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Cahir Local Area Plan 2005
Amendment No 1 (Barnora Master Plan)
Adopted by South Tipperary County Council on 7 November 2005
Amendment No 1 of the Cahir Local Area Plan 2005 was made by the Elected Members of
South Tipperary County Council at their monthly meeting on 5 December 2005. Amendment
No 1 incorporates the Barnora Master Plan into the Local Area Plan.
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1.

INTRODUCTION

1.1 Legal Basis of the Master Plan
Cahir Local Area Plan 2005 has been prepared in accordance with the requirements of the Planning
and Development Acts 2000-2004, the Planning and Development Regulations 2001, as amended
and was adopted on the 7th March 2005. Part 1, Chapter 4 of the LAP sets out the Council policies on
enterprise and employment with Section 4.3 outlining the requirement for the preparation of a Master
Plan for development of lands at Barnora. These lands form the basis for this Master Plan, the
boundary of which is defined by the blue boundary on the Master Plan maps.
1.2 Function and Aims of the Master Plan
The Master Plan has a number of main functions:
a)
Provide objectives and guidelines for the development of the lands which ensure that
development is appropriate to this predominantly residential area;
b)
To ensure existing residential amenities and services in the vicinity are enhanced;
c)
To ensure that the overall design and layout of new development provides a focal point and an
attractive and safe environment which encourages interaction with existing residents and
visitors from outside the area within mixed use developments;
d)
To provide the basis for the assessment of any development proposal made to the Council for
the appropriate development of the lands.
The overall aim of the Master Plan is to ensure the proper planning and sustainable development of
the area.
1.3 Duration of the Master Plan
This Master Plan forms part of the Cahir Local Area Plan 2005, which will expire in 2011.
1.4

Locational Context
The proposed site as identified on
maps and in Section 4.3 (Specific
Employment Objective E4) of the
Cahir LAP 2005 comprises circa 4.7
ha and is located at Barnora in close
proximity to the Community College
on the north east fringes of the
town. Access to the land is from a
new road which links the N24 to the
R670 and which also services new
residential developments in the
vicinity, Colaiste Dun Iscaigh and
Duneske Leisure Centre which is
currently under construction. There
is substantial road frontage to the
lands along the southern and
eastern
boundaries
while
agriculturally zoned lands are
located to the north and the rear
gardens of a number of residential
properties
form
the
western
boundary. The site is currently
undeveloped.

Map 1. Ariel View of Master Plan Lands (not current)
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2.

POLICY CONTEXT

The Cahir Local Area Plan 2005 has identified industrial use for the Master Plan lands and also sets
out a number of Employment and Enterprise policies in Chapter 4. Those of particular relevance to
this Master Plan are set out below and all development proposals must comply with these relevant
policies.
2.1

Cahir Local Area Plan 2005 Policies

Policy EMP. 1: Employment Growth and Promotion
It is the policy of the Council to facilitate enterprise and employment, and to co-operate with other
agencies including the private sector in order to provide employment opportunities.
The Council will continue to play a role in alleviating unemployment. To this end, the Council will cooperate with employment creation agencies such as Enterprise Ireland, Forbairt, the County
Development Board and Cahir Development Association. The Council will seek to assist the work of
these agencies through the policies set out in the LAP which are designed to facilitate the
achievement of sustainable development.
Policy EMP. 2: Environmental Improvement of Employment Areas
It is the policy of the Council to improve the environment of the town’s employment areas (including
the town centre) through one or more of the following:
(a)
landscaping where development borders other uses;
(b)
improved access for pedestrians, cyclists and people with disabilities; and
(c)
enhancement of listed buildings, areas of archaeological interest or the conservation area.
There is considerable scope for improving the town’s employment areas and their surroundings, in
order to create a more productive, safe and attractive environment.
These areas include:
•
Retail warehousing off the Tipperary Road,
•
Lands for light-industry adjacent to the Clogheen Road,
•
Proposed enterprise area at Barnora,
•
Industrial lands at Carrigeen on the Clogheen Road R668,
•
Industrial lands at Kilcommon on the Clogheen road R668,
•
Commercial town centre at the Square.
2.2 Cahir Local Area Plan 2005 Specific Objectives
Section 4.3 of the LAP outlines the requirement for the preparation of a Master Plan for development
of lands at Barnora. The relevant lands at Barnora which are subject to this Master Plan are zoned for
industrial use and are considered in Section 4.3 of the LAP to which the following text pertains:
“Ensure that development of industrial lands at Barnora is carried out as part of a master plan for all
such zoned lands. There should be a high standard of design and layout for
enterprise/incubator/commercial units and design and layout should not detract from neighbouring
residential areas. Only developments which enhance existing amenities will be permitted. Proposals
for commercial/retail development shall not detract from the viability of the town centre and shall be
subject to the provisions of the Retail Planning Guidelines 1999. Provision of additional set-down and
pick-up areas for the VEC shall also be accommodated. No industrial warehousing shall be
permitted”. (The Retail Planning Guidelines 1999 (DoEHLG) have been replaced by new guidelines in
January 2005)
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3.

