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Chapter 1. The Development Plan in Context 
 
1.0 Introduction  
This Carrick on Suir Town Development Plan 2008 sets out proposals for the development and 
use of land within Carrick on Suir up to 2014 and beyond and pertains to lands within the 
administrative area of Carrick on Suir Council (from here referred to as the Council/Planning 
Authority). The Carrick on Suir Town Development Plan 2008 was adopted by resolution of 
Carrick on Suir Town Council at their meeting on Monday 11th February 2008 and will be used to:  
(i) Guide the day to day activities of the Council in terms of service provision; 
(ii) Provide a policy framework for development over the life of the final Carrick on Suir Town 
 Development Plan 2008 and beyond; and, 
(iii) Provide guidelines in relation to the policy objectives and development management 
 standards of the Planning Authority.  
 
1.1 Composition of the Development Plan 
This Carrick on Suir Town Development Plan 2008 has been prepared in accordance with the 
requirements of the Planning and Development Act (PDA) 2000-2006 and the Planning and 
Development Regulations 2001-2004 and replaces the Carrick on Suir Town Development Plan, 
2002. The plan consists of a written statement and maps. The written statement contains the 
following sections; 
• Introduction 
• Strategic Context including current trends and a development plan strategy. 
• Policies and Objectives to implement the Strategy including general location/pattern of 

development, housing, economic development, environment/heritage/amenities, 
infrastructure and requirements for new developments. 

• Supporting Technical Information including schedules of protected structures, protected 
views, protected trees, guidance notes and maps. 

 
The zoning maps give a graphic representation of the proposals of the Carrick on Suir Town 
Development Plan 2008, indicating land-use, conservation designations and other control 
standards together with various objectives of the Council. They do not purport to be accurate 
survey maps, and should any conflict arise between the maps and the statement, the statement 
shall prevail.  
 
1.2 The Development Plan, the Community and the Elected Members. 
The making of a development plan is a reserved function of the Elected Members, which in the 
case of the proposed plan are the Elected Members of Carrick on Suir Town Council. This 
reserved function is provided for in legislation under Section 12 of the Planning and Development 
Act 2000-2006 where subsection 12(11) stated that in making a development plan the members 
shall be restricted to considering the proper planning and sustainable development of the area, 
the statutory obligations of the local authority and the relevant policies and objectives for the time 
being of the Government or any Minister of the Government. Furthermore, the Department of 
Environment, Heritage and Local Government (DEHLG) has published the Development Plans 
Public Consultation Draft Guidelines for Planning Authorities in April 2006 which set out key 
principles which should be considered when making a development (draft) plan stating that 
matters typical to identifying zoning and other objectives which ensure the proper planning and 
sustainable development of the area include:  

(i) Realistic assessment of need; 
(ii) Policy context; 
(iii) Water, drainage and roads infrastructure; 
(iv) Supporting infrastructure and facilities; 
(v) Physical suitability; 
(vi) Sequential approach; and, 
(vii) Environmental and heritage policy. 
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By careful consideration of the above criteria and the legislative provisions of the Planning and 
Development Act 2000-2006, the Elected Members in exercising their reserved function in 
making a development plan will ensure that the needs of the broad community are best 
accommodated in the zoning, policy and specific objectives identified in the Carrick on Suir Town 
Development Plan 2008.  
 
A public meeting was held in the Heritage Centre on the 16th January 2007 in order to ascertain a 
range of issues relevant to the community which would inform the policy and objective provisions 
of the plan. This informal workshop was well attended and identified a number of issues relevant 
to the Carrick on Suir Town Development Plan 2008. The main issues raised are set out in 
Appendix 7 and relevant issues are addressed throughout the Carrick on Suir Town Development 
Plan 2008. 
 
1.3 Relationship with other plans/guidelines 
The first development plan for Carrick on Suir was adopted in 1967. This was reviewed and new 
development plans made in 1977, 1983, 1989, 1994 and 2002. In preparing the plan, the 
planning authority has had regard to the relevant policies and objectives set out in the following: 
(i) Waterford County Development Plan 2005, 
(ii) Waterford City Council Planning and Land Use Transportation Study 2004,  
(iii) National Inventory of Architectural Heritage, and 
(iv) Urban Archaeological Survey of County Tipperary South Riding 1993.  
 
Please note however that this is not an exhaustive list, and other documents, plans and strategies 
will be included and/or referred to in the Carrick on Suir Town Development Plan 2008 as 
required. Submissions made by private individuals, interest and community groups have also 
been considered.  
 
1.3.1  Sustainable Development: A Strategy for Ireland  
In 1997 the Government published Sustainable Development: A Strategy for Ireland. The 
Strategy provides the framework for the achievement of sustainability at the local level. It calls on 
planning departments to incorporate the principles of sustainable development into their 
development plans and to ensure that planning policies support its achievement. The strategy 
highlights the need for planning authorities to take a strategic view of settlement patterns, 
avoiding development that results in the inefficient use of land.  
 
1.3.2 National Development Plan (NDP) 2007-2013. 
The National Development Plan (NDP) identifies investment funding for significant projects in 
sectors such as health services, social housing, education, roads, public transport, rural 
development, industry, water and waste services. The priorities and approach set out in the NDP 
are consistent with the ten year social partnership framework set out in Towards 2016. It’s 
predecessor which ran from 2000-2006 has been the main policy driver for the National 
Sustainable Strategy and Regional Planning Guidelines. The NDP is designed to strengthen and 
improve the international competitiveness of the country so as to support continued, but more 
balanced, economic and social development. The National Development Plan has five main 
investment priorities including economic infrastructure, enterprise, science and innovation, human 
capital, social infrastructure and social inclusion. The main cornerstones include: 
(i) Environmental sustainability; 
(ii) Ensure sustainable national economic and employment growth;  
(iii) Continue to strengthen and improve the international competitiveness of the country;  
(iv) Balanced regional development and innovative gateway enhancement; and,  
(v) To promote social inclusion.  
Specifically, the continued prioritisation of the RAPID programme, initiatives for improved linkages 
between industry and education and other priorities identified for the Waterford Gateway and 
County and other towns in the NDP will benefit Carrick on Suir. 
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1.3.3 National Sustainable Strategy (NSS) 2002 
The principles of sustainable development identified in Sustainable Development: A Strategy for 
Ireland were further explored in the NSS in 2002. The NSS is a 20-year planning framework 
which aims to achieve a better balance of social, economic and physical development across the 
Country, supported by more effective planning. The commitment to prepare the NSS was 
included in the NDP 2000 – 2006.  
 
The settlement strategy identified in the NSS is based on a hierarchy of gateways and hubs. 
Outside these larger settlements the importance of county towns has also been recognised along 
with the important need to support the role of smaller towns, villages and rural areas at the local 
level. While Clonmel has been identified as the county town within South Tipperary, the role of 
Carrick on Suir cannot be ignored as it functions as a local market and commuter town located in 
close proximity to the gateway of Waterford City. This role has also been identified in the South 
Tipperary County Retail Strategy 2003 and the Regional Planning Guidelines for the South-East 
2004.  
 
In order to drive development in the regions, the NSS requires that areas of sufficient scale and 
critical mass be built up through a network of gateways and hubs. The importance of county and 
other towns is also highlighted and in this regard the need to support diverse rural economies on 
which these latter towns depend cannot be overstated. 
 
1.3.4 Regional Planning Guidelines (RPG) 2004 
The RPG’s for the South East were published in May 2004 and seek to achieve a better spatial 
balance of social, economic and physical development throughout the region. The aim of the 
RPG’s is also to inform and influence the formulation of development plans at a local and county 
level, seeking the implementation of objectives and policies identified in the NSS. The main 
settlement strategy priorities for towns such as Carrick on Suir are identified as follows: 
(i) Identify under-utilised, derelict and undeveloped lands within the built up area; 
(ii) Realise opportunities using the derelict sites act and acquisition of key sites; and, 
(iii) Where sufficient development opportunities in the built up area are not available, 
 consider appropriate extension options having regard to infrastructural constraints and 
 the availability of community services. 
Addressing these key issues is one of the main objective provisions of the Council and is a key 
strategy of the plan.  
 
1.3.5 Waterford City 2004-2020 Planning, Land Use and Transportation Strategy (PLUTS). 
Carrick on Suir is located within the study area identified in the Planning, Land Use and 
Transportation Strategy for Waterford City 2004-2020 which includes Carrick on Suir, Tramore 
and New Ross as the larger satellite centres within the catchment of Waterford City. Central to 
the future development of the city as a sustainable gateway as identified in the National Spatial 
Strategy are the key targets of: 

(i) Achieving critical mass; 
(ii) Developing a compact and balanced city; 
(iii) Integrating transport and Landuse; 
(iv) Harnessing the excellence of the education resource; 
(v) Utilising existing key assets; and, 
(vi) Managing growth. 

 
By the year 2020 the preferred strategy identifies an increase in the satellites of circa 68% in 
population (54% for the city & environs) and 68% in workforce (55% for the city & environs). The 
development plan recognises the role of Carrick on Suir in meeting these targets and in attracting 
and accommodating the predicted physical and economic growth. The plan aims to strengthen 
the role of Carrick on Suir as a support satellite to the Gateway of Waterford City where the 
strategic and general policies of the plan, in conjunction with the land use zoning objectives set 
out a framework within which the town can expand in a sustainable manner, thereby ensuring 
population growth does not take place in the absence of physical and social infrastructure.  
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1.3.6 Corporate Strategies/Policies 
The following strategies and policy documents have been consulted in reviewing the development 
plan: 

(i) Carrick on Suir Traffic Management Plan 2001 – 2011,  
(ii) Joint Waste Management Plan for the South East Region 2006,  
(iii) South Tipperary County Strategy 2002,  
(iv) South Tipperary County Development Plan 2003, 
(v) South Tipperary County Retail Strategy 2002 (current being reviewed), 
(vi) South Tipperary County Housing Strategy Review 2004-2009, 
(vii) South Tipperary County Traveller Accommodation Programme 2005 – 2008;  
(viii) South Tipperary County Heritage Plan 2004 – 2008,  
(ix) Carrick on Suir Town Council Site 9 Master Plan 2004,  
(x) Carrick on Suir Draft Litter Management plan 2006 - 2008, 
(xi) Carrick on Suir Landscape Plan 2006 – 2010, 
(xii) Carrick on Suir Tourist Development Strategy, 
(xiii) South Tipperary Sludge Management Plan, 
(xiv) South Eastern River Basin District Management Plan. 

 
1.4 European Spatial Development Perspective 
The European Spatial Development Perspective represents a European Union initiative which 
promotes the concept of sustainability. The diversification of rural areas; improved accessibility, 
efficient and sustainable use of infrastructure; enhanced conservation and management of the 
natural and cultural heritage, comprise the central tenets of this initiative. These aims have been 
considered in the formulation of the policies and objectives of this Carrick on Suir Town 
Development Plan 2008. 
 
1.5 The Plan as a Sustainable Strategy 
At the U.N. Conference on Environment and Development (the Earth Summit) in Rio de Janeiro 
in 1992, Ireland endorsed Agenda 
21, a major blueprint for how the 
nations of the world can work 
towards a sustainable future. 
Sustainable Development is 
defined as “development that 
meets the needs of the present 
without compromising the ability 
of future generations to meet their 
needs” (Bruntland Report 1987). 
 
Protection of the built and natural 
environment is a fundamental 
element of sustainability. 
However, the concept is much 
broader than this, recognising that 
the quality of life for present and 
future generations is dependent 
on the long-term health and integrity of the environment. The need to strike a balance between 
development and conservation is at the heart of sustainability. This concept is central to the aims 
and objectives of the Carrick on Suir Town Development Plan 2008. 

 
‘The Carrick Knot’ Mosaic by students of Commeragh College 
& the Neighbourhood Youth Project under RAPID. 

 
1.6 “Think Global – Act Local” 
Land-use policies and controls are central to the achievement of sustainability. The Carrick on 
Suir Town Development Plan 2008, as the Council’s principal policy statement on land-use, will 
provide the land-use basis for the Council’s ‘Local Agenda 21’. The following objectives have 
been identified and the policies, guidelines and proposals in the plan have been designed to 
facilitate their achievement:  
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(i) Minimise the consumption of natural non-renewable resources, including land; 
(ii) Preserve the quality of the landscape, open space, architectural and cultural heritage and 

material assets; 
(iii) Protect the integrity of the built environment from damage caused by insensitive 

development proposals; and 
(iv) Promote the involvement of the local community in decision making on environmental 

sustainability issues. 
Sustainable development is a long term strategy, and this plan represents a step towards the 
achievement of this aim, which will be supported by the preparation and implementation of a 
Local Agenda 21.  
 
1.7 Town Boundary 
For the purposes of this Carrick on Suir Town Development Plan 2008, Carrick on Suir shall be 
taken as the area defined by the development boundary in the attached maps. 
 
1.8 Locational Context 
Carrick on Suir is a market and commuter town, situated 24 km east of Clonmel and 26 km west 
of Waterford City. The National Primary Road N24 traverses the town in an east-west direction 
while a number of regional roads lead to other large centres such as Kilkenny and Dungarvan. 
The town is also serviced by a rail link which connects to the national rail network in Waterford 
and Limerick Junction.  
 
The town lies within the valley of the Carrick Syncline between the foothills of Sliabh na mBan 
and the Commeragh Mountains, the latter forming an impressive backdrop to the town. The town 
is, therefore, topographically enclosed particularly to the south where the valley rises steeply from 
the river. While the topography of the area adds to the town’s character, the rising valley slopes 
are particularly sensitive to obtrusive and incongruous development and strict control of 
development in this area will be provided in the plan. 
 
The River Suir follows the course of the syncline floor, flowing eastwards and entering the sea in 
Waterford Harbour. Tidal waters are experienced along the river to a point just upstream of the 
old bridge in Carrick on Suir. The Glen and Linguan tributaries join the Suir within and below the 
town respectively. 
 
Carrick on Suir is a reasonably sized service centre for its own population and the surrounding 
rural hinterland, however some commercial activity is lost to the nearby settlements of Kilkenny, 
Clonmel, Dungarvan and Waterford City. The town itself has a population of 5,542 (2006 CSO 
data), whilst that of the town and wider hinterland is 9178 (2002 CSO data). The hinterland area 
consists primarily of the Carrick-on-Suir Rural Electoral Divisions No’s. 1, 2 & 3 while the towns 
influence also extends to other outlying townlands.  
 
1.9 Historical Context 
The town origin can be attributed to its position on the tidal reaches of the Suir River. The town is 
linked to the busy market town of Clonmel and to the port of Waterford via the river Suir, which 
functioned as the only dependable traffic route between the settlements throughout most of the 
town’s history. The main area of the town is located on the northern banks of the river while 
Carrickbeg, is located on the southern banks. The town was initially incorporated circa 1245 when 
royal assent was granted to Matthew Fitzgriffin to hold fairs in the town. The name Carraig mhac 
Griffin was given to the town for some time after this event.  
 
The first defensive walls were erected circa 1300. Today Lough Street, the Suir River and New 
Lane bound this defensive area. Later that century the town came under the ownership of the 
Butlers, then Earls of Carrick and later Earls of Ormond.  
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The settlement of Carrickbeg was formed with the establishment of the Franciscan Friary circa 
1336 on the site of the present day parish church. The friary was originally linked to Carrick on 
Suir via a ferry, which was later replaced by a bridge. 
 
Self-government within the town was established with the granting of a charter in 1366, while the 
town was enlarged circa 1440 and the existing Old Bridge erected between the town and 
Carrickbeg. A castle was also erected on the northern banks of the river just east of the town, 
which was altered by the building of Ormond Manor House circa 1565.  
  
By the eighteenth century the town had become the centre of woollen trade in the area and by 
1800 leather goods, cloth, beer and whiskey, ropes and river craft were being manufactured in 
the town. The manufacture of woollen goods ceased in 1825, which resulted in a dramatic fall in 
the town’s population during the following years. The Suir Navigation Act of 1836 saw the 
improvement of navigation allowing access for larger vessels to the town while a new Town-
Commission was formed the same year to ensure efficient self governance. This allowed the 
provision of public lighting, street paving and cleaning and the construction of public drains and 
sewers. The new bridge was constructed circa 1875 at which time the town functioned as an 
import and distribution centre for its hinterland. During the last century the main industry in the 
town was the tannery which was finally closed in 1985 while there has been, and still is, a strong 
presence of agriculturally related activity in the town.  
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Chapter 2. Current Trends and Plan Strategy 
 
2.0 Population 
The national population and that of South Tipperary has risen consistently in recent years due to 
natural increases and in-migration and unlike the other urban centres in the county, with the 
exception of Clonmel, Carrick on Suir exhibits an increase of 14% during the 1991-2006 period, 
reflecting an increase of 5.8% during the last intercensal period (Table 1). The rate of population 
growth during this latter period for South Tipperary was 4.9%, indicating that the population of 
Carrick on Suir is growing at a rate greater than that of the county. The general long term trend is 
shown in Figure 1 below which shows clearly the differences in growth rates across the main 
urban centres of the county.   

Table 1. Comparison of 
population  growth in the period 
1991 – 2006 
Town Percentage 
Clonmel 8.50 
Tipperary -11.50 
Carrick on Suir 14.00 
Cashel -2.70 
County 10.80 

-15.00
-10.00
-5.00
0.00
5.00

10.00
15.00

Percentage

Clonmel Tipperary Carrick on
Suir

Cashel County

Town

Percentage Population Change 1991-2006

 
Figure 1. 

 
Whilst this population increase in 
Carrick on Suir is of note, more 
significant is the trend in population 

change between the urban area and its rural hinterland as shown on Figure 2. This clearly shows 
a substantial increase in the rural population between 1996 and 2002 with a subsequent return to 
the 1996 figure in 2006. This may be a result of restrictions on the construction of new dwellings 
in the rural areas of South Tipperary but could also be partly attributed to the increase in house 
building and construction within the town. These points are reinforced by the fact that the urban 
population has maintained to a greater extent the level of increase experienced to 2002 during 
the last intercensal period which in effect reverses the long term trend of greater rural population 
growth in the immediate hinterland of the town.  

The general population distribution 
within the town and its rural 
hinterland is set out in greater 
detail in Table 2. As can be seen, 
the greatest level of urban increase 
was experienced in Carrickbeg in 
the 1996-2002 period where an 
increase of 22.4% (225 persons) 
was recorded which was far in 
excess of the 3.4% increase 
experienced in Carrick Urban E.D. 
This trend has been repeated to a 
lesser extent in the 2006 census 
with figures of 14.9% and 3.2% 
respectively.  
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Carrick on Suir Tow n
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Figure 2. 

Within the rural E.D’s. the marked population increase in the 2002 census is most evident in 
Carrick on Suir Rural and Newtown with respective figures of 20% (82 persons) and 15.4% (50 
persons) respectively.  
 
Overall, the census data referred to above would seem to suggest that there is a shift in 
settlement pattern away from the rural hinterland to the town and particularly development on the 
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southern side of the Suir in Carrickbeg. While residential units in Carrickbeg are located in close 
proximity to the town centre, there is a need to balance the rate of development with improved 
access across the river. Therefore it is a strategic aim of the Carrick on Suir Town Development 
Plan 2008 to address possible problems associated with this trend by promoting consolidation 
and future growth within Carrick on Suir which provide opportunities for a balanced pattern of 
urban expansion and which will match the provision of physical infrastructure with the provision of 
zoned development lands. 
 

Table 2: Population Comparison 

Electoral Division 1991 1996 2002 2006 1996% 2002% 2006% 
Carrick on Suir Urban 4128 4168 4313 4451 0.10 3.40 3.20 
Carrickbeg Urban 1015 1004 1229 1412 -0.11 22.40 14.90 
Carrick on Suir Rural 377 403 485 481 6.80 20.00 -0.08 
Garrangibbon 568 556 604 637 -2.20 8.60 5.40 
Kilmurray 324 345 321 319 6.50 -7.00 -0.60 
Newtown 330 324 374 382 1.90 15.40 2.10 
Carrick on Suir Town 
Area 5143 5172 5542 5863 0.56 7.10 5.80 
Carrick on Suir Rural 
Area 1599 1628 1784 1819 1.80 9.50 2.00 

 
Note: Carrick on Suir Town Area comprises of the E.D’s. of Carrick on Suir Urban and Carrickbeg Urban. Carrick on Suir 
Rural Area comprises of the E.D’s of Garrangibbon, Kilmurray, Newtown and Carrick on Suir Rural.  
 
2.1 Population Structure & Demographic Profile 
The population data shown in Figures 3 & 4 for both South Tipperary and Carrick on Suir indicate 
very similar trends in the general profile. It can be clearly seen that the 25-44 cohort contains the 
greatest proportion of male and female population in both geographical areas with a slightly 
greater number of females apparent in Carrick on Suir. All other age cohort groups display similar 
proportions of males to females, of note however is the greater percentage of females in Carrick 
on Suir aged 64 and above.  
 

South Tipperary Population Profile 2002
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Carrick on Suir Population Profile 2002
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Figure 4

 
Figure 3 

 
Of note in Figure 4 is the concentration of population in the 0-14 age cohort which in real 
numbers shows an increase of 199 males and 184 females on the 15-24 age cohort. This will 
have a direct impact on the provision of services, secondary school places and amenities during 
the life of the plan and beyond.  
 
The image emerging in the population profile for Carrick on Suir can be further enhanced by the 
data available on household composition which is set out in Figure 5. This shows that the rate of 
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one person households is 
similar to that of the county 
while the formation rate for 
couples is substantially less 
(-10%) than that 
experienced nationally. This 
latter figure is compounded 
by the fact that there is an 
above average rate of single 
parent households, 4.5% 
greater than the national 
average. This is not to say 
that the town experiences a 
greater concentration of 
single parent families but it 
may be a reflection of the 
fact that the percentage of 
non family units is less than 

the national and county figures, thereby indicating that the provision of individual residential units 
may be sufficient to cater for the local market. In other words there may be a lesser need for 
single parent families to share accommodation with other non-related persons/groups. The lower 
than average household composition rate in non family units may also be attributed to the lack of 
inward migration of young single persons seeking employment locally and who would generally 
share accommodation with other non-family members.  

Household Composition 2002
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Figure 5 

 
2.2 Population Projections 
The task of accurate population projections is onerous given the interplay of numerous factors of 
uncertainty. The projected population will be influenced by variable fertility rates and the extent of 
migration which is in turn dependant upon the economic welfare, education and employment 
opportunities which are available. The recent trend indicates that the population of Carrick on Suir 
Town is increasing at a rate of 5.8% which is greater than the county as a whole, while the rate of 
increase for the rural hinterland is 2%. Figure 2 also shows that the unsustainable trend in the 
excessive development of rural areas for residential purposes evident in 2002 has been reversed. 
A continuation of the current trend up to 2016 is set out in Table 3.  
 

Table 3: Projected Population 

 1991 1996 2002 2006 2011 2016 
Carrick on Suir Town 5143 5172 5542 5863 6203 6562 
Carrick on Suir Rural 1599 1628 1784 1819 1855 1892 

 
Section 3.4 of the South Tipperary County Development Plan 2003 identifies a settlement 
strategy for the county. The strategy states that an urban hierarchy is the preferred option for 
accommodating development growth in the future. The strategy identifies Clonmel as the primary 
growth centre, followed by Carrick on Suir which will be promoted as a secondary business 
centre for the area. The success or otherwise of such a strategy will have a direct impact on 
population changes over the life of the Carrick on Suir Town Development Plan 2008 and 
therefore the projected population figure can be used for indicative purposes only.  
 
More importantly, the key objective of the Carrick on Suir Town Development Plan 2008 is to 
ensure that the current trend of urban population growth is not reversed and therefore the 
strategic policies of the plan will seek to enhance the physical, economic, social and cultural 
environment of the town in order to attract inward migration and investment. This will require one 
or a combination of the following to take place: 

(i) The introduction of an employment activity that attracts in-migration, e.g. high-
tech/niche industries, services etc. 
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(ii) Successful promotion of the town as a commuter centre from Waterford and Clonmel, 
along with other urban/employment centres within a commuting distance; 

(iii) Enhancing the settlement strategy that strengthens the town as a growth centre by 
restricting the growth in urban-generated one-off houses in the hinterland; 

(iv) Provide a policy framework which will facilitate and guide the completion of 
sustainable and attractive urban/suburban housing developments with integrated 
commercial and community services and physical infrastructure which is appropriate 
to the area; and, 

(v) Provision of key infrastructure as identified in the plan. 
 
