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Introduction

Kickham Barracks, formerly known as Clonmel Barracks, is physically at the heart of
Clonmel , and was established on the current site in the late 18th century. After 230 years
of service, the Defence Forces of Ireland vacated the barracks in March 2012. Tipperary
County Council is now coordinating the redevelopment of the Barracks, the first stage
of which is the completion of a detailed master plan to inform and control the site’s
development.
For many decades it has been a secure and private enclosure, suitable to the military
functions of an army barracks. With the redevelopment comes a once in a generation
opportunity to integrate the former barracks site into the public domain of Clonmel. This
should embody some of the best things about any town centre; complexity, vibrancy,
interest, mixed use, conserved historic buildings, great new architecture, good human
scale and a conserved historic urban pattern, reinterpreted for today. It is our intention that
the redevelopment of Kickham Barracks will be nationally and internationally admired as a
model of urban regeneration.
The texture of the redeveloped Kickham Barracks should be very rich, containing a similar
intensity and number and range of functions as the rest of Clonmel town centre. This
will give the place a wonderful sense of activity and life, and offers great possibilities for
creative collaborations and synergies.
In researching for the new design we have identified what’s important about the existing
public spaces in Clonmel, what works and what doesn’t work, to iron out conflicts and to
support and encourage synergies and identify new opportunities – to creatively rebalance
the area. We believe that the redeveloped Kickham Barracks must have a place for the
ordinary, as well as the extraordinary, it must be cutting edge, with a pioneering spirit, and
be a place to try new things out.
The master-plan proposal presented in this document is a synthesis of significant research
and consultation since the design team’s appointment for this project in July 2014.
In preparing this proposal, we have analysed the various site features, opportunities and
constraints. This has included an appraisal of the significance of all structures; a review of
parking, access and permeability; an analysis of site services; and a detailed study of the
flood risk implications, phasing proposals for the proposed works; a risk assessment of
the proposed works; and proposals to demonstrate how the aims and ambitions of each of
the stake holders can be provide for within the master plan. All such studies are referred
to in this document, or included in the appendices as necessary.
We have looked at many precedent studies, both locally and further afield, to determine
the appropriateness of scale for proposed new public space. We have also conducted a
number of consultations with each of the major stake-holders, both in establishing their
individual briefs and in presenting proposals.
This version of the master-plan is a final issue, for approval prior to preparation of a Part
VIII planning application for all of the proposed public space.
We would welcome any feedback of a minor nature to the proposal presented, for
inclusion in our Part VIII proposals. On approval of this master plan document, the design
team will commence preparation of the Part VIII drawings, which will take 5 weeks. All
drawings will be presented to the stakeholders for comment at the start of Week 6, with a
view to submitting the Part VIII planning application at the end of Week 6.



1.0 Historical analysis and significance

1.1 Short History of Clonmel

1.3 Analysis of existing structures

Clonmel is located on the north bank of the River Suir in County Tipperary. The location was a historic crossing point of the river and
the town’s name (‘Cluain-Meala’, meaning the plain of honey) points to the rich agricultural heritage of the surrounding river valley. The
development of Clonmel as a significant settlement can be traced to the early-Norman period when two monasteries were established – a
Dominican Friary in 1269; and a Franciscan Friary in 1265.1 The Franciscan Friary continues in the town to the present day and its tower, which
incorporates medieval fabric, is an important landmark. Throughout the medieval period, Clonmel was enclosed by fortified walls. Much of
the street plan of the modern town centre dates from this period. The town centre was laid out around an east-to-west main street (now
O’Connell Street) with secondary streets running north-to-south and a gate leading to a stone bridge to the south. The present-day bridge,
constructed in c.1750, incorporates fabric from this earlier bridge .2 Sections of the medieval wall and towers survive to the north and west
of the fourteenth century St. Mary’s Church.

A building-by-building assessment of the structures on the site was completed in the period August to October 2014. The interior and exterior
of each building was inspected and photographed. Significant features and different stages of development were identified and recorded.
The data collected on site was cross-referenced with the completed documentary research and historic maps.

The town is sited on two historic routes of strategic importance – the east-to-west road between Limerick and Waterford; and one of the
major routes between Dublin and Cork. While the walls were important in regulating trade and the passage of goods in and out of the town,
they served an important defensive purpose and were heavily fortified. In 1516, the Earl of Kildare captured Clonmel after a siege1. In
1650, the town was defended by Hugh Dubh O’Neill during a two-month siege before being surrendered peacefully to Oliver Cromwell. The
Cromwellian forces set up a garrison in Clonmel, occupying the Franciscan Friary and the nearby Palatine Courthouse (a building that became
known as the Main Guard). The town was captured by William of Orange’s troops during their march on Limerick in 1690.
Commercial activity in Clonmel is based on agriculture. Writing in 1837, Samuel Lewis notes that the town was an important centre of trade,
with exports of bacon and grain to the major cities of England. Milling was an important industrial activity centred on Suir Island, in the centre
of the river to the south of the town. As early as 1667, a substantial woollen mill was established in the town with skilled Flemish workers
relocated from Canterbury. Brewing, Whiskey Distillation and Cider Production were traditional industries in and around Clonmel.

1.2 Establishment of Clonmel Barracks
Clonmel remained an important garrison town into the seventeenth century with the barracks located in buildings to the north of the Main
Guard. A report on the condition of the military garrison in Clonmel recorded the condition of the buildings to be very poor, with cramped
conditions, water ingress through the roofs and subsidence in the walls. A decision to construct a new barracks to the east of the town was
taken against a background of increasing insurrection by the Whiteboys in South Tipperary. An infantry barracks was constructed in 1780-1782
on the site, which was bounded by Stephen Street (now Dillon Street) to the west.
Infantry Barracks
The main barracks was a three-storey building, comprising twenty three bays with a three-bay pedimented central breakfront and three-bay
projecting end bays. While this imposing building was burnt by the anti-treaty forces in 1922, the site of the infantry barracks includes a
number of significant structures that survive to the present day, such as the�����������������������������������������������������������������
linear stable block, the Gymnasium, and sections of the randomn
rubble perimeter wall, including the hand ball alley.
Artillery Barracks
In 1805, during the Napoleonic Wars, a second artillery barracks was constructed to the west of the earlier infantry barracks. This comprised
a three-storey central block with two-storey wings, flanked by detached three-storey blocks in a Palladian composition fronting onto Barrack
Street (now Davis Street) to the south. The artillery barracks included a landscaped forecourt, with enclosing wall and entrance gates to the
street; and a large parade ground flanked by single-storey dormitory blocks on its four sides. A vaulted munitions store was constructed (to
the immediate west of the infantry barracks). Much of the original structures survive to the present day.
Expansion of Clonmel Barracks (1870-1900)
Writing in 1837, Samuel Lewis described the enlarged barracks complex as ‘extensive barracks for artillery, cavalry, and infantry; behind
them, on an elevated and healthy spot, is a small military hospital, capable of receiving 40 patients.’ A major programme of upgrading and
enlargement of Clonmel Barracks was initiated in 1870. Significant surviving structures from the late-nineteenth century include the Military
Chapel, the Private’s Mess, the current office building, the machine workshop, and the monuments.



It is important to note that, under current planning legislation, planning permission for the demolition of a protected structure cannot be
granted unless there are exceptional circumstances. The design team took account of this, adopting the position that the demolition or
removal of the identified structures should not be considered during the early stage of the masterplan development and in isolation from the
design process. As the design developed, valid reasons have emerged to make alterations to some of these structures. In each case, the
impact of the proposed alteration will be assessed, the necessity for the alteration should be impartially reviewed, and the availability of less
impactful alternatives should be explored. This approach is required under the planning guidelines and has been recorded in the Architectural
Heritage Impact Assessment, as included in the Appendix to this report.

1.4 Plan noting significance of existing structures
For further information, please refer to the Architectural Heritage Impact Assessment, as
included in the Appendix A of this report.

Legend

N

Buildings of significance
Buildings of low architectural merit
Building reference
Building reference



2.0 The Brief

2.1 Client Aspirations

2.2 The key stakeholders

In their brief to the Design Team, Tipperary County Council proposed that the comprehensive redevelopment of the Kickham Barracks site will
provide an educational, cultural and civic quarter for Clonmel and the delivery of the following;

Although the development of Kickham Barracks is being co-ordinated by Tipperary
County Council, there are a number of other stakeholders who are central to plans for
development of and long term use of the site. The key stakeholders are as follows:

-

-

-

The provision of a new urban civic space to act as a focal point and space for recreational, cultural, celebratory and other events.
The provision of physical assets to address the current cultural deficits of Clonmel to include a gallery and theatre with an expectation
that these facilities will be shared amongst many different users.
The provision of new uses on the site to include education, cultural and civic uses together with commercial entities to include start-ups
linked to the education providers and high value uses that would complement the principle uses and have the potential to extend activity
on the site beyond traditional business hours.
The creation of both visual and physical links from the site to both the town centre and the Showgrounds Shopping Centre to the south
east ensuring that the development does not act as a retail competitor.
The reuse and integration of structures on the site that are of special interest and the removal of other structures to allow for the
appropriate comprehensive and integrated development of contemporary new architecture that will continue the evolution of the site and
complement open spaces and aspects.
The retention within the site area of the two upstanding war/army memorials and provision to ensure appropriate public access to same.
The overall development of the site as an open and permeable site with shared facilities, spaces and utilities.

Further more it is anticipated that the master plan proposals will realize the following:
-



The site will be open, and benefit from shared access and shared spaces. This will include new urban space, with free pedestrian and
vehicular movement through the site
There will be multiple users and a mix of uses on site, to add diversity and extend activity ideally over 24 hours.
An urban park and civic space is to be provided at the Davis Road/ Dillon Street junction. This will necessitate the opening up of this
corner, to allow uninterrupted pedestrian access and views into the site. Buildings are to be of a high civic quality.
Principal vehicular access is to be provided on Dillon Street, with secondary access along Davis Road, potentially through a new access
in the vicinity of the chapel, and also by means of the existing easterly entrance on Davis Road
A full assessment of merit is to be completed of all structures on site, to determine what must be incorporated in development
proposals, and what may be demolished to facilitate redevelopment
Memorials on site are to be retained in new public space, and may be moved within the site if necessary.
Site uses, surface water management and access and egress in the event of flooding will all need to be considered.

Tipperary County Council (TCC) are responsible for the overall project management of
the land ownership, master planning, site clearance and preparation. Their motivation is
to oversee the comprehensive redevelopment of the site to meet the needs of Clonmel
town and to deliver the vision and principles for the site. As part of same, the delivery
and maintenance of public open spaces and public shared spaces and utilities will be an
ongoing role for the Council
Tipperary Educational Training Board (ETB) currently occupy parts of the site. They are
responsible for the delivery of post Leaving Certificate and adult education courses. They
are currently located in a number of disparate locations around Clonmel, and ultimately
propose to consolidate to deliver a purpose built campus at Kickham Barracks.
Limerick Institute of Technology, Tipperary (LIT) provide a number of business and
specialist multi-media courses. They currently have a campus at the edge of Clonmel, but
recognize that their existing campus does not suite their long term aims and ambitions.
They wish to develop a new campus within Kickham Barracks, to provide more appropriate
accommodation and room for expansion of their specialist multimedia courses.
An Garda Siochana (AGS) wish to construct a new civic Garda Headquarters on the
site, and relocate from their existing facility in the town centre. The brief dictates that the
new headquarters must have a very strong civic presence, but that a private and secure
compound is provided to the rear of the building.

2.3 Site Context, Restrictions and Opportunities
Site Location
The site is situated in a key location some 400 metres to the east of Clonmel town centre, with one of the town’s main approaches, Davis
Road, skirting the south boundary. Showgrounds Shopping Centre is located 100 metres further east along Davis Road, and various mixed
use and educational facilities are located to the east and south of the site, with predominantly residential development to the north and
east. It is clear that the redevelopment of Kickham Barracks offers a major opportunity to connect parts of the town that had previously been
disconnected by an impermeable barracks complex.

