areas surrounding the playing pitch shall be designed to 
Part M and other appropriate standards in order to accommodate wheelchairs and 
less able users. 
 
Public and Active Transport 
Permeability to all areas of the site including Christendom Meadows and 
Christendom Mews is welcomed and encouraged however, it is noted that adequate 
natural surveillance shall be provided through all lines of permeability; 
 
The existing informal pedestrian access from Christendom Mews which is already in 
regular use shall be formalised with sufficient natural surveillance. The use of the 
likes of uplights or bollard lights where appropriate is recommended to provide 
adequate lighting. 
 
The site is due to be well served by public and active transport via the Abbey Road 
for a which a bus shelter exists proximate. The bus service is to due to be improved 
as part of the Ferrybank, Belview Local Transport Plan. 
 
Access 
Safe vehicular access including for cars, buses and service vehicles including drop 
kerbs, turning and circulation areas shall be provided. The applicant shall consult the 
Council’s Roads Section with regard to appropriate and safe site access. 
 
Parking 
Adequate car, bus and cycle parking shall be provided in line with Kilkenny County 
Council County Development Plan 2021-2027, Table 12.3. 
Provision shall be made for electric vehicle charging including one immediate and 
provision future proofing of ducting etc. and disabled parking bay. 
Applicant shall consult Council’s Roads Section to confirm appropriate quantum of 
parking; 



If feasible the likes of grasscrete shall be installed to parking spaces in order to 
improve greening of the area and reduce the amount of bound hard surfacing. 
 
Water and Wastewater Services 
Application site is/can be connected to existing Uisce Éireann Water Mains and 
Sewer. Applicant to consult with Uisce Éireann to ensure appropriate connection. 
 
Surface Water Drainage 
The proposed development shall where feasible incorporate nature-based solutions 
for surface water drainage in as much as possible instead of attenuation measures. 
Surface water to be dispersed shall connect into public surface water drainage 
system. 
 
 
Services 
The overhead cables running to the western side of the site shall be re-
routed/routed underground where they come into conflict with the likes of playing 
pitches. The applicant shall liaise with the ESB in order to ensure lines are 
rerouted/routed underground where relevant. 
 
Waste 
Appropriate waste management systems including 3 bin system shall be provided to 
the community use building and the mens and womens shed. 
 
Planting, Landscaping and Biodiversity 
Proposed planting to the site perimeter supplementing existing trees is welcomed; 
The creation of a biodiversity meadow surrounding the proposed facility is 
welcomed. This will enhance the ecological value of the site. It is proposed to 
provide a net gain by way of additional planting in addition to that existing. 
Provisions shall be made to maintain same; 
 
Seveso Health and Safety 
The application site is located within the Trans Stock Warehousing and Cold Storage 
buffer. You are advised to contact the HSA regarding SEVESO sites due south/south 
east at Christendom; 
 
Amenity 
The proposed facilities shall be subject to appropriate management including 
appropriate opening hours to ensure that noise, disturbance etc. to neighbouring 
properties is not significant. 
Pitch floodlighting is to be designed such that it will not create any adverse glare 
impacts on any surrounding occupier. It may be the case that the Environment 
Section of the local authority will condition in event of recommendation for approval 
that floodlighting and public light can be subject to adjustment in the event of any 
issues which may arise; 
 
 



Appropriate Assessment 
Details of the structure of the proposed pedestrian bridge shall be provided. Should 
mitigation measures outside normal construction procedures be required for its 
construction/installation a Natura Impact Statement shall be required. 
It is understood that there will be no instream works associated with the provision of 
the pedestrian bridge and it does not require excavation or pouring of concrete pads 
immediately adjacent to banks or the stream; 
 

 

 
 