2.3 Employment 
Figure 6 provides a comparison between a range of employment sectors across three 
geographical areas i.e. Carrick on Suir, South Tipperary and at national level. As can be seen 
there are a number of similarities displayed between the occupational groups across the three 
geographic areas, most 
evident in the 
communication/transport, 
commercial, services and 
persons seeking a first job 
groups. For the other groups, 
the discrepancy shown in the 
agric/farming group between 
Carrick on Suir and the county 
would be expected, 
particularly as the percentage 
for Carrick on Suir is similar to 
the national average. It is also 
evident that the town suffers 
from a lack of opportunities in 
the clerical/management and 
professional groups, a deficit 
which is reversed in the construction and “other” employment groups. There is therefore a need 
to stimulate and facilitate growth in these weaker sectors in the town and the Council will seek to 
improve the level of employment in the manufacturing, professional and clerical/management 
sectors through the policy and objectives of the Carrick on Suir Town Development Plan 2008.  
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Figure 6 

 
The data revealed in 
Figure 6 i.e. the lack of 
opportunities in the 
clerical / management 
and professional groups, 
is substantiated by 
Figure 7. It can be 
clearly seen that the 
socio economic groups 
A-D are 
underrepresented in the 
town while groups E, F, 
G & K are over 
represented in the 
overall town population. 
In other words it would 
appear that there is a 
distinct lack of 
professional/manageme

nt/non-manual socio economic groupings among the resident population of Carrick on Suir.  
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Key to Figure 7 
A) Employers and managers. 
B) Higher professionals. 
C) Lower professionals. 
D) Non-manual. 
E) Manual skilled. 
F) Semi-skilled. 
G) Unskilled. 
H) Own account workers. 
I) Farmers. 
J) Agricultural workers. 
K) Unknown occupation.  

Similarities should also be drawn to the greater concentration of 
“other” employment groups present in the town and shown in 
Figure 6 and the data displayed in Figure 7 for the unknown 
occupation group (Group K). In support of the trend revealed in 
Figure 6, there is an urgent need to provide for 
professional/management opportunities within the town which will 
attract a new mobile and young labour force. It is a strategic aim of 
the plan to facilitate such development over the life of the plan and 
beyond. 
 

 
2.4 Unemployment 
The numbers of unemployed on the live register for Carrick on Suir is indicated on Figure 8 
below. There does not appear to be any identifiable cycle over the period 2000-2006, however it 
is obvious that there are a 
greater number of 
unemployed males than 
females in the town. 
Although not shown in Figure 
8, what is evident from the 
monthly Central Statistics 
Office data is the trend in 
recent years of seasonal 
employment. This data 
indicates a decrease in male 
unemployment during the 
summer months while 
female unemployment 
increases in the same 
periods. Such seasonal 
employment may be reflective of the greater than average number of persons in “unknown 
occupation” and “other” employment groups as shown in Figures 6 and 7.  

2.5 Social Structure 
Despite strong local involvement in regeneration and 
area improvements, parts of Carrick on Suir are not 
experiencing the growth that is underway in many 
other towns within South Tipperary. There is a 
continued level of underlying poverty in Carrick on Suir 
that has lead to a risk of social exclusion. Table 4 
demonstrates the groups within the town that are at 
risk of social exclusion and disadvantage. 
 
The National Anti-Poverty Strategy (NAPS) 1997, is a 
ten-year Government plan to reduce poverty. The 
Government's second National Action Plan against 
Poverty and Social Exclusion (NAP/inclusion) was 
more recently launched in 2003. The key areas 
identified for action in these strategies include 
unemployment, income adequacy, educational disadvantage, health, housing and disadvantaged 
rural and urban areas. Within these key areas a number of target groups can be identified which 
include older people, children, women and people with disabilities, migrants and ethnic minorities. 
The Office for Social Inclusion has more recently defined a number of key issues relating to 
poverty and social exclusion. The groups most at risk are shown in Table 4.  

Table 4: Disadvantaged Groups in 
Carrick on Suir 

Grouping Numbers 
Women 2840 

(50.8% total 
pop) 

Children and young people (0-14 
years) 

1242 (25% 
total pop) 

Older people 694 (12.4% 
total pop) 

People with disabilities TBC 
Travellers 0 
Prisoners and ex-prisoners TBC 
Urban poverty and  disadvantage TBC 
Gender mainstreaming TBC 
Migrants and minority ethnic 
groups 

TBC 
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A range of new indicators are used to measure progress in achieving social inclusion covering 
areas such as: income before and after social transfers, persistent poverty, early school leavers, 
jobless households, long term unemployment, life expectancy etc. In general, however, there 
continues to be a strong focus on income poverty alone. Two main measures are used to assess 
poverty levels i.e. Consistent Poverty and Relative Income Poverty (referred to as the 'at risk of 
poverty' measure). 

The ‘Consistent Poverty’ measure was developed by the Economic and Social Research Institute 
(ESRI) to identify those people who are at risk of poverty (i.e., receiving below 60% of median 
income) and who are also deprived of certain items that Irish people consider are necessary to 
ensure a basic standard of living. These deprivation items are as follows:  

(i) No substantial meal for at least one day in the past two weeks due to lack of money  
(ii) Without heating at some stage in the past year due to lack of money  
(iii) Experienced debt problems arising from ordinary living expenses  
(iv) Unable to afford two pairs of strong shoes  
(v) Unable to afford a roast once a week  
(vi) Unable to afford a meal with meat, chicken or fish (or vegetarian equivalent) every 

second day  
(vii) Unable to afford new (not second-hand) clothes  
(viii) Unable to afford a warm waterproof coat  

Persons at risk of poverty who experience deprivation in relation to at least one of these eight 
items are regarded as being in consistent poverty. Consistent poverty is the agreed measure for 
the key target in the NAPS, which is, by 2007, “to reduce the numbers of those who are 
'consistently poor' below 2% and, if possible, eliminate consistent poverty, under the current 
definition of consistent poverty”. 
 
The most up to date data on national poverty is contained in the results of the new EU Survey on 
Income and Living Conditions (EU-SILC) for 2004. This has indicated that lone parent households 
had the highest consistent poverty rate in 2004 at 31.1%, compared with a national rate of just 
under 7%. Households with 3 adults and no children had the lowest consistent poverty rate at 
3.5% in 2004. The survey also found that the consistent poverty rate for persons living in rented 
or rent free accommodation, at 20.7% in 2004, was over five times higher than the 3.7% reported 
in owner-occupied households.  
 
Among households at risk of poverty, households with children had higher deprivation rates than 
those without children. Lone parent households reported the highest levels, where almost two-
thirds of those at risk of poverty experienced enforced deprivation in respect of at least one of the 
eight basic indicators. Almost 42% of ‘other households with children’ with a risk of income 
poverty reported some level of deprivation, while households with 2 adults and 1-3 children had a 
rate of over 37%. The level of deprivation in at risk households without children ranged from 
approximately 22% for 2 adults to almost 28% in single adult households.   
 
Section 2.1 above has outlined the household composition and main demographic profile of the 
population, indicating that there is a higher than average proportion of one parent families and 
‘couples with child and other’ households in the town. When compared to the socio-economic 
groupings, the employment/unemployment statistics, and the figures identified in table 4, it 
appears that the town accommodates an above average number of deprived persons or persons 
at risk of poverty.  
 
These details are reinforced by data in the RAPID Programme indicating some key challenges to 
be overcome locally. These include: 

(i) 2,170 persons hold medical cards in the three public health nurse areas of Carrick on 
Suir which provide cover for 3,396 persons; 
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(ii) The town suffers from high unemployment with 916 persons signing at the local office 
in May 2004; 

(iii) 81% of tenants in local authority estates are in receipt of welfare payment; and, 
(iv) 60 of 110 employees were made redundant from the local Sram factory in 2004, a 

plant which has subsequently closed. 
 

2.6 Socio-Economic Structure and Community Base 
One of the most important programmes to operate in Carrick on Suir in recent times has been the 
RAPID (Revitalising Areas by Planning, Investment and Development) Programme (Commenced 
in 2004). The Programme has a central aim to improve the quality of life and the opportunities 
available to residents within the most disadvantaged communities in the town. Area 
Implementation Teams were identified which would concentrate on six main priorities targeted at 
overcoming such equality issues as follows: Crime and Safety, Physical and Environmental, 
Education and Childcare, Youth, Health and Sport, Older People, and Community and 
Development. 
 
Where appropriate, the main strategic aims and objectives of the RAPID Programme have been 
reflected in the policies and objectives of the Carrick on Suir Town Development Plan 2008 in an 
attempt to include community groups into the plan process and utilise their relevant concerns to 
inform the formulation of the plan policies and objectives, thereby overcoming an element of 
democratic deficit identified in the Programme. The Physical and Environment actions identified in 
the Programme are most relevant to the Carrick on Suir Town Development Plan 2008. The 
planning authority has sought direct submissions from the relevant groups through the RAPID 
network and details received have been included in the Carrick on Suir Town Development Plan 
2008 where appropriate. 
 
2.7 Education 
Figure 9 below outlines the educational status of persons over 15 years setting out those who 
have obtained leaving cert level, third level qualification and those who are still in full-time 

education. As can be seen, the 
percentage of persons attending 
higher level secondary education 
is similar to that of the state but 
below the county figure. However, 
this is contrasted by the figures 
attending third level education 
which are below both the county 
and national figures. This is 
particularly evident in the amount 
of persons attending third level 
degree courses. Therefore there 
appears to be a large fall off in the 
numbers of persons progressing 
from second to third level courses, 

particularly degree courses when compared to the national and county figures. This is despite the 
fact that Carrick on Suir is in close proximity to such educational facilities located in Thurles, 
Clonmel, Carlow, Waterford and Cork.  
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Figure 9 

 
Details from the Carrick on Suir RAPID Strategic Plan 2004 reveal that there is a total of 955 
pupils and 788 pupils attending secondary school and primary school respectively. Only 22.7% of 
persons over 15 in the town had completed second level while 9.1% had completed two years of 
third level education. 
 
This fall off in the transfer of persons from second to third level education has a knock on effect 
on the availability of indigenous graduates and other qualified persons to promote, manage and 
facilitate manufacturing and other economic activity in the town. The policies and objectives of the 
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Carrick on Suir Town Development Plan 2008 will seek to overcome these issues where possible 
and facilitate the provision of higher order employment in the town. 
 
2.8 Sustainability and the Development Plan 
In terms of the provisions of section 13K of the Planning and Development (Strategic 
Environmental Assessment) Regulations 2004, where a planning authority proposes to make a 
development plan under section 11 of the Planning and Development Act 2000-2004 it shall, 
before giving notice under section 11(1) of the Act, consider whether or not the implementation of 
a new development plan would be likely to have a significant effect on the environment, taking 
into account criteria set out in Schedule 2A of the Regulations. In June 2006, the relevant 
Screening Report was submitted to the Environmental Authorities (Environmental Protection 
Agency, Department of the Environment, Heritage and Local Government and Department of 
Communications, Marine and Natural Resources), the details of which are set out in Appendix 8 
of the Carrick on Suir Town Development Plan 2008. 
 
2.9 Conclusion 
The conclusions drawn from the above details form the basis for the aims, objectives and guiding 
strategies of the Carrick on Suir Town Development Plan 2008 which in turn inform the policies 
and objectives of the plan. The key aims are: 
(i) Facilitate and encourage the continued expansion of the urban area of the town and 

prevent regress to the pre 2002 development pattern which permitted the unsustainable 
expansion of rural areas on the periphery of the town and in turn discouraged the 
consolidation of the urban core; 

(ii) Provide stimulus to retain and attract appropriate manufacturing, commercial, 
clerical/management and professional employment opportunities in the town; 

(iii) Enhance existing community facilities/services and encourage social inclusion, 
particularly for disadvantaged and other groups at risk; 

(iv) Provide appropriate policies/objectives and land use zonings which will facilitate the 
expansion of the town in a sustainable manner, particularly ensuring that adequate 
facilities and infrastructure is provided in line with new development; 

(v) Facilitate the continued sustainable redevelopment of brownfield sites in the town centre 
and elsewhere throughout the town, encouraging the relocation of inappropriate uses 
where feasible. 

The town of Carrick on Suir, however, will be influenced by the social, economic and 
environmental trends of the wider county and particularly in nearby settlements such as 
Waterford City and therefore should recognise the regional dimension and the importance of 
integrating the Carrick on Suir Town Development Plan 2008 with the South Tipperary County 
Development Plan 2003 and the wider dimension as set out in the NSS and the RPG’s. The 
strategy of the plan, therefore, has three fundamental elements: 
 
(i) To provide for the future well being of the residents of the town by; 

• Facilitating appropriate employment opportunities, especially in the manufacturing, 
commercial, management, clerical and professional sectors, 

• Protecting and enhancing the quality of the built and natural environments, 
• Providing the necessary infrastructural and community services. 

(ii) To ensure the adequate supply of zoned lands to meet anticipated needs. 
(iii) To ensure all future growth adheres to the principles of proper planning and sustainable 

development. 
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2.10 Strategic Policies 
The following Strategic Policies will inform the overall Carrick on Suir Town Development Plan 
2008. 
 
Policy SP 1: In order to provide a critical population mass, it is the policy of the Council to seek a 
sustainable increase in the residential provision within the town by encouraging the creation of 
new peripheral neighbourhood centres and appropriate retail/services development, particularly in 
new neighbourhoods and in the town centre. Neighbourhood developments will be required to 
provide a range of housing types to facilitate the varying needs of new communities and to 
provide sustainable alternatives to the migration of households from the town to the rural 
hinterland. 
 
Policy SP 2: It is the policy of the Council to conserve and protect the remaining historic fabric of 
the town centre, the setting of key historic sites/areas and designated high quality natural 
environments and to facilitate the redevelopment of underutilised areas particularly in the town 
centre.  
 
Policy SP 3: It is the policy of the Council to improve the overall perception of the town through 
the enhancement of public amenity areas / streetscapes and replacement of obsolete / 
underused / brownfield areas with developments which enhance the existing fabric of the town in 
order to generate an increase in commercial activity and population of the town.  
 
Policy SP 4: It is the policy of the Council to seek the provision of an enhanced physical, 
economic, educational, cultural and social environment, in order to reduce the percentage of the 
population which are disadvantaged, marginalised or at risk. 

 
Policy SP 5: It is the policy of the Council to strengthen the strategic role of the town as a 
satellite service centre for both its rural catchment and the nearby centres of Clonmel and 
Waterford City, by encouraging the sequential development of zoned lands in a sustainable 
manner.  
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Chapter 3. Housing Policies and Objectives 
 

3.0 Introduction  
The 2002 development plan stated that in the period 1995-2000 193 private dwelling units and 76 
public dwelling units were completed. Table 5 below sets out the numbers of private and public 
units permitted and completed in the period since 2000.  
 
Recent public housing development has 
concentrated largely in Carrickbeg with 
the completion of the scheme at Seskin 
Court while private housing has been 
more widespread throughout the town. 
There has been a dramatic increase in the 
number of apartments permitted in the 
town centre and the Council would 
consider that future developments in this 
area should be in the form of more family 
orientated dwelling units and starter 
houses. There has also been a tendency 
by developers to concentrate on 
constructing dwelling unit types i.e. three-bed semi-detached dwellings, which has resulted in 
limited choice when trading up from existing dwellings. These trends have resulted in an over 
concentration of apartments and three-bed dwellings within the town. It is an objective of the 
Carrick on Suir Town Development Plan 2008 to seek a greater mix of house types within 
individual developments in order to provide such choices for those wishing to trade up and for 
those who may wish to develop their own dwellings on serviced lands.  

Table 5. Housing Development 2001-2006 
Private No. Public No.
Waterford Road 9 Carrickbeg 32
Cregg Road 196 New Line Road 15
St. John’s Road 115  
Knocknaconnery 167  
Carrickbeg 50  
Town Centre 9  
Apartments 52  
Completions 178 Completions 32
Commitments 598 Commitments 47

 
3.1 Recent Trends 
In order to meet the aims of sustainable 
development there is a need to make the most 
efficient use of land. Sites proposed for housing, 
particularly in the built area should be well related in 
scale and location to existing development. The 
Residential Density Guidelines for Planning 
Authorities 1999 (DEHLG) states that Planning 
Authorities should consider the preparation and 
implementation of Local or Action Area Plans for 
areas that are to open up for significant residential 
development. This could reduce the amount of land 
needed to accommodate a given number of 
dwellings by means of well thought out provision of 
open space, efficient road layouts and pooling the 
provision of facilities.  

 
New Housing at Sweet Auburn. 

Carrick on Suir Town Council has 
identified a number of specific areas to 
accommodate the future growth of the 
town. Development of these lands will be 
managed through compliance with policies 
HSG.1, HSG.4 and ECON DEV.2 of the 
Carrick on Suir Town Development Plan 
2008. Also a number of specific objectives 
identified in the plan will pertain to such 
developments. The Planning Authority 
anticipates that future residential growth 
will occur generally on lands identified in 
Maps 1 & 2 and the following gives a 

 
Housing under construction at Ballinagrana. 
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broad indication of the quantities of land zoned for such new residential development: 
 
Cregg Road East  15.3 hectares 
Cregg Road West    9.3 hectares 
Ballyrichard Road West    9.7hectares 
Coolnamuck Road    9.0 hectares 
Carrickbeg   12.8 hectares 
TOTAL    56.1 hectares 
 
In addition to the above lands other master plan areas have been identified on Maps 1 and 3 with 
associated development briefs set out in Appendix 5 providing for new neighbourhoods at the 
following locations: 
 
Coolnamuck North  21.07 hectares 
Coolnamuck South  13.05 hectares 
TOTAL    34.12 hectares 
 
3.2 Urban Housing Policies 
Policy HSG 1: New Residential Development 
It is the policy of the Council to permit housing and ancillary development on undeveloped 
residentially zoned land and on which Part V of the Planning and Development Acts 2000-2006 
applies, subject to such development being in accordance with an agreed master plan for the 
proposed site and all contiguous undeveloped residentially zoned land on which there are no 
current planning permissions. The Master Plan shall be prepared by the developer(s)/applicant(s) 
to the written agreement of the Council in compliance with sections (i) – (x) of Policy HSG 4.  
Exceptions to Policy HSG 1 will occur where: 
(i) A proposed development would be exempt from the provision of Part V of the Planning and 

Development Acts 2000-2006 i.e. development consisting of the provision of four or fewer 
houses, or for housing on land of 0.1 hectares or less;  

(ii) The lands concerned are not contiguous to other undeveloped lands zoned for residential 
use in the town Carrick on Suir Town Development Plan 2008.  

 
Applicants should consult with the Planning Authority at pre planning stage to establish whether 
their proposed development is exempt from the requirements of Policy HSG 1. The level of detail 
and overall content of the master plan shall be decided in consultation with the 
developer(s)/applicant(s)/landowner(s) at pre-planning stage. Apart from the two exceptions 
above, no development will be permitted on undeveloped residentially zoned lands prior to the 
submission of a satisfactory master plan to the Council. Where lands contiguous to those 
proposed to be master planned have received the benefit of full planning permission for 
development which has not yet commenced, any master plan proposal shall take account of the 
permitted layout and design. The Planning Authority also notes that due to the extent of some 
parcels of residentially zoned lands, some master plans may require the preparation of an EIS to 
ensure that the development complies with Part X of the Planning and Development Acts 2000-
2006. In such cases this EIS may be required to be submitted with the initial planning application 
for phase 1 of any development. 
 
New residential development will need to provide a high quality living environment for all 
residents, both in terms of the standard of individual units and the overall layout and appearance. 
The Council will assess such proposals in accordance with the Residential Density – Guidelines 
for Planning Authorities (1999) and the criteria set out in Section 8 Development Management 
and Appendix 3 Carrick on Suir Design Statement of the Carrick on Suir Town Development Plan 
2008.  
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Policy HSG 2: Infill Housing Development 
It is the policy of the Council to facilitate housing on suitable sites within the town centre subject 
to compliance with the design guidelines and development management standards of the Carrick 
on Suir Town Development Plan 2008. 
In addition to lands zoned for residential development, the Council will consider applications for 
small-unidentified sites in the town. These may include redevelopment sites, conversions and 
infill development. To date such sites have been largely less than 1 hectare, but can contribute to 
townscape improvement, adding to the vitality in the area and providing much needed housing 
units.  

 
Contemporary Design Infill Development  
at the North Quays 

 

 
Vernacular Design Infill Development 
at Hotel Lane

Policy HSG 3: Urban Densities 
It is the policy of the Council to encourage a range of densities and housing types having regard 
to neighbouring developments, the urban form of the town, the existing housing mix and the 
objectives of proper planning and sustainable development in order to provide a balanced pattern 
of house types throughout the town. When considering new developments the Council will have 
regard to the Residential Density Guidelines for Planning Authorities 1999 DEHLG and the 
Sustainable Urban Housing: Design Standards for Apartments consultation draft guidelines for 
planning authorities DEHLG 2007 and any amendments thereof. 
One of the main objectives designed to facilitate sustainable development is the promotion of a 
more compact urban form. The density of a proposed development will largely depend on the 
following: 
(i) Proximity to the town centre; 
(ii) Impact on the surrounding area; 
(iii) Efficient use of the site,  
(iv) Existing and permitted housing mix in the vicinity of the proposed development; and, 
(v) Capacity of public utilities and roads to service the site. 
 
The provision of housing for Carrick on Suir will be made in accordance with the demographic 
trend requirements, where housing developments within the plan boundary will be encouraged to 
maximise utility of public services while seeking a balance in the provision of house types and 
sizes. The Council will promote the provision of executive style housing and the provision of 
serviced sites on residentially zoned land in order to provide an alternative to development in 
rural areas and on agricultural and amenity zoned land on the urban fringe. Accompanying this 
measure, the promotion of the use of neglected, underdeveloped and derelict land within the 
inner urban area will be encouraged in line with the design guidelines and development 
management standards of the plan, the Residential Density Guidelines for Planning Authorities 
1999 as published by the DEHLG and the Sustainable Urban Housing: Design Standards for 
Apartments consultation draft guidelines for planning authorities DEHLG 2007. Due to the 
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extensive number of apartments developed in the town centre during the life of the 2002 Carrick 
on Suir Town Development Plan 2008, the council will generally discourage the further 
development of large apartment complexes in the town centre. Where apartments are permitted, 
the provision of one and two bedroom units will be discouraged.  
 
Policy HSG 4: Residential Master Plans 
It is the policy of the Council to permit residential development on land identified for new 
residential development and zoned master plan lands on Maps 1 and 3, subject to such 
development being in accordance with an agreed master plan for the proposed lands and all 
contiguous and neighbouring master plan zoned lands. The Master Plan shall be prepared by the 
developer(s)/applicant(s) to the written agreement of the Council.  
The master plan must include provision for and ensure the following: 
 
(i) The establishment of building design and urban design criteria by a suitably qualified 

Architect, which shall place an emphasis on modern architecture with a varied building 
language and which avoids standard suburban designs. Opportunity should be provided for 
landmark buildings at key nodes and focal points to promote legibility throughout the new 
development. All proposed residential units will attain high standards of energy efficiency, 
incorporating sustainable energy technologies, water conservation/reuse, ventilation, 
daylight analysis and bio-climatic site design,  

(ii) Integration of buildings and public amenity areas to ensure overlooking and passive 
supervision. Existing vegetation such as hedgerows, trees and natural features should be 
retained and incorporated into the design of the proposed development; 

(iii) Provision of facilities as considered appropriate to support and sustain the development 
which may include a local neighbourhood centre/crèche/community uses, retail uses and 
other amenity facilities;  

(iv) Satisfactory mix of housing types and sizes. Of the total number of dwelling units to be 
developed, the Council will generally require that a minimum of 20% low density housing1, 
with the remainder of the residential development accommodating a mix of dwelling types 
including 1-2 bed room units with direct access from ground level, extendable/flexible 
housing, semi-detached and detached units etc, ensuring that a range and choice of 
building types and sizes are available. All designs, overall layouts and general densities 
shall comply with the requirements of Section 8 and the appendices of the Carrick on Suir 
Town Development Plan 2008. 

(v) Incorporation of road layouts in compliance with the Traffic Management Guidelines as 
produced by the DEHLG, DTO and DOT along with proposals for improved vehicular and 
pedestrian access links to the town centre and priority of movement and accessibility 
throughout the development for pedestrians and cyclists. Increased utilisation of 
shared/communal and well defined on-street car parking should be considered; 

(vi) The protection of all existing historical monuments, buildings, building fragments, 
archaeological material, trees and hedgerows where appropriate; 

(vii) Compliance with the county Housing Strategy Review 2004-2009 and part V of the 
Planning and Development Act 2000-2006 with regard to the provision of social and 
affordable housing and Part X of the Planning and Development Acts 2000-2006 with 
regard to the preparation of an Environmental Impact Statement (EIS) where appropriate; 

(viii) Provision of a phasing plan for the overall development in compliance with the relevant text 
set out in Appendix 5 and which shall ensure that the main infrastructural service and other 
networks, roads and amenity areas are developed as part of phase 1. Following the 
satisfactory completion of Phase 1, each subsequent phase shall not be commenced prior 
to the completion of substantial works in relation to previous phases and all phases will only 
be developed in compliance with individual grants of planning permission. The developer 
will be required to demonstrate strict compliance with all planning conditions pertaining to 

                                                 
1 Low density housing may include serviced sites, Arcadian style layouts, large plot sizes, executive style housing where a 
maximum density of 5 units per acre will be permitted. 
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previous phases in order to ensure the full potential of the relevant master plan area is 
realised. 