Other adjoining sites
An adjoining vacant former industrial site to the east is currently for sale, and it is proposed that Tipperary County Council may acquire this
site, potentially to provide additional parking. Along Davis Road on the site’s south boundary, are a pair of properties that would appear
to have previously been part of the barracks complex, but which are now in private ownership. The first is a single storey stone building,
immediately adjacent to a former barracks entrance. The building accommodates a solicitor’s practice and an alternative medical clinic, and
the former barracks entrance now leads to a private carpark with no connection through to the barracks. Adjacent to this is a 2-storey retail
building, currently used as auction rooms. In the long term, these site may engage with a redeveloped Kickham Barracks, or they may be
opportunities to improve access and permeability along Davis Road.

Architectural Heritage
The barracks site currently extends to approximately 4.5 hectares, and was initially developed with an Artillery Barracks complex to the east
of the site, and an Infantry Barracks on the western half of the site. The Barracks was badly damaged during the Civil War in 1922, and much
of the former Infantry Barracks was lost. Remaining structures include a mix of both significant structures of high merit and poor quality
twentieth structures of little merit. In addition to the buildings, there are 2 war memorial monuments, and a defensive perimeter wall to the
entire site boundary. The site is recorded in the Record of Protected structures, and contains a number of separate entries in the National
Inventory of Architectural Heritage. Any development of the site must be respectful of the large number of structures of architectural
significance, both in terms of any works or modifications to those structures, and also in ensuring that any new additions do not undermine
the quality of public space formed by existing structures.
Zoning
The site is zoned for Central Area uses and also as an opportunity Site within the Town Centre zoning in the Clonmel & Environs Development
Plan 2013. Such zoning enables a wide variety of possible uses, although any proposed usage should not undermine the viability of existing
provisions or businesses within the vicinity. The size and scale of the site would allow for a wide variety of possible uses, and sufficient mix
and density should be encouraged to ensure that the site develops into a vibrant gateway to the eastern edge of the town centre.

Flood Zone C

Flood Risk
The site is an area of flood risk, with approximately 45% of the site affected by 1 in 100 year floods, and over 90% affected by 1 in 1000
year floods. In particular on parts of the site of higher flood risk, each individual proposal must be developed with full cognisance of the flood
risks, and with a full understanding of ‘The Planning System and Flood Risk Management Guidelines’ as published by the Department of the
Environment, Heritage and Local Government in November 2009. Refer to the Site Services and Utilities Report in Appendix B for further
information.
Site Services
The site is well served by public water and waste services, and by telecoms, electricity and gas supplies at the south and west boundaries.
A covered culvert traverses the site from north to south, and any development proposals will need to be mindful of this feature in particular.
Refer to the Site Services and Utilities Report in Appendix B for further information.

Flood Zone B - 1 in
1000 year flood risk

Site Access and permeability
The site is currently entered from Dillon Street (for both vehicles and pedestrians), with a secondary (currently disused) entrance on Davis
Road. Any development of the site will need far greater permeability than presently to properly function and engage with the surrounding
locality. A number of pedestrian routes will need to be established along natural desire lines through the site, and particularly along Davis
Road to the south. Improved connections will need to be made between the site and the town in particular, with the south west corner at the
Parnell Street/ Davis Road junction seen as a major threshold to the site. It is likely that vehicular access will also need to be improved if the
site is to be developed to it’s potential, with vehicular access provided along Davis Road to complement the Dillon Street entrance. Refer to
the Accessibility Report in Appendix B for further information.
Existing site presence
Tipperary ETB currently operate from a number of the existing building on the site. These include the twentieth century ‘huts’ to the west
of the site, and the office building to the north east corner. The ETB also currently occupy a building on Dillon Street in the ownership of the
OPW, formerly known as the Employment Exchange, which backs on to the site. The phasing of any proposed development may need to
accommodate the existing ETB operations.



Flood Zone A - 1 in 100 year flood risk
Above: Plan indicating levels of flood risk at Kickham Barracks

3.0 Best Practice in Masterplan Design

3.1 Public Space - an introduction
Public space is the streets, squares and parks of our villages, towns and cities. It belongs to all citizens and is free to use. It is managed by
the local authority, preferably in consultation with the relevant stakeholders and neighbours.
For public space to be successful it usually takes decades to evolve, as problematic issues are ironed out, potential is realised and citizens
develop a sense of belonging and ownership. However, bad or inappropriate design can prevent good public space from evolving. For
instance, this may happen when the street or square is too big or windswept, with little activity, with nowhere to retreat to when it rains or
when it feels isolated or even dangerous. Similarly we can observe existing pubic spaces in Clonmel, in other towns and cities in Ireland and
further afield, and analyse what makes them successful or not.
From our observations and experience we have concluded that there are a few guiding principles that have universal relevance. These are;
1.

The space should be a suitable size for its location and intended use. The distance between the edges defines this.

2.

The space should feel suitably enclosed and defined in 3 dimensions at the edges. This can be achieved with buildings, trees, or other
vertical street-scape elements such as tall street-lighting poles, canopies and trellises and covered walkway structures. Generally, the
larger or wider then space, the taller the enclosing edge should be to achieve a sense of enclosure.

3.

Spaces feel best when they are active. This can be when people just walk through, or on the way to somewhere else, or if they are going
to the space for a reason. If the space is not attracting pedestrians for what ever reason, even passing cyclists and vehicles can help a
space to feel active, and occupied.

4.

The space must be overlooked. When there are eyes on the street, this is called passive surveillance, and it discourages anti-social
behaviour and crime. It makes the place both be and feel safer.

5.

One of the things that really helps is when the ground floor of all the buildings around the space are active, perhaps with cafes, shops,
community facilities, and with plenty of front doors. This encourages activity around the edges of the space, which in turn provides eyes
on the street. People, walk from shop to shop, along or across a street or square, actively or just hang out and swan around. People like
being with and watching other people.

6.

Public space itself can also be the venue for activities. This could be a food, flower, book market or even a car boot sale, a children’s play
area or a nice place to sit or walk in. Cafes and restaurants can spill out into the space, with terrace seats and tables. IT SHOULD NOT
BECOME JUST A CAR PARK!!!

7.

We should be mindful that we don’t live in Italy, and design for Irish weather! Public spaces should provide some shelter from the wind,
and there should be somewhere to get out of the wet when it rains. This might be a simple row of canvas shop canopies, or a covered
walkway or colonnade, or something more bespoke. When its sunny, we like to make the most of good weather, so we should avoid
overly tall buildings on the south sides of spaces that would overshadow, and locate benches on the sunny side of the street or square.

8.

The walls and floor of a space should be carefully designed and considered - like an outdoor room. A good urban square is often called
the living room of the town, and should always be looking its best.

9.

The correct choice of ground and wall materials is very important as is making sure the street furniture, such as bins, seats, bike racks,
bollards etc, is suitable and well designed. Signage, lighting and planting are also critical.

10. Finally, pubic space must be well managed, maintained, cleaned and policed. Although this is usually the responsibility of the local
authority and the Gardai, stake-holders, shop keepers and users of the space should also be encouraged to participate. And, respectful
and civic behaviour should be encouraged for all citizens!



Public space is the space that is left after development of buildings or other structures - it is therefore defined by those buildings and structures.
Successful public space must be permeable, and ideally it should be located on a route to somewhere, to give it purpose and generate
activity

Buildings on the edge of public space should overlook the public space, and make every effort to engage with it. Also, the space may be used
for activities and events separate from surrounding activities. Ideally, both the central activities and perimeter activities
should create activity within and across the public space. In such scenarios, the public space offers greater
connection to adjacent functions.

Activities within the public space should be
positioned to benefit from sun, and equally the
public space is an opportunity to bring daylight
into surrounding properties. In addition, and
particularly in our climate, public space should
offer shelter from inclement weather

3.2 Character study of Clonmel
Vision for Clonmel (from Development Plan)
The ‘Vision for Clonmel’, as stated in the Clonmel and Environs Development Plan 2013, is ‘To realise Clonmel’s potential as the County Town of
Tipperary through balanced development that showcases its natural and man-made heritage, enhances its infrastructure, and promotes it as the
primary location for third level education, industry, retail and services in Tipperary and its Waterford hinterland; while ensuring that residential
accommodation, environmental quality and recreational provision surpass expectations.’
It is arguable that the redevelopment of Kickham Barracks is a very significant element in the delivery of this vision. The site not only offers
the potential for a new quality of outdoor public space, but through the roles of LIT Clonmel and Tipperary ETB, it’s development stakeholders,
it will play a key part in the delivery of third level educational services within the county and region. It is also worth noting that the Kickham
Barracks has had a lengthy and significant presence in Clonmel, and that there is real potential to celebrate this as part of the cultural and
heritage offerings within the town.
Analysis and Recognition of strengths (from Development Plan)
Clonmel, the county town and main administrative and commercial centre of Tipperary, is of strong regional importance to the south east
of Ireland. The town is centrally located between the gateways of Waterford and Limerick, and has good transport connections with Dublin
and Cork. Clonmel has a wide range of employers, from self-employed and SMEs, to large employers in industry, science and technology,
services, state and travel and tourism. The Regional Planning Guidelines for the South East recognise economic development opportunities
for Clonmel as a result of its size, location, potential for expansion and established services and industries, in addition to the existence of third
level educational institutes.
One of the notable features of new industrial and employment development for Clonmel is the development of Ballingarrane Business,
Science & Technology Park, on the outskirts of Clonmel. The park is currently being developed with a vision for Biotechnology, Pharmaceutical,
IT, Indigenous and Professional Services companies to grow and develop. Central to this is LIT, who are in the process of developing an
R&D Campus on this site. It should be explored where there are any potential ties in between this campus and the proposed LIT campus at
Kickham Barracks.
Clonmel, as one of the key regional centres in the south-east of Ireland, is a key retail centre for the region, and is the primary retail centre in
County Tipperary. The town retains a strong, clearly defined Primary Retail Area at its centre, which does not appear to have been significantly
undermined by other retail developments in the hinterlands, or in neighbouring towns.

Clonmel has a rich heritage dating back to medieval times, and a number or significant
historical architectural and archeological remnants are strongly evident within the town.
These include the Clonmel Coach Arches, the Town Walls, and also the collection of
buildings and structures within the Architectural Conservation Areas at St. Mary’s Abbey
and O’Connell Street and Gladstone Street. There is an opportunity for the history and
heritage of Kickham Barracks to contribute to Clonmel’s offering.

Above: Plan of O’Connell Street, Clonmel,
with public space hatched and outlined in
red. The street is primarily town centre retail,
of 3&4 storeys in height. Street approx 300m
long x 19m wide. NOTE: This image is to the
same scale as those on the following pages

Brief Analysis of existing public space within Clonmel
A lot many be learnt by analyzing current public space within Clonmel, which may
ultimately inform the Kickham Barracks Masterplan. A review of current public space
will highlight those that are successful, or at least have potential in creating lively, safe
and welcoming public space. It will inform scale of both public space and buildings that
define that space. It will also identify any shortcomings in the provision of public space of
various types, such as provision of larger civic space as a town’s focal point or identity, or
of smaller sheltered public space suitable for a weekly farmer’s market. We have therefore
studied a number of key public spaces within Clonmel, and have drawn the following
conclusions:
O’ Connell Street would appear to be the main traditional retail core of Clonmel. The 300
metre long street is defined by a continuous 3&4 storey terrace each side, some 19 metres
apart. The Main Guard, an historic courthouse, frames the east end of the street at it’s
junction with Sarsfield Street, and similarly, The West Gate terminates the opposite end of
O’Connell Street. The street is entirely retail, at least at ground floor level, and features a
number of bank branches, drapery stores, pharmacies, cafés and public houses. There is a
modest footpath and parking on both sides of the street, with two-way traffic to the centre.
Both The Main Guard and The West Gate provide a strong measure of containment and
definition of space at each end of the street, but this is not as strong midway along the
street, due to its length. As is often typical, the ability for retail to spill onto the street and
engage with public space is restricted by the dominance of car parking and movement. For
similar reasons, there is little opportunity for the space to be used regularly for any type of
public gatherings.
In summary, there are elements of the street’s layout and configuration that are good
urban design precedents, but primarily the dominance of cars detracts from the quality of
public space. It is noted in the Development Plan 2013 that there is an intention to create a
shared surface outside The Main Guard, at the convergence of O’Connell Street, Gladstone
Street and Sarsfield Street. This move, in parallel with a measure of control over vehicular
traffic, will no doubt improve the quality of this public space.