LAND SURVEY AND ANALYSIS

3.1
Location and Existing Land Use
The Master Plan area comprises 4.7 ha and is located on the periphery of the town and therefore
considered to be an out-of-centre site. The lands had been identified for industrial and residential use
in the Cahir Town Development Plan 1999 and for industrial use in the Cahir Local Area Plan 2005
with the possible provision of retail uses where considered appropriate. The land use zoning matrix
as set out in Appendix 1 of the 2005 LAP provides detail of permitted uses on the lands. The Master
Plan lands are currently in the ownership of three separate parties.
A public road runs along the
southern
and
eastern
boundaries of the lands while
there is a roundabout located on
the southern boundary also.
Services
and
other
infrastructural
networks
are
located nearby and currently
service
residential
and
community
uses
on
neighbouring lands. The lands
are currently under grass and
appear disused. The lands are
located circa 900 metres from
the
town
centre
where
pedestrian access is adequate
given
the
fact
that
the
Community College is located in
the immediate vicinity.
Map 2. Cahir LAP 2005 Zoning Extract
3.2
Topographic Expression
The Master Plan area is undulating with higher ground on the eastern and south eastern area. There
is a sharp change in ground level towards the centre of the site while the lowest ground levels exist at
the north west corner between a recently constructed housing estate and older dwellings fronting onto
the R670. There are no drainage ditches or water bodies present on the lands while a number of
broadleaf trees have been planted on a section of the eastern boundary which have become
established and warrant retention as part of future development. Recent banking and landscaping of
land along the southern road boundary has also taken place and future development in this area
should ensure the retention of these features.
3.3
Infrastructure Networks
3.3.1 Waste Water
The site can be serviced from the public waste water drainage network. Any development of the site
shall connect to the main drainage scheme servicing the adjoining housing estates of Dun Uisce,
Barnora Crescent etc, and Colaiste Dun Iscaigh. Development Contributions shall be required as
outlined in the South Tipperary County Development Contribution Scheme which came into effect on
1st March 2004. No on site waste water treatment works will be permitted.
3.3.2 Surface Water
All surface water run-off shall be collected separately from foul water. Surface water attenuation on
the lands will be required in line with policy SERV. 2: Storm Water Retention as set out the Cahir
Local Area Plan 2005. Appropriate treatment shall be provided depending on proposed uses in order
to ensure that a high quality discharge is achieved. Appropriate measures shall also be applied in
relation to minimisation of surface water through the use of appropriate surface materials and through
the re-use of surface water where possible.
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3.3.3 Water Supply
The water supply to service any development proposal should be taken from the public water supply
to the requirements of the Water Services Section of South Tipperary County Council. Development
Contributions shall be required as outlined in the South Tipperary County Development Contribution
Scheme which came into effect on 1st March 2004.

Views South West across the Master Plan lands towards the Galtee Mountains
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4.