(ix) The provision of satisfactory public infrastructure and other services in compliance with 
Section 8 and other relevant objectives of the Carrick on Suir Town Development Plan 
2008; 

(x) The Planning Authority may require the applicant(s)/developer(s) to pay special 
contributions in respect of public infrastructure and facilities which benefit the proposed 
development; and, 

(xi) The provision of a minimum of 15% of total construction jobs for local unemployed persons 
who are suitably skilled and available for work in compliance with policy ECON DEV.2. The 
types and numbers of job opportunities shall be provided with the assistance of local 
community and employment agencies, FÁS, etc.  

 
The Council has identified two key residential master plan areas, both south of the River Suir at 
Coolnamuck. Key elements of these master plans, particularly master plan 02 include the 
provision of a link/connector road and river crossing between the N24 and the Coolnamuck Road, 
the provision of land for a new school/educational complex, the provision of neighbourhood 
commercial uses and the provision of amenity lands along the riverbank. The final route, 
alignment and design of the river crossing and link/connector road shall be agreed in consultation 
with the Carrick on Suir Town Council. 
 
No development will be permitted on master plan lands prior to the submission of a satisfactory 
master plan to the Council. The master plan must comply with all requirements as set out in the 
Carrick on Suir Town Development Plan 2008 text and maps and in particular the phasing 
requirements regarding residential development as set out above. Applicants should initiate 
discussions regarding compliance with the master plan policy early in the design phase of the 
development, particularly with regard to servicing and infrastructure i.e. water supply, waste water 
and surface water disposal and roads. These issues are critical given the elevated nature of 
some master plan lands. The carrying out of development to existing uses located on master plan 
lands will also be facilitated where appropriate. 
 
3.3 Rural Housing Policy 
Changing trends in the agricultural sector have led increasingly to farmers looking for different 
ways of supplementing their farm incomes. As can be seen from the population data, the rural 
hinterland of Carrick on Suir experienced much growth in the period 1996-2002, a period which 
was also marked by urban stagnation. The subsequent intercensal period was marked by a 
reversal of this trend. This decrease has been partly a consequence to new rural housing policies 
incorporated in the 2002 town development plan which in turn has increased pressure for private 
housing development within the town, thereby further slowing the trend of urban stagnation and 
decline which persisted prior to the adoption of the 2002 plan. These 2002 plan policies have 
been reinforces by the policies of the South Tipperary County Development Plan 2003 and the 
Sustainable Rural Housing, Guidelines for Planning Authorities 2005 (DEHLG). Where 
appropriate these policy changes are reflected in the new Carrick on Suir Town Development 
Plan 2008. In line with these latter Guidelines, it is considered that the immediate hinterland of 
Carrick on Suir, which in effect is the agriculturally and amenity zoned land on the periphery of 
the urban area, be classed as an area under strong urban influence and the policies of the plan 
reflect this status. 
 
Policy HSG 5: Ribbon Development 
It is the policy of the Council to resist one-off houses on the approach roads to Carrick on Suir 
and on local roads where there is an existing pattern of ribbon development as defined in the 
Sustainable Rural Housing Guidelines 2005 as published by the DEHLG. 
Carrick on Suir has experienced serious problems with ribbon development, particularly on the 
R697 Cregg Road and on other local access and radial roads. The expansion of services, 
particularly foul sewers, footpaths and public lighting, to urban fringe areas is only sustainable 
where there is sufficient density of houses to warrant the investment. Ribbon development is 
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largely an inefficient use of land and does not meet the requirements of sustainable development. 
Sufficient serviceable lands are zoned for residential development within the town boundary to 
cater for projected demand and as policies HSG.1, 3 & 4 have stated above, the Council will seek 
the provision of executive style housing and serviced sites in order to facilitate a viable alternative 
for “one off” rural dwellings. In conjunction with these policies however there is also a need to: 
(i) Prohibit the expansion of ribbon development to retain a clear distinction between urban 

areas and the open countryside; 
(ii) Protect the rural landscape from excessive and inappropriate development; 
(iii) Restrict development on high quality agricultural land on the urban fringe; 
(iv) Protect the capacity of urban fringe lands to cater for the strategic expansion of the town 

into the future;  
(v) Protect the rural urban fringe; and, 
(vi) Conserve those qualities in the environment that are a major attraction for tourism. 
 
Policy HSG 6: Settlement Fringe  
It is the policy of the Council to maintain definable development boundaries for Carrick on Suir, to 
prohibit ribbon development and other urban related development and to maintain a clear 
distinction between the urban area and the surrounding countryside. 
Policies HSG.5 and HSG.6 are designed to ensure that any planning application for “one off” 
dwellings are made by persons who genuinely need to live in the area, who do not have an 
existing dwelling that can be adapted to suit any change in their needs, to prevent the speculative 
sale of land and to preserve the capacity of the lands to cater for strategic and sustainable urban 
expansion into the future. The Council will require a condition to be attached to a grant of 
permission for a house to which these policies apply that stipulates that the house should be first 
occupied as a place of permanent residence by the applicant or by a member of the immediate 
family in line with the Sustainable Rural Housing Guidelines 2005 as published by the DEHLG. 
 
Policy HSG 7: Rural Residential Development 
It is the policy of the Council to permit new houses on zoned agricultural lands where the 
following criteria are met: 
a) The proposal is for an individual house;  
b) It is being made by any one of the following persons: 
(i) a farmer of the land engaged in agricultural practices on the landholding or a direct 

descendant; 
(ii) the owner of land lying within the curtilage of an existing dwelling (e.g. rural cottage, etc) or 

a direct descendent, where the landholding is of sufficient size to cater for the proposed 
development: 

c) The house design is in accordance with the Guidelines for Rural Housing as set out in 
Appendix 2 of the South Tipperary County Development Plan 2003 (as amended); 

d) The house is for that person’s own use;  
e) The applicant can demonstrate a genuine housing need; and, 
f) The applicant can demonstrate that he/she is eligible under the above criteria. 
Policy HSG.7 is designed to control the volume of new housing built on the approach roads to 
Carrick on Suir and to ensure that urban generated pressure is not exerted on land within the 
plan boundary. It is also designed to facilitate those who genuinely need to live in the area 
because it is necessary for work purposes or for family reasons. The Council will have regard to 
the applicant’s current housing status and genuine housing need, and the applicant will be 
required to provide adequate evidence of same prior to any recommendation being made on the 
planning application. As with policy HSG.5 and HSG.6 above, the Council will require a condition 
to be attached to the grant of permission for a house within the plan boundary that stipulates that 
the house should be first occupied as a place of permanent residence by the applicant or by a 
member of the immediate family in line with the Sustainable Rural Housing Guidelines 2005 as 
published by the DEHLG. 
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Applicants who meet the criteria set out in Policy HSG.7 shall comply with the following design 
criteria: 
(a) With the exception of active farmyard entrances, new dwellings shall be accessed from:  

(i)  an existing entrance to a dwelling; or 
(ii) an existing access road; or 
(iii) where neither of the above exists or is practical, a field entrance which satisfies road 

safety concerns and sightline requirements. 
b) Existing hedge rows shall be maintained; 
c) The land between the roadside and the house shall be planted with trees as set out in 

Appendix 2 of the County Development Plan 2003. 
 
3.4 Social/Affordable Housing 
As seen in Section 2, there is a higher proportion of 
one person households and one parent households 
in Carrick on Suir, respective figures being 23% and 
15% (CSO 2002) than at a county or national level. 
A number of these households are accommodated 
through the various social and affordable housing 
schemes. As the provision of appropriate housing is 
viewed as a basic requirement for all in the 
community, especially the groups identified above, 
Strategic policy SP.4 of the plan seeks to provide 
conditions which would lead to an inclusive 
community, reducing the percentage of the 
population which is currently marginalised, deprived 
or at risk.  

 
New Housing at Seskin Court. 
Social Housing under Construction

 
The South Tipperary County Housing Strategy Review 2004-2009 projects that there is a 
requirement to provide 75 social housing units in Carrick on Suir between 2004-2008, 17% of 
which should be 1-bed units and 52% 2-bed units. In addition to this figure, a further 10 no. Part V 
affordable, 40 no. Part V social units along with 14 low-cost sites will also be required. It is 
anticipated that the majority of the Council housing units will be provided on lands at the 
Coolnamuck Road where it is proposed that a mix of social and private housing units and 
serviced sites can be provided. 
 
A critical objective of the housing strategy is the provision of an adequate supply of social and 
affordable housing and the counteraction of undue social segregation. The Council has 
determined that their preferred option is for the allocation of housing units on the land that is the 
subject of the planning application. The balance between social and affordable housing units 
required is normally 50/50, though the Council reserves the right to require that the full 20% quota 
be for social or affordable units, as it deems necessary in each particular case. In addition to 
these figures, the Council has an extensive schedule of renewal works, particularly for schemes 
at Tracey Park and Ballylynch, and it is anticipated that regeneration works will have been 
completed on 156 dwelling units in Ballylynch by 2009.  
 
Policy HSG 8: Social/Affordable Housing  
It is the policy of the Council to facilitate the implementation of the relevant sections of South 
Tipperary County Housing Strategy Review 2004-2009 as it applies to Carrick on Suir. To 
address the current imbalance between housing demand and housing supply, the following shall 
be required by agreement under Part V of the Planning and Development Act 2000-2006: 20% 
social2 and affordable3 housing on all sites that are zoned for residential or a mixture of 
residential and other uses.  

                                                 
2 Housing for persons referred to in section 9(2) of the Housing Act, 1988. 
3 Housing or land made available in accordance with section 96(9) or (10), for eligible persons. 
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In formulating this agreement the Council will have regard to the provisions of the Planning and 
Development Act 2000-2006 as to the manner in which any particular planning application 
complies with this requirement and the Council will engage in discussions with 
developers/applicants prior to the formal planning process to negotiate details of the operation of 
Part V in relation to a specific development. 

Where it is proposed that the site be developed for elderly persons’ accommodation the 
proportion of the site relating to this use shall be considered to have provided 20% for social/ 
affordable housing. This is to encourage the development of these types of residential units. It 
should result in “empty nesters”, particularly the elderly, having the choice that will enable them to 
vacate larger units for units more appropriate in size to accommodate their current needs4. In 
such cases the applicant/developer shall be required to submit details supporting the 
appropriateness of the design and layout proposed and details of the management of the 
proposed scheme.  

To date Carrick on Suir Town Council has not received any social/affordable housing units under 
Part V of the Planning and Development Act 2000-2006 and in general only small numbers of 
such units have been provided throughout the county. It is estimated, based on current planning 
permissions that approximately 22 units should be provided in the Town Council area to 2008. In 
addition to the units provided as per Table 5, the Council also has an on going refurbishment 
schedule, window and door replacement programme and a central heating programme. There are 
currently 49 approved applicants for re-housing and a total of 79 applicants seeking inclusion on 
the Council housing list.  

In view of the current limited stock of affordable private housing in the town and the rising cost of 
private houses, it is likely that the numbers appearing on the housing list will rise during the plan 
period. In view of the continued rise in the numbers seeking social/affordable housing it is 
inevitable that much of this requirement will fall on the voluntary and private sector. 
 
Policy HSG 9: Ballylynch Regeneration Plan  
It is the policy of the Council to implement the objectives of the Carrick on Suir Town Council 
Regeneration Plan for Ballylynch 2007 in order to provide vibrant and sustainable 
neighbourhoods and create high quality inclusive living environments. 
In a period between 1979 and 1986 a total of 166 houses were constructed by Carrick-on-Suir 
UDC on lands located approximately 1.5 km north east of the town centre off the National Primary 
Route N24 to Waterford, to a design which was deemed innovative for its time - very high density, 
open-plan, and modelled on the Essex design model. Very early on, the problems associated with 
the design became apparent to the Council with a proliferation of anti-social behaviour, 
particularly on unmanaged open spaces and rear lanes. In the intervening years, regular 
meetings were held between successive Ballylynch Residents Associations and officials of the 
Town Council in an effort to find solutions to issues as they arose - issues associated with waste 
ground areas situated to the rear of the dwellings, requiring construction of walls and erection of 
gates to close off ‘rat-runs’ and alleys, and provision of individual front boundary walls to promote 
a sense of place for the tenants. During this process, the Ballylynch Estate was subdivided into 
four individual estates - Commeragh View (28 houses), Killonerry Close (36 houses), Mountain 
View (71 houses) and Ormond Crescent (31 houses) – in an effort to break up the large estate 
and promote smaller communities. 
 
Carrick on Suir Town Council has now proposed a comprehensive regeneration plan for the 
Ballylynch area, which builds on the availability of community, recreational social and commercial 
used in the immediate vicinity and the accessibility of the area to the remainder of the town. The 
plan will seek to eradicate further the anti-social and other issues which are apparent. As funding 
becomes available, the Council will implement the objectives of the regeneration plan during the 
life of the Carrick on Suir Town Development Plan 2008. 
                                                 
4 Maximum site size relating to elderly persons accommodation is 1 hectare. 
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3.5 Accommodation of the Travelling Community 
Policy HSG 10: Accommodation of the Travelling Community 
It is the policy of the Council to facilitate the provision of accommodation for the travelling 
community in accordance with the South Tipperary County Council Traveller Accommodation 
Programme 2004-2008. 
Census 2002 figures state that there are 402 travellers in South Tipperary. The South Tipperary 
County Council Traveller Accommodation Programme 2000 indicated a requirement to provide 69 
dwelling units over the life of the programme to 2004. Of this a total of 40 units were provided 
indicating an unacceptable shortfall across the county, the reasons for which are set out in the 
current South Tipperary County Council Traveller Accommodation Programme 2004-2008. This 
programme estimates that there is no current need to provide accommodation during the life of 
the strategy. However, as the requirements of the strategy may change, the Council has identified 
a specific housing objective which will assist in the provision of accommodation needs for the 
travelling community should such accommodation be required. The design and layout of any such 
accommodation will be undertaken in conjunction with members of the travelling community, 
having regard to the Housing (Traveller Accommodation) Act, 1998, and to the ‘Revised 
Guidelines for Residential Caravan Parks for Travellers’ issued by the Department of the 
Environment and Local Government (1997). 
 
3.6 Community and Childcare Facilities 
Policy HSG 11: Community Facilities  
It is the policy of the Council that in assessing new applications for housing the Council will seek, 
where necessary, services that are required to meet the needs of the community, and/or to 
impose levies to assist in the provision of community facilities.  
The Council recognises the important role that community facilities play in the life of the town, and 
that such facilities should be located close to principal centres. However, where community 
facilities are provided in principal centres, such facilities are available to the community at large, 
so it is considered reasonable that all dwellings granted in both urban and rural locations should 
contribute towards the provision of such facilities. 
 
Policy HSG 12: Childcare Facilities 
It is the policy of the Council to encourage the provision of nurseries, crèches or childcare 
facilities in association with housing and commercial development in compliance with the County 
Childcare Strategy and the Childcare Facilities Guidelines for Planning Authorities (DEHLG 
2001). 
Childcare is taken to mean full day care and sessional facilities and services for pre-school 
children and school going children out of hours. With the growing demand for childcare provision, 
there is equally a recognition that such provision must be of a suitably high quality. Quality 
childcare can benefit children, their parents, employers and the community in general. Childcare 
provision has also been recognised in the National Anti Poverty Strategy as one measure to 
address poverty and social exclusion. This has also been identified as a key task of the RAPID 
Programme which seeks to provide accessible childcare in the local community. 
 
The Council, having regard to the National Policy on Childcare and the Childcare Facilities 
Guidelines for Planning Authorities (DEHLG 2001) will promote through the planning system an 
increase in the number of childcare places and facilities available in the Carrick on Suir Town 
Development Plan 2008 area and will seek to improve the quality of childcare services for the 
community while maintaining existing residential amenity. Such provision shall be implemented in 
a sustainable manner, compatible with the land use and transportation policies set out elsewhere 
in the plan. 
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Policy HSG 13: Urban Design Statement 
It is the policy of the Council to liaise and facilitate local residents and relevant interest groups in 
the preparation of an Urban Design Statement, setting out key design parameters which will 
guide the future development of residential and amenity areas in the town in conjunction with the 
general development management standards of the plan. 
The use of Village Design Statements has been pioneered through the work of the Countryside 
Commission, now Countryside Agency in the UK while a number of such statements have been 
prepared in Ireland by Local Authorities in partnership with The Heritage Council. Such 
statements enable input from local residents and relevant interest groups into the future planning 
and development of the town, promoting an understanding of the town’s distinctive character and 
what makes it such a special place in which to live. The Urban Design Statement describes the 
character of the town and provides broad design guidelines which address the qualities which 
local residents consider worthy of retention or improvement, drawing particular attention to 
features such as: 
(i) Buildings and materials; 
(ii) Street and plot patterns; 
(iii) Road and footpath design; 
(iv) Open spaces and landscape features; 
(v) Street furniture; and, 
(vi) Important views and vistas. 
 
3.7 Specific Housing Objectives  
H1. In implementing the Housing Strategy, the Council will promote the reuse and appropriate 
renovation of suitable redundant or obsolete structures for housing purposes. 
H2. It is an objective of the Council to protect the setting and context of structures of 
architectural/archaeological merit present on land zoned for residential or other uses and to 
encourage the reuse of such structures where appropriate. 
H3. During the life of the Carrick on Suir Town Development Plan 2008 the Council will liaise with 
local community interest groups in order to formulate an Urban Design Statement which will 
augment the relevant design guidelines provided in the plan and policy HSG.12.  
H4. The Council will facilitate the provision of group housing and/or halting bays 
(permanent/temporary) for traveller families on suitably zoned land located within the Carrick on 
Suir Town Development Plan 2008 boundary in compliance with Policy HSG.9 and the objectives 
of the South Tipperary County Council Traveller Accommodation Programme 2004-2008 and any 
amendment thereof.  
H5. The Council will continue to acquire further lands for the development of public/affordable 
housing to meet local needs. 
H6. The Council will facilitate management of residential estates in partnership with resident 
groups. 
H7. The Council will facilitate the appropriate relocation and amalgamation of secondary schools 
during the life of the Carrick on Suir Town Development Plan 2008. Where relocation takes place, 
the Council will reassess the long term use of lands zoned for social and public use adjacent to 
existing schools and identify a more appropriate use based on the proper planning and 
sustainable development of the area. 
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Chapter 4. Amenity, Environment & Heritage 
 
4.0 Introduction 
Carrick-on Suir is located at the limit of the tidal reaches of the river Suir at the base of the 
Rathgormuck Plateau and Coolnamuck Hills to the south and the Nine Mile House Tableland and 
Slieve na mBan Mountain situated to the north. This natural landscape of mountain ridges and 
valleys forms a spectacular backdrop to Carrick-on-Suir and provides a high quality visual setting 
for the town.   

The River Suir which runs through the town is designated as a Special Area of Conservation 
(SAC) ref. no. 002137 and a Natural Heritage Area (NHA) ref. no’s. E055 and E014 in Appendix 4 
of the South Tipperary County Development Plan 2003 while the Lingaun River located 
downstream of the town is designated as an NHA ref. no. E002. These latter designations give an 
indication as to the high quality of the riverine habitats which exist in the immediate vicinity of the 
town and which will require continued protection during the life of the plan. The Carrick on Suir 
townscape and surrounding landscapes are rich in heritage and historical landmarks, and are 
essential assets for tourism and activity based holidays. In accordance with the policy provisions 
of the Carrick on Suir Town Development Plan 2008 the Council will seek to protect these areas 
from inappropriate developments that may detract from the amenity value thereof.  

The Council recognises the importance of maintaining and enhancing all public open space within 
the town, particularly those open spaces which can attract community activities, whilst 
acknowledging the deficiency of quality open spaces and walkways particularly in the vicinity of 
Butler Castle and the Castle Park. The amenity objectives of the plan include the enhancement of 
existing open spaces, the improvement of pedestrian links between major amenity areas, and 
upgrading of approach routes.  

It is considered important that any new residential areas on the fringe of the town are self-
sufficient in amenity terms and have access to open space and other community 
facilities/services. The standards for such open space are set out in Section 8 (Development 
Management). 
 
4.1 Amenity Policy 
Policy AEH 1: Neighbourhood Amenity  
It is the policy of the Council to seek the provision and suitable management in accordance with 
the South Tipperary County Council Play Policy 2003 of LAPs and LEAPs in new housing estates 
(the size and scale of which will be determined by the Council depending on the need for such 
facilities taking account of the amount of existing and potential residential development in the 
area) and to implement measures to find suitable sites for their provision in existing residential 
areas. All new developments will be required to comply with the amenity requirements set out in 
Section 8.8 of the Carrick on Suir Town Development Plan 2008. 
These areas are described as follows: 

Local Areas for Play: LAPs are small areas (approximately 100 sqm) of unsupervised play space 
located within 1-minute walking time (60m) of houses. These areas cater for 4-6 year old children 
with a limited amount of static play equipment provided. Surface will be grassed. The area should 
be fenced with a gate to prevent dogs accessing the site, but designed to enable visibility from 
adjacent areas and nearby housing; 

Local Equipped Areas for Play: LEAPs are unsupervised play areas for 4-8 year old children 
located within 5-minutes walking time (240m) of houses. The area will provide at least five types 
of play equipment with seating for adults. The surface should be of grass, bark chip, rubber 
carpet or other agreed suitable material. Fencing will allow supervision from nearby houses. 
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Policy AEH 2: Amenity 
It is the policy of the Council to ensure that adequate and safe amenity and recreational open 
space and facilities, including community facilities and centres, are available for all groups of the 
population at a convenient distance from their homes and places of work. 
The demand for recreation and leisure facilities in Carrick on Suir is growing caused by increased 
mobility, shorter working hours and rising incomes, combined with an increasing demand for 
tourist facilities by visitors and a general increase in population. To cater for such demand the 
town is well served with recreational facilities including the Sean Kelly Sport Complex, swimming 
pool, golf course, St Mollerans GAA, Davin Park, soccer pitches, tennis club, handball club etc 
and good access to natural amenity areas. Cultural and entertainment facilities are also available. 
These amenities increase the attractiveness of the town as a development and settlement centre. 
The Council will seek to secure the maintenance and protection of these areas from further 
development. Where deficiencies are identified the Council will tackle the identified deficiencies 
with the support of the local community, to eradicate such problems. 
 
A number of public parks and open spaces are also located at dispersed locations throughout the 
town. The Council has devised a Carrick on Suir Landscape Plan 2006 – 2010, where the 
continued improvement to such areas is identified. As new amenity areas are developed, 
particularly in the town centre, the Council will seek to ensure that suitable pedestrian links are 
provided between these areas in order to provide an amenity trail within the Carrick on Suir Town 
Development Plan 2008 area. The Council will revise the landscape plan prior to its expiry date in 
order to further develop such amenities. 
 
Policy AEH 3: Views and Prospects 
It is the policy of the Council to protect views and prospects of special amenity value or special 
interest. These views as set out in Schedule 2, Appendix 6 and Map 4 of the Carrick on Suir 
Town Development Plan 2008. 
It is the aim of the Council to: 
(i) Prevent development which would interfere or detract from a view which is designated; 
(ii) Place conditions on planning permissions where minor modifications may render an 

otherwise negative development acceptable.   
 
Policy AEH 4: Primary Amenity Areas 
It is the policy of the Council to resist development on land zoned for special amenity above the 
30m contour line that would detract from the character and appearance of the uplands south of 
the town.  
To the south of the town lies Carrickbeg Hill, Carrigfeneagh and the highlands towards 
Carrickatober, which form part of the northern slopes of the Rathgormuck Plateau and the 
Coolnamuck Hills. Special attention shall be given to the protection of the scenic quality and 
distinctive local character of this landscape. Within this special landscape area development, 
which would adversely affect the special scenic quality of the landscape, will be resisted. Small 
scale development required to meet the social and economic needs of existing residents will be 
permitted provided such development is sensitively related to the character of the landscape. 
High standard of siting, design and landscaping will be required while materials used should be 
sympathetic to the locality. The conservation and maintenance of landscape features such as 
trees, woodlands, copses, and wildlife habitats will also be encouraged.  
 
Policy AEH 5: Passive Amenity  
It is the policy of Council to seek to retain and incorporate key landscape features such as trees, 
stone walls, streams, etc. into open space and landscape plans for new developments in order to 
create distinctiveness of landscape and a sense of identity.  
The Council has identified a number of landscape and amenity proposals in the Town Landscape 
Plan 2006-2010. The Council has also carried out a number of amenity improvements during the 
life of the 2002 development plan located at Kickham Street, Parkside and the Fair Green. The 
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landscape plan proposes to carry out further amenity improvements at Tobar na gCrann/Dillon 
Bridge, the North Quays, the roadside at Davin Park, Sean Healy Park and Main Street.  
 
Policy AEH 6: Access to Rights of Way  
It is the policy of the Council to encourage the provision of access routes to amenity areas in co-
operation with landowners and to protect amenity areas from infringement by inappropriate 
development, particularly along the River Suir. 
The Council will preserve and maintain existing rights-of-way, create new ones where appropriate 
and promote their greater use in amenity areas. In order to link amenities and facilities, the 
Council may have to seek the provision of pedestrian ways as a condition of planning permission. 
The Council is aware that providing such routes can cause some concern that they may give rise 
to anti-social behaviour, particularly along unsupervised and secluded laneways. Every effort 
shall be made to avoid such a situation, through public lighting, appropriate layout and 
landscaping. 
 