Above: O’Connell Street, Clonmel, looking
westwards
Far left: The Main Guard, at the east end of
O’ Connel Street

Left: Plan of Parnell Street, Clonmel, with public space hatched
and outlined in red. The street is primarily town centre retail, of
3&4 storeys in height. Street off set in centre, and in 2 parts, west
end approx 80m long x 18m wide, and east end 65m long x 19m
wide.
Bottom: Parnell Street, looking eastwards. Davis Road and the
edge of the Kickham Barracks site is in the distant view.
Right: View of Mick Delahunty Square, looking towards Emmet
Street, with Town Hall to left of image

Parnell Street is a mixed-use street of 2,3&4 storeys on the approach to Kickham Barracks from the retail centre of Clonmel. Although
primarily retail in use, there are a number of private dwellings along the street, set back behind railings. The west part of the street is wider
than the eastern part at approximately 18 metres typically, and this wider portion of the street feels like a pair of connected squares. This is
due to the offset nature of the street, where the gables of buildings at the Nelson Street junction frame and define space to east and west,
as do the stepping of buildings where the street narrows both at Mitchell Street and further east on Parnell Street, just before the museum.
The impact of cars on Parnell Street is not as pronounced as at O’Connell Street. This is probably due to a combination of factors, including
the relative importance of both streets, but also the fact that traffic is one-way on Parnell Street. The reduced carriageway width allows for a
much more generous pavement to parts of the street, which still allows for car parking on both sides of the carriageway.
Overall, the west section of Parnell Street is possibly one of the best examples of public space in Clonmel, due to the degree of enclosure
and containment, and potential for parts of the street to be used for other purposes than car movements.

Mick Delahunty Square is arguably the main cultural and administrative hub of Clonmel.
The southern edge of the square is reasonably well defined, with the 3-storey civic offices.
However the remainder of the square is sprawling, and very poorly defined. The library
and hall in particular are low-rise buildings of poor quality, which effectively sit within the
carpark. There is no clear definition of public and private edges to these buildings, and
space ‘leaks’ around their edges. Although the edges of the museum and swimming pool
are slightly better defined, they are not of a scale or architectural quality that engages with
the public space. To the north, there is very little transition between the edge of the square
and a cul de sac of low-rise housing, which is incongruous with other civic uses. The entire
surface of the square is devoted to car parking, with little opportunity for any other use of
the public space.
On the whole, this is possibly one of the poorest examples of public space in Clonmel. In
terms of size, scale of perimeter buildings, and usage of public space, it is an example of
what should not be pursued at Kickham Barracks.
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Above: Plan of Mick Delahunty Square,
Clonmel, with public space hatched and
outlined in red. The square has poorly
defined edges, with buildings of mixed
height and varying ill-defined setbacks. Total
area approx 5,800m2.

To see all the details that are visible on the
screen, use the "Print" link next to the map.

3.3 Other public space precedents

Google Maps

06/10/2014 10:4

Lessons from existing public space in Clonmel
In section 3.2 above, we reviewed what was good and bad about much of the existing public space in Clonmel, in order to inform how new
public space may develop. We identified that some of the fundamental factors in making good public space was to have a suitable degree
of enclosure, combined with sufficient activity at the street frontage, and freedom of pedestrian movement within the space. We noted that
Parnell Street, in parts, was amongst the best example of public space in the town.

Large scale precedents
The following are large-scale public spaces, in city centre locations. Each of the squares has a strong civic presence, and edges are very
clearly defined by buildings of a similar civic importance and scale. The public space is in all cases animated and occupied.

To see all the details that are visible on the
screen, use the "Print" link next to the map.

We wish to look at a number of national and international precedents of what we consider to be both good and bad public space. In order to
establish a sense of the size and scale of each precedent, we have identified 2 areas of the Kickham Barracks site as a benchmark. The first
is the Parade Yard to the rear of the Infantry Barracks’ Officer’s Mess. Although the perimeter structures are low in scale and do not offer a
particular sense of enclosure, there is a sense of generosity of space. The second space is the fore court to the front of the Officer’s Mess.
Although smaller than the Parade Yard, this space is very well defined, with 3-storey buildings to 3 sides, and a high wall and mature planting
to the remaining edge.

Above and Left: Piazza del Campo Sienna
- Total area = 24,000m2
(Size is approx 10 times KB Parade Yard,
and approx 14 times KB Officer’s 		
Forecourt)
- Width of square = Approx 6x building
height
- Primary use of square - Tourist attraction
and retail.

Above: Kickham Barracks site, (outlined in red): 		
Total area = 40,500m2
Parade Yard, Kickham Barracks (outlined in blue):
Total area = 2,400m2;
Officer’s Forecourt, Kickham Barracks (outlined in blue): Total area = 1,700m2;

Width of square = Approx 10x building height
Width of square = Approx 2.7x building height
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Imagery ©2014 DigitalGlobe -

Above and Left: Trafalgar Square London
- Total area = 21,500m2
(Size is approx 9 times KB Parade Yard,
and approx 12.5 times KB Officer’s
Forecourt)
- Width of square = Approx 6x building
height
- Primary use of square - Tourist attraction
and recreation.

Google Maps

06/10/2014 09:44

To see all the details that are visible on the
screen, use the "Print" link next to the map.
cork - Google Maps

06/10/2014 09:47

Medium scale precedents
Successful streets
06/10/2014 10:39
The following are medium-scale public spaces, in city centre locations. Both cities are of a similar size (just over 1million inhabitants), and
In some places, a city or district may be defined by the activity of an individual street. While Grafton Street in Dublin has large public spaces
the squares mark historic centre of cultural significance, which are no longer necessarily centres for prime retail. They are both major tourist
in their near vicinity, it has an identity of being a magnet for retail and tourism, and it’s pedestrianisation makes it a place for people. In Cork,
To see all the details that are visible on the
attractions, and are animated around the clock by tourists and locals.
Patrick Street is effectively the main public space, and the main retail thoroughfare, and it’s re-development in recent years has brought about
screen, use the "Print" link next to the map.
To see all the details that are visible on thea relatively successful shared surface treatment that does not feel car dominated.

screen, use the "Print" link next to the map.

Above and Left: Grand Place Brussels
- Total area = 6,000m2
(Size is approx 2.5 times KB Parade Yard,
and approx 3.5 times KB Officer’s 		
Forecourt)
- Width of square = Approx 2.5x building
height
- Primary use of square - Tourist attraction
and recreation.

Above and Left: Marienplatz, Munich
- Total area = 6,000m2
Imagery ©2014 Aerodata(Size
International
Surveys,
is approx 2.5
times KBDigitalGlobe
Parade Yard, and approx 3.5 times KB Officer’s 		
Forecourt)
- Width of square = Approx 2.5x building
height
- Primary use of square - Tourist attraction
and recreation.
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Above and Left: Grafton Street, Dublin
- Street width = 14 metres (1x building
height)
- Primary use of street - Tourism and
retail.

Above and Left: Patrick Street, Cork
- Street width = 32 metres (2.5x building
height)
- Primary use of street - Retail

06/10/2014 09:42

To see all the details that are visible on the
screen, use the "Print" link next to the map.

Google Maps

Relatively unsuccessful public spaces
The following squares are well-defined public spaces, but to some extent are relics from another time that have not fully evolved to suit
contemporary needs. Smithfield Square was established as a market as far back as the 17th century, but there is no current regular usage,
perimeter properties do not fully engage with the square, and local footfall is low in comparison with the size and scale of the space. At
Collin’s Barracks, there is little reason to enter the square from the museum to the perimeter, and it’s surfaces and treatments are not
particularly welcoming.

Appropriate precedent public spaces
These spaces are modest in size, but the modest ambitions are part of their success. Temple Bar Square in particular is a very appropriate
precedent, as the modest scale, relatively large number of café’s and restaurants to it’s perimeter, and high tourist footfall make it a very
vibrant space, while still being a more open respite from the narrow streets of the remainder of Temple Bar.

06/10/2014 09:43

To see all the details that are visible on the
screen, use the "Print" link next to the map.
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Above and Left: Smithfield Square, Dublin
- Total area = 9,570m2
(Size is approx 4 times KB Parade Yard,
and approx 5.5 times KB Officer’s 		
Forecourt)
- Width of square = Approx 2x building
height
- Primary use of square - No defined use

Above and Left: Temple Bar Square, Dublin
- Total area = 1,140m2
(Size is approx 0.5 times KB Parade Yard,
and approx 0.7 times KB Officer’s 		
Forecourt)
- Width of square = Approx 2x building
height
- Primary use of square - Retail and 		
recreation

Above and Left: Collin’s Barracks, Dublin
- Total area = 5,450m2
(Size is approx 2.2 times KB Parade Yard,
and approx 3.2 times KB Officer’s 		
Forecourt)
- Width of square = Approx 3x building
height
- Primary use of square - No defined use

Above and Left: Meeting House Square,
Dublin
- Total area = 715m2
(Size is approx 0.3 times KB Parade Yard,
and approx 0.4 times KB Officer’s 		
Forecourt)
- Width of square = Approx 1.2x building
height
- Primary use of square - Performance and
recreation

4.0 Site analysis

4.1 Site topography, orientation and vistas
Topography
A full topographical survey has been conducted of the site. There is a very gentle fall across the site from north to south of no more than 1
in 80. Site cross-sections and levels will therefore have little affect or no effect on any proposals. It is notable that there are very few mature
trees on site that are worth retaining, except for those to the front of the Officer’s Mess. The trees to the west of the site are generally fast
growing evergreen varieties, of little value, but there are one or two smaller deciduous varieties on the south west corner along the boundary
that may be with retaining if proposals allow.
Orientation and vistas
The built environment in the immediate vicinity of Kickham Barracks is relatively low-rise, with few notable features evident from the site.
The only real exception is the spire at St. Peter and Paul’s on Gladstone Street, due west of the site. This may be a useful orientation
beacon to identify and locate the Primary Retail Area from the site. The main dominant landscape feature in the immediate surroundings
is the Comeragh Mountains to the south, which are almost always evident from all parts of the site. Appreciation of this feature should be
maintained as much as possible as proposals are developed.
Otherwise, views from the site towards the immediate surroundings are generally limited, as a result of the defensive perimeter wall. There
are opportunities to break down the existing defensive perimeter, particularly to the south west of the site at the Davis Road/ Dillon Street
junction, which may allow views towards Parnell Street, and improve views along the Waterford Road.

1
2

Existing buildings on the site are generally orientated towards the south, with views of the Comeragh Mountains. Such orientation and aspect
has the added benefit of maximum solar gain from the south.

2

3

Above: Trees to be retained to front forecourt of the Officer’s
Mess, Infantry Barracks
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Above: View of Spire at St. Peter & Paul’s from within site

Above: Analysis of site orientation and views (Note: North to top of page)
1. Views towards steeple of Peter & Paul’s on Gladstone Street
2. Views towards Comeragh Mountains to south, as evident from most parts of the site
3. Opportunity to open up south west corner to benefit immediate views to Davis Road/ Parnell Street

Imagery ©2014 Dig

4.2 Existing site features to be retained and adapted
As established in Section 1.0 of this report, the site features a wealth of buildings of
architectural significance that should be retained and integrated into any proposed
development, except in exceptional circumstances. All such buildings and structures are
hatched grey on the plan below.