MASTER PLAN OBJECTIVES

4.1 Master Plan Key Principles
The development of the Master Plan area shall only proceed after a thorough investigation as to how
any proposal shall complement and enhance the overall sustainable development of the town. Each
element of any proposed development shall be supported with details/studies in relation to the impact
it may have on the following:
1)
The viability and vitality of the town centre;
2)
The enhancement of the environment, services and amenities of the area and the improvement
of the safety and usability of existing services and amenities;
3)
Any impact on traffic and transport on the local road network;
4)
The provision of employment opportunities in Cahir;
5)
The improvement and promotion of the tourism industry for Cahir.
4.2

Principal Development Objectives
Given the subdivision of
the lands under three
separate owners, it is
critical
that
each
individual parcel of land
is developed in a coordinated
fashion,
taking account of the
development
of
neighbouring lands and
of retaining existing
residential amenity on
lands bounding the
Master Plan area. This
will
be
of
most
importance
to
the
location and installation
of sub-surface service
networks, access and
road layout, but also to
the overall design of
units,
security
and
boundary
treatments,
signage and overall
landscaping.

4.3 Infrastructure and
Service Networks
As stated in Section 3.3
above, the provision of
services shall be to the
requirements of the
Water Services Section
of
South
Tipperary
County Council and
shall comply with the
Map 3. Indicative Land Use Zoning Objectives
policies and objectives
of the Cahir Local Area Plan 2005. In addition to this, it is essential to the development of individual
parcels of land that all sub-surface service networks are located at new access roads for ease of
access and repair etc. In order to ensure sufficient capacity is provided in the networks, it is also
essential that all developers/landowners/applicants contribute to initial costs of providing these
networks or alternatively enter legal agreements to ensure duplication of any network to service
individual developments is not required.
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4.4
Access and Road Network
The provision of a single access onto the public road will be critical for the development of the Master
Plan area. This road shall join the public road through the provision of a new spur onto the existing
roundabout. The main spine of the access road shall proceed into the centre of the site where
separate access roads shall provide separate access to lands at either side of the new road. The
proposed new access road will traverse a number of landholdings and it will be necessary for all
landowners to agree on the final route alignment prior to any development being proposed. Evidence
of such an agreement will be required by the Planning Authority prior to any planning permission
being granted on the subject lands. Lands identified for low density residential development may also
be independently accessed where residential development is proposed.
Depending on the intensity and type of activities proposed, it may be necessary to carry out
improvements to the junction of the existing public road fronting the site with the R670 and the link
road joining the N24. Should the Council consider that any proposed development could lead to traffic
congestion at these points, the applicant/developer/landowner will be required to carry out a traffic
impact assessment at planning application stage and special development contributions may be
required in order to improve traffic flows at these intersections.
Specific
Employment
Objective E4 of the Cahir LAP
2005 states that improvement
to set down and pick up
facilities
associated
with
Colaiste Dun Iascaigh will
also be required as part of
any
development.
Development
proposals
should take account of this
fact. There are existing public
footpaths located between the
Master Plan lands and the
town
centre
which
are
generally
considered
satisfactory; however the
provision of footpaths within
the subject lands and on the
periphery will be required as
per the general standards of
the Council and a new
pedestrian crossing between
the subject lands and the
public
footpath
at
the
community college will also be
required. Large areas of carparking to serve any proposed
development of the site shall
be suitably landscaped and
suitably surfaced.
Map 4. Indicative Master Plan Objectives
4.5 Architecture and Design
Any proposed development shall comply with the design guidelines as set out in the Cahir LAP 2005
and the South Tipperary County Development Plan 2003. Development shall be required to
demonstrate how it shall improve and enhance the area by high quality design. Detailed proposals
shall be required in relation to all finishes to proposed structures, e.g. colours and materials. The
Planning Authority does not wish to provide strict guidelines as to appropriate design, and would
consider a combination of modern design and traditional type design, however, the overall objective
shall be to improve the diversity of building design in this predominantly residential area.
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Proposals shall be assessed on their own merit but all developments on the Master Plan lands should
incorporate common elements of design in order to provide some continuity throughout. Generally,
strong, well-designed structures shall be favoured over low-lying scattered development, which would
result in a poor visual appearance from neighbouring lands.
4.6
Boundary Treatment and Landscaping
The provision of very high
quality boundary treatment for
the proposed site especially
along individual boundaries and
boundaries
with
existing
residential properties shall be a
requirement
of
any
development.
Proposals
in
relation to soft and hard
boundary treatment shall be
required with special emphasis
on the use of natural materials
local to the area and native
semi-mature trees. The existing
tree planting and landscaped
area
along
the
southern
roadside boundary and a
section of the eastern boundary
shall be retained and improved.
The use of palisade security
fencing will not be permitted
where visible to the general
public. The Council will require
Existing Landscaping to be retained along the Southern
adequate buffer space and tree
Road Boundary
planting between proposed
developments
and
existing
residential properties in order to retain the existing level of residential amenities.
4.7
Advertising Structures
Careful consideration shall be required in relation to the design and location of advertising and signs
to ensure that the visual quality of the general area is maintained. There shall be a general
presumption against free-standing corporate flagpole sites. Signs will generally required to be no
higher then 3 metres and non-internally illuminated.
4.8
Retail Development
The County Retail Strategy (CRS), was incorporated into the South Tipperary County Development
Plan 2003, adopted on the 6th October September 2003. It is an objective of this Master Plan to
implement the content of the CRS. The CRS identifies Cahir as a Tier 3 or Town Centre at county
level and a Tier 4 Centre at national level. It is stated that there are inherent difficulties in meeting
modern convenience and comparison floor space needs within the town centre while the retail profile
is quantitatively predominantly comparison floor space where 63% of the population of the town do
their main food shopping in Clonmel.
The Master Plan lands are considered to be an out-of centre location, consequentially in order to
comply with the aims of the CRS, policies and proposals in respect of the location of retail
development must be in accordance with the principles set by the sequential approach in the Retail
Planning Guidelines, for Planning Authorities, January 2005 (DoEHLG). Given the proximity of the
lands to residential areas and the nearby Colaiste Dun Iscaigh and Duneske Leisure Centre, Council
would consider that the lands would be best suited to retail development at a neighbourhood centre
scale.
Sequential Approach:
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The preferred location for new retail development, where practical and viable, is within a town
centre.
Where it is not possible to provide the form and scale of development that is required on a site
within a town centre, then consideration can be given to a site on the edge of the town centre
so as to encourage the possibility of one journey serving several purposes. An edge of centre
site is taken to be one that is unlikely to be more than 300-400 metres from the edge of the
prime retail shopping area, and less in smaller settlements. The distance considered to be
convenient will however vary according to local circumstances.
Only after having assessed the size, availability, accessibility and feasibility of developing sites
and premises, firstly within a town centre and secondly on the edge of a town centre, should
alternative out of town centres be considered where it can be demonstrated that there are no
town centre or edge of centre sites which are suitable, viable and available.