Policy AEH 7: Arts and Culture 
It is the policy of the Council to seek the provision of arts, cultural and entertainment facilities, 
new works of art or performing space in association with new development proposals, where 
appropriate. 

The Town Council is currently in the process of 
appointing a design team to develop a new extension 
to the Town Hall and it is envisaged that this work will 
be completed during the life of the Carrick on Suir 
Town Development Plan 2008. As the Town Hall is a 
protected structure, any new extension will be required 
to respect the character of the existing building. Part of 
the proposal may include the development of a new 
public space on New Street between the Town Hall 
and car park which could function as a public 
performance area. When the provisional designs are 
identified, the Council will seek public submissions and 
input in order finalise same prior to the 
commencement of works.  

Town Hall, New Street. 

 
4.2 Environment Policy 
Policy AEH 8: Water Corridors  
It is a policy of the Council to preserve an undisturbed edge or buffer zone between new 
developments and the rivers Suir, Glen and Lingaun, to maintain the natural functions of existing 
ecosystems where consistent with this and to encourage increased public access and water-
related recreation opportunities. 
The Council has developed a new marina in 2004/05 which has facilitated the increased use of 
the Suir in the town and which acts as the most westerly berthing point on the tidal reaches of the 
Suir. As such the marina enhances the interconnectivity of the river with other waterways in the 
south east and therefore provides another asset to the “tourist product” of Carrick on Suir. Further 
benefit can be obtained from this infrastructure through networking/marketing with other similar 
facilities in the region. 
 
Policy AEH 9: Riverbank. 
It is the policy of the Council to maintain and enhance the riverside, towpath, rights of way and 
landscape features within lands zoned amenity in the Carrick on Suir Town Development Plan 
2008. No development will be permitted other than that which enhances the recreational and 
amenity value of the area 
The Council will also seek to identify appropriate walking routes along the river banks within the 
town during the life of the Carrick on Suir Town Development Plan 2008, particularly where such 
routes have a cultural and historic significance to the town. 
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Policy AEH 10: Flood Risk  
It is the policy of the Council that: 
(i) No proposed developments should be susceptible to flooding; and, 
(ii) No proposed developments should cause or exacerbate flooding in areas outside the 
 area of the proposed development itself 
Notwithstanding the completion of the flood relief scheme in the town centre, some more remote 
areas located within the development boundary of the Carrick on Suir Town Development Plan 
2008 are susceptible to flooding. The Council will strive to minimise flood risk by aiming to ensure 
that no new developments are susceptible to, or cause or exacerbate flooding. Where 
development is to be located in proximity to the river and floodplain, the Council will require that 
flood impact assessments are submitted with any planning application and that planning 
permission will not be granted where such assessments identify that the proposal will not comply 
with policy AEH.9. 
 
Policy AEH 11: Derelict Sites 
It is the policy of the Council to implement the provisions of the Derelict Sites Act, 1990, the 
Sanitary Services Act 1964 and the Planning and Development Act 2000-2006 to prevent or 
remove injury to amenity arising from dereliction, particularly where it appears that a number of 
neighbouring properties are under the same ownership.  
Despite the recent increase in development on derelict lands within the town and town centre, 
there are a number of visually poor and derelict sites which remain and which detract from the 
visual appearance and perception of the town. Where such sites are identified, the Council will 
seek compliance with policy AEH.10 above. The Council has similar powers conferred under 
Section 3 of the Local Government (Sanitary Services) Act 1964 and will implement such powers 
where deemed appropriate to secure the redevelopment and physical improvement of an area.  
Similarly, where a structure is located in the Architectural 
Conservation Area (ACA) and the structure, by way of its 
poor appearance materially detracts from the character of 
the ACA, the Council may compulsorily acquire the 
structure under Section 83 of the Planning and 
Development Act 2000-2006. In other cases where a 
structure which is identified as a protected structure on the 
record of protected structures is endangered or is at risk of 
becoming endangered, the Council may require specified 
works to be carried out to secure the structure under 
Section 59 of the Planning and Development Act 2000-
2006.  

 
Opportunity Site No. 6 

 
Policy AEH 12: Obsolete Areas 
It is the policy of the Council to identify and secure the redevelopment of obsolete areas.  
Included are areas of back-land, derelict sites and incidental open spaces which are or will be 
identified as opportunity sites for development. 
A number of locations throughout the town are suffering 
from dereliction, these include individual premises and in 
some cases a number of neighbouring premises. The 
need to prevent such dereliction has been identified 
through the process of public consultation particularly 
where neighbouring properties are being assembled in 
order to redevelop larger sites. Similarly underused 
industrial premises can suffer from poor maintenance 
which is particularly a problem where they are in close 
proximity to residential areas. Policies AEH.10, 11 & 12 
will be enforced in order to improve the visual 
appearance of these areas and the town in general. A 
number of such properties are identified in Appendix 4. 

 
Opportunity Site No. 3 
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Policy AEH 13: Brown Field Sites  
It is the policy of the Council to seek the appropriate re-use/redevelopment of these sites. 
Development will be facilitated in accordance with the zoning and/or the guidelines set out in 
Appendix 4. 
There are many sites and buildings throughout the town where the former use has ceased, which 
are now subject to dereliction and contamination with spoil deposits and which have a negative 
impact on visual amenities and neighbouring areas. A number of these sites have been identified 
as opportunity sites in Appendix 4 of the Carrick on Suir Town Development Plan 2008 with site 
specific development briefs provided in order to promote redevelopment. The Council will use the 
enforcement powers under the Planning and Development Act 2000-2006 at its disposal, where 
appropriate, to ensure that these sites do not cause human or environmental harm. 
 
Policy AEH 14: Tree Preservation 
It is the policy of the Council to seek the protection of mature trees identified in Schedule 3, 
Appendix 6. Development that requires the felling of such trees will be discouraged. 
Trees form a valuable part of the environment. They provide visual amenity, screen unsightly 
features, add to the diversity of the landscape and wider environment, and provide a roosting 
place for birds and food for a wide variety of wildlife. Schedule 2, Appendix 6 and Map 4 sets out 
a number of important trees that are considered significant landscape features. Proposals for new 
development will be required to ensure that specified trees are not felled or rendered vulnerable 
by excavation around the root system. The Council may also request that a tree survey is 
completed as part of a development proposal, to ensure that proposals for development will not 
damage or result in the loss of trees listed for preservation or of any mature hardwoods. The 
Council may make Tree Preservation Orders (TPO) as deemed necessary following inspection 
and report by a qualified arboriculturist. 
 
Policy AEH 15: Telecommunications Apparatus 
It is the policy of the Council in the consideration of proposals for telecommunications masts, 
antennae and ancillary equipment, to have regard to the following: 
(a) the visual impact of the proposed equipment on the natural or built environment, particularly 

in areas of sensitive landscape or historic importance; 
(b) the potential for co-location of equipment on existing masts; and 
(c) Department of the Environment and Local Government “Guidelines for Planning 

Authorities” (July 1996), or any amendments thereto. 
The Council will seek to achieve a balance between facilitating the provision of 
telecommunications services in the interests of social and economic progress and sustaining 
residential amenities, environmental quality and public health. In this regard, the Council will 
discourage proposals for telecommunications masts, antennae and ancillary equipment in the 
following locations, save in exceptional circumstances where it can be established that there 
would be no negative impact on the surrounding area and that no other location can be identified 
which would provide adequate telecommunication cover: 
(i) Highly scenic areas or areas specified as such in any landscape character  assessment 

carried out for the County; 
(ii) Within significant views of national monuments or protected structures; 
(iii) In close proximity to schools, churches, crèches, community buildings, other public  and 

amenity/conservation areas; and, 
(iv) In close proximity to residential areas. 
 
Proposals must consider: 
a) alternative sites, 
b) impact on public health, 
c) the long term plans of the developer in the County and the plans of other promoters. 
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An identical policy to AEH.15 has been adopted by South Tipperary County Council on the 4th 
September 2006 and has been included by way of Variation No. 7 into the South Tipperary 
County Development Plan 2003. 
 
Policy AEH 16: Satellite Dishes 
It is the policy of the Council to permit satellite dishes except: 
(i) On Protected Structures where the special character would be harmed; or 
(ii) On the front or side of buildings in the ACA;  
(iii) Where adverse visual impact on the immediate surroundings would result; or, 
(iv) In other parts of the town where they would cause unacceptable harm to the visual 

amenities of the area.  
Satellite dishes and telecommunications apparatus, if badly sited can materially harm the 
character and visual appearance of historic buildings and important townscapes. Some satellite 
dishes may be erected as exempted development under the Planning and Development 
Regulations, 2001. Where permission is required the above policy will apply. 
 
Policy AEH 17: Prevention of Major Hazardous Accidents 
It is the policy of the Council to reduce the risk and limit consequences of major industrial 
accidents by, where appropriate, consulting the Health and Safety Authority (HSA) when 
proposals for new development are considered. 
This Directive seeks to prevent major industrial accidents and to limit the consequences of 
accidents on people and the environment. There is one industry in South Tipperary affected by 
the EU Seveso II Directive which is Merck Sharpe & Dohme at Ballydine, Kilsheelan, located 
circa 6 km west of Carrick on Suir. The following policies apply to existing and new sites and 
development adjacent to such establishments. 
 
Policy AEH 18: Proposed Development Adjacent to Existing Establishments 
The Health and Safety Authority (HSA) have established consultation areas surrounding 
establishments designated as containing hazardous substances. In addition to normal planning 
criteria, it will be an objective to ensure that development within these areas complies with the 
requirements of the Major Accidents Directive (Seveso II). The Council will consult with the HSA 
regarding any such proposals. 
 
Policy AEH 19: Proposals for New Establishments 
It is the Policy of the Council, in assessing applications for new development or expansion of 
existing development involving hazardous substances, to have regard to: 
1. The Major Accidents Directive (Seveso II); 
2. Potential adverse impacts on public health and safety; 
3. The need to maintain appropriate safe distances between residential areas, areas of public 

use and areas of particular natural sensitivity. 
 
4.3 Heritage Policy 
The Council will seek to protect the architectural and historic heritage of Carrick on Suir through 
listing important structures, designation of an Architectural Conservation Area and through the 
development management process. The conservation and renewal of the built environment has 
been identified in Policy SP.2 of the plan and is therefore a major function of the plan. 
 
Carrick on Suir possesses a quantity of buildings, structures and sites of architectural and/or 
historic importance which are set out in the Appendices of the plan which have been identified 
through the Urban Archaeological Survey 1993 and the National Inventory of Architectural 
Heritage which is to be officially launched in the first quarter of 2007. The town also contains 
areas of great natural beauty and amenity, areas of archaeological potential and high quality 
vistas. Strict controls will be imposed over new development in these areas. 
 
 

 31



Carrick on Suir Town Development Plan 2008 

Policy AEH 20: Protected Structures 
It is the policy of the Council to protect structures identified in Appendix 6 (Carrick on Suir Record 
of Protected Structures (RPS)) by resisting: 
1 Demolition of protected structures, in whole or in part, 
2 Removal or modification of features of architectural importance, 
3 Development that would adversely affect the setting of a protected structure. 

 
Protected Structure at Tinvane.

 
Protected Structure at Carrickbeg.

The DEHLG is currently compiling the National Inventory of Architectural Heritage (NIAH) and is 
in the final stages of completing the inventory for South Tipperary. However the inventory has 
been completed for Carrick on Suir. The structures identified in the NIAH have formed the basis 
for making additions to the RPS resulting in the inclusion of an additional 5 structures, all of which 
are stated as being of regional importance in the NIAH. A number of buildings included in List 2 
Appendix 2 of the Carrick on Suir Development Plan 2002, particularly on Main Street have not 
been included in the NIAH and it is considered that any important external elements on these 
structures which contribute to the visual quality of the streetscape will be protected by the 
Architectural Conservation Area designation. The Council would intend that the RPS, when 
completed, will be available as a stand alone document, referring to the protected structures 
located within the administrative area of Carrick on Suir Town Council. All protected and 
proposed protected structures are identified in Maps 5 and 6 of the Carrick on Suir Town 
Development Plan 2008.  
 
The Planning Authority will advise owners of protected structures on appropriate measures to be 
taken where development is proposed, taking cognisance of proper conservation standards to 
best recognised practice as set out in the Architectural Heritage Protection, Guidelines for 
Planning Authorities 2004 (DEHLG) and by issuing declarations under Section 57 of the Planning 
and Development Act 2000-2006.  
 
The Planning and Development Act, 2000-2006 affords full and comprehensive protection to 
buildings and groups of buildings, including townscapes, of special architectural, historical, 
archaeological, artistic, scientific, social or technical interest. This new protection applies to 
interiors as well as well as any structures within the curtilage.  
 
Note: Structures which are listed in the RPS may not benefit from exempted development rights 
set out in the Planning and Development Regulations 2001. Therefore any act of alteration, 
extension, demolition, repair etc of the protected structure (which would normally be exempt), a 
specified part thereof or of a structure lying within the curtilage or attendant grounds of the 
protected structure, may require planning permission. All external changes to buildings within the 
Architectural Conservation Areas may also require planning permission. 
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Policy AEH 21: Architectural Conservation Area (ACA) 
It is the policy of the Council that Main Street, West Gate, Sean Kelly Square and parts of Bridge 
Street, New Street and Castle Street (Map 4 & Figure 12) having particular architectural and 
environmental qualities which derive from the unique layout, design, unity of character and the 
mellowing of time, be designated as an ACA. Within the ACA the Council will have regard to: 
1 the impact of proposed development on the character and appearance of the ACA in 
 terms of compatibility of design, colour and finishes, and massing of built form; 
2 the impact of proposed development on the existing amenities, character and heritage of 
 the area; and 
3 the need to retain important architectural and townscape elements such as shopfronts, 
 sash windows, gutters and down pipes, decorative plasterwork, etc. 
 

 
Part of the ACA, Main Street 

 

 
Part of the ACA, Bridge Street  

The physical quality and character of the Carrick on Suir ACA are derived from the grouping of 
buildings and their relationship to one another, which creates a ‘sense of place’. It is this group or 
overall pattern which can be defined as ‘townscape value’. The quality of the townscape can be 
harmed if individual buildings fall into disrepair or where successive alterations may result in a 
loss of architectural character. An example of architectural detail being lost is the removal of 
original sash windows and replacement with uPVC. Normal exempted development rights do not 
apply in an ACA which means that development to the exterior of a building in an ACA may 
require planning permission. The Council may require the owners or occupiers to restore the 
character of the building where development takes place within the ACA which materially effects 
the character of the ACA and which is carried out without planning permission. 
 
Policy AEH 22: Archaeology 
It is the policy of the Council to protect (in-situ where practicable or as a minimum, preservation 
by record) all monuments included in the Record of Monuments and Places. The Council will also 
seek to protect, where practicable, the setting of and access to sites. The council will have regard 
to advice and recommendations of the DEHLG, the Heritage Council and An Taisce. 

The Council has noted the ‘Record of Monuments and Places’ issued by the National Monuments 
and Historic Properties Service (1997) and the Urban Archaeological Survey for County Tipperary 
South Riding issued by the Office of Public Works (1993). Schedule 4, Appendix 6 and Map 5 
indicate respectively the recorded monuments located within the plan boundary and the zone of 
archaeological potential for the town centre to which policy AEH.22 applies. 
 
The Council will, when considering applications for planning permission for development on or in 
the vicinity of archaeological sites or monuments, seek the advice of the DEHLG. The Council 
may also request that archaeological field evaluation takes place as part of the application or 
before development proposals are implemented.  
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Archaeological heritage is not confined to archaeological sites within the Record of Monuments 
and Places, and the Council may require that archaeological field evaluation takes place as part 
of the application or before development proposals are implemented where there is evidence that 
archaeological remains are present, for example, in or adjacent to a zone of archaeological 
potential. 
 
4.4 Specific Amenity, Environment and Heritage Objectives 
A1. The Council will protect the trees, archaeological remains, views and other amenities 
identified in Appendix 6 free from inappropriate development. 
A2. As opportunities arise the Council will seek the removal of unauthorised advertisements, 
signs, street signs and other structures within the architectural conservation area. 
A3. Subject to the availability of resources the Council will provide advice and assistance to 
owners of Protected Structures that require renovation or decoration. 
A4. As opportunities arise, the Council will seek improved vehicular and pedestrian access to the 
Castle Park and improved pedestrian linkages between existing and new amenity areas 
throughout the town and along the River Suir. 
A5. The Council will encourage the renovation, conservation and reuse of redundant structures in 
a manner that respects the context and the amenities of neighbouring properties. The Council will 
investigate appropriate incentives which promote such reuse as opportunities arise.  
A6. The Council will seek the removal of unsightly elements at historically sensitive locations 
within the town such as inappropriate advertising, poles and wirescapes. 
A7. The Council will investigate the possibility of allowing pedestrian access to sections of the 
riverbank, particularly along the route of the Suir Navigation Company tow path. 
A8. The Council will identify a number of possible locations for a new grave yard during the life of 
the Carrick on Suir Town Development Plan 2008 and acquire such lands as opportunities arise. 
A9. The Council will identify a suitable outdoor public performance area in the town and develop 
such an area as funding allows. 
A10. The Council will assess public lighting on all new and existing walkways in order to 
overcome issues of antisocial behaviour. 
A11. Where new developments are proposed at the entrance to the town, the Council will require 
such developments to carryout landscaping of roads frontage areas in order to improve the visual 
quality of the town entrances.  
A12. As opportunities arise the council will develop designated cycle and pedestrian routes which 
will link amenity areas such as the River Suir, the Sean Kelly Centre, Castle Park etc. 
A13. Where development is proposed at Landy’s Field, lands between the Glen River and 
Markievicz Terrace shall be retained and developed for amenity use providing a “green link” 
between Well Road and Mill Street. Extensive hard and soft landscaping and planting of 
broadleaf trees will be required which will preserve the existing residential amenities on 
neighbouring properties. 
A14. As part of the development of the master plan at Coolnamuck the Town Council will provide 
for the protection and enhancement of the adjacent amenity lands, including enhancement of 
access to the soccer club, provision of additional pitches as part of new school campus and 
design the new adjoining development to avoid negative impact on the all weather pitch. 
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Chapter 5. Economic Development 
 

5.0 Introduction 
The 1994 Carrick on Suir Development Plan highlighted the economic over dependence on the 
agricultural and manufacturing sectors, which together accounted for 50% of employment in the 
town. The 2002 development plan also highlighted continued dependence on these sectors with 
increasing dependency on commercial and service sectors. Section 2.3 of the Carrick on Suir 
Town Development Plan 2008 has highlighted a deficit of opportunities in the 
clerical/management and professional groups, a deficit which is contrary to the large proportion of 
the workforce employed in the construction and “other” employment groups. In recent years the 
town has also experienced continued decline in the manufacturing sector, most recently evident 
in the closure of Sram, however there has been some growth in the service sector, particularly in 
the continued success of redevelopment of the Mill River Business park. It is, therefore, important 
that the town continues to attract new employment to existing disused facilities and facilitates a 
increased employment in higher order professional and management sectors.  

5.1 Employment 
A study into the employment needs of Carrick-on-Suir was undertaken by the Town Council Jobs 
Task Group in 2000. (The Group included members from the Town Council, Chamber of 
Commerce, Development Association, Tipperary South Riding VEC and Tipperary South Riding 
County Council). The main goal of the strategy was to ensure consolidation of the existing jobs 
base within the area so as to ensure sustainable economic and population growth. The following 
aims were identified: 
(i) A need to attract new industry to the town, 
(ii) A need for providing a wide range of employment opportunities, particularly decentralised 

public service employment, 
(iii) A need to expand the existing industrial base within the town, 
(iv) A need to address the infrastructure deficit within the town, 
(v) A need to optimise the potential of Carrick-on-Suir as a residential location and thereby 

maximise the spin-off in retaining existing service jobs and creating new service jobs, 
(vi) A need to optimise the Urban Renewal Scheme tax designations so as to improve the 

built fabric of the town centre and attract new development to revitalise the town core. 
 
A series of objectives were identified which would achieve short and medium term employment 
benefits which included up-skilling of the workforce, provision of political and enterprise networks, 
identification of key development sites, acceleration of the existing industrial investment in 
technology and innovation and the need to foster an ethos of entrepreneurship in the area. In 
addition to these objectives, it was also considered essential to create a familiar, comfortable and 
stimulating physical environment within the town in order to attract new residents.  
 
The Carrick on Suir Tourism and Development Committee have also proposed a vision for the 
economic development of the town, which would reflect the views of the Town Council. It reads 
“Carrick on Suir will be a vibrant local economy in its own right. It will have a world class Bio 
Technology Park at Coolnamuck supported by vibrant indigenous businesses in the town. It will 
gain a reputation for excellent employment with a highly capable workforce and be seen as a 
highly desirable place to live and work. It will have an attractive and diverse retail offering that will 
meet the majority of the needs of the community”. Achieving this vision is a key aim which is 
reflected in the policies, objectives and zoning provisions of the Carrick on Suir Town 
Development Plan 2008. Reference should be made to the specific objectives identified in 
Section 5.6 of the plan in this regard. 
 
5.2 Employment Structure  
As highlighted in Section 2.4 of the plan, employment in Carrick on Suir seems to run in an 
annual cycle, providing increased employment for males in the mid-year period while providing 
increased employment for females early and late in the year, reflecting the seasonality and 
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vulnerability of opportunities available locally. This has the potential for creating serious problems 
when considered in conjunction with the high proportion employed in construction and “other” 
employment groups.  
 
Figure 10 sets out the participation rate within the workforce and is a reflection of the total 
persons over 15 years employed as a percentage of the total population for 1996 and 2002. It is 
evident that the participation rate has increased generally in line with countywide and national 
trends. Further examination of these participation rates is shown in Figure 11 which demonstrates 
the male and female participation rates in Carrick on Suir during the 1996-2002 intercensal 
period. It is evident here that there has been an increase (circa 6%) in the participation rate of 
women in the workforce with a corresponding decrease in male participation. This latter trend can 
be viewed as a positive factor in increasing household disposable incomes and strengthening of 
the local economy. The continuation of this trend will require continued support in the provision of 
child care facilities in line with Department of the Environment Guidelines for Planning Authorities 
on Childcare Facilities (2000). 
 

The vulnerable employment climate that exists is further exacerbated by the below average 
percentage of school leavers which proceed to third level degree courses as shown in Figure 9. 
Provided with the appropriate stimulus to further education and suitable employment 
opportunities, the return of highly qualified indigenous graduates would improve the overall 
employee profile of the town.  
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5.3 Urban Economic Development Policy 
Policy ECON DEV 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, particularly 
those which encourage in-migration of a young educated population.   
The Council will co-operate with employment creation agencies such as Enterprise Ireland, 
Forbairt, the County Enterprise Board, the IDA and other local agencies such as the Chamber of 
Commerce, the Carrick on Suir Tourist and Development Committee etc. The Council will 
endeavour to support and co-ordinate the work of these agencies to further develop the role of 
Carrick on Suir as an employment centre. The Council will seek to assist the work of these 
agencies through the policies set out in the Plan which are designed to facilitate the achievement 
of sustainable development.  
 
Policy ECON DEV 2: Employment in Large-scale Development 
It is the policy of the Council to seek a minimum of 15% of total jobs in the construction of large 
developments on all Masterplan lands (Subject to Policy HSG.4 and ECON DEV.4) of 
skilled/unskilled local unemployed persons who are actively seeking work.  
The Council, having regard to current education, economic and unemployment trends, considers 
that employment opportunities will be provided in the realisation of developments pursuant to 
Policy HSG.4 and ECON DEV.4. As such, the employment of both skilled and unskilled persons 
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who are normally resident in the town and who are actively seeking employment through local 
employment agencies as part of these developments would be of great benefit to the town, with 
associated benefits of up-skilling the local labour force. In granting permission for Masterplan 
developments the Council will require developers to provide a minimum of 15% of total jobs to 
such persons. 
 
Policy ECON DEV 3: Environmental Improvement of Employment Areas 
It is the policy of the Council to improve the environment of the town’s employment/commercial 
areas (including the town centre) through one or more of the following: 
  1 Streetscape improvements in the town centre; 
  2 Landscaping where development borders other uses; 
  3 Improved access for pedestrians, cyclists and people with disabilities; 
  4 Identifying appropriate new uses for underutilised industrial units; and, 
  5 Enhancement of protected structures, ACAs or areas of archaeological interest. 
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. The Council has zoned 
sufficient lands to meet the demands of expanding businesses and the development of new 
businesses. However, the improvement in the overall perception of the town is closely linked to 
the innate attractiveness of the town as a business location and this is expressed in the policy 
aims and objectives contained throughout the Carrick on Suir Town Development Plan 2008. 
 
Policy ECON DEV 4: Townparks and Tinvane Master Plans 
It is a policy of the Council to facilitate the sustainable development of lands south of the 
proposed N24 Western Corridor at Townparks and Tinvane for appropriate strategic uses as part 
of a master plan for each area to be prepared by the relevant landowner(s) /developers(s) to the 
agreement of the Planning Authority. Development proposals shall comply with the details set out 
in Appendix 5 of the Carrick on Suir Town Development Plan 2008. 
The proposed N24 bypass will provide a key new element of major infrastructure for Carrick on 
Suir. The Junction of the bypass with the existing N24 and the R696 will form the main access 
points to the town from the new road. As such the Council recognises the strategic importance of 
lands in the vicinity of the new interchanges and would therefore seek the preparation of master 
plans to ensure the sustainable development of the lands in question. Notwithstanding this 
requirement, the Council will consider proposals for development to existing uses located within 
the master plan areas on a case by case basis provided such proposals do not negatively impact 
on the strategic development of the respective master plan areas.  
 