Above and top: The former ‘Officer’s
Mess’ and associated buildings are a fine
composition of significant buildings. They
front onto well defined public space, in the
form of the Parade Yard and Officer’s Mess
Forecourt

Above: On other parts of the site, remaining
significant buildings are generally standalone. One such example is the Military
Chapel

Sections of the wall are of significance, in
particular along Dillon Street, and on parts of
Davis Road. Careful consideration will need
to be given in making the Barracks more
accessible to ensure that the architectural
integrity of the walls are not undermined

Legend

N

Significant structures
Building reference
Building reference
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4.3 The effect of improved permeability of Kickham Barracks
As noted in Section 2.3 of this report, it is clear that the redevelopment of Kickham
Barracks offers a major opportunity to connect parts of the town that had previously been
disconnected by an impermeable barracks complex. The study below considers the likely
main desire lines through the site, based on connections between existing ‘nodes’.

Node 1) Much of the town centre activity
centres on the continuation of streets from
O’Connell Street to the west, as far as
Parnell Street to the east. This axis is the
likely main source of pedestrian traffic to the
site.
Node 2) Further town centre activity centres
on Gladstone Street. From here, pedestrians
may follow the route from the Main Guard
to Parnell Street, or follow the route east to
Node 3.
Node 3) The series of civic functions at Mick
Delahunty Square are likely to generate
pedestrian traffic. A direct connection to the
site exists along the (relatively residential)
Cross Street, via the existing Dillon Street
pedestrian and vehicular entrance.
Node 4) Kickham Barracks is at the interface
between The Showgrounds Shopping Centre
to the south-east of the site and other town
centre nodes.

Interface 2

Node 3: Mick
Delahunty Square

Interface 1

Node 4: Showgrounds Shopping
Centre

Interface 1) The most accessible and busiest
interface is likely to be at the south-west
corner of the site. Any major public space
should be sited here, as the main site
threshold and ‘shop window’ of activities
beyond. This space should be inviting,
active and animated, and should encourage
passers-by to enter the site. A high degree
of openness will be necessary to the
western and southern edges of this new
public space.
As no other major civic space exists in
Clonmel, this is an opportunity for such a
space. If the space is to feel ‘civic’, and if it
is to be accepted and used by the people
of Clonmel, it should be welcoming. One
way of achieving this is to ensure that the
buildings that address the square deliver a
civic function.

Node 2:
Gladstone Street

Node 1: O’Connell Street
to Parnell Street

Interface 2) The centre of the site is at the
convergence of a number of desire lines
through the site. There is an opportunity here
for a secondary public space.

N
Legend
Significant structures
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4.4 Opportunities for improved permeability of site boundary
Existing Dillon Street entrance
The current boundary treatment is, unsurprisingly, defensive, and generally consists of a random rubble wall, and in some cases a blockwork
wall, of approximately 3.2 - 3.5m high. The existing site entrance for vehicles and pedestrian is on Dillon Street, opposite Cross Street.
A site entrance in this area or close by will likely be retained for both vehicular and pedestrian access, and such a location would be the
closest access from the County Council Offices and the various public facilities at Mick Delahunty Square, via Cross Street. However, it is
not anticipated that this will be a primary point of pedestrian access due to the low-rise residential nature of adjacent Cross Street, and the
relative disconnection of Cross Street from the majority of Clonmel’s town centre retail core.
Supplementary vehicular access along Davis Road
The only other existing (although currently disused) access point to the site is to the front of the former Officer’s Mess, to the southeast
corner of the site on Davis Road. This entrance features a modest, single width vehicular entrance, flanked by a pair of pedestrian entrances.
The entrance is part of the overall composition of the frontage of the Officer’s Mess complex, and is a protected structure. This may be used
for pedestrian and limited vehicular access, but as the width is modest and cannot be modified, it is unlikely to be a primary point of access
to the site.
A former access point to the site exists on Davis Road, to the rear of the church. Again, this is a fine formal entrance, and is a protected
structure. The entrance however serves an adjacent private property, a solicitors office and alternative medical practice, which is separate
from the Barracks. In addition, the width of the entrance is modest, and is a single vehicular width at best. Although it may be desirable to
utilize such an entrance for site access, due to it’s formality and clarity, it would need to be determined whether there is any appetite for
acquiring the necessary lands or agreeing terms of right of way from the current owner, a private individual. An alternative option exists for
site access to the rear of the church, immediately adjacent to the entrance noted above. There is a clear passage of approximately 5.5m
between the rear of the chapel and the existing site boundary, which may be suitable for a single width vehicular access and a pedestrian
access. An access at this location would necessitate the part demolition of the 3.5m high random rubble walls, and it may be confusing, and
be partially undermined by the adjacent entrance to the solicitor’s practice. This location may however be utilised for pedestrian access.

Above: Existing vehicular and pedestrian site entrance on Dillon Street

Above: Former entrance on Davis Road, now
in private ownership

Above: Possible access to rear of church on Davis Road

Above: Entrance to Infantry Barracks on
Davis Road

Above: The boundary wall in the background to be opened up to improve permeability

Above: Access via adjacent site on Davis Rd.

In the longer term, if the development site to the east of the Infantry Barracks is acquired for the purposes of a surface car park, this locations
would prove to be the most suitable and viable alternative for vehicular access. As access would be granted directly to a surface carpark,
it would limit vehicular movements within the site. This option would also not have any effect on the integrity of the site boundary. Should
additional vehicular access be required in the short term prior to the full development of the site and the implementation of the carpark to
the east of the Infantry Barracks, then a restricted vehicular access this may be provided at the frontage of the Military Chapel. As such a
proposal undermines the connection between the Chapel and any public plaza adjacent, it is foreseen that it would be a short term solution,
with entrance only at peak times only.
Supplementary pedestrian access
Introduction of additional pedestrian openings in the existing boundary wall should be possible without significantly undermining it’s
architectural integrity. At the rear of the church on Davis Road, a former pedestrian access point is evident, which has since been blocked up.
In addition, similar blocked up pedestrian access points exist to the front of the Officer’s Mess. Both openings should be reinstated.
As noted previously, there would be significant advantage in opening up the south-west corner of the site, to improve connectivity with the
town centre retail core, via Parnell Street. This would enable a new threshold to be created in the form of a new ‘Town Plaza’ immediately
inside the site boundary at the south west corner. The southern and western edges of the plaza would be opened up to improve connectivity
with Dillon Street and Davis Road, and new buildings on the north of a suitably civic nature would define the remaining edge of the plaza.
Although the northern edge of the site is largely impermeable due to the nature of adjacent properties, an opportunity exists for a connection
at Comeragh Drive. If necessary, this may be a controlled access point, to allow the site to connect with the large residential area to the north
of the site.
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4.5 How permeability desire lines may establish building parameters
The site features a considerable number of structures of architectural significance, which
must be retained and integrated into any proposed development. The positioning of any
new buildings will be influenced by a number of factors, including historical precedent,
aspect, orientation, purpose and place-making. On the plan, below, we have illustrated
how desire lines through the site may influence and establish building parameters.

Note 1) A vehicular and pedestrian access
on the axis with Cross Street will maximise
connectivity with the town centre via the
administrative core at Mick Delahunty
Square, and ensure minimal impact to
existing significant structures, in particular
the boundary wall and handball court.
Note 2) A continuous east/west route
connects the front forecourt of the former
Infantry Barracks to a new Civic Plaza at
the south-east of the site. This encourages
pedestrian movement through the site.
Openings may be necessary in existing
structures within the Infantry Barracks.

Note 6)
Note 7)

Note 3) Buildings of a civic presence and
function should address the Civic Plaza. In
addition, sections of the existing boundary
wall should be removed to improve
permeability.
Note 4) North/south pedestrian route,
framed by buildings of sufficient urban scale
on each side to form a new street. This is an
important link between the new civic plaza
‘threshold’, and the facilities further north
within the site.

Note 5)

Note 5) Pedestrian routes through centre
of LIT campus may be partially controlled,
without undermining the overall site
permeability.

Note 1)
Note 4)

Note 8)

Note 6) A new public carpark would address
parking needs for the wider town, and
also provide additional parking for Kickham
Barracks. This may double as a controlled
vehicular access to the remainder of the site.
Note 7) Due to it’s relative lack of connection
with the remainder of the site, the area to
the north next to Comeragh Drive would be
most suitable for more remote activities. A
pedestrian link with Comeragh Drive may be
beneficial however to provide a connection
with the residential community to the north.

Note 2)

Note 8) Vehicular entrance to carpark

Note 9)
Note 3)

N

Note 9) Additional pedestrian access along
Davis Road

Legend
Significant structures
Proposed openings in existing
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5.0 The Masterplan Vision
Note 1) To facilitate access, and provide
visual awareness of the plaza for passers-by,
sections of the boundary wall to be removed
at the Parnell St/ Davis Road junction, and
along Davis Road next to the church. The
retention of an existing structure between
ensures that the walls integrity is maintained

5.1 The new Civic Plaza
A new Civic Plaza is proposed for the south west corner of the site, at the main threshold of approach from Clonmel town centre. This is the
most important public space within Kickham Barracks, and it is important that it addresses a number of functions. At first, it must be readily
accessible, sufficiently active, and ‘civic’, if it is to be accepted and used by the citizens of Clonmel. Access has been facilitated with removal
of sections of the boundary wall at the Parnell St/ Davis Road junction, and along Davis Road next to the church. Activity and civic presence is
proposed by means of the proposed building functions to the edge of the square: a Garda Station, a Cultural Centre, the re-use of the existing

church as a location for events, performances and exhibitions. The existing building to the
south of the plaza may be used as a Tourist Office. The plaza features a bandstand on the
western edge, to provide a generous outdoor space for informal or formal performances
or presentations. A stepped terrace to the northern edge of the plaza offers a place to sit
with a south facing aspect, and views of the Comeragh Mountains to the south. This is
semi-covered with a colonnade and canopy, offering a place of shelter in our inclement
climate, and providing a threshold between the plaza and the buildings to the north.

Note 11)
Note 11)

Note 2) Additional smaller pedestrian
openings in boundary wall to Dillon Street
and Davis Road.
Note 3) Bandstand elevated above square,
with section of original wall retained behind,
as a backdrop.
Note 4) The plaza ramps up gently towards
the northern edge, to raise the floor levels
of buildings along this edge above 1 in
100yr flood risk levels, to a formation level
of +20.0m. Stepped access provided from
plaza to raised threshold of Garda Station.
Note 5) Stepped approach to Cultural Centre

Note 10)
Cultural Centre

Note 7) Planting between pedestrian route
and terrace, to provide SUDS drainage from
canopy over

Note 7)
Note 5)

Garda Station

Former Chapel

Note 8)

Note 6)

Note 9)

Note 4)

Note 2)

Note 8) Planted threshold between east
west walkway and buildings to north, which
doubles as SUDS drainage
Note 9) Limited vehicular access for traffic
entering site at peak times only
Note 10) Relocated monument

Main Plaza

Note 2)

Note 6) Stepped terrace, offers a place to sit
with a south facing aspect, and views of the
Comeragh Mountains. The terrace is defined
by a covered colonnade, which also covers
the east west pedestrian route at the top of
the terrace.

Note 3)

Note 11) Connections between plaza and
remainder of site to east and north

Note 1)

Legend
Soft landscaping

Tourist Office

Hard landscaping
Site permeability

N

Note 1)

Active edge/ shop front
Building entrance
New buildings, 1-3 storey
Existing buildings retained
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5.2 How the Civic Plaza may be used - Option 1: For performances and presentations
The inclusion of a permanent bandstand ensures that the plaza may be used for both informal and sporadic performances, or for more formal
events without the need for considerable set-up. The presence of the covered, stepped terrace is of significant benefit in this regard also, as it
provides a measure of seating, in particular for smaller or less formal performances. The presence of the remaining sections of boundary wall
to the south and west, and also the existing and proposed buildings to east and north ensures that there is sufficient containment. Part of the
existing building on the south boundary, suggested for use as a Tourist Office, may be utilised for storage of foldable chairs for formal events.