4.9
Development Contribution Requirements
Development Contributions shall be required in accordance with the requirements of the South
Tipperary County Council Development Contribution Scheme which came into effect on 1st March
2004.

Views west across the northern section of the Master Plan area towards the Galtee Mountains
4.10
Matrix of Possible Land Uses
The following is a guidance matrix of land use classes in relation to development of the Master Plan
lands. Generally uses which shall enhance this predominantly residential area and which shall benefit
these neighbouring residential amenities shall be favourably considered.
Minor elements of residential development are also considered appropriate at selective locations
within the Master Plan area, these locations being selected due to their proximity to existing
residential properties. Any residential development will be required to be of low density, high
architectural quality and of appropriate layout to ensure a suitable buffer is provided between the
different land uses in the area. However it should be noted that the uses set out in the matrix below
are not precluded from the areas identified for residential use.
Proposed uses other then those listed below may be considered where the proposal demonstrates
that it shall comply with the overall objectives of this Master Plan, shall enhance the existing
residential amenity in the immediate vicinity and shall contribute to employment and service provision
within the town. A combination of the following proposed uses may be permitted.

Use Classes

General Comments and Requirements
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Car Park

Car parking shall be considered which is ancillary to any
proposed development

Community Facility

The provision of such facilities would add to the general
residential amenities of the area.