The Council would consider that the development of the lands prior to the opening of the 
respective road improvement scheme could lead to excessive traffic volumes in the town centre, 
however, the Council may reconsider the appropriate timing of development on foot of the agreed 
master plan. In forming its decision with regard to the appropriate timing, the Council will have 
regard to the final route determination and the likely completion/opening dates of the bypass, the 
nature, extent and phasing of development as set out in the master plan and the likely significant 
impacts on amenity and traffic congestion in the town.  
 
Policy ECON DEV 5: Streetscape 
It is the policy of the Council to ensure that new commercial developments provide a visually 
interesting street frontage in line with policy objectives in the Carrick on Suir Town Development 
Plan 2008. 
Many of the economic uses developed in the past, which are now underused tend to detract from 
the quality of the built environment. This is particularly evident in some town centre locations and 
on the N24 entrances to the town. 
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Policy ECON DEV 6: Non-Conforming Uses 
Where employment undertakings exist as non-conforming but long-established uses, it is the 
policy of the Council to facilitate their continued operation provided they do not seriously detract 
from the zoning objective for the area. Where such uses have ceased, the Council will seek their 
redevelopment for new uses which conform to the zoning objectives of the area. 
In relation to the extension or expansion of such activities, the Council will apply its policies on 
design and conservation through its development management powers, considering each case 
on its merits 
 
5.4 Rural Economic Development Policy 
Policy ECON DEV 7: Rural Employment 
It is the policy of the Council to facilitate the development of small-scale rural enterprises provided 
that such development: 
  1 Is a conversion of an existing building or a new building that protects rural character; 
  2 Is compatible with neighbouring uses; 
  3 Does not detract from the rural character of the landscape; and, 
  4 Does not impact on traffic safety. 
This policy seeks to provide for small-scale commercial activity that needs to locate in rural areas. 
The Council will support activities such as tele-cottages, eco-projects and agri-tourist projects that 
provide economic or tourist facilities that complies with the above policy. 
 
Policy ECON DEV 8: Agriculture 
It is the policy of the Council to protect the viability of farms and best quality land for agriculture 
and related uses. Proposals that are considered to have a negative impact on the viability of 
existing farms will not be favourably considered. 
Figure 6 demonstrates the low level of employment in the agricultural sector in Carrick on Suir, 
which to a certain extent is understandable for an urban area where the majority of such 
employment would be available in the rural hinterland. However, there is a general national trend 
towards declining agricultural sector employment. This is not reflected in the employment at a 
county level for South Tipperary. Taking cognisance of these factors it is considered that 
agriculture is still the dominant land-use activity in the rural hinterland around Carrick on Suir. It 
is, therefore, important that this land is protected against urban-type activities that would reduce 
the viability of farming or detract from the rural character of the hinterland area. 
 
The growing trend towards one-off rural houses has resulted in new houses being located close 
to farms. This often gives rise to conflict between residents and farming practices. In view of the 
above, the Council will require a set back of 100m from existing farms for residential 
development. An exception may be made where the application is for a family member or a farm 
worker. Agriculture is the predominant rural land-use when considering competing claims of 
agricultural development and residential amenity in rural areas. 
 
Policy ECON DEV 9: Agricultural Buildings 
It is the policy of the Council to require agricultural buildings to be designed, located and 
orientated in a manner that will minimise their environmental impact. 
Part 3, Schedule 1 of the Planning and Development Regulations 2001 provides details of 
exemptions in relation to agricultural buildings. These exemptions do not however apply to farm 
yards/complexes that are within settlement boundaries. 
Proposals for new agricultural buildings must take account of the following: 
• Proximity to adjacent dwellings 
• Rural character of the area 
• Make use of natural landscape and land cover as screening. 
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5.5 Tourism Policy 
Tourism is a growing sector within the national economy while domestic tourism in particular has 
assumed increased importance due to greater disposable income levels. However, the potential 
of the tourism industry in Carrick-on-Suir and environs is largely unexplored while the 
opportunities provided by the proximity of the town to the larger centres of Clonmel, Kilkenny and 
Waterford remain largely unexploited. This is a problem experienced by many other towns 
throughout the country, however, like other centres where the tourism sector now flourishes, 
towns like Carrick-on-Suir have unique qualities, which must be developed and utilised. Examples 
include: 
(i) The Butler residence at Ormond Castle and its links with Kilkenny and Cahir, 
(ii) Historical, ecclesiastical, cultural and ecological landscapes, 
(iii) Rich landscape resource, 
(iv) River navigation, 
(v) Outdoor activities and sport facilities, 
 
The inability to capitalise on these attributes is compounded by poor development of commercial 
activities associated with the heritage industry, such as hotels, leisure activities, organised trails, 
river excursions etc and environment problems such as traffic congestion, pollution, poor quality 
building stock and derelict sites. To overcome these problems it is essential that a tourist product 
be identified, innovatively developed and promoted. This could be achieved through networking 
with other locations outside the immediate area where similar opportunities exist and where 
symbiotic relationships should be established. During the life of the 2002 development plan, the 
development of marina facilities on the river, ongoing development of the heritage centre, 
improved access to Ormond Castle and the general physical improvements to the built 
environment in the town centre has improved the overall tourist product. The Carrick on Suir 
Tourism and Development Committee has also identified a number of these issues which retard 
the development potential of the town. Key drivers considered to be essential by the Committee 
are the provision of overnight accommodation (circa 500 bed spaces required), specifically at the 
Clonmel Road and on the Glanbia site, Carrickbeg, and the provision of improved shopping 
facilities and the shopping environment in the town centre.  
 
Continued development of appropriate new and improved tourism and recreation facilities will be 
encouraged by the Local Authority particularly those that are built on the specific heritage 
qualities of the town. Such development would increase employment throughout the year and 
improve the visual quality of the town for both residents and visitors alike. Capitalising on such 
tourism as an important source of direct income, secondary income and supplementary income, 
would be beneficial to the town and community as a whole. 
 
The completion of the proposed N24 Western Corridor will facilitate the renewal of the town 
centre making it a more attractive place for tourists and residents alike. Reduced through traffic 
will create a more amenable environment to further improve and promote key assets. This will 
improve perception of the town and should retain, for expanded periods, visitors with a higher 
propensity to spend. 

Policy ECON DEV 10: Tourism  
It is the policy of the Council to co-operate with appropriate agencies in promoting tourism, 
securing the development of tourist based enterprises and improving the profile and access to 
these facilities in the town. 
Carrick on Suir has a wealth of historic and cultural attractions which are under developed as a 
result of insufficient promotion, poor access but also partly resulting from the quality of other 
attractions throughout the county and region i.e. Cashel, Kilkenny, Cahir etc. Of particular note is 
Ormond Castle which despite its direct links to other Butler sites throughout the region has failed 
to realise its full potential in attracting passing tourist numbers. This can be partly attributed to 
poor networking of the relevant historic sites, poor ancillary facilities and services and poor 
access. As such the Council will seek to identify appropriate measures to improve access, 
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parking and the general quality of the Castle Park and will continue to work in association with 
statutory and other interested bodies in order to achieve same.  
 
CHL Consulting Company Ltd has been appointed by Carrick-on-Suir Development Association 
and BNS Rural Development Ltd to devise a tourism strategy for the town. The Carrick on Suir 
Tourism Strategy was published in 2003 which identified a number of key objectives required to 
secure the future tourism potential of the town. These are: 

(i) To create a positive awareness of Carrick-on-Suir as an interesting and enjoyable 
place to visit; 

(ii) To identify, develop and market products and services that will induce a significantly 
increased flow of tourist traffic to Carrick-on-Suir; 

(iii) To achieve the greatest possible level of community support for, and participation in, 
the development of tourism in Carrick-on-Suir; 

(iv) To build the necessary skills in the community for enterprise development and 
employment in the tourism sector; and, 

(v) To enhance the natural and built environment of Carrick-on-Suir to maximise its 
physical appeal.  

Where possible the Council, through the Carrick on Suir Town Development Plan 2008 and other 
measures, will support the implementation of the strategy. 
 
Policy ECON DEV 11: On-farm Tourism 
It is the policy of the Council to support rural tourism at existing locations such as farmyards, 
pubs, and hotels. Such development may provide an extension to the existing building or new 
accommodation. Such accommodation must be part of an integrated tourism plan and be 
available for short-term letting only.  
The rural hinterland of Carrick on Suir provides an increasingly important location for recreation 
by an increasing number of urban dwellers. The recent rise in disposable incomes and leisure 
time has resulted in an increase in demand for water based, forestry based and heritage based 
recreation. The council will support rural diversification into tourism, but will seek to ensure that 
such development is maintained as tourist accommodation in perpetuity. Proposals for new 
accommodation in the rural area will be assessed against the policy objectives set out elsewhere 
in the plan and the South Tipperary County Development Plan 2003 as amended.  
  
5.6 Specific Economic Development Objectives: 
ED.1 In implementing the Council Retail Strategy (once reviewed) and the Carrick on Suir Town 
Centre Strategy 2007, the Council will promote the reuse of suitable redundant or obsolete 
structures for retail purposes in compliance with the Retail Planning Guidelines for Planning 
Authorities DEHLG 2005 and the relevant details as set out in Appendix 4 & 5 of the Carrick on 
Suir Town Development Plan 2008. 
ED.2 The Council will actively support the development of overnight guest accommodation within 
the town as a means of facilitating potential growth in the tourism sector. 
ED.3 The Council will examine the possibility of setting up a ‘revolving fund’ to secure the 
redevelopment of derelict, vacant and obsolete sites within the town. 
ED.4 The Council will support the promotion and upgrading of educational facilities in Carrick on 
Suir as a means of attracting new residential development and support services/employment and 
will facilitate linkages between these facilities and third level institutions such as the Tipperary 
Institute, W.I.T. (University of the South East), and other National Universities, etc. 
ED.5 As part of larger developments on Masterplan lands, the Council will encourage developers 
to provide employment opportunities for unemployed persons in the town. 
ED.6 The Council will encourage and facilitate the provision of high speed broadband which is 
required as a piece of key employment infrastructure for the town. 
ED.7 In cooperation with local agencies, the Council will promote the development of a 
commercial quarter within the town, preferably at a brown field location, possibly at St. Joseph’s 
College, or another opportunity sites as identified in Appendix 4 and Map 3. 
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ED.8 In association with other relevant bodies, the Council will support the development of the 
Coolnamuck Bio Technology Park and will accommodate the appropriate provision of ancillary 
businesses required in order to service the development. 
ED.9 Where funding allows and in cooperation with the Chamber of Commerce, the County 
Enterprise Board, FAS and other agencies, the Council will support the provision of an enterprise 
officer for the town.  
ED10. The Council will support and facilitate the redevelopment of the existing railway station and 
the enhancement of rail connections serving the town in order to promote the town and the area 
adjoining these facilities for employment and economic uses. 
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Chapter 6. Infrastructure 

6.0 Introduction 
The preferred route has been identified for the new N24 bypass following the Part 8 procedure in 
2004 in compliance with the Planning and Development Regulations 2001-2006. Works on this 
route are due to commence following the completion of the N24 Western Corridor Pallasgreen to 
Bansha route which in turn is to commence following the completion of the new N8 between 
Cashel and Mitchelstown. The completion of the bypass will not only remove unnecessary 
through traffic, but it will provide an opportunity to improve accessibility for all town centre users, 
enhance the vitality and viability of the town centre, and improve the environment and visual 
appearance of the historic town centre. 
 
The strategic policies set out in Section 2.10 of the Carrick on Suir Town Development Plan 2008 
seek to improve the fabric of the town centre and strengthen the market and service function of 
the centre. The Council considers that in order to strengthen these functions, it is important that 
priority is given to pedestrians, persons with special mobility needs and cyclists using the centre 
of the town, making the centre an attractive place to shop and visit. To this end the Council has 
introduced pay parking, has produced the Carrick on Suir Traffic Management Plan for the period 
2001-2011 and more recently as part of the 2004 Urban and Village Renewal Programme has 
developed amenities at the green. Car ownership is increasing, and the hinterland of Carrick on 
Suir is largely dependent on the car for access to the town. The Council will therefore, continue to 
improve off-street car parking facilities in association with new development.  
 
6.1 Roads and Access Policy 
Policy INF 1: Pedestrian Rights and Accessibility 
It is the Council’s policy to improve facilities for pedestrians and access facilities for people with 
special mobility needs in line with the aims of the European Charter of Pedestrian Rights and the 
recommendations of the accessibility audit for the town once completed.  
The Council has appointed Capita Symonds consultants to carry out an accessibility audit for the 
town which will identify improvement works required in order to ensure the town is accessible to 
all members of the community. An implementation plan of specific works based on this audit will 
be identified during the life of the Carrick on Suir Town Development Plan 2008 and the Council 
will seek the implementation of same as opportunities arise.  
 
The Committee on the Environment, Public Health and Consumer Protection of the European 
Parliament has produced a report pointing out that pedestrian areas are for the most part 
regarded as ‘left-over’ areas. The European Charter of Pedestrian Rights adopted in 1988 by the 
European Parliament states that:  
(i) The pedestrian has the right to live in a healthy environment and freely to enjoy the 

amenities offered by public areas under conditions that adequately safeguard both 
physical and psychological well-being. 

(ii) The pedestrian has the right to live in urban and village centres tailored to the needs of 
human beings and not to the needs of the car and to have amenities within walking or 
cycling distance. 

(iii) Children, the elderly and the disabled have the right to expect towns to be places of easy 
social contact and not places that aggravate their inherent weakness. 

(iv) The disabled have the right to specify measures to maximise mobility, such as the 
elimination of architectural obstacles and the adequate equipping of public transport. 

 
The Council has developed a number of controlled pedestrian crossing points on Main Street as a 
means of improving the safety of the town centre for all. The Council will augment further the 
safety of the town centre during the life of the Carrick on Suir Town Development Plan 2008. As 
such the Council will seek to improve access to buildings and public spaces through the statutory 
development management process. This will include ensuring that all developments, including 
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where possible, change of use, alterations, and extensions to existing buildings are accessible to 
people with special mobility needs, incorporating level access into the building in compliance with 
current Building Regulations. 
 
Policy INF 2: Road Improvements in the Town Centre 
It is the policy of the Council that future road improvements, traffic calming and parking provision 
will respect and enhance the urban form and conservation of the town, particularly within the 
Architectural Conservation Area. 
The Council has completed a number of environmental improvements in the town centre 
incorporating cobblelock pavement and dished paving. The Council intends to continue with these 
improvements, particularly for people with special mobility needs, including elderly people, people 
with physical disabilities and/or sensory impairment, and those with young children or carrying 
heavy loads. The Council also aims to create an enhanced network of pedestrian routes linking 
shopping areas, amenity areas and tourist attractions.  
 
The Council is currently in the process of improving pavements, road surfaces, car parking and 
landscaping on Kickham Street as part of the ongoing renewal of the town centre. The main 
objective of these works will be to improve the safety of the street for both pedestrian and 
vehicular users, to reduce the carriageway width in order to provide rational car parking 
arrangements and to improve visibility and the legibility of junctions. The proposed works will also 
provide landscaping in order to reduce the visual width of the street, particularly at the northern 
end and thereby improving its visual enclosure and biodiversity. 
 
Policy INF 3: Bicycle Parking 
It is the policy of the Council to require that where development is proposed, adequate covered 
parking facilities be provided for the secure parking of bicycles.   
In order to promote cycling as a viable option to the car the Council will seek provision of secure 
bicycle parking facilities as part of new development. 
 
Policy INF 4: Transport and Land-use  
It is the policy of the Council to seek development that makes efficient use of transport 
infrastructure, and which facilitates alternative transport modes to the private car. 
The plan has also identified a number of key transport infrastructural requirements which are 
required in order to secure development on zoned lands during the plan period. Details of these 
are set out in Section 6.4 Specific Infrastructural Objectives, various maps and Appendix 4 & 5 of 
the plan.  
 
Policy INF 5: National Route Corridors  
It is the policy of the Council to support improvements in infrastructure by reserving land in 
suitable locations, and/or protecting corridors free from development that would undermine the 
implementation of a future infrastructure project, particularly the proposed N24 bypass. 
Developments which reduce the carrying capacity and safety of the existing national road network 
will not be favourably considered. 
In order to facilitate the development of the national road network it is imperative that the route 
corridor and associated buffer of the proposed N24 bypass route be protected from development 
that would interfere or conflict with the route proposals. While construction of the route will not 
commence prior to allocation of funding, work may begin in 2009 on the Environmental Impact 
Study and the detailed design of a 2 plus 2 carriageway. The Council will work closely with the 
NRA to secure adequate access to the New N24 from the Town, particularly at Pill Road, Cregg 
Road and Kilkenny Road. 
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Policy INF 6: Link/Connector Route Corridors  
It is the policy of the Council to retain free from development the route corridor for the new 
Coolnamuck Link/Connector Road as identified on Map 1, providing access for new strategic 
development lands south of the Suir River directly to the N24 at the Clonmel Road. The Council 
will discourage development which would be adversely affected by the proposed route or which 
would interfere with junction arrangements on the N24 or the R680 Coolnamuck Road.  
The 2002 development plan identified a preferred route corridor for a new road across the Suir 
linking the N24 with the Dungarvan Road R676. It now appears that this new route will not be 
implemented in conjunction with the N24 bypass. Notwithstanding this, the Council would 
consider that there are extensive lands at Coolnamuck which would facilitate the sustainable 
development of the town during the plan period and beyond. These lands are currently accessed 
through the medieval street network of Carrickbeg which would be unable to adequately service 
the lands. Therefore the development of these lands will be dependent on the construction of the 
new link/connector road which will be funded through the payment of special contributions or 
alternatively carried out by the developer(s).  
 
Policy INF 7: Public Transport 
It is the policy of the Council to co-operate with relevant public and private companies and 
authorities to secure improvements to the local and intra-county public transport service. 
The improvement in public transport between Carrick on Suir, other destinations within the 
county, the region and the surrounding villages is of paramount importance to enhancing the 
market/service role of the town, reducing isolation and improving linkages between the town and 
outlying areas. The Council will work with local bus and taxi companies to improve public 
transport options in and around Carrick on Suir as a means to overcoming barriers of poor access 
to facilities and services for those who are not private car owners. The provision of a new 
commuter light rail service on the Waterford to Limerick Junction route through Carrick on Suir is 
welcomed and will contribute to the general improved access to the town. The Council will 
encourage and facilitate further improvements to this service and will retain lands in the 
immediate vicinity of the rail station for suitable commercial and ancillary uses as identified in 
Appendix 4. 
 
Policy INF 8: Traffic Impact Studies 
It is the Policy of the Council to require that Traffic Impact Studies be carried out where, in the 
opinion of the Council, such a study is considered to be necessary, especially as part of large-
scale development, where new development gives rise to cumulative impact in conjunction with 
neighbouring developments or where large traffic volumes are anticipated. 
It is current practice for the Planning Authority to consider roads, traffic, transport and safety 
issues when assessing applications for development. The Council will require Traffic Impact 
Studies to be carried out for large-scale developments where each such development will be 
assessed on a site-by-site basis. Policy INF. 8 is included to allow the Council to require Traffic 
Impact Studies, in accordance with recommendation from the National Roads Authority (NRA). 
 
Policy INF 9: Road Safety Audits 
It is the Policy of the Council to require that Road Safety Audits be carried out where, in the 
opinion of the Council, such a study is considered to be necessary, especially as part of large-
scale development, where new development gives rise to cumulative impact in conjunction with 
neighbouring developments or where large traffic volumes are anticipated. 
A road safety audit is a formal procedure, introduced by the NRA, for assessing the accident 
potential and safety performance in the provision of new roads, road improvements and 
maintenance schemes. Such audits should be carried out by suitably qualified persons 
(independently of the design team/applicant, either an experienced auditor or team of auditors). A 
“Road Scheme” is defined in the NRA Design Manual for Roads and Bridges (HA 42/01) as ‘all 
works that involve permanent change to the existing road layout’. This includes any new 
entrances onto a road, or alterations to existing entrances. Any additional works required as a 
result of the Road Safety Audits should be funded by the developer. 
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Policy INF 10: Traffic Calming 
It is the policy of the Council to ensure all new public roads and residential layouts are traffic 
calmed in accordance with the recommendations in the “Traffic Management Guidelines” jointly 
issued by the Department of the Environment, Heritage and Local Government (DEHLG), the 
Department of Transport (DOT) and the Dublin Transportation Office (DTO). Similarly, the 
Council will carry out a study of traffic movements/volumes in conjunction with the opening of the 
N24 Western Corridor in order to overcome problems of ‘rat running’ in the town centre and 
execute improvements where required in compliance with the Traffic Management Guidelines. 
In the past many residential areas and other road layouts have been designed in order to 
prioritise vehicular traffic above pedestrian movements which has led to areas which are 
dominated by road networks with poor landscaping and amenity provision which in turn can give 
a poor perception of the area. In some of these cases the Council has provided new speed ramps 
as a means of slowing traffic movements, however this has been an expensive solution to a issue 
which should be addressed by the respective developer and is not considered to be the preferred 
solution to this issue of traffic safety. The above policy is devised in order to ensure that new 
future road layouts prioritise pedestrian movements and safety, providing traffic calming by 
design.  
 
Policy INF 11: Direct Access to National and Regional Roads. 
It is the policy of the council to not to permit direct access from future development to national 
and regional roads outside the speed limit zone of the town so as to ensure efficient development 
and safe operation of the roads. Where direct access to these roads is proposed the Council will 
seek to channel traffic from new development onto existing local roads and in this way use 
established access points to gain entry onto national and regional roads. 
 
6.2 Public Services Infrastructure Policy 
Policy INF 12: Wastewater Treatment 
It is the policy of the Council to comply with the Urban Wastewater Regulations and with EU 
requirements and to take account of the drainage system in the area prior to granting planning 
permission for development. 
The Council has completed phase one and two of the new sewage scheme during the life of the 
2002 development plan which has a thirty year horizon and a capacity population equivalent of 
16,000 persons. It is the policy of the Council to permit developments only which can be 
accommodated by the sewage scheme. Development will not be permitted if the proposal is likely 
to cause pollution or to overload the sewer or to cause nuisance or endanger public health.  
 
The existing sewer network has been extended to the periphery of the town, however, where 
development is proposed on Masterplan lands and on other peripheral lands, the Council will 
require an extension to public networks and relevant development contributions will be required in 
order to facilitate such network extensions.  

Policy INF 13: Storm Water Retention 
It is the policy of the Council to promote storm water retention facilities for new developments and 
to incorporate design solutions that provide for collection and recycling of surface water. 
Overloading of the existing surface water sewer network will not be permitted.  
There are a number of solutions to collection and retention of storm water on site. Artificial lakes 
and ponds can be created, open space can be flooded during storm conditions, under ground 
storage tanks can be installed.  
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Policy INF 14: Sustainable Urban Drainage Systems (SUDS). 
It is the policy of the Council to seek the implementation of SUDS for the disposal and treatment 
of surface water in all new developments. Such systems will be required to protect water quality 
and regulate the rate of surface water runoff so as not to cause or exacerbate flooding on the 
relevant site on elsewhere within the Carrick on Suir Town Development Plan 2008 boundary. 
The objective is to reduce the quantity and the speed of surface water release to nearby rivers 
and thereby prevention of flooding downstream. Other engineering solutions will be required in 
order to facilitate the removal of surface water from steep gradients, particularly in the Carrickbeg 
area. Any damage caused to existing piping and sub surface drainage networks by poorly 
designed works will be required to be rectified to the technical satisfaction of the Town Council.  
 
Policy INF 15: Groundwater Protection 
The Council will use all planning and environmental powers to protect groundwater, including, 
planning and environmental impact assessment, integrated pollution control and/or water 
pollution legislation in balancing the need to protect the environment with the need for 
development. 
The Council has compiled the Groundwater Protection Scheme 1998 which identifies the main 
sources for groundwater within the county and the vulnerability of such resources which can be 
vulnerable to pollution. Water quality is controlled by the Local Government Water Pollution Act 
1977–1990 and associated regulations with more recent controls being devised through the 
Water Framework Directive and River Basin Districts. This directive seeks to achieve a “good 
status” in all water bodies by 2015. The most appropriate means of implementing the directive 
has yet to be identified however such implementation will be a function of the Local Authority.  
 
Policy INF 16: Water Supply 
It is the policy of the Council to protect the quality of public ground and surface water resources 
and to ensure the sustainable use and continued provision of a potable water supply within the 
town.  
Carrick on Suir obtains a water supply from the Lingaun Treatment Plant, Knocknaconnery 
Reservoir, Seskin Reservoir, Crotty’s Lakes and a bore hole at Coolnamuck with a high level 
reservoir located at Coolnamuck a the Lingaun reservoir located at a height of 40.08 metres O.D. 
All these sources feed into the water supply network, which is divided into low and high level 
zones that service up to a maximum of 82.02 metres O.D.  
 