Monument
Cultural Centre

Garda Station
Stepped terrace

Former Chapel

Main Plaza

Bandstand

Tourist Office

Top: Reference plan of plaza
Below: Cross section through plaza, stepped terrace and buildings. The fall across the plaza from top of steps to lowest level is approx 1.8m
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Above top and bottom: Photomontage views of proposed Civic Plaza, showing how it may be used for a performance or presentation

5.3 How the Civic Plaza may be used - Option 2: For Market trading
The plaza features a generous, relatively level surface, which may be used for regular market trading. Vehicular access is possible via Dillon
Street for traders.

Monument
Cultural Centre

Garda Station
Stepped terrace

Former Chapel

Main Plaza

Bandstand

Tourist Office

Top: Reference plan of plaza
Below: Cross section through plaza, stepped terrace and buildings. The fall across the plaza from top of steps to lowest level is approx 1.8m
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Above top and bottom: Photomontage views of proposed Civic Plaza, showing how it may be used for a market or display

5.4 How the Civic Plaza compares with other precedent examples
The proposed Main Plaza is a significant new urban public space for Clonmel. The main
space measures approximately 120metres by 40 metres, which is approximately 1.7 times
the size of the adjacent Parade Yard, for a local comparison. We have included below a
number of other public spaces within the region, for comparative purposes:
Right: Plan of proposed Civic Plaza, at same scale as precedent examples below

Above and left: St. Patrick’s Street, Cork
(the plan and image indicates the extent of
St. Patrick Street as far as Maylor Street).

Above and left: Great George’s Street/ Broad
Street, Waterford
(the plan and image indicates the extent of
Broad Street as far as Peter Street).

Proposed colonnade
It is proposed that a continuous colonnade
will front the buildings to the north side of
the Main Plaza. This device acts to clearly
define the northern edge of the public space,
in particular prior to development of the
proposed Cultural Centre.
It also is a very appropriate to include
covered areas in public space in our climate,
which is a regular feature of many public
spaces in Portland Oregan and Turin and
other places that have a similarly wet climate
to ours (see images left).

Above and left: Liberty Square, Thurles
(the plan and image indicates the extent
of Liberty Square from the Post Office
westwards).
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5.5 The overall plan
In addition to the Main Plaza, a number of secondary public spaces are proposed. These include a mixture of existing spaces, such as those
formed within the former Infantry Barracks, and new carparks and streets. ‘Central Plaza’ is proposed at the node of a number of pedestrian
and vehicular routes through the site, and this may form a further threshold to the developments to the north and north east of the site.

Note 1) New ‘Main Plaza’, the main
threshold to the site at the south west
corner

Note 4)

Note 2) New ‘Central Plaza’ at main
vehicular and pedestrian crossing point to
centre of site. Buildings fronting this square
may develop as specialist retail.
Note 3) As the main point of vehicular
access, ‘New Street 1’ to be a 2-way
carriage way, segregated from pavements.
All streets beyond Central Square to be
shared surface.
Note 4) New ‘Public carpark’ to provide
approx 120 spaces to the east of the former
Infantry Barracks. Carpark accessed from
Davis Road, and potentially from ‘Northern
Yard’ to north of LIT campus

Note 2)

Note 5)
Note 5) ‘Parade Yard’ to be the hub of the
LIT Campus.
Note 6) Forecourt to LIT Campus to be
largely vehicle free, and to connect to public
space to east and west.

Note 6)
Note 3)

Please note that the proposals for individual
sites are indicative of the potential usage
and configuration of each site, and have
been included for the sole purpose of
informing the design of public space. Design
development and planning approval will need
to be sought separately for each individual
site.

Legend
Soft landscaping
Hard landscaping

Note 1)

N

Site permeability
Active edge/ shop front
Building entrance
New buildings, 1-3 storey
Existing buildings retained
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5.6 Permeability
To foster connections between individual stakeholders within the site and with the wider community, and also to knit Kickham Barracks into
the fabric of the town of Clonmel, the site should be highly permeable, particularly for pedestrians. Ideally, with sufficient 24-hour occupation
and a mixture of tenures including residential, then full permeability could be maintained at all times of the day. If this is not possible, areas of
the site may feature controlled access out of hours. Two versions of site permeability are illustrated below:

Area ghosted denotes area
inaccessible after hours

Area ghosted denotes area
inaccessible after hours

N

Day time permeability
During the day, the site should be highly permeable, ideally with the minimum of controlled entrances, particularly at the site perimeter. It is
acknowledged however that both of the education campuses may require some measure of control within the heart of each campus, and in
such circumstances staff and students would enjoy full site permeability as illustrated above.

N

After hours permeability
After hours, it may be necessary to control access to various parts of the site. This would be likely if there is not sufficient presence on site
to ensure the safety of those present, and to reduce potential of anti-social behaviour. It is likely to be most necessary further away from
perimeter roads and areas that are not overlooked by passersby, such as to the courtyards within the Infantry Barracks or at the northern
edges of the site.
Legend
Soft landscaping
Hard landscaping
Site permeability
Active edge/ shop front
Building entrance
New buildings, 1-3 storey
Existing buildings retained
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5.7 Site finishes and details
Investment in well designed, high quality finishes and fixtures for the public realm can have a number of benefits. As it is likely that the public
plaza and infrastructure will be provided in advance of other building works, a high quality finish presents an expression of intent as to the
anticipated quality of the remaining development. A well designed public realm is more likely to instill pride and a sense of ownership in the
community, and in the long terms should be easier and more cost effective to maintain. We include a few examples below of aspirations for
finishes and fixtures, and explain further some of our proposed concepts.
Paving finishes and street furniture
Natural stone finishes, in particular granite and limestone would be particularly appropriate for the main aspects of paving and edging within
the public realm. Care should be taken to ensure that sufficient visual interest is shown in the design and specification of any paving, and
that there is sufficient vibrancy and warmth. Where budget limitations exist or where there is a need for more permeable paving solutions,
secondary areas, such as pavements to link roads or to private car parks may feature concrete based paving setts, with granite edgings. All
other fixtures such as streetlights, bins and bollards, should be well designed contemporary items in a robust material. The specification
and setting out of such items should be consistent throughout the site. Should any aspect of the site finishes and fixtures not be provide by
Tipperary County Council, then matching details and finishes should be provided by the alternative developer.
Proposed colonnade canopy
The canopy to the colonnade may be finished in a translucent tensile fabric. Such a solution has the benefit providing weather protection,
whilst at the same time allowing a high level of sunlight and daylight transmittance. A well designed and adequately specified fabric solution
should require minimal structure, can be extremely strong, should not degrade under harsh weather or sunlight, and should require minimal
maintenance.
Proposed green wall
Where a problematic boundary exists which is either harsh or unsightly, a ‘green wall’ may be introduced to soften its impact. This is typically
a trellis, featuring a hedge or climbing plants, to disguise the wall behind. Depending on the stability and configuration of the wall, the trellis
may be supported on the wall, or may be stand-alone. Such a solution may be sacrificial, in that it may be a temporary fix in disguising an
undesirable element of wall, prior to development in due course.

Above: Image of Meeting House Square
Rainscreen, Temple Bar, Dublin, by Seån
Harrington Architects. The fabric used on this
opening rainscreen system is translucent,
and allows high levels of light to flood into
the square.
Left: Image of ‘green wall’ at Tallaght
Zip, Tallaght, Dublin, by Seån Harrington
Architects. In this example, we designed
a continuous green wall, spanning some
500metres along a primary pedestrian
route. As the boundary condition varied,
the structure is stand-alone, made from
galvanised mild steel, and features both
beech hedging and climbers.

Above left and above right: Images of Tallaght Zip and Plazas, Tallaght, Dublin, by Seån Harrington Architects. In this example, a number of
complementary materials have been used to give a robust, high quality finish, with sufficient visual interest and warmth. The silver grey
granite finish has been broken at repeating intervals with a contrasting blue granite band, coinciding with trees and street lights, which
gives order and visual interest. A combination of resin set buff coloured gravel at tree pits and a resin set blue glass strip at seats and street
furniture introduce colour and variety. All street furniture is robust, either of solid granite or stainless steel.
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6.0 The Stakeholders

6.1 Land allocation
The initial project brief of September 2013 outlined approximate individual plots for each of the individual stakeholders. Our starting position in
developing proposals to the satisfaction of all stakeholders was to work with the initial brief, and establish whether there were any variables
to those parameters that would allow additional flexibility in plot configuration, to the benefit of public space.

Land allocation as noted in brief
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The revised land allocation proposals indicated here, as agreed with the stakeholders, represent a modest change to those presented within
the initial project brief. It is proposed that each of the individual stakeholders will be located within the same are of the site as originally
proposed. The proposed alignment of plot boundaries is as a result of site parameters, protection of existing significant structural fabric, and
accommodating the needs of each of the individual briefs. During the course of consultation, it became clear that both Tipperary ETB and An
Garda Siochana had increased needs, and this is reflected in our final proposals. Of equal importance, the revised alignment has allowed us to
accommodate all of the above within a coherent masterplan, with clear definition of separate public spaces.

Limerick Institute of Technology:
Total Area = 15,588m2

Limerick Institute of Technology:
Total Area = 13,312m2

Tipperary County Council:
Total Area = 11,498m2

Tipperary County Council:
Total Area = 7,558m2

Site for Cultural buildings:
Total Area = 3,295m2

Site for Cultural buildings:
Total Area = 3,130m2

An Garda Siochana:
Total Area = 3,550m2

Land allocation based on masterplan proposal

An Garda Siochana:
Total Area = 4,391m2

ETB Education and Training:
Total Area = 6,603m2

ETB Education and Training:
Total Area = 12,150m2

Overall Total Area = 40,534m2

Overall Total Area = 40,541m2

6.2 Definition of individual building plots
The site layout below is similar to that shown in the Masterplan Vision, Section 5.5. In this case, we have identified the proposed stakeholder
interest in each individual plot. The detail of each individual plot is explored further in the following pages

Note 1) The Garda Station will front onto
‘Main Plaza’ with a 3-storey building. All
other boundaries will feature a wall approx
3.5m high, softened with planting. Proposed
site area: 0.439ha. See Section 6.5
Note 2) Cultural building features a site
footprint of 0.265ha. Building to be 3-storey,
and possibly mixed use. See Section 6.6
Note 3) LIT campus to largely use existing
buildings, with limited new-build. See
Section 6.4

TCC property
Note 5)

ETB Campus
Note 4)

Note 4) ETB Campus based around
collection of significant structures, with
space for expansion. See Section 6.4

LIT Campus
Note 3)
Note 6)

Cultural Centre
Note 2)
Garda station
Note 1)

Note 5) Buildings on TCC lands may include
community use for existing buildings. See
Section 6.6
Note 6) New building to west of LIT site
required to define edge of public space.
This building could feature retail or creche
at ground floor, with 2 floors of offices over.
See Section 6.6
Please note that the proposals for individual
sites are indicative of the potential usage
and configuration of each site, and have
been included for the sole purpose of
informing the design of public space. Design
development and planning approval will need
to be sought separately for each individual
site.