Civic Amenity Site

Such a facility shall service only members of the public from
Cahir and the surrounding areas. Development shall be of a
small scale, with intensive use of landscaping and planting.

Crèche/Nursery

Any development proposal shall require an assessment of
existing facilities, and should provide for the development of
those facilities/services which are most required.

Educational

Would be encouraged in association with local schools and other
education bodies in Cahir.

Enterprise
Centre

and

Employment

Would be encouraged, shall require consultation with the South
Tipperary County Enterprise Board and local communities. All
proposed enterprises would need to have regard to neighbouring
residential amenities with regard to noise and other
inappropriate impacts. Heavy industrial activities which would
reduce neighbouring residential amenities will not be permitted.

Garden Centre

Should integrate into the surrounding residential areas through
the provision of amenity lands and associated landscaping.

Hotel

Should be of high quality design, shall provide amenity
improvements and shall integrate into the surrounding residential
areas. Self-catering accommodation or rental cottages shall not
be favourably considered. Any proposed development should be
located strategically on a predominant area of the lands.

Nursing Home

Should be of high quality design, shall provide amenity
improvements and shall integrate into the surrounding residential
areas through the provision of landscaped amenity lands.

Offices less then 100 sqm

Would be considered as part of a business park proposal.
Emphasis shall be on high quality design and landscaping.

Offices above 100 sqm

Would be considered as part of a business park proposal.
Emphasis shall be on high quality design and landscaping.

Public House

Shall only be considered in association with a supporting
development such as a hotel.

Off Licence

Shall only be considered in association with a supporting
development such as a public house, neighbourhood centre or
shop.

Recreational
Facilities
Residential

Buildings

and

Shall require consultation and support from local communities,
should be provided to integrate the public open space and
should be appropriately managed and controlled.
Will be considered on a limited scale at selective locations as
shown on the Master Plan maps. Proposals shall be for low
density only and shall be of a high quality design and layout
which enhance the visual appearance of the area and do not
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detract from residential amenities on neighbouring lands.
Restaurant

Will generally be considered in association with a
complementary development e.g. garden centre, hotel or
neighbourhood centre.

Neighbourhood Shop

A small-scale neighbourhood shop would be favourably
considered as part of an integrated development. Proposals for
more then one “convenience type” shop shall not be favourably
considered as such development would detract from the town
centre. Proposals for a neighbourhood centre incorporating
“living over the shop” will be acceptable depending on overall
design.

Comparison Retail/Services

The provision of small comparison retail/service units which do
not detract from the viability of the town centre may be
considered appropriate subject to compliance with the retail
requirements of the Master Plan, the Cahir LAP 2005, the South
Tipperary County Development Plan 2003, the South Tipperary
County Retail Strategy 2003 and the Retail Planning Guidelines
for Planning Authorities (DoEHLG) 2005.

Veterinary Surgery / Medical
Centre

Due to its out-of-town centre a veterinary facility or medical
centre would be favourably considered, subject to appropriate
design.

Workshop / Studio

Generally the provision of small scale workshops as part of an
overall enterprise/office/employment centre shall be considered
appropriate subject to the provision of adequate buffer space
between existing residential properties and the proposed
development.

4.11
Minimum Standards/Requirements
All proposals for development on the Master Plan lands shall comply with the following minimum
standards:
(i)
Chapter 8 of the South Tipperary County Development Plan 2003;
(ii)
Chapter 10 and the Appendices of the Cahir Local Area Plan 2005;
(iii) Retail Planning Guidelines for Planning Authorities 2005 (DoEHLG);
(iv) Residential Planning Guidelines for Planning Authorities 1999 (DoEHLG);
(v)
Childcare Facilities Guidelines for Planning Authorities 2001 (DoEHLG);
(vi) Recommendations for Site Development Works for Housing Areas 1998 (DoEHLG);
(vii) Traffic Management Guidelines 2003 (DoEHLG, DTO & DOT);
(viii) Building Regulations Technical Guidance Documents 1997-2004 (DoEHLG);
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