Some intermittent supply difficulties occur at higher topographic locations during dry weather 
periods. Map 1 of the Carrick on Suir Town Development Plan 2008 has identified a number of 
locations for new neighbourhood development, which, due to their elevated nature may require 
additional booster pumps in order to provide adequate water supplies. It is considered that any 
new dwellings with a roof level above 21 metres O.D. will not be adequately serviced from the 
existing water supplies and therefore where development is proposed with roof levels above this 
threshold, the developer will be required to provide additional booster pumps to service same.  

Policy INF 17: Infrastructural Improvements Development Contributions 
It is the policy of the council to seek special contributions in respect to particular development 
where specific exceptional costs not covered by a Development Contribution Scheme are 
incurred by the Local Authority in respect of public infrastructure and facilities which benefit the 
proposed development.  
A Development Contribution Scheme, provided for under Section 48 of the Planning and 
Development Act 2000-2004 came into operation on the 1st March 2004, setting out in detail the 
contributions required for new developments. Where specific exceptional costs are incurred by 
the Council with respect to improving and providing essential elements of infrastructure which 
directly benefit a proposed development, the applicant/developer will be required to pay a specific 
contribution towards the cost of the infrastructure.  
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It addition to the above the Council intends to prepare Supplementary Development Contribution 
Schemes for specified infrastructure proposals that will benefit future development in order to 
generate funds for the construction of these proposals. The schemes shall be compiled and 
implemented in accordance with Section 49 of the Planning and Development Acts 2000-2006. 
Such schemes will include routes and infrastructural projects identified in Section 6.4, Specific 
Infrastructure Objective 1.3 below. 
 
6.3 Waste Management Policy 
Policy INF 18: Waste Management 
It is the policy of the Council to implement the policies and objectives of the Joint Waste 
Management Plan for the South East Region 2006 and relevant Environmental Protection Agency 
guidance documents as they pertain to the Carrick on Suir Town Development Plan 2008 area. 
The Council will promote the increased re-use and recycling of materials from all waste sources 
through co-operation with local retailers and residents associations. 
The Environmental Protection Agency has issued the Landfill Manuals, Landfill Restoration and 
Aftercare 1999 and Landfill Monitoring 2003. Notwithstanding the zoning objectives of the plan, 
the Council will carry out an audit of closed landfill sites with the objective of identifying suitable 
aftercare programmes and possible reuses where appropriate.  
 
The Joint Waste Management Plan for the South East Region 2006 has been adopted by the 
relevant authorities on the 1st and 2nd June 2006. The main objectives of the plan are focussed on 
prevention, minimisation, reuse and recycling of waste, provision of a framework for the 
development and operation of waste infrastructure within the region and the application of the 
polluter pays principle. While development plans and the waste management plan are both 
guided by the policies and objectives of the Regional Planning Guidelines for the South East 
Region, which in turn are guided by the National Spatial Strategy and the National Development 
Plan, it should be noted that where the policies and objectives of the waste management plan 
conflict with those of the development plan, precedence is given to the waste management plan.  
 
Policy INF 19: Polluter Pays 
It is the policy of the Council to implement the ‘polluter pays’ principle with particular regard to 
industrial discharges and to implement the provisions of various water pollution and 
environmental protection legislation which pertains. 
 
Policy INF 20: Litter 
It is the policy of the Council to ensure that public areas and areas visible from tourist centres 
within the town are maintained free of litter. 
Carrick on Suir Town Council has compiled a Litter Management Plan 2006-2008 which has 
identified a number of aims and objectives to be implemented in order to reduce problems of litter 
in the town. It states that an estimated €146,000 will be spent in 2006 on street cleaning activities 
in the town, removing approximately 500 tonnes of litter from public areas with the average cost 
of collection and disposal per tonne of €165. The average breakdown of litter collected is as 
follows: 
From litter bins  94 tonnes 
From streets     -    206 tonnes 
From other sources - 200 tonnes 
 
Through a process of partnership with other statutory and local community bodies, the Council 
will seek to introduce awareness/education initiatives, unambiguous procedures for dealing with 
litter and implement enforcement measures provided for in the Litter Pollution Act 1997.  
 
Bring Centres have been successfully established at New Street car park, Greystone Street car 
park, Pill Road and the Council depot in John Street and the public have demonstrated their 
support for recycling by making extensive use of the facilities. The Council will actively seek 
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another site in the Carrickbeg area in the future in order to achieve the objective of one bring 
bank per 1000 head of population as contained in the South East Joint Waste Management Plan 
 
6.4 Specific Infrastructure Objectives: 
I.1 The Council will retain the preferred route and alignment for the N24 bypass free from 
inappropriate development. 
I.2 The Council will continue the current programme of improving and upgrading the pavement 
network throughout the town, particularly in areas where access is impeded for mobility impaired.  
I.3 The Council will require new link/connector roads, bridges and other infrastructure to be 
provided as part of development throughout the plan. These include: 

(i) A new road and bridge between the existing N24 to the Coolnamuck Road which will 
access master plan lands at Coolnamuck. 

(ii) Construction of a road crossing the rail line between the existing N24 and the R696 
Kilkenny Road. 

(iii) A vehicular link/connector between the Pill Road and Castle Park in order to secure 
development of Opportunity Site 16 as set out in Appendix 4. 

(iv) Improvements to public water supply in order to service developments at high 
ordinance datum levels. 

Possible routes for these new link/connector roads are shown on Map 1, however the exact route 
may be subject to change and therefore the carrying out of development in close proximity to 
these routes should be avoided until such time as the route has been determined and committed 
to. 
I.4 The Council will review the Carrick on Suir Traffic Management Plan 2001-2011 during the life 
of the Carrick on Suir Town Development Plan 2008. Particular attention should be paid to the 
following locations: 

(i) HGV turning movements on junction of Main Street and Dillon Bridge; 
(ii) Traffic movements on the Old Bridge; 
(iii) Improved safety at the junction of Castle Park and the Pill Road and the junction of 

the road leading to Greenhill Village and the Pill Road; 
(iv) Impacts of new development on traffic movements at Abbey Square; 
(v) Improved pedestrian environment in the town centre, particularly following completion 

of the new N24 bypass; and, 
(vi) Improved vehicular and bus access to the Ormond Castle. 

1.5 Following the completion of sections of the new link/connector roads, the Council will assess 
existing traffic movements within the town and town centre and restrict such movements at 
certain locations where it is considered that the new roads can provide a more appropriate route 
for heavier vehicles and higher traffic volumes.  
I.6 As part of new development on master plan lands and zoned lands the Council will seek the 
provision of bus stops where appropriate.  
I.7 Where development is proposed on industrial zoned lands south of the existing N24 Waterford 
Road, the Council will require that all such development is accessed via a singular access point 
the location of which could be at the new interchange between the new and existing N24 route. 
The final location of the interchange shall be agreed with the Roads Authority prior to the granting 
of permission for development on the zoned industrial lands. 
I.8 As funding allows, the Council will assess and improve the standard of public lighting 
throughout the town, particularly in the town centre in order to make the centre more attractive for 
residents, visitors and shoppers. 
I.9 The Council will seek to identify a suitable location for the provision of new off-street car 
parking on the edge of the town centre and develop such a facility as funding allows or in 
cooperation with third parties. 
I.10 The Council will improve access for visually and mobility impaired within the town centre in 
consultation with local interest groups. To assist in this matter, the Council is currently carrying 
out an accessibility audit of the town and will implement the recommendations thereof during the 
life of the Carrick on Suir Town Development Plan 2008. 
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I.11 The Council will carry out improvements to the Coolnamuck Road which will facilitate the 
provision of an adequate vehicular carriageway and footpaths in conjunction with traffic calming, 
landscaping and visual improvements to this entrance to the town.   
I.12 The Council will liaise with Iarnrod Eireann in order to improve the existing rail crossing on 
the R697 Cregg Road. 
I.13 The Council will utilise existing funds and acquire further funds through development 
contributions to ensure improvement of pedestrian facilities and public lighting on the R697 Cregg 
Road between the development boundary of the town and the town centre.  
I.14 The Council will make new by-laws restricting access to residential areas and overnight 
parking within residential areas by HGV traffic. Exceptions will be considered for local bus, school 
bus, ring a link services etc and deliveries required within the respective residential areas. 
I.15 In order to facilitate the improvement to the main access routes to the town, the Council will 
require traffic calming and improvements to existing carriageways, footpaths, roadside 
boundaries and public lighting to be carried out as part of new development along these routes. 
1.16 As part of new residential development at Carrickbeg, the Council will require the 
realignment of the cul de sac from the R680 to Dowley at Connawarries. 
I.17 As part of development on MP03, the Council will require that a regulated pedestrian 
crossing is provided on the Coolnamuck Road, improving links from the development to the town 
centre and neighbouring uses. 
I.18 As part of new residential development, the Council will require the provision of a new 
link/connector road between the R680 Waterford Road and the R676 Dungarvan Road. The route 
of this road should be agreed with the Council at pre-planning stage.  
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Chapter 7. Strategy for the Town Centre 
 

7.0 Introduction 
As stated in Chapter 5, Carrick on Suir functions as a service and commuter centre serving east 
Tipperary and parts of County Waterford and Kilkenny. This function is identified in the South 
Tipperary County Retail Strategy 20035 which included the town at a sub-county town level or 
Level 3 town. This classification is strongly influenced by the population thresholds where Level 3 
settlements are categorised as towns with populations between 1,500 – 5,000 persons. As stated 
earlier, the population of Carrick on Suir and immediate environs is 5,863 (CSO 2006) which 
would indicate that the population has exceeded this threshold of 5,000. Therefore the retail 
strategy review when completed may include Carrick on Suir as a Tier 3/Level 2 settlement. This 
would be reflected by the increase in convenience goods outlets and the presence of national 
supermarket chains, a pattern which has recently been experienced in the town with the granting 
of permission for a discount food store on the Waterford road. While the addition of major retail 
centres to the convenience retail floor space of the town is welcomed, it is considered that the 
concentration of such expansion outside the town centre is unsustainable and will result in further 
abandonment and dereliction of the town centre. Strategic policy SP.2 refers to the need to seek 
the redevelopment of brown field sites in the town centre which would be suitable to future 
convenience/comparison retail provision.  
 
Despite the variety of commercial and retail uses in the town centre, problems of dereliction and 
more importantly vacancy are apparent in this area of the town. This is particularly evident on the 
upper floors of properties throughout the town. Within the town centre i.e. Main Street, West Gate 
and Sean Kelly Square circa 7% of all buildings are completely unoccupied, a further 2% have 
unoccupied ground floors, a further 18% have first floors unoccupied while a further 18% have 
second and third floors unoccupied. It was also found that 3.5 % of buildings were in a poor state 
of repair. Some of these figures may be partly due to inappropriate redevelopment of ground floor 
units which do not provide adequate access to upper floors, however a great number are due to 
the owners of the various shops and commercial units no longer living over their businesses and 
the number of such properties which are now rented/leased.  
 
Carrick on Suir is a market town with the central core based around Main Street, Castle Street, 
Greystone Street, Bridge Street, New Street, the North Quays and adjoining areas. This forms an 
attractive and sustainable mixed-use area which can provide all the benefits of urban living with 
shops, services, facilities and houses all within easy walking distance of each other. Development 
on the periphery of the town must not be allowed to undermine the town centre instead, 
development must concentrate on the central core where possible. In this regard, the 
development of vacant plots/infill development as referred to in Policy HSG.2 and development of 
“Opportunity sites”, as referred to in Policies AEH.10, 11 & 12 and Appendix 4 must take 
precedence over green field site development. This Plan will examine a number of sites with 
development potential in the town core in order to encourage these types of developments. 
 
The structure of the central core is largely intact and must remain so in order to preserve the 
cultural and historical integrity of the town. The town is well endowed with green space/amenity 
lands but suffers from a lack of interconnectivity between such spaces. A number of policies and 
objectives in this plan will encourage and facilitate the development of such green spaces and 
green links. A Plan of open space networks should facilitate such improvements and the provision 
of open space networks connecting employment and amenity uses, through both pedestrian and 
cycle corridors, thereby negating the isolation of sole activity nodes in a townscape. These 
networks will consolidate and control growth to a sustainable level while providing for much 
needed relaxation space.  
 

                                                 
5 The Council intends to carry out a review of the County Retail Strategy in the near future. Once completed this will 
inform the future provision of retail services in the town. 
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7.1 Physical Improvement Policy 
Policy STC 1: Site Assembly 
It is the policy of the Council to actively utilise legislative powers of compulsory purchase and 
powers of acquisition conferred by the Derelict Sites Act 1990 in order to assemble lands within 
the town centre, thereby facilitating the development of underutilised lands/brown field sites and 
promoting the retail and commercial function of the town centre. 
In line with Policy STC.1, the Council will seek to assemble lands within the town centre in order 
to promote the commercial and retail function of the area. The Main Street contains a number of 
historic properties and the ACA, which are central to the development of a commercial and  
tourist product for the town. It is important, therefore, that the environment surrounding these 
sites is preserved and enhanced and linkages to and from this area are improved and provided 
where new development is proposed, particularly between the river and the Main Street. Policy 
STC.1 will pursue the assembly, promotion, disposal and development of sites throughout the 
town and town centre, particularly where properties are identified as derelict or where they detract 
from the economic viability and visual appearance of the surrounding area.  
 
Policy STC 2: Opportunity Sites 
It is the policy of the Council to encourage the appropriate re-use/redevelopment of the sites set 
out in Appendix 4 and Map 3. Development will be facilitated in accordance with the zoning 
and/or the guidelines set out in the relevant Appendix. 
Opportunity sites are sites that have the potential to significantly enhance the environment of a 
town, they may be derelict, under used or unused sites or buildings. A number of sites have been 
listed and development briefs prepared in the plan for the purpose of regeneration and 
redevelopment, particularly in the core of the town. Details regarding these sites are set out in 
Appendix 4 and the sites are identified in Map 3. The Council may carryout the redevelopment of 
such sites or in partnership with other public/private interests. If the owner of the site is unwilling 
to improve the derelict site then it is in the powers of the Council, under the Derelict Sites Act, 
1990 to have the site rendered non-derelict. 
 
Policy STC 3: Townscape Improvement 
It is the policy of the Council to seek improvements to the quality of the town centre as part of 
new development in accordance with the standards set out in Section 8 Development 
Management, Appendix 2 Architectural Conservation Area Design Statement of the plan and the 
Carrick on Suir Landscape Plan 2006 – 2010. Once expired, the current Carrick on Suir 
Landscape Plan 2006 – 2010 will be replaced with the Carrick on Suir Building Façade 
Improvement Scheme and Approach Road Improvement Scheme. 
A number of public areas throughout the town and particularly in the town centre require visual 
and physical enhancement in order to provide a high quality environment which will make the 
town centre a retail and tourist destination for those living outside the town and make the town 
centre a more attractive place to live. Other areas which are well presented also require linking in 
order to provide a network of public spaces throughout the town. Tipperary Town Council has 
compiled the Tipperary Town Building Façade Improvement Scheme and Approach Road 
Improvement Scheme 2005 which identifies a strategy and a number of design parameters and 
design briefs for locations within Tipperary Town. While Carrick on Suir Town Council has 
produced the Carrick on Suir Landscape Plan 2006 – 2010 which sets out a number of 
improvements, the Council intend to replace the current landscape plan with a building façade 
improvement scheme and approach road improvement scheme during the life of the Carrick on 
Suir Town Development Plan 2008.  

7.2 Town Centre Retail Policy 
Carrick on Suir town centre has a number of long established and family run retail businesses 
providing a range of convenience and comparison goods and floor spaces with the Super Valu 
supermarket located on the western edge of the town centre. More recently the Planning 
Authority has granted planning permission for new convenience and comparison floor space on 
the town periphery as follows: 
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(i) Pill Road: 4 retail warehouses with total gross floor area of 2,952 sqm. 
(ii) Pill Road: Discount food store with gross floor area of 1,345 sqm. Current application 

for extension to 1,610 sqm. 
(iii) North Quays: 6 retail units with total gross floor area of 604 sqm. 
(iv) North Quays: 2 retail units with total gross floor area of 392 sqm. 

One of the principal weaknesses in the retail structure of Carrick on Suir is the limited 
representation by national multiple retailers, particularly in the area of comparison goods in the 
town centre. Several sites have been indicated in the plan as suitable for such an activity See 
Map 4 and Appendix 4 & 5.  
 
Policy STC 4: Retail Strategy 
It is the policy of the Council to compile and implement the Carrick on Suir Retail Strategy during 
the life of the Carrick on Suir Town Development Plan 2008. When assessing planning 
applications for retail developments within the development boundary, the Council will have 
regard to the provisions of the Strategy and the Retail Planning Guidelines for Planning 
Authorities DEHLG 2005.  
South Tipperary County Council is currently carrying out a review of the County Retail Strategy 
2003 which will be completed in the first quarter of 2007. It is intended to extrapolate the relevant 
details from the revised strategy and devise a retail strategy for Carrick on Suir. Prior to the 
completion of the town strategy, the Council will assess planning applications against the 
objectives of the countywide strategy and the relevant guidelines. 
 
Policy STC 5: Retail Function of the Town Centre 
It is the policy of the Council to strengthen the retail function of Carrick on Suir town centre and to 
encourage other commercial, cultural and social uses in compliance with Policy STC.3 and Policy 
SP.1 & SP.2. The Council has compiled the Carrick on Suir Town Centre Strategy 2007 which 
seeks to improve and enhance the retail function of the town centre and the economic 
competitiveness of the town within the county and region. The Council will seek to implement the 
Strategy where new commercial and retail development is proposed.  
In accordance with the Retail Planning Guidelines for Planning Authorities 2000, South Tipperary 
County Council produced a County Retail Strategy (CRS) in December 2000, and revised in 
2005.  The County Retail Strategy is currently being revised and Carrick on Suir Town Council 
has prepared the Carrick on Suir Town Centre Strategy in concert with the revised County 
Strategy. The Strategy puts forward a clear vision for the town, identifying the issues/weaknesses 
in current town centre policy, and presents a clear pathway towards achieving the stated vision.  
 
To achieve an Integrated Town Centre Strategy for Carrick-on-Suir, the Town Council seeks to 
develop a cohesive approach that encompasses retail capacity study, urban design, transport 
and economic development. The Integrated Town Centre Strategy builds on the policy objectives 
contained in the adopted Carrick-on-Suir Town Development Plan 2002 and the current plan.  
 
The key aims of the Strategy seek: 

• To enhance the retail profile and economic competitiveness of Carrick-on-Suir within 
South Tipperary and the South East Region; 

• To protect and enhance the vitality and viability of the town centre 
• To encourage the reuse and regeneration of derelict and underused land in the town 

centre 
• To promote and enhance the tourist function of Carrick-on-Suir, particularly as it relates 

to retailing  
• To provide policy objectives and criteria for the assessment of retail development 

proposals. 
 

The location of new retail development is crucial to the long term vitality and viability of Carrick on 
Suir and the sustainable provision of retail services in the long term. The town centre currently 
has an extensive range of indigenous retail shops/services including hardware, drapery/shoes, 
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electrical, pubs, restaurants/cafes, financial services, newsagents, florists, pharmacies, hotels, 
farmers market etc, which all contribute to the unique shopping experience which cannot be 
found elsewhere and which sets the town aside from other similar sized towns in the county and 
region. The continued provision of these long established and predominantly family run 
businesses are vital to retaining and enhancing the retail experience and future of the town 
centre.  
 
The recent granting of planning permission for a discount super store on the Waterford road and 
the upgrading of the Supervalu in the town centre will assist in the provision of convenience 
goods for the town. As stated previously, the recent increase in population of the town may lead 
to a re-designation of the town within the county retail hierarchy which would in turn require the 
provision of new convenience and comparison floorspace thresholds. Where this is required the 
Council would encourage all such retail floor space be provided in compliance with the County 
Retail Strategy, [Carrick on Suir Retail Strategy (when completed)], the Carrick on Suir Town 
Centre Strategy 2007 and the Retail Planning Guidelines for Planning Authorities (DEHLG 2005) 
in compliance with policy STC.4. The plan has also identified objectives for various brownfield 
sites and zoning objectives for other lands which would be suitable for such retail services. Retail 
development which does not comply with the provision of the Carrick on Suir Town Development 
Plan 2008, the planning guidelines, the town centre strategy and the retail strategy will not be 
favourably considered.     

 
Policy STC 6: Primary Retail Area 
It is the policy of the Council to control the provision of non-retail uses at ground floor level on 
Main Street, West Gate and Bridge Street No’s 1-8 and 35-37 inclusive, to protect the vitality of 
the main shopping street as a Primary Retail Area.  
This policy will be used to limit the amount of non-retail uses at the identified locations. Banks and 
other financial institutions, offices and professional practices reduce the vitality and viability of 
shopping areas. These uses do not enhance the quality of the shopping experience as they can 
often have dead frontage particularly at night and are not as dependent on passing trade. When 
dealing with pre-application enquiries the Planning Authority will generally encourage such uses 
to locate in adjoining streets. In view of the recent increase in betting offices and off-licences 
outside the Primary Retail Area, the council will resist further proposals in residential areas except 
where a genuine need is demonstrated and the proposal will not detract from the residential 
amenities of the area. 
 
Policy STC 7: Neighbourhood Centres 
It is the policy of the Council to ensure the provision of appropriate neighbourhood centres 
incorporating retail, commercial and community facilities in conjunction with new residential 
development on master plan lands as identified in Appendix 5 and Maps 1 & 3 of the Carrick on 
Suir Town Development Plan 2008. 
Given the extent of master plan lands identified for residential use and the somewhat isolated 
location of these areas with respect to the town centre, it will be important to provide for the 
necessary ancillary services to meet the needs of this new residential community.  In this regard, 
a focal point of the residential master plan areas should be a new neighbourhood centre.   
 
In principle, the appropriate uses at neighbourhood centres are as follows: convenience outlets, 
newsagents, pharmacies, sub-post offices, restaurants, take-away, video/DVD rental, laundry 
facilities, hairdresser/barbers, public houses, dental/medical surgery, place of worship, credit 
union, crèche or childcare facilities.  However, it is important to have further consideration for 
issues relating to urban design and scale before such uses gain approval. 
 
In order to preserve the local nature of the designated neighbourhood centres, a size threshold of 
500 square metres would be applied to convenience stores and a total of 1,500 square meters 
should normally be applied to the whole centre. Beyond these limits on retail unit sizes, shops are 
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unlikely to serve a purely local market and thus would be more suitable located within the town 
centre or on the edge of the town centre if no central sites are available”. 
 
Policy STC 8: Take-Away Outlets 
It is the policy of the Council to resist further development of take-away outlets in order to 
preserve the amenity and character of the town centre and neighbouring residential areas. 
In considering applications for new take-away outlets, the Council will have regard to the need to 
preserve the amenities and the character of the town. ‘Take-aways’ tend to generate noise, odour 
and litter, and can cause disturbance to nearby residents, particularly late at night. Where 
planning permission is granted for such uses, the Council will ensure the control of noise, odour, 
litter and hours of operation by way of appropriate planning conditions. 
 
Policy STC 9: Shop-Fronts 
It is the policy of the Council to encourage the retention of shop-fronts of quality. The replacement 
or repair of shop-fronts should be completed in accordance with the standards set out in Section 
8 Development Management and Appendix 2 Architectural Conservation Area Design Statement 
of the plan. 
The traditional Carrick on Suir shopfront is a significant piece of the architectural heritage of the 
town and contributes enormously to the fabric and texture of the town centre. It is important, 
therefore, that new shop-fronts preserve and enhance that character of the building. 
 
The importance of preserving the character of the town does not preclude proposals which are 
contemporary in design, provided that such proposals do not have a negative impact on the 
surrounding townscape, and designs are in harmony with the surrounding materials, building line 
and bulk of the existing building. When designing new shops and redesigning old units, applicants 
must consider the needs of the mobility impaired to ensure that the town centre is accessible to 
all. 
 
Policy STC 10: Visual Clutter 
It is a policy of the Council to ensure the implementation of Section 254 of the Planning and 
Development Act 2000-2004. All advertising signage, support structures and ancillary equipment 
which detract from the visual character of the town centre will not be authorised by licence and 
will therefore be required to be removed.  
Section 254 of the Planning and Development Act 2000-2006 ensures that all apparatus, 
appliances and structures located on, under, over or adjoining a public road will be required to 
obtain a licence from the Local Authority. Such licences will be issued on a yearly basis. The 
Council is committed to ensure that licences for unsightly advertising hoardings and fingerpost 
signs will not be granted and all such unlicensed structures should be removed form public areas.  
 
Policy STC 11: Advertising 
It is the policy of the Council to resist advertising if:  
(i) By reason of size, siting, design, materials or 

illumination it would detract from the visual 
appearance of a building, a Protected Structure or the 
character of the Architectural Conservation Area; 
and/or, 

(ii) It would adversely affect public/traffic safety. 
Certain types of advertisements can cause particular harm to 
the appearance of buildings and the streetscape/public 
realm, and the Council will therefore discourage the 
following: free-standing advertisements on forecourts, signs 
or advertisements above fascia level, and more than one 
projecting sign per unit. The Council will exercise firm control 
over advertisements in the ACA and on Protected 
Structures. Illuminated box signs are particularly 

 
Quality Vernacular Shop-
Front 
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inappropriate in these areas and on such buildings. 
 