Legend
Site permeability
Active edge/ shop front
Building entrance
LIT Existing buildings
LIT New buildings
ETB Existing buildings
ETB New buildings
An Garda New buildings

N

Cultural Existing buildings
Cultural New buildings
TCC Existing buildings
TCC New buildings
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6.3 Design Brief from LIT
Initial brief development
We have visited LIT’s campuses at both Limerick and Clonmel to gain an understanding of their current facilities, and have worked with LIT
to develop a detailed schedule of their medium to long term needs for a new campus at Kickham Barracks. The brief is to design a campus to
serve 400 students initially, much of which will be for Multi Media curriculum. At present, it is not anticipated that the LIT campus at Clonmel
will expand beyond such numbers, so the schedule of areas as developed is an upper threshold.
LIT have advised that the existing suite of buildings within the former Infantry Barracks are likely to adequately serve their needs in the longer
term, and that it is unlikely that they will need to develop any significant new buildings. Suitable uses will need to be established for existing
buildings to the periphery of the LIT plot. The full schedule of accommodation is shown below:

Schedule of accommodation for LIT Clonmel prepared by Seán Harrington Architects further to briefing by LIT Clonmel staff on 18/09/’14.
Please note that this schedule has been produced for the purposes of the Kickham Barracks Masterplan only.
Schedule of accommodation below assumes intake of 400no students, broken down as follows:
1. Business studies x 4 classes x 25students/class = 100no total @ 8m2/ student = 1000m2
2. Creative multi media x 4 classes x 25students/class = 100no total @ 13.5m2/ student = 1350m2
3. Animation x 4 classes x 25students/class = 100no total @ 13.5m2/ student = 1350m2
4. Game art design x 4 classes x 25students/class = 100no total @ 13.5m2/ student = 1350m2
Total area requirement = 4850m2
Room type

Description

Area (m2)

Quantity

Total area (m2)

Studio

1no for each design class of 25 students

90

12

1080

PC labs

Labs focused for teaching needs, as opposed to studios

90

4

360

Creative media studio

1no each for life drawing, animation, game development

155

3

465

Video room

To include green screen and stage

155

1

155

Sound room

Split in two, to isolate sound desk

65

1

65

Dark rooms

2x existing provision

10

4

40

Comms room

2x existing provision

35

2

70

Tutorial

Primarily for Business courses

50

3

150

Lecture theatre

To suit 100 min, 50% bigger than current theatre

165

1

165

Canteen

Double current size, to suit 400 students

400

1

400

Student union

Double current size, to suit 400 students

310

1

310

Library

1.5x Original library size

230

1

230

Shared teaching staff office

30 staff, allow 7.5m2/ staff member (currently 5m2)

225

1

225

Meeting rooms

Small student/ tutor meeting spaces

15

3

45

Reception

Within circulation

Staff kitchenette

Sufficient for 2x staff numbers

30

1

30

Other offices

various functions

15

6

90

Toilets

Double current size, to suit 400 students

150

1

150

Storage

General small storage, plus table & chair storage

25

8

200

Plant

Double current size, to suit 400 students

40

2

80

0

4310
Circulation

Allow 12%

517
Total
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4827

Above: Existing buildings on site, within the proposed LIT campus, clockwise from top; former Officer’s Mess, from Forecourt to south;
typical view of range buildings to perimeter of Parade Yard; detail of archway within Parade Yard; view of southern edge of Parade Yard, with
Officer’s Mess in background; view of southern edge of range buildings, with 3-storey building at termination of block, addressing forecourt

Note 1) Various east/west routes permeate
the site, via existing and new sensitively
located openings through existing buildings.

Developed proposal for LIT site
Using the brief developed with LIT, we have looked at how the accommodation may fit on the site. As LIT are clear that they wish to re-use as
much of the existing building fabric as possible, as opposed to developing new buildings, our study has focused on how the Officer’s Mess,
Parade Yard and associated buildings may be utilized.

would include all lifts and stairs necessary for vertical circulation throughout the enlarged
Officer’s Mess building, with possible links to the 3-storey buildings to the southern ends
of the ranges. Such an arrangement would accommodate the brief, and provide some
4,500 to 5,000m2 of accommodation.

There are parts of the brief that may fit very appropriately within the existing accommodation. The range buildings for example could
accommodate most of the studio spaces, and the Parade Yard may be used as a new heart for the campus, with common areas, canteens,
meeting points and general circulation all provided within glazed courtyard accommodation. Some of the larger theatre and lab spaces would
be accommodated to the rear of the Officer’s Mess, in a remodelled new-build element on the south side of the Parade Yard. This area

Given the brief and quantum of development proposed, it would appear that the Officer’s
Mess could be altered to accommodate the LIT campus, without significantly detracting
from the quality of the existing architectural composition.

Note 2) Former Officer’s Mess building
may provide all public and administrative
functions. Upper floors may be used for
teaching purposes.
Note 3) Existing niches could be sensitively
in-filled with single storey structures, to
enlarge ground floor plate, and provide better
connections between buildings.
Note 4) Glazed links may be used to connect
disparate buildings, and modest structures
may be considered within the Parade Yard.
This could be the heart of student life, with
support facilities accessed off the courtyard.
Note 5) New public carpark, with
approximately 120no. spaces.

Note 7)

Note 6) The range buildings either side could
be used for teaching/studio purposes.

Note 4)

Note 7) This building is at the interface with
potential retail and community facilities, and
the ETB campus on Central Square. It may
be suitable for commercial purposes, such
as a restaurant.

Note 5)

Note 8) A 3-storey building to the western
edge of the site is necessary to provide
urban scale to address the new street and
Civic plaza. Please refer to Section 6.6

Note 4)

Note 2)
Note 8)

Note 9) The existing range building is to be
retained, and it may be considered as part of
the adjacent development.

Note 3)

Note 9)

Note 10) An opening is proposed in the
existing range building, to allow easy east/
west pedestrian movement.
Note 11) Forecourt to front of LIT building
may extend to road edge, and into adjacent
public carpark, to form threshold.

Note 10)

Note 1)

Above: Aerial view of proposed LIT Campus, from south. Note: Site outlined in heavy
dashed line, existing buildings in structures shaded grey, proposed buildings in white.
Left: Proposed LIT Campus (proposals are not to scale). Note: Site outlined in heavy
dashed line

N

Please note that the proposals for individual sites are indicative of the potential usage and
configuration of each site, and have been included for the sole purpose of informing the
design of public space. Design development and planning approval will need to be sought
separately for each individual site.

Note 11)
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Legend
Site permeability
Active edge/ shop front
Building entrance
ETB Existing buildings
ETB New buildings
Other Existing buildings
Other New buildings

6.4 Design Brief from Tipperary ETB
Initial brief development
We met with Tipperary ETB on a number of occasions between September 2014 and January 2015 to develop a brief for their needs at
Kickham Barracks. Tipperary ETB already have a strong presence on site and in the vicinity, in that they operate from offices within the site, a
building just outside the site on Dillon Street (the former Employment Exchange), the school building immediately to the south of the site on
Davis Road (Prior Hall), and in a number of the huts within the western part of the site. The brief is to design a campus to cater for all possible
students (at the time a total number was not specified).
The brief was prepared by Tipperary ETB, with the assistance of Seán Harrington Architects. It allows for new accommodation in lieu of all
existing huts on site, and also for the relocation of facilities within Prior Hall and the existing offices within the site. It also allows for the
possible re-location of the facilities on Dillon Street. It includes for significant potential for expansion in the longer term, and also provides for
accommodation for the relocation of all ETB administrative functions to this site. A full schedule of accommodation is shown right, with a total
floor area of 6,370m2.

Schedule of accommodation for Tipperary ETB Clonmel prepared by Seán Harrington Architects based on schedule from Tipp ETB of
02/10/’14, and further clarification since. Please note that this schedule has been produced for the purposes of the Kickham Barracks
Masterplan only.
Schedule of accommodation below assumes intake of 500no. students
Total area requirement = 6750m2
Room type

Description

Area (m2)

Quantity

Total area (m2)

Training rooms

For Back to Education Initiative (BTEI)

56

4

224

General Tuition Rooms

For Adult Learners (AL)

56

3

Large Practical teaching rooms Animal Care, Sports & rec, Laboratory (BTEI)

136

3

408

Large Practical teaching rooms Hairdressing and Beauty (AL)

136

1

136

Practical Teaching room

Healthcare (BTEI)

76

1

76

Practical Teaching room

Horticulture (BTEI)

104

1

104

Catering Kitchen

For Adult Learners (AL) - not to be confused with canteen

210

1

210

IT Room

BTEI, 1 for 14pcs, 1 for 16pcs, 1 for 8pcs

80

3

240

IT Room

AL

80

1

80

IT Resource Room

BTEI, for 7 pcs

80

1

80

Resource Room

BTEI

22

1

22

Study Room

266

1

266

Facilitation Room

105

1

105

Reception area

BTEI

35

1

35

Access Office

BTEI

100

1

100

56

1

56

22

9

198

1:1 Guidance meetings

15

1

15

Small Kitchen and Canteen

150

1

150

100

1

100

22

2

44

QQI Storage

105

1

105

General storage (additional)

25

4

100

Plant

40

1

40

Information Officer Office
Standard Office

Assessment (BTEI), Coordinator (BTEI), Guidance
Counsellor, Community Education Facilitator, Eileen’s
Office, and 4 others

Toilets
Store rooms

Above: Existing buildings on site, within the proposed ETB plot, clockwise from top left; former machine workshop; former stable building,
with archway through to proposed ETB garden; former gymnasium viewed from south; former gymnasium viewed from east
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BTEI

Laboratory

As requested subsequently

100

1

100

PE Hall

Propsoed new-build, as opposed to re-use of existing

450

1

450

Adult learners

Relocation of existing Dillon Street accommodation

300

1

300

Additional accommodation

Various additional teaching accommodation, inc additional
IT labs, and potential for expansion of campus

1475

1

1140

Sub-total

4884

1

900

Total

6370

1

200

Circulation

Allow 12%

ETB Admin offices

Separate from above accommodation, as requested by ETB
at meeting in Jan 2015

Gardening site

BTEI

586
900

200

Note 1) Former gymnasium (approx 350m2)
part used for Study room for learners(266m2)
Note 2) Adult learners, currently in former
Exchange Building may move to new single
storey building next to Gymnasium, and to
final 1/3 of Gymnasium. Buildings to connect
Developed proposal for ETB site
In developing the masterplan, we have considered how the ETB accommodation may be provided on the site. We would observe that,
should the opportunity exist, any new campus development should aim to bring a clarity and cohesion to Tipperary ETB’s accommodation. At
present, the ETB operates from a number of locations, and a purpose built facility allows for an opportunity to amalgamate the disparate parts
and form a new contemporary facility. In addition to presenting a clear identity, a single facility would be more costs effective to maintain, and
would enable greater staff and student interaction within the shared facility, to the benefit of working and student life.

Our proposal reflects this aspiration, with a single coherent site for all ETB operations,
with sufficient potential for future expansion. The
����������������������������������������
campus is built around a collection
of existing structure of architectural significance. The majority of accommodation is to
be provided in a new 3-storey building fronting onto (and accessed from) New Street 1.
Additional new build accommodation to be provided to the east and west sides of the ETB
Courtyard garden. .

Note 3) Secondary pedestrian entrance from
Dillon Street
Note 4) Approx 36no. parking spaces
Note 5) Possible future development,
denoted by dashed line

N

Note 6) Possible retention of ballcourt for
original use

Note 14)

Note 7) New 2-storey building (940m2)
Note 8) Former engineering workshop
(230m2) may be used for Horticulture
(136m2) and Animal Care (104m2). Adjacent
garden to be used as outdoor teaching .

Note 8)

Note 2)

Note 13)

Note 15)

Note 16)

Note 9) Proposed courtyard garden
Note 10) Existing stable building (330m2)
to connect with new-build to south and
accommodate administrative functions.