Policy STC 12: Security Shutters 
It is the policy of the Council not to permit the use of external security shutters which detract from 
the character of an ACA/Protected Structure and the visual appearance of the town and town 
centre. 
Recent trends towards the erection of external security shutters within the town centre has 
detracted from the visual appearance of the town and an ACA, particularly at night but also during 
daytime hours where some premises do not open till late in the day. The Council considers that 
the external fitting of such security shutters is not exempt development as they materially alter the 
character and appearance of the premises to which they are fitted. Therefore the Council will 
seek the removal of such fittings under the enforcement provisions of the Planning and 
Development Act 2000-2006.  
 
The Council also recognises the need to provide an element of security to retail and other 
business premises and would encourage proprietors to seek alternative security arrangements 
which are in character with the building and the streetscape within which the property is located. 
To this end the use of ornate railings on windows or the use of internal security mesh would be 
considered more appropriate.  
 
7.3 Town Centre Access Policy 
Policy STC 13: Car Parking 
It is the policy of the Council to continue to provide on and off-street parking facilities for the town 
centre and to investigate and execute improvements to same as opportunities allow.  
The Council provides both on and off-street car parking within the town and will continue to 
provide these services during the life of the Carrick on Suir Town Development Plan 2008. 
Notwithstanding the provision of on and off street parking facilities in the town centre, there 
appears to be a requirement to provide long-stay facilities for those working in the town centre. 
Taking cognisance of this apparent deficit, the Council will carry out an assessment as to the 
most appropriate locations for such facilities which will be developed, depending on funding, 
during the life of the Carrick on Suir Town Development Plan 2008.  
 
7.4 Specific Objectives for the Town Centre 
TC.1 The Council will carry out environmental improvements to the town centre in conjunction 
with the opening of the N24 bypass. 
TC.2 As opportunities arise the Council will improve pedestrian and mobility impaired facilities in 
the town centre. 
TC.3 Where pavements are removed for improvements and maintenance throughout the town, 
the Council will ensure that new ducting is put in place which can facilitate future undergrounding 
of overhead cables and the provision of the Metropolitan Area Network (MAN) and other 
broadband instillations. 
TC.4 As funding permits, the Council will continue to deliver improvement works identified in the 
Carrick on Suir Landscape Plan 2006 – 2010 during the life of the Carrick on Suir Town 
Development Plan 2008.  
TC.5 The Council will identify suitable locations for new off-street car parking facilities in close 
proximity to the town centre and will develop such facilities where funding allows. 
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Chapter 8. Development Management 
 
8.0 Introduction 
Development control is a statutory process, and the Council is required to control development by 
ensuring that permissions granted under the Planning Acts are consistent with the policies and 
objectives in the plan. This part of the plan deals with the planning standards and design criteria 
which will be applied by the County Council to development proposals within the Carrick on Suir 
Town Development Plan 2008 area as defined on the plan maps. There is provision for a degree 
of flexibility, which will apply where proposed development is otherwise consistent with proper 
planning and development and the preservation and improvement of amenities in the town. 
 
8.1 Enforcement 
The Planning Acts give power to the Council to take enforcement action when development is 
started without planning permission, if conditions attached to permission are not complied with, or 
when other breaches of control have been committed. Contraventions of planning law undermine 
the successful implementation of the Council’s policies and are unfair on those who have abided 
by planning controls. The Council will take enforcement action whenever it is expedient to do so, 
having regard to the policies in this Carrick on Suir Town Development Plan 2008 and other 
material considerations. 
 
8.2 Development Contributions 
Considerable sums of money have been and will continue to be expended by the Council in the 
provision of public services. The Council will require financial contributions towards the capital 
expenditure necessary for the provision of infrastructure works required which facilitate 
development. Such works include drainage, water supply, roads, footpaths and traffic 
management, open space and car parking.  
 
The Council has adopted a Development Contributions Scheme for the period 1st March 2004 to 
28th February 2009 inclusive in compliance with the requirements of Sections 48 and 49 of the 
Planning and Development Acts 2000-2006. Funds raised through the contribution scheme are 
provided for the provision and development of infrastructure and facilities. Copies of the 
Development Contribution Scheme are available for purchase at the offices of the Planning 
Authority. All permitted developments will be subject to the requirements of the contributions 
scheme. It is considered that the new river crossing which will allow direct access to lands at 
Coolnamuck from the N24 will be the most important piece of infrastructure funded by the 
development contributions scheme over the life of the Carrick on Suir Town Development Plan 
2008.  
 
In reviewing the Development Contributions Scheme, the Council will consider providing 
incentives (reduced contributions) where development proposes to improve the existing built 
fabric and general quality of the town centre.  
 
Policy INF.15 sets out that where specific exceptional costs are incurred by the Council with 
respect to improving and providing essential elements of infrastructure which directly benefit a 
proposed development, the applicant/developer will be required to pay a specific contribution 
towards the cost of the infrastructure. In order to facilitate this, the Council intends to prepare 
Supplementary Development Contribution Schemes for specified infrastructure proposals that will 
benefit future development in order to generate funds for the construction of these proposals. The 
schemes shall be compiled and implemented in accordance with Section 49 of the Planning and 
Development Acts 2000-2006. 
 
8.3 Bonds 
Developers shall be required to give adequate security by way of a cash deposit or bond to 
ensure the satisfactory completion and maintenance of residential developments. To this effect 
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the Council will impose conditions in terms of Section 34(4) (g) of the Planning and Development 
Acts 2000-2004 on relevant applications for planning permission. The amount of the bond will be 
calculated on a per house/unit basis or 25% of the estimated cost of site development works. The 
onus will be on the developer to give written certification and engineering drawings/maps that 
infrastructural services have been completed to the required standards prior to recouping any 
bond. 
 
8.4 Residential Density/Plot Ratio  
The Council does not wish to set minimum or maximum residential densities, but to seek efficient 
and sustainable development on all residential zoned land. The Council will apply the guidelines 
contained in the Residential Density – Guidelines for Planning Authorities (DELG, 1999). 
However, the following general guidelines will apply: 
 
Density: In central urban areas new development shall comply with established densities, or 
create new streetscapes or courtyard type development, only in exceptional circumstances will 
single houses on enclosed sites be accepted. On the urban fringe a density of 20-50 units per ha 
(8-20 per acre) would be acceptable, however the context of the proposed site, having regard to 
existing densities, layouts, plot ratios and house types would influence the permitted density 
range. The general requirements of the Residential Density – Guidelines for Planning Authorities 
(DOELG, 1999), as amended and policies HSG 1, HSG 3 and HSG 4 shall apply.  
 
Plot ratios and site coverage will be influenced by general planning standards and Section 5.2 of 
Residential Density – Guidelines for Planning Authorities (DOELG, 1999), as amended.  
 
Notwithstanding the standards set out by the DELG, the Council considers that there is a need to 
provide land for low-density residential use which will provide an appropriate alternative for the 
development of individual dwellings in rural areas. Such land will be provided for both housing 
schemes and serviced sites throughout the town and as part of master plan areas.  
 
8.5 Infill Development and Minimum Floor Area Requirements 
Good infill development does not necessarily imply an exact copy of what was there before or 
what the adjacent buildings are like. It is, however, important that the overall building lines and 
heights are retained. The Council will seek to ensure that all development, whether new-build, 
redevelopment or renovation, will be undertaken so as to enhance the living environment and 
appearance of the town. In assessing planning applications for infill and other developments, the 
Council will have regard to the Residential Density – Guidelines for Planning Authorities (DELG, 
1999) and the Sustainable Urban Housing: Design Standards for Apartments, consultation draft 
guidelines for planning authorities (DEHLG 2007).   
 
Design considerations will vary depending on the location of the proposed development. 
However, design proposals particularly in the Architectural Conservation Area, will be examined 
under the headings: Layout/Density, Building Line, Height and Mass, Materials and Colour, 
Amenity and Access. 
 
Minimum floor areas for infill apartments and for apartments throughout the plan area are as 
follows: 1 Bed - 50 sqm; 2 Bed - 73 sqm; 3 Bed - 93 sqm. 
 
8.6 Domestic Extensions  
The Council will seek to implement the following guidelines in respect of residential extensions: 
• the extension should generally be subordinate to the main building; 
• the form and design should integrate with the main building, following window proportions, 

detailing and finishes, including texture, materials and colour; 
• a pitched roof will be required except on some small single storey extensions;  
• designs should have regard for the amenities of the neighbouring residents, in terms of light 

and privacy; and 
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• dormer windows should be subordinate in design, set back from the eaves line and built to 
match the existing roof. 

 
8.7 Childcare Facilities 
The Planning Authority will take into account the provisions of the Childcare Facilities: Guidelines 
for Planning Authorities DEHLG (June 2001).  
Requirement: one childcare facility with places for 20 children for each 75 dwellings. 
Locations: Industrial/commercial parks, adjacent to schools, neighbourhood and district centres. 
Facilities: should be accessible to all groups, should include safe and convenient parking for 
staff and customers and a safe drop off area for parents. Facilities should have an outdoor area 
for outdoor playtime. All master plans shall identify locations for childcare facilities. 
 
In assessing applications for childcare facilities in existing residential business areas, the Local 
Authority will look favourably on proposals that protect the character and amenities of the area 
and provide for high quality childcare facilities. 
 
8.8 Public Open Space Requirements 
Section 3.2 of the Carrick on Suir Town Development Plan 2008 sets out the requirements on 
prospective developers to ensure future housing schemes are designed and constructed so as to 
insure that adequate open space and amenities are provided. The schedule set out in Table 6 
below indicates the extent of community facilities required per head of population for each 
respective development in compliance with the standards set out in the South Tipperary County 
Development Plan 2003. In deciding on the extent and type of facilities to be provided, the 
developer(s) will be required to consult with the Council and local interest groups to ensure the 
optimum benefit is obtained from the amenity facilities to be provided as part of the development.  
 

Table 6. Community Facility Requirements (Policy AEH.1: Neighbourhood Amenity) 

Cumulative Total Number 
of Dwelling Units  

Minimum Quantity and Type of Facility Required 
 

25 or over Open space 2.8 hectares per 1,000 persons. A minimum of 0.25 hectares to be 
provided. 

100-149 Public open space to include: 
A neighbourhood play area incorporating a local equipped area of play. 

150-399 Equipped public open space to include:  
One full size grass pitch; 
One local equipped area of play; 
One court multi-use games area with Community/Club Association. 

400-599 
 

Public open space to include: 
One full sized grass sports pitch; 
One district play area or one local play area and additional neighbourhood play area; 
One court multi-use games area; 
Two tennis courts or appropriate alternative based on community requirements; 
One community/leisure building including full sized badminton/basketball court, meeting 
and facilitation rooms with Community/Club Association. 

600 plus 
 

Equipped public open space to include: 
Two full sized grass sports pitches; 
One district play area or one local play area and additional neighbourhood play area; 
One court multi-use games area; 
Two tennis courts or appropriate alternative based on community requirements; 
One community/leisure building including full sized badminton/basketball court, meeting 
and facilitation rooms with Community/Club Association. 

 
The Council will consider each planning application on its merits, considering density, house type 
and occupancy, location and the general quality of development. However, as a guide, the 
Council will seek a minimum of 10-15% of gross site area as open space. In calculating the area 
of open space required, the Planning Authority will be guided by the standards contained in 
Sections 5.7 and 5.8 of Residential Density – Guidelines for Planning Authorities (DELG, 1999). 
In exceptional circumstances the Council may consider accepting financial contributions in lieu of 
actual provision, in order to improve the quality of existing open space or development of new 
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public space. Policy AEH.1: Neighbourhood Amenity identifies the need for LEAPs and LAPs as 
part of new housing development, which should be provided as follows: 
 
Local Areas for Play: LAPs are small areas (approximately 100 sqm) of unsupervised play 
space located within 1-minute walking time (60m) of houses. These areas cater for 4-6 year old 
children with a limited amount of static play equipment provided. Surface will be grassed. The 
area should be fenced with a gate to prevent dogs accessing the site, but designed to enable 
visibility from adjacent areas and nearby housing. 

Local Equipped Areas for Play: LEAPs are unsupervised play areas for 4-8 year old children 
located within 5-minutes walking time (240m) of houses. The area will provide at least five types 
of play equipment with seating for adults. The surface should be of grass, bark chip or rubber 
carpet or other agreed suitable material. Fencing will allow supervision from nearby houses. 
 
8.9 Private Open Space Requirements 
In assessing planning applications the Council will have regard to the Residential Density – 
Guidelines for Planning Authorities (DELG, 1999) and the Sustainable Urban Housing: Design 
Standards for Apartments, consultation draft guidelines for planning authorities (DEHLG 2007). A 
minimum of 48 sqm. private open space will be required for 1-2 bed units. Each subsequent 
bedroom will require an additional 10 sqm. Private open space for apartments in the town centre 
will be: 
Town Centre:  1-bed apartment – 10 sqm. 
   2/3-bed-apartment – 15-20 sqm. 
Non Town Centre: 1-bed apartment – 20 sqm. 
   2/3-bed-apartment – 30-40 sqm. 
 
8.10 Parking and Loading 
Table 7 sets out the Council’s car parking requirements. In addition to the general car parking 
standards required, service bays may also be required.  
 

Table 7: Car Parking Standards 

Land-use Standards 

Cinema 1 space per 3 seats 

Bars/Restaurant/Hotel 1 space per 15 sqm public area 

Clinics/Surgeries 2 spaces per consulting room 

Caravan Park 1 space per unit of accommodation 

Crèches 1 space per 4 children plus 1 space per employee 

Dance halls/Discos 1 space per 10 sqm. 

Dwelling (up to 3 bedrooms) 2 space(s) per dwelling unit 

Dwelling (4 bedrooms or more) 2 spaces per dwelling unit 

Golf courses 4 spaces per hole 

Hotel/Motel/Guest House 1 space for every 2 bed spaces 

Leisure Centre 1 space per 50 sqm. 

Light Industry 1 space per 35 sqm. 

Manufacturing 1 space per 35 sqm. 

Nursing Homes 1 space per 4 residents 

Offices 1 space per 35 sqm. 

Retail Shops/Supermarkets 1 space per 20 sqm. 
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Table 7: Car Parking Standards 

Retail Warehousing 1 space per 35 sqm. 

Science & Technology Based 
Enterprises/Business Park 

1 space per 25 sqm. 

Warehousing 1 space per 100 sqm. 

Other Individual assessment 

 
The number of service parking bays will depend on the nature of the proposed business, and will 
be determined by the Council in each case, in accordance with the standards contained in and 
Sections 5.9 of Residential Density – Guidelines for Planning Authorities (DELG, 1999). In 
exceptional circumstances, where overdevelopment of a site is not proposed and where the 
developer is unable to meet the requirements relating to car parking, a contribution, 
commensurate with the shortfall in spaces, shall be paid to the Council to facilitate the provision 
of car parking facilities elsewhere. 
 
The Council will consider each planning application on its merits, considering density, house type 
and occupancy, location and the general quality of development. However, as a guide, the 
Council will generally seek a minimum of 15% of gross site area as open space. 
 
Car parking should be located where possible behind established building lines in the interest of 
good townscape. Where parking is proposed to the front of a building, it is important that planting 
and boundary walls/railings are used to maintain the visual appearance of the area. In town 
centre mixed-use development proposals, consideration will be given to dual parking where peak 
times do not coincide. Where parking is associated with late night uses such as places of 
entertainment, car parking should be sited so as to reduce noise disturbance to adjoining 
residents to a reasonable level. The following design dimensions shall apply: 
(i) Each car space shall be 4.8m x 2.5m with 6.1m wide circulation aisles; 
(ii) Disabled spaces shall be 3m wide, with a one space per 20 provision; 
(iii) Loading bays should be generally 9m x 5m (but at least 6m x 3m); and, 
(iv) In case of a use not specified in Table 7, the Council will determine the parking 

requirements. 
 
8.11 Bicycles 
The Council will require that secure cycle parking facilities (10% of the total car parking 
requirement), are provided for new office, industrial and commercial uses.  

8.12 Petrol Filling and Service Stations 
Compliance with requirements of R.T. 42 of An Foras Forbartha in so far as they relate to Petrol 
Filling Stations, and S.I. 311 of the 1979 Dangerous Substances (Retail and Private Petroleum 
Stores Regulations), Building Regulations 2000 and the following: 
(i) A minimum frontage of 30m within a 60 kph area and 45m in other speed limit areas; 
(ii) A minimum distance of 7m from the pump island to the road boundary; 
(iii) Two access points, between 7-9m wide, with a minimum junction radius of 10.7m; 
(iv) A min distance of 50m from entrance to nearest major junction and 25m to nearest minor 

junction; 
(v) A footpath of 2m wide with 0.5m high wall along the front boundary; 
(vi) A petrol/oil interceptor to the surface water drainage (minimum triple chamber); 
(vii) Adequate facilities for storage of refuse and waste on site; 
(viii) A scheme of landscaping; 
(ix) Any associated retail unit should cater for motor related goods, and ancillary convenience 

type shops limited to a floor area not exceeding 100 square metres gross. A workshop 
may be permitted where there is no adverse effect on the amenities of the area.  
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8.13 Land Use Zoning Objectives 
The purpose of land-use zoning is to indicate the planning control objectives of the Council for all 
lands within the town boundary. This ensures that development is guided towards the right 
location and enhances both commercial stability and the environment of the town. 
 
Ten such zones are indicated in the Carrick on Suir Town Development Plan 2008. The Land Use 
Zoning Matrix is intended as a general guideline in assessing the acceptability or otherwise of 
development proposals, although the listed uses are not exhaustive. However, they relate only to 
land-use.  
Factors such as density, height, massing, traffic generation, public health, design criteria and 
visual amenity, and potential nuisance by way of noise, odour and pollution are also significant 
and relevant to the proper planning and development of the area. Appendix 1 lists the land-use 
activities referred to under each zoning objective. It indicates the acceptability or otherwise (in 
principle) of the specified land-uses in each zone. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 8 Key to Development Plan Land Use Zoning Objectives 
Zone Objective 
TC To preserve, enhance and/or provide for town centre facilities 
C To provide and improve commercial activities in line with policy STC 5 and to 

facilitate local neighbourhood centres 
R To preserve and enhance existing residential amenity, ensuring that any new 

development does not result in excessive overlooking of existing residential 
properties, does not reduce general safety for existing residents and does not 
reduce the usability and security of existing public and private open space.   

R1 To provide for new residential development  
I/E To provide for industrial/economic and related uses 
SP To protect social and public facilities 
SE To protect the unique natural and environmental amenity assets of areas 
A To provide for agricultural needs and to protect and enhance rural amenity  
E To preserve and enhance open spaces and amenity areas 
MP To provide for uses as set out in the master plan areas as defined in Appendix 5 

and Policies HSG.1, 4 and ECON DEV.4. 

Table 9. Zoned Areas 
Land Use Area Proposed(Hectares) 

New Residential 56.1
Commercial 21.0
Town Centre 17.6
Special Amenity 215.0
Amenity 33.5
Agricultural 271.2
Masterplan Neighbourhoods 34.1
Masterplan Employment 32.5
Social and Public 22.4
Industrial/Employment 44.8

8.14 Advertising Structures and Signs 
The following design guidelines are in support of Policy STC.10 & STC.11. Advertising structures 
can be divided into two categories:- 
(a) signs to advertise a business, goods or service; 
(b) hoardings or poster boards erected or rented by specialist firms. 
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Advertising must be carefully controlled in order to avoid clutter, protect visual amenity, 
particularly in the Architectural conservation area, and in the interest of traffic safety. The erection 
of signs is a necessary part of commercial life and in the interest of traffic direction. The following 
guidelines will be used in assessing licence applications in order to control such development in 
line with Policy STC.10: 
(i) Well designed and suitably located signage will be favourably considered; 
(ii) Each application will be considered on its merits having regard to traffic safety, visual 

amenity and commercial interests; 
(iii) In line with Department of the Environment guidelines, strict control in relation to 

advertising along National Routes will be exercised in the interest of traffic safety; 
(iv) Tourism signage shall conform with the Department of the Environment “Criteria for the 

Provision of Tourist Attraction and Accommodation Signs”; 
(v) The Council will promote the use of composite advance signs to avoid a proliferation of 

competing commercial signs; and, 
(vi) Details of shop-front signs are set out in Appendix 2 (Architectural Conservation Area 

Design Statement). These can be summarised as follows: 
• Shop-front signs shall be confined to fascia level, 
• Projecting signs will be confined to one located at fascia level, 
• Internally illuminated plastic box signs will not be approved, 
• Projecting or hanging signs illuminated by spotlight may be permitted where visual 

clutter does not occur, and, 
• Free-standing signs such as sandwich boards will not be permitted on footpaths, 

where they cause an obstruction to pedestrian use. 
 
Note: Unauthorised signs on private property will be subject to enforcement procedures and such 
signs on public roads will be removed by the Council. 
 
8.15 Poster Boards 
Poster boards constitute one of the most obtrusive elements of advertising, and it is undesirable 
that hoardings or structures be located in the open countryside, approach roads to the town or 
within the ACA. Alternatively, poster boards forming temporary screening for derelict or vacant 
sites or sites where development is taking place can carry a useful function. Boards fitting this 
description should not exceed 30% of the wall or screening on which it is mounted. 
 
8.16 As Constructed Drawings/Maps 
The Council will require by condition the submission of “as constructed” drawings on any grant of 
planning permission for large developments. Such details shall be submitted in both hard copy 
and digital format and will be required in order to ensure satisfactory compliance with the 
development management standards and the conditions of the relevant planning permission. 
Infrastructure and other service networks will not be taken in charge and no bonds returned prior 
to the submission of these documents for the written satisfaction of the Council. Such documents 
will be required to be submitted prior to the commencement of any permitted use or occupation of 
any such development.  
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Appendix 1: Land Use Zoning Matrix (See Table 8) Uses not included will be assessed on their 
own merits. 
Use Classes TC C R R1 I/E A E SE S/P MP 
Abattoir x x x x √ o x x x S 
Advertising Structures/Panels o o o x o x x x o E 
Agricultural Buildings/Structures x x x x o √ o o x E 
Bed and Breakfast (new use only) √ √ o o x o x(o) x(o) x  
Betting Office o o o o x x x x x P 
Caravan Park/Camping x x x o x o x x x O 
Car Park o o o o √ x o x o L 
Cash and Carry Wholesale o √ x x √ x x x x I 
Community Facility √ √ o √ o o o x √ Y 
Crèche/Nursery School √ √ o √ o x o x o  I 
Dance hall/Disco/Cinema √ o x x x x x x x E 
Doctor/Dentist √ √ o √ x x x x x S 
Educational √ √ o o √ o o x √  
Enterprise/Employment Centre √ √ o o √ x x x o  H 
Funeral Home √ √ o o o x x x x S 
Garden Centre x o x x o √ x x x G 
Guest House/Hostel (new use only) √ √ o √ x x(o) x(o) x(o) x 4  
Heavy Vehicle Park x o x x √ x x x x  
Home Based Economic Activities o √ o o o o o o x + 
Hotel/Motel (new use only) √ √ o o o x(o) x(o) x(o) x  
Household Fuel Depot o o o x √ x x x x E 
Industrial - General x x x x √ x x x x C 
Industrial - Light o o o o √ x x x x O 
Motor Sales Outlet x o x x √ x x x x N 
Offices less than 100 sq. m. √ √ o o o x x x x  
Offices above 100 sq. m. √ √ x x √ x x x x D 
Petrol Station x o x x √ x x x x E 
Public House √ o o o o x x x x V 
Recreational Buildings √ √ o √ √ o o x √ 4 
Refuse Transfer Station x x x x √ x x x x  
Residential √ o √ √ x o x x x F 
Restaurant (new use only) √ √ o √ o x(o) x x x O 
Retail Warehouse o o x x √ x x x x R 
Retirement/Nursing Home √ √ o √ x o x x o  
Scrap Yard/Recycling Facility x x x x o x x x x D 
Shop – Neighbourhood √ o o √ o x x x x E 
Supermarket (circa 1500sqm) √ √ x x x x x x x T 
Service Garage o o o √ √ x x x x A 
Take-Away o o x x x x x x x I 
Transport Depot x o x x √ x x x x L 
Veterinary Surgery (new use only) o √ o √ √ x(o) x(o) x(o) x S 
Warehousing o √ x x √ x x x x  
Workshops o √ x x √ o x x x  

 
Permitted in Principle √ 
Open for Consideration o 
Not Permitted x 
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Appendix 2: Carrick on Suir Architectural Conservation Area Design 
Statement 
 
1.0 Introduction: 
Architectural Conservation Areas (ACA’s) are designated in order to protect and enhance those 
parts of our towns and villages that have special character or historic interest. Development within 
an ACA shall be in compliance with policy AEH 21 of the Carrick on Suir Town Development Plan 
2008 and the boundary of the ACA is shown on Map 4. These guidelines shall apply to 
development within the area. 
 