Note 1)

Note 7)

Note 9)

Note 17)

Note 3)
Note 4)
Note 10)

Note 11) New 3-storey building increased
in size to provide approx 3420m2 excluding
stables, 3750m2 including stables.
Note 12) Main ETB entrance
Note 13) New gymnasium (450m2)

Note 5)

Note 14) Proposed ball courts/ horticulture
Note 15) Approx 36no. parking spaces

Note 6)

Note 11)

Note 16) Offices retained for ETB use.
Note 17) Additional 30-40 carpark spaces.
Potentially 125 spaces on or adjacent to ETB

Note 12)

Legend
Summary schedule of buildings
1) New ETB main building, and connecting former stable building			
2) Former Gynasium building, and adjacent small new building			
3) Former Workshop building						
4) New 2-storey building to west of ETB gardens				
5) New Gynasium							
7) Existing offices at Northern Yard, currently used by ETB			
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Area: 3750m2
Area: 475m2
Area: 230m2
Area: 940m2
Area: 450m2
Area: 525m2
Total area: 6370m2
Site area: 12150m2

Above: Proposed ETB Campus (proposals are not to scale). Note: Site outlined in heavy
dashed line

Site permeability

Please note that the proposals for individual sites are indicative of the potential usage and
configuration of each site, and have been included for the sole purpose of informing the
design of public space. Design development and planning approval will need to be sought
separately for each individual site.

Building entrance

Active edge/ shop front
ETB Existing buildings
ETB New buildings
Other Existing buildings
Other New buildings

Above: Aerial view of proposed ETB Campus, from south. Note: Site outlined in heavy dashed line, existing buildings in structures shaded grey, proposed buildings in white.
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6.5 Design Brief from An Garda Siochana
Initial brief development
In the course of developing a brief for a new Garda Station, we met with Mr. Seán Murphy, An Garda Siochana, and Ciaran O’Connor, State
Architect from the Office of Public Works. Having developed a detailed brief for a new station with the Chief Superintendent, An Garda
Siochana have advised of the need for a site area of approx 0.496Ha (increased from the 0.355Ha as advised in the brief). They have also
noted that the recently completed Garda Station at Ballincollig may be used as a relevant precedent, both in terms off function and the likely
area and massing requirements. An Garda Siochana’s brief advises of general security requirements, such as the need for secure parking,
facilities for transfer of exercising of prisoners, and the need to restrict or control overlooking of the site boundary, including from adjacent
developments.
Although a Garda Station is a building of civic importance within the community, it does not have a significant active edge or engagement
with public space. Its main point of interface is the front desk and foyer, which is modest in size compared with the remainder of the building.
For this reason, we wish to ensure that the Garda Station has sufficient, but not too dominant a presence on the new Civic Plaza. The
proposals presented here are based on the above working assumptions.

Developed proposal for An Garda Siochana site
In developing the masterplan for this site, it was necessary to take particular notice of the flood risk in this��������������������������������
part of Clonmel, and to ensure
compliance with ‘The Planning System and Flood Risk Management Guidelines’ as published by the Department of the Environment,
Heritage and Local Government in November 2009. The site is in an area of 1 in 100 year flood risk, and this affects approximately 45% of the
site. In worst cases, such a flood risk may prevent or restrict particular types of development on this site. The Development Plan for Clonmel
recognises the importance that the redevelopment of Kickham Barracks will have on the town, and have identified it as an opportunity site. To
overcome this problem of flood risk and ensure that the Garda Station can be located adjacent to the Civic Plaza, it is proposed at this stage
that the entire site for the Garda Station will be raised to +20.0m, and that the Civic Plaza will be designed to allow for this transition between
threshold level for the Garda Station and the general formation level of the Plaza.
Based on brief and precedent examples, it is envisaged that much of the Garda Station accommodation will be located in a single building,
addressing the Civic plaza. The yard behind would facilitate all staff parking, equipment storage and movement of prisoners. The existing
boundary wall is to remain on the west side of the proposed yard, with a new storey height wall to the north and east sides. Such walls may
feature a ‘green wall’ detail on the public edges, and further storage accommodation for the Garda Station may feature inside those walls.
As the active frontage of such a building is limited, we have overlapped the frontage of the adjacent cultural centre with the AGS site, to
balance the frontage of both buildings onto the Civic Plaza. It is not envisaged that this part of the adjacent building would feature any
openings onto or overlooking the AGS yard.
Note 1) Yard entrance from New Street 1

Note 2)
Note 1)

Note 2) Single storey ancillary
accommodation may be located along the
inside of the north wall
Note 3) Yard at +20m. with parking etc. as
necessary. Ramp to be provided just inside
entrance gates to bridge levels
Note 4) Main building of 3 stories to be
raised to finished floor level of +20m, to
ensure that building is sufficiently above
flood plain.

Note 3)

Note 5) Frontage of adjacent cultural centre
to extend westwards and overlap AGS site to
improve connection with Civic Plaza

Note 5)

Note 4)

Note 6)

Above: Proposed AGS site (proposals are not to scale). Note: Site outlined in heavy dashed line
Right: Aerial view of proposed AGS site, from south. Note: Site outlined in heavy dashed line, existing buildings in structures shaded grey,
proposed buildings in white.
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Note 6) Extensive canopy cover and
colonnade to define the edge of the Civic
Plaza in advance of the completion of all
buildings. Colonnade to provide shelter to
users of Civic Plaza.
Please note that the proposals for individual
sites are indicative of the potential usage
and configuration of each site, and have
been included for the sole purpose of
informing the design of public space. Design
development and planning approval will need
to be sought separately for each site.

6.6 Design Brief from Tipperary County Council and other sites
Initial brief development
The aspirations and developed brief for the Tipperary County Council aspects of the site are largely as noted in Section 2.1. With the exception
of the development of the public realm, TCC do not envisage that they will develop any individual sites, and that they will operator as a
facilitator of such development.
However, it is their long term aspirations that the cultural site will be developed as a gallery and theatre building, by a suitable developer. In
addition, thy envisage that the existing artillery stores may be converted for public or community usage. Where possible, TCC will encourage
the shared usage of facilities amongst the stakeholders if this presents a more viable option for their development.

It is proposed that the existing church (Site 2) will be used for various performance display and exhibition purposes, both for stakeholders
within the site, and for other interests within the wider community. Both the internal arrangement of this building, and its location at the edge
of the Civic Plaza make this a very versatile building, with a variety of possible uses. The smaller building to the southern edge of the Civic
Plaza (Site 3) may be used as a Tourist Information Centre.
These magazine buildings (Site 4) are defensive in nature, with limited openings to the surrounding edges. Whilst they may be opened up
further to connect with the Central Plaza in particular, they could equally operate as a more ‘inward looking’ building, to accommodate club
or community usage such as for sports clubs or scouts/ guides etc. An alternative and very appropriate use would be to use the buildings
to tell the story of the existing military heritage of the site. A Kickham Barracks military museum could be developed, with historical photos,
artefacts, and the story of the barracks. This could perhaps happen in partnership with the Defence Forces Ireland Oglaigh na hEireann.

Site 4)

A new 3-storey building to the western edge of the LIT campus (Site 5) is necessary to provide sufficient urban scale to address the adjacent
new street and Civic Plaza. As LIT have no use for such a building, it may need to be developed by a third party. To ensure that the site
features the mix of tenures outlined in the initial brief, such a building should ideally feature a mix of uses. This may include retail or a creche
at ground floor, or possibly start-up/ craft units linked to the ETB and LIT. On the upper floors, residential units would be most appropriate,
to ensure 24-hour occupation at the heart of the site. The units may be used for student accommodation, or alternatively they may be high
end apartments. A further option could be the development of small scale office accommodation, again potentially as start-ups or as flexible
overflow admin space for either the ETB or LIT.

Site 1)

Site 5)

Site 2)

Site 3)

Above: Various proposed TCC and other sites (proposals are not to scale). Note: Site outlined in heavy dashed line. Illustrations from above
left, clockwise; TCC cultural buildings; Former Magazine stores; Propsoed building to est of LIT campus
Bottom Right: Aerial view of above sites, from south west. Note: Site outlined in heavy dashed line, existing buildings in structures shaded
grey, proposed buildings in white.
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Development proposals
A site of approx 2500m2 has been allocated for the cultural centre (Site 1), which enjoys significant frontage onto the Civic Plaza and both
New Streets 1 & 2. The site allows for a raised floor level to match that of the adjacent Garda Station, for reasons of flood protection. As a
development of 3-storeys would be viable in this location, this would allow for a development in the order of 5,000 - 7,000m2. As a point of
reference, a recently developed mixed use cultural centre, The Solstice Art Centre in Navan, is approximately 2/4 the size of the proposed. The
ground floor, particularly where this addresses New Streets 1 & 2, may be suitable for retail usage.

7.0 Services overview

Overview
Roughan & O’Donovan Consulting Engineers were engaged on this project to provide engineering consultancy services as part of the
Masterplan at Kickham Barracks Clonmel, Co. Tipperary. They have completed 2 reports which are included in Appendix B to this report. These
are the Site Water Services and Utilities Plan and the Site Accessibility Plan. The findings of both reports have been summarised below.

Flood Zone C

Utilities and drainage
All existing utilities services located either within or around the perimeter of the site have been reviewed, by means of desktop analysis and
specialist surveys. This has included a specialist survey of the existing culvert that traverses the site from north to south, which has indicated
significant blockage. However it is not proposed that this culvert will be used for any surface water discharge from the site.
The site requirements of each of the various utilities, including details of the necessary upgrade or replacement of any utilities have also been
included within the reports
Flood Risk
As noted previously within this report, the site is located within the flood extent of the River Suir. Although significant defences have been
constructed along the River in recent years, to provide flood protection from the 1 in 100 year flood levels, there remains a residual risk of
flooding to the site should the defences overtop or demountable elements of the flood defence not be erected.

Flood Zone B - 1 in
1000 year flood risk

There are a number of available options for the development to mitigate against potential flooding, including the raising of Finished Floor
Levels (FFL) above the 1% flood level, and constructing additional active or passive flood defences on the site to protect any highly vulnerable
developments located within the 1 in 100 year flood zone. It is generally considered that any new-build developments in Flood Zone A (the 1
in 100 year flood zone) will be raised above the flood level. For the proposed Garda Station and Cultural Building, it is proposed that a suitable
level may be +20.0m. Such proposals are subject to due diligence for each individual site, in the format of a justification test using the The
OPW’s ‘Planning System and Flood Risk Management’ Guidelines.
Site accessibility
This Site Accessibility Plan prepared for this masterplan follows the principles of the Design Manual for Urban Roads and Streets which
provides for a hierarchy of road users. It addresses all aspects of pedestrian permeability, cyclist access, public transport and private vehicular
traffic, in that order. In terms of pedestrian permeability, the report supports the proposals of making openings within the perimeter walls
where possible, to improve connections. For car-parking, detailed analysis has been prepared of the requirements and demands likely for each
aspect of the proposed development. Also vehicular access proposals have been presented for each of the 2 site entrances on Davis Road,
and the one on Dillon Street.

Flood Zone A - 1 in 100 year flood risk
Above: Flood Risk analysis from the initial briefing document, overlaid on the masterplan proposal

For further information on all of the above, please refer to Appendix B of this report.
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8.0 Phasing approach

8.1 Phase 1 - Construction of Civic Plaza and access streets

Note 4)
Note 3)

It is acknowledged that the development of the site is likely to be phased, depending on the needs and resources of each individual
stakeholder. However, as Tipperary ETB are the only stakeholder that currently operate within the site, development of the any part of the site
by any stakeholder is likely to have an impact on their operations. This is particularly the case if other stakeholders commence development in
advance of the new ETB Campus. The most onerous impact on existing ETB operations would arguably be the development of the Garda and
Cultural facilities in advance of the new ETB Campus. This is deemed to be the worst case scenario. The phasing strategies presented here
demonstrate how existing ETB accommodation may be vacated in a phased manner and relocated to other parts of the site, for this worst
case scenario. This page illustrates the first phase, the early completion of the main public realm works.
Note 1) Sports and recreation (Hut 12)
relocated to former Gymnasium to north of
site.
Note 2) Tutorial (Hut 5) moved to ground
floor of existing Squash Club building. The
facilities will occupy 2/3 of this floor.

Note 1)

Note 3) Existing car parking to largely be
maintained as presently for the ETB Campus
Note 4) Relocated accommodation may be
provided in part by temporary classrooms

Note 2)
Area ghosted denotes area
inaccessible after hours

Legend

N

Left: Access to and permeability of site during Phase 1 - daytime hours. The site will
largely operate as presently, with a hoarding between the plaza and the sites to the north.
The hoarding is penetrable via a gate at New Street 1
Above: Access to and permeability of site during Phase 1 - after hours. All of the site is
closed off, with the exception of the Civic Plaza
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Buildings to be retained
Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)

8.2 Phase 2 - Construction of Garda Station
The Garda station may be constructed on completion of the civic plaza and street infrastructure. The station will require public access off the
plaza, vehicular access off New Street 1, and public parking on New Street 2, all of which is necessary 24 hours a day. This will mean that
the site will be much more open at permeable than present, particularly after hours. Clear segregation of other facilities, in particular the ETB
campus will therefore be necessary after hours, by means of separate fencing or hoarding.

Note 5)
Note 4)
Note 1) Tutorial accommodation (Huts 6&7)
relocated to remainder of former Squash
Club, over 2 floors.
Note 2) Further Tutorial accommodation
(Huts 8&9) moved to remainder of
Gymnasium, with partitions erected as
required.

Note 3)
Note 2)

Area ghosted denotes area
inaccessible after hours

Note 1)

Note 3) Final Tutorial unit (Hut 10) moved to
former Munitions Store/ Museum, owned by
Tipperary County Council
Note 4) Existing car parking to largely be
maintained as presently for the ETB Campus
Note 5) Further temporary classrooms may
be added as necessary

Legend

N

Left: Access to and permeability of site during Phase 2 - daytime hours. The site will
largely operate as presently, but a hoarding or fence will be provided to separate the
ETB from the public areas after hours.
Above: Access to and permeability of site during Phase 2 - after hours. Access is
maintained for all vehicular and pedestrian traffic to the Garda Station

37

Buildings to be retained
Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)

8.3 Phase 3 - Construction of temporary park
It is not anticipated that the cultural centre will be constructed in the short or medium term, although it is essential that the master plan
allows for such a development. Should the development be otherwise completed at a point in time, but for the cultural site, this ‘missing
tooth’ may undermine the positive development elsewhere. A consideration at an early stage may be the inclusion of a temporary ‘popup’ park, which utilises cheap, recycled materials to provide a valuable amenity. Cheap materials need not mean a poorly considered or
orchestrated public space however, as inventive use of such materials can create inspiring results. Example such as Granby Park. Dublin are
evidence of this. It would be anticipated that the park can then be easily dismantled at the end of its life, to make way for the cultural building.

Note 4)
Note 1)
Note 3)

Note 1) Horticulture (Hut 12a) to be
relocated to the former workshop building
Note 2) Canteen (Hut 11) to be relocated to
the ground floor of the adjacent LIT building,
formerly the social club.

Note 2)

Area ghosted denotes area
inaccessible after hours

Note 3) Existing car parking to largely be
maintained as presently for the ETB Campus
Note 4) Further temporary classrooms may
be added as necessary

Legend
Buildings to be retained

N
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Left: Access to and permeability of site during Phase 3 - daytime hours. The site will
largely operate as it does for Phase 2

Buildings to be vacated

Above: Access to and permeability of site during Phase 3 - after hours. Access is
maintained for all vehicular and pedestrian traffic to the Garda Station, as per Phase 2

Relocated facilities (previous phase)

Relocated facilities (current phase)

Note 1) As the Cultural Centre site is
unlikely to be developed in the short term,
it is proposed that a temporary park is
constructed on the site.
Note 2) A temporary single storey café
pavilion is to be constructed to the southern
edge, addressing the Main Plaza, which also
addresses the park. This provides animation
to both the Main plaza and the park.
Note 3) The continuous colonnade to the
north of the Main plaza defines the north
edge of the plaza, despite the lack of a
substantial 3-storey building on the Cultural
Centre site.
Note 4) In terms of defining public space,
the need for a 3-storey building to the
western edge of the LIT site is of most
importance prior to completion of the
Cultural Centre site.

Note 4)
Note 1)

Note 2)

Note 3)

Please note that the proposals for individual
sites are indicative of the potential usage
and configuration of each site, and have
been included for the sole purpose of
informing the design of public space. Design
development and planning approval will need
to be sought separately for each individual
site.

Legend
Soft landscaping
Hard landscaping
Site permeability
Active edge/ shop front

N

Building entrance
New buildings, 1-3 storey
Existing buildings retained
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Granby Park Dublin
The Granby Park initiative was developed & coordinated by Upstart, a young arts collective that aims to inspire creativity throughout Ireland.
They wanted to demonstrate new ways of thinking & approaching the spaces in our communities. The team created the vision, concept,
programme & brief for a ‘pop-up’ park at Parnell Street, Dublin. The ambitious project was located on a derelict, city centre brownfield site.
Seån Harrington Architects were engaged to assist with the design of the park, and in particular the temporary theatre, made from 1800
pallets. The park was constructed over a period of 10 days in August/ September 2013, at almost no cost through volunteer labour, the support
of industry and crowd-funded contributions. The park was awarded best public space at the RIAI Architecture Awards 2014.

Temporary café
A simple, temporary, single storey structure
is proposed at the southern edge of the
Cultural Centre site, to be used as a café. It
is imagined that this building would be glass
fronted on 2 sides, opening onto the Main
Plaza to the south, and to a temporary park
to the north. Such a facility will help to give
activity to the square, and may be removed
when the development of the Cultural site is
pursued.
Featured left is an example of how such
a cafe may be developed using cheap or
recycled materials at minimal cost. Also,
the Tea Rooms at The People’s Park, Dun
Laoghaire (illustrated below) is an interesting
precedent for such a building function in a
park setting

Left, top, middle and bottom: Images of a
temporary cafe, constructed using recycled
or upcycled materials
Below: The Tea Rooms at The People’s Park,
Dun Laoghaire

Above top and bottom: Images of Granby Park, Dublin
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8.4 Phase 4 - Construction of ETB Campus
The ETB Campus may be developed at any stage after the provision of the roads and infrastructure. It is at this stage that there is most
pressure on the ETB for accommodation, as some of their current accommodation may need to be demolished to make way for proposed
development. We envisage that temporary accommodation may be provided through a combination of existing buildings within the ETB
plot, temporary usage of buildings in the ownership of other stakeholders within the site, and purpose designed temporary classroom
accommodation on the ETB site.
Note 1) Animal Care (Hut 4) to be relocated
to former Workshop building

Note 4)

Note 2) Storage (Hut 3) to be relocated to
remaining building on ETB site, and to first
floor of former social club, in LIT ownership.

Note 1)

Note 3) Existing car parking may be retained
within the ETB Campus on a phased basis,
but it may be affected by the location and
extent of works.

Note 3)

Note 4) Further temporary classrooms may
be added as necessary

Note 2)

Note 2)

Left: Access to and permeability of site
during Phase 4 - daytime hours. For night
time permeability, refer to Section 5.6 of this
report.

Legend
Buildings to be retained

N

Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)
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8.5 Phase 5 - Completion of ETB Campus, and vacating of surplus accommodation
The completion of the ETB Campus will enable the various temporary accommodation to be vacated, removed from the site, or demolished.
This will enable completion of all public realm works within the ETB plot, to the benefit of sports and recreation facilities and parking. At the
end of this stage however, it is expected that the car-parking capacity of the site will have reached its maximum potential, should the site to
the east of the LIT Campus not be available.

Note 1) Existing buildings owned by LIT and
TCC no longer required, and may be vacated.
Note 2) An alternative use may be found for
the remainder of the former Gym, such as
noted in Section 6.4

Note 5)

Note 3) Existing building is of poor quality
and may be demolished.
Note 4) Lease for existing building may be
terminated in agreement with OPW.
Note 5) Should functions currently served
by the office building relocate to the new
campus, this building may be used as the
ETB administration offices

Note 1)
Note 2)

Note 1)
Note 3)

Note 4)

Left: Access to and permeability of site
during Phase 5 - daytime hours. For nightime
permeability, refer to Section 5.6 of this
report.

Legend
Buildings to be retained

N

Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)
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8.6 Phase 6 - Completion of LIT Campus
The LIT Campus may be developed in relative isolation from the other stakeholders. As it has it’s own approach from Davis Road, and is
largely self contained to the east of the site, it may be developed either in advance, during, or after the development of the remainder of the
site. It potentially may even progress prior to the primary infrastructure, such as the Civic Plaza and new streets. A strategy may need to be
put in place for parking in such a scenario, with parking either on otherwise undeveloped lands of other stakeholders within the site, or on the
new site to the east of the LIT campus if this is in the ownership of the Council. The scenario illustrated below considers the development of
the LIT Campus after much of the remaining accommodation on site.

Left: Access to and permeability of site
during Phase 6 - daytime hours. For nightime
permeability, refer to Section 5.6 of this
report.

Legend
Buildings to be retained

N

Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)
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8.7 Phase 7 - Completion of cultural centre
The ultimate development of the cultural building, at the end of life of the temporary park may be completed with minimal disruption to
surrounding stakeholders. The site in the long term will not generate significant traffic during normal working hours, and will bring an valuable
after hours usage to the site. Its presence may further promote and encourage other specialist retail opportunities within the site.

Left: Access to and permeability of site
during Phase 7 - daytime hours. For nightime
permeability, refer to Section 5.6 of this
report.

Legend
Buildings to be retained

N

Buildings to be vacated
Relocated facilities (current phase)
Relocated facilities (previous phase)
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9.0 Other issues

H&S Report
OLM Consultancy, as PSDP for the Design Team have prepared a Health and Safety Plan for this stage. It outlines the residual risks and
hazards that have been identified at masterplan stage. Detailed information is provided on measures to ensure that the risks and hazards are
eliminated, mitigated or controlled.
The proposal includes demolition of a number of existing buildings, refurbishment of further important architectural buildings and the new
construction of facilities to accommodate the various stakeholders. The proposal also includes the development of existing landscaping both
hard and soft with associated works.
The design team has carried out an appraisal of the significant of current structures on site, analysis of site services, site accessibility plan has
been completed and a detailed study of implications of flood risk to the site. An asbestos survey has been carried out on existing buildings on
site to determine if there is asbestos material present. As PSDP, OLM Consultancy has reviewed with the design team a number of factors
in terms of health and safety at this stage of design. Hazard identification and risk assessments are located at Appendix 1 of the PSDP report.
There are a number of residual risks which have been identified at this stage. This report highlights these risks and the design methodology
to eliminate, control and reduce these risks. The Health and Safety Report is included in Appendix C of this report.
Asbestos Survey
A pre-refurbishment and demolition asbestos survey report was conducted of all accessible existing site structures by Anderson Williamson
Ltd. on 15th and 16th September 2014. The purpose of the report was to locate and report on the presence of asbestos on site, and to advise
of type, asbestos content, extent and condition.
The most extensive usage of asbestos containing materials is in corrugated roof sheeting and roof slates. Approximate quantities have been
given for each, and recommendations have been given for either removal (prior to demolition or refurbishment) or labeling of material and
management (where the condition of materials are good, and the areas in question may be unaffected by development works). In addition,
asbestos is present in a number of smaller areas, such as to sink drainer pads and for small sections of floor covering.
The full asbestos report is included in Appendix D of this report, and costs for removal of asbestos will be included in final development
proposal costs.
Part VII Application
We would welcome any feedback of a minor nature to the proposals presented in this materplan, for inclusion in our Part VIII documentation.
On approval of this master plan document, the design team will commence preparation of the Part VIII drawings, which will take 5 weeks.
All drawings will be presented to the stakeholders for comment at the start of Week 6, with a view to submitting the Part VIII planning
application at the end of Week 6.
Above: Proposal for Kickham Barracks - only the areas shown will be featured in the PartVIII application for public realm works, all areas
shaded in grey will be the subject of separate planning applications for the respective sites
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