Conservation seeks to promote an 
understanding of that character and ensure 
its continuity by encouraging sensitive 
development without necessarily replicating 
the past. While changes to the fabric of 
Carrick on Suir have been gradual in the 
past, today there is greater pressure for 
change. Without a conservation policy and 
the exercise of restraint in the design of new 
buildings and alterations to the old, the 
character of the town centre may be eroded 
and lost to future generations. 

 
ACA Main Street 

 
The purpose of this statement is to: 
• promote an awareness of the historic 

core of Carrick on Suir, 
• explain the policy guidelines intended to conserve and enhance that legacy, and 
• give guidance on good design practice for development within the architectural conservation 

area. 
 
2.0 Purpose of ACA: 
The primary aim of an architectural conservation area is to preserve the unique heritage qualities 
of Carrick on Suir from damage caused by insensitive development proposals.  Historically, 
change was gradual and building alterations and additions were undertaken in a manner 
complementary to the built fabric of the street. Local materials were primarily used, resulting in 
consistency and a distinctive regional or local character. Today, the pressure for change and 
diversity is far greater with universal availability of building materials due to modern 
manufacturing processes and reduced transportation costs. Thus, without a conservation policy 
and the exercise of care in the design and choice of materials for alterations, repairs and new 
development, the unique character of the Carrick on Suir streetscape will be eroded and lost to 
future generations.  

3.0 Implications of an ACA for the Public 
Normal exempt development rights do not apply in an architectural conservation area as 
provision have been made in Chapter II, Part IV of the Planning and Development Act 2000-2006. 
This means that development to the exterior of a building in an architectural conservation area 
will require planning permission if such development materially alters the external appearance of 
the building/area. Where development takes place within the architectural conservation area 
without planning permission the Council may require the owners or occupiers to restore the 
character of the building. 
 
4.0 Historical Development of Carrick on Suir  
As stated in Section 1.9 of the Carrick on Suir Town Development Plan 2008, the origin of Carrick 
on Suir can be attributed to its position on the tidal reaches of the Suir River. The town is linked to 
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the busy market town of Clonmel and to the port of Waterford via the river, which functioned as 
the only dependable traffic route between the settlements throughout most of the town’s history. 
The main area of the town is located on the northern banks of the river while Carrickbeg, is 
located on the southern banks. The town was initially incorporated circa 1245 when royal assent 
was granted to Matthew Fitzgriffin to hold fairs in the town. The name Carraig mhac Griffin was 
given to the town for some time after this event.  
 
The first defensive walls were erected circa 1300. Today Lough Street, the Suir River and New 
Lane bound this defensive area. Later that century the town came under the ownership of the 
Butlers, then Earls of Carrick and later Earls of Ormond.  
 
The settlement of Carrickbeg was formed with the establishment of the Franciscan Friary circa 
1336 on the site of the present day parish church. The friary was originally linked to Carrick on 
Suir via a ferry, which was later replaced by a bridge. Self-government within the town was 
established with the granting of a charter in 1366, while the town was enlarged circa 1440 and the 
existing Old Bridge erected between the town and Carrickbeg. A castle was also erected on the 
northern banks of the river just east of the town, which was altered by the building of Ormond 
Manor House circa 1565.  
  
By the eighteenth century the town had become the centre of woollen trade in the area and by 
1800 leather goods, cloth, beer and whiskey, ropes and river craft were being manufactured in 
the town. The manufacture of woollen goods ceased in 1825, which resulted in a dramatic fall in 
the town’s population during the following years. The Suir Navigation Act of 1836 saw the 
improvement of navigation allowing access for larger vessels to the town while a new Town-
Commission was formed the same year to ensure efficient self governance. This allowed the 
provision of public lighting, street paving and cleaning and the construction of public drains and 
sewers. The new bridge was constructed circa 1875 at which time the town functioned as an 
import and distribution centre for its hinterland. During the last century the main industry in the 
town was the tannery which was finally closed in 1985 while there has been, and still is, a strong 
presence of agriculturally related activity in the town.  
 
5.0 Carrick on Suir ACA 
The architectural conservation area in Carrick on Suir derives its strength and character from a 
number of elements notably the 19th Century Victorian Streetscape of Main Street and the 
underlying local history. The Carrick on Suir architectural conservation area has an historic 
character and quality that warrants protection. The Council considers that the protection of the 
historic townscapes within this area is a critical element in the successful regeneration of the town 
as an attractive retail, tourism and heritage product, but also acknowledges that many of its 
buildings, frontages and open spaces require improvements and visual enhancement. The extent 
of the architectural conservation area is shown on Map 4.  
 
5.1 Design Approach 
Sensitivity is required in the design of buildings or extensions within the ACA. The intention of 
these guidelines and the Carrick on Suir Town Development Plan 2008 is to provide a framework 
of policies which will permit the maximum degree of flexibility in terms of design and choice, 
consistent with the objective of preserving and enhancing the buildings and spaces which give 
the architectural conservation area its character. The following general principles apply to 
development proposals in the area. Contemporary yet sympathetic design is often accepted as 
the right approach for development within a architectural conservation area especially in relation 
to infill development in a street frontage. By noting the important characteristics of surrounding 
properties and applying these features in a traditional way, new buildings and extensions can be 
produced to respect the existing form. Architectural innovation can still exist within this 
framework, thus avoiding hollow pastiche styles. 
 
Conversion/adaptation of an existing property should be considered before the need to 
demolish and replace. Older buildings can be successfully adapted to new uses and conversion 
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can make good economic sense. Conversion can often enable an important street facade to be 
retained. A good example of this principle is the shopfront renovation on Bridge Street.  
 
Extensions/alterations must complement the existing building. The extension should be 
subordinate in scale and in a form which allows the identity and character of the original structure 
to be retained. Important architectural details should be preserved and protected, including stone 
walls, iron railings, sash windows and moulded plasterwork; 
 
New Buildings will have to take proper account of the neighbouring properties and adjacent 
spaces. Proposals should have regard to the continuity of rhythm, scale, mass and outline of 
adjacent buildings and their details, materials, texture and colour.  
 
5.2 Fabric of the Architectural Conservation Area 
The built form of Carrick on Suir is composed of very traditional materials such as brick, stone, 
slate and timber. The materials used and the manner in which they are used in the buildings all 
posses historical significance and render a sense of place and identity. Construction and 
architectural details such as doors, windows, cornices, consoles, cast iron gutters, decorative 
plaster hood mouldings, brick dressings are critical elements in determining the heritage 
character of the town.  
 
The fabric of the town therefore is made up of elements which themselves may be quite small, 
but when taken together are important in determining the character of the town. The cumulative 
effect of small changes to these elements whether by removal, crude repair or tactless additions 
can have a long-term detrimental effect on the character and visual amenity of the town. Whilst 
the fabric of the town is simple in detail, it reflects almost 200 years of local craftsmanship and is 
an important expression of the town’s vernacular architecture.  
 
Despite the value of these simple details there is an unfortunate change towards aluminium and 
uPVC window replacement which has meant that many original sash windows are lost to the 
streetscapes of Carrick on Suir. Unity and harmony existed when all windows were traditional up 
and down sash, now windows vary in design, glazing, pattern and colour and are out of character 
with the 19th Century streetscape into which they are inserted. The replacement of traditional 
shopfronts with inappropriate modern designs further erodes the underlying fabric of the town’s 
heritage.  

6.0 Shopfronts  
Shopfronts in Carrick on Suir are often an integral 
and harmonious part of the simple and 
unpretentious architecture of the town, whilst their 
colours and small scale details are invaluable 
ingredients for the preservation of essential 
liveliness of the streets.  The variety of different 
shop designs and colour is undoubtedly the most 
attractive feature of Carrick on Suir. The 
preservation of the remaining examples of this art 
and craft is vital for the retention of the identity and 
character of Carrick on Suir.   
 
Traditional shopfronts display the vernacular 
architecture of Carrick on Suir and are an 
important expression of local history.  The name 
and signboard of a traditional shopfront may be identified with a particular family style and 
tradition. A family which has been trading in a town for many generations will often take particular 
pride in the shopfront sign.  Thus, rather than a faceless multiple, the sign records the service of a 
respected local trader. Such shopfronts are living examples of local craftsmen; the carpenter, 
painter and sign writer, working at their best and with indigenous materials.  The protection of old 

 
Vernacular Shopfront Main Street 
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shopfronts within Carrick on Suir will serve to record local history and enhance the character of 
the town. 

6.1 Features of Traditional Shopfronts 
The surviving traditional shopfronts of Ireland almost all date from the 19th and early 20th 
centuries when this splendid art and craft flourished.  The design of most old shop fronts derived 
from classical (Greek and Roman) architecture.  The typical elements contributing to the unique 
character of the traditional Carrick on Suir shopfront are the pilasters and columns or vertical 
surrounds, nameboard of fascia, window shape, proportion and glazing bars, decorative details 
and colour. The traditional shopfront typically takes the form of an entablature resting on pilasters, 
or more rarely columns. The entire ensemble is one in which these elements, together with the 
window and door are in pleasing proportion with one another.   
 
6.1.1 Pilasters 
Most shopfronts have vertical surrounds termed 
pilasters, framing the edges of the front and 
occasionally on either side of the door in addition. 
Pilasters are imitation square columns partly built 
into, partly projecting from a wall. The pilasters may 
be stone, plaster or timber and appear to carry the 
weight of the fascia and the wall above. Like 
columns they may be smooth, fluted (with 
longitudinal grooves) or contain panels. The heads 
of pilasters or columns may be plain or decorated 
according to classical architectural convention: 
Doric, Ionic or Corinthian.  Decorative carving on the 
pilaster caps and bases is a particularly beautiful 
feature of the traditional front. An example of 
neighbouring new and old pilasters located at Bridge 
Street are shown opposite which demonstrate the 
benefit of retaining and restoring older shopfront 
details as opposed to replacing them. As can be 
seen the older shopfront in grey has a more robust and defined presence as opposed its modern 
counterpart. Both are of timber construction.  
 
6.1.2 Columns 
An alternative to pilasters are columns which are circular in shape and are often in marble with 
capital designed to classical convention. This circular detail is often reflected in arched windows 
and window mouldings, for example Cooney’s on Main Street. 

6.1.3 Entablature 
The lowest part of the entablature is the architrave.  Next is the frieze, which is used as the fascia 
board and takes the lettering. Over this is the cornice which protects the lettering from the 
weather. Cornices and to a lesser extent architraves, may be elaborately detailed to increase 
their decorative effect. 

6.1.4 Brackets 
Frequently brackets (projecting supports) are found at the heads of the pilasters. Sometimes they 
stop underneath the frieze which contains the fascia-board, but often they run through to the 
cornice acting as ends to the fascia-board. Brackets are of many designs, from scrolls to heaped 
profusions of foliage, fruit and even animals. Brackets terminating fascia-boards are topped by 
caps like a mini-roof to stop the penetration of water. 
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Repaired Wooden  
Bracket. Bridge St. 

 
Original Stone Bracket.  
The Post Office 

Original Wooden  
Bracket. O’Dwyers 

 
6.1.5 Fascia 
The nameboard of the typical shop can vary from the simplest fascia with painted or raised 
lettering to a highly decorative, carved classical entablature with elaborate consoles at the side 
and a cornice to throw off the rainwater at the top. Fascia boards are often angled to direct the 
sun at the shopper. Sign writing is only applied to the fascia and should not be applied higher up 
the facade. 
 
In many cases the entire original nameboard has been replaced by an inappropriate modern 
plastic sign board. This should be removed and a new replacement nameboard of an appropriate 
design should be installed. Often the new plastic sign has simply been fixed over the original 
nameboard. Where a change of ownership has occurred the existence of the traditional 
nameboard underneath may not be realised. 
 
6.1.6 Stallrisers 
The use of stallrisers, which is the area below the display window, was originally a method of 
reducing the expanse of glass as well as ensuring that the shopfront formed an integral part of 
the building. Today it also has a practical benefit of providing protection for the window from feet, 
dogs and moisture. As a general rule, stallrisers should not be lower than the height of the 
adjoining pilaster base. 
 
6.1.7 Window Shape, Proportions & Glazing Bars 
The overall shapes of shop windows are very important in fitting in with the scale of the 
streetscape. Highly decorative vertical mullions (vertical divisions between the panes), dividing 
the windows, are a common feature of the traditional Irish shopfront. Typically, these often have a 
slim profile and can be plain or intricately carved. The triangular sections above them may have 
carved panels. These perpendicular shopfronts date from the mid-19th Century and derived from 
the introduction of 4 feet x 2 feet panes coupled with the unavailability of large plate glass until 
the 20th Century.  Many traditional fronts have been spoiled by the removal of the original vertical 
mullions to introduce a larger window.  Where this has happened consideration should be given 
to dividing up the window with new mullions, producing a window with vertical strips. 
 
6.1.8 Decorative Details 
The consoles at either side of the fascia and the cornice are the principal areas for decorative 
features. The decorative treatment of the consoles is sometimes taken down to the top of the 
vertical pilasters or columns and thus constituting a highly elaborate frame for the whole 
shopfront, for example Taffe's. The carved consoles on many Carrick on Suir shopfronts are often 
their most important and attractive features, and the sheer variety of the designs makes a 
contribution to the architecture of the street. The loss or damage of the carved decorative details 
on the cornice, consoles or caps is a common problem.  It is worthwhile having replicas made of 
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these using the surviving details as models.  All existing original details, such as face moulds, 
should be preserved and missing details restored.  
 

Some traditional shops were adorned with wrought iron railing 
or frill at the top of the cornice or nameboard and a few had a 
little metal gate in front of the doorway when it was recessed. 
Minor features of traditional shops also include little spiked 
railings on window sills to deter people from sitting on the sills. 
In a few rare instances these survive and should be preserved. 
 
Traditionally, shutters were painted wooden panels which lifted 
out for the outside of shop windows were mainly for practical 
use and were therefore quite plain, however, some were 
carefully crafted to give the shop an attractive appearance 
when closed. Such features are always worth preserving as 

they are unusual and pleasant features on the street.  

 
Decorative Scroll Detail 

6.1.9 Lettering and Painting 
The hand-painted lettering of the nameboard is a special Irish craft and is one of the most 
important components of the traditional Irish shopfront. Generally, fascia boards are of timber with 
painted or raised lettering, and may occasionally be carved. During the latter part of the 19th 
century several attractive forms of lettering were introduced: raised marble ceramic, channelled 
lettering and trompe l’oeil, which gives an artificial three-dimensional effect.  The latter two forms 
are often found behind glass.  When a shop changes ownership consideration should be given to 
retaining the original name, particularly if this has local historical significance. Old shop names, 
particularly family names help to give the town a sense of place and identity. The old nameboard 
should be preserved or restored using traditional lettering and local sign writers.  
 
Hand-painted advertisements on walls, old enamelled signs and hanging signs representing 
trades are features which add to the decorative quality of buildings. Shop-fronts are traditionally 
painted in strong colours. 

6.2 Colour & Materials of Traditional Shopfronts 
6.2.1 Colour: The principal glory of the traditional Irish small town streetscape is often the variety 
of colours of the painted façade. The traditional use of strong colour is encouraged and should be 
continued. The shopfronts were usually painted in deeper and bolder colours than the upper 
stories and in most cases each shop was given a different colour. In the selection of colour for 
buildings it is useful to refer to the following four major categories. 
 
6.2.2 Render: This is where the sand/cement render is left unpainted. The render is often 
decorated with techniques which vary from simply scoring of coursing lines to elaborate 
mouldings which imitate stone or decorative timber mouldings. 
 

6.2.3 Neutral Colour: This is where the bulk of the building is painted white, off white, cream or 
some other neutral colour. In these instances details of architecture are often picked out in 
contrasting colours. 
 
6.2.4 Pastels: The colours are muted but definite relationships such as harmony or contrast of 
warm or cool colour schemes exist. 
 

6.2.5 Strong Colours: Very vivid colour schemes are usually confined to focal buildings. They 
are difficult to design and require confidence and an intuitive eye for colour relationships. Such 
colour schemes require a high degree of maintenance or they will quickly look run down. 
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As a general rule, the use of white for windows and reveals helps to relieve and relate the most 
contrasting colours. The use of strong colours on strategically located buildings at corners or at 
ends of streets will help considerably to enhance the character of Carrick on Suir. When dealing 
with groups of buildings with a more unified expression a more formal painting scheme may be 
necessary to reflect the architecture. 

6.2.6 General Materials 
Wood and plaster were the principal material used for the traditional Irish shopfront.  The majority 
of the surviving shopfronts are in wood as this was the easiest material to prefabricate the  
various parts of the front and the assembly on site was relatively simple and quick. 
 
6.2.7 Plaster was an economical substitute for cut stone to imitate all sorts of classical details 
and its use was widespread in Ireland. Whole shopfronts were constructed with name boards, 
cornices, pilasters and decorative details, all executed in the manner of stone carvings. These 
fronts are usually quite robust and long lasting and need little maintenance except for repair of 
broken details and repainting. Carrick on Suir exhibits fine examples of these plaster fronts and 
these should be preserved. 
 
6.2.8 Cut Stone shopfronts are rare and generally found only in the larger towns and cities.  They 
were traditionally used for a pub/grocery business and often rivalled the banks with their splendid 
palazzo facades with the living quarters over the shops.  They either have stone lintels or round 
headed arches decorated with flat panels or floral motifs. Mid 19th Century examples often have 
exotic carved foliage, animals and marble columns. These facades require little or no 
maintenance and must rank with the best examples of architecture in a town. The façade of the 
Post Office is one of the better examples in Carrick on Suir. 
 
7.0 Guidelines for New Shopfronts 
The following criteria will apply when considering proposed shopfront in the ACA and town centre: 
(i) Shop-front advertisements normally should be restricted to fascia signs placed 

immediately above the shop window. Fascia lettering and logos are best hand-painted in 
a style and colour that harmonises with the shop and helps to portray its use. Long 
continuous fascia signs, stretching full-width across a frontage or straddling across two or 
more buildings should be avoided. Signs which extend higher than the sill of first floor 
windows normally will not be acceptable. 

(ii) Hanging signs can have a place in the traditional streetscape, however, they should not 
be mounted higher than first floor windows. Normally there should not be more than one 
hanging sign to each property frontage, and the bracket should not extend more than 
80cm from the wall face and the lowest part of the sign a minimum of 2.2m above 
pavement level. 

(iii) In the case of properties with multiple tenancies, the ground floor shop may have a fascia 
sign and one additional projecting sign may be permitted to the first floor premises. A 
plaque located at the front door should serve all additional tenants. 

(iv) Where there is insufficient fascia space decorative lettering can be painted directly onto 
the display window, provided it is of an appropriate form. 

(v) Brand advertising is not acceptable on fascias and fascias should not link buildings of 
different styles. 

(vi) Modern roller shutters result in a blank appearance during closing hours and render a 
dead street frontage. Thus, applications including such roller shutters will be deemed 
unacceptable.   

(vii) Separate entrances to upper level residences should be retained and reinstated where 
feasible. Preference will be given to applicants adhering to this design criteria. 

(viii) Illuminated fascias and projecting signs require consent and will normally be allowed only 
where it is demonstrated that the premises relies significantly on trading after dark all 
year round - such as restaurants and pubs. Back lighted signs and internally illuminated 
plastic box signs are not considered appropriate in the Architectural conservation area.  
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Note: Murals require planning permission and applications for wall painted advertising will be 
assessed against the visual impact on the character of the area, particularly in an ACA. 

8.0 Enhancement of an ACA 
(i) Encourage the redevelopment and reuse of derelict, vacant and under-utilised properties 

within the ACA. 
(ii) Promote the use of plaster render and mouldings on new development to ensure 

harmony with existing historic properties. 
(iii) Encourage the preservation of all remaining traditional shopfronts, decorative 

plasterwork, sash windows and Victorian doors. Where any such elements have been 
removed, the Council will encourage reinstatement. 

(iv) Improve the pedestrian environment throughout the town centre and particularly on Main 
Street. 

(v) Seek the removal of unauthorised advertising, signs and pavement furniture. 
(vi) Underground all wires in the Main Street. 
(vii) Promote the provision of visually aesthetic street lighting based on classical designs. 
(viii) Review all signage in the ACA to reduce visual clutter.  
(ix) Encourage the provision of finger post signs harmonious with the historic buildings to 

convey the town’s heritage status. 
(x) Ensure the provision of co-ordinated signage, bollards, litterbins and seating which could 

be contemporary in design to reflect the historic character of the town. 
(xi) Encourage the provision of planters and trees to yield colour and continuity to the 

townscape.  
 

 

 
Figure 12. Carrick on Suir Architectural Conservation Area (ACA) 
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Appendix 3: Carrick on Suir Design Statement  
 
1.0 Carrick on Suir Design Guidelines 
The purpose of these guidelines is not to achieve planning aims by dictate, but rather to create an 
awareness of the sensitivity of the general townscape and immediate environs and to 
demonstrate good house design principles. The Council does not seek to unreasonably restrict 
good quality contemporary designs. However, proposals which exhibit no adherence to these 
design principles will not be permitted. The design principles hinge upon a few simple rules, 
allowing ample scope for variation and self-determination. Designs can make clear reference to 
the urban vernacular without being retrospective, even where non-traditional elements such as 
conservatories are incorporated. 
 
The guidelines illustrate how planned town expansion can be of a scale and extent appropriate 
for the character of Carrick on Suir. The guidelines will apply to those areas that are contained 
within the town boundaries and generally outside the town centre. Housing policies require that 
new housing development complies with all design standards of the Council.  
 
The detrimental impact of inappropriate style dwellings on the aesthetic character of the town 
bears testimony to the inherent need for professional expertise. All developers are encouraged to 
engage suitably qualified professional architects, a list of which may be supplied on request by 
the Royal Institute of Architects of Ireland. Implementation of good design principles need not 
incur additional costs, while the payment of professional fees can be offset as a sound investment 
enhancing the capital value of the dwelling. 
 
2.0 Design Approach 
The distinctive historical and vernacular character of Carrick on Suir and its rural hinterland 
should be acknowledged in the design of any new development. The character of Carrick on Suir 
has evolved in the past and bears testimony to the crafts of various trades and skills over time. 
The character is also derived from the interaction of physical features and human activities such 
as land-use patterns, settlement forms, and building designs. Thus, the visual character of a town 
should be assessed and new developments should be well related in pattern, scale and location 
to existing development.  
 
Distinctive features such as church spires, the castle, the river and park areas, views into the 
surrounding countryside or the interaction of a group of buildings or trees, lend to the unique 
character of Carrick on Suir. New developments should not mask these special features; instead 
they should be incorporated as integral elements of the town character. Older buildings such as 
forges, mill buildings and particularly those structures listed as protected structures provide a link 
to the past. Redevelopment or reuse of these buildings serves to retain the historic fabric of the 
town and may provide valuable community or employment facilities. 
 
A number of valuable infill and derelict sites still exist in the town centre and the Council will 
support the reuse of such sites for appropriate uses. These sites are identified in Appendix 4 of 
the plan.  
 
Traditional design is often accepted as the right approach for development within the town 
especially in relation to domestic buildings and infill development in a street frontage. By noting 
the important characteristics of surrounding property and applying these features in a traditional 
way, new buildings and extensions can be produced to respect existing form. Architectural 
innovation can still exist within this framework, thus avoiding hollow pastiche styles. 
 
2.1.1 Conversion/adaptation of an existing property should be considered before the need to 
demolish and replace. Older buildings can be successfully adapted to new uses and conversion 
can make good economic sense. Conversion can often enable an important street facade to be 
retained.  
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2.1.2 New buildings will have to take proper account of the neighbouring properties and adjacent 
spaces. Proposals should have regard to the continuity of rhythm, scale, mass and outline of 
adjacent buildings and their details, materials, texture and colour.  
 
2.1.3 Extensions/alterations must complement the existing building. The extension should be 
subordinate in scale and in a form which allows the identity and character of the original structure 
to be retained. Important architectural details should be preserved and protected, including stone 
walls, iron railings, sash windows and moulded plasterwork; 
 
3.0 Individual Building Design 
3.1.1 Walls and Gables: The building materials selected for a new dwelling should display 
recognition of the materials which are prevalent in the locality. In this respect, the widespread use 
of plastered or rendered walls offers the strongest guideline. Building colour is a personal choice, 
however, it is advisable to observe and conform to the colours used on locally painted houses. 
Thus, in areas where white predominates, this or a very light coloured variation would be the 
most ideal colour choice.  
 
Brickwork and stone/artificial stone are rarely successful in the urban environment and should be 
avoided. Similarly, features of brick and stonework cladding rarely yield a satisfactory 
appearance. The simultaneous use of several materials creates visual confusion and detracts 
from the building form. Thus, materials such as stone and brick should never be mixed and 
feature elements in different materials should be avoided. Rather buildings simplest in form and 
materials offer the greatest potential for eventual townscape/landscape integration. 
 
The gable of a house should appear solid and not have too many window openings which in 
effect weaken the structure visually.  A deep plan house often necessitates the insertion of gable 
windows, but where these are required the openings should be small and located away from the 
corner. A hipped-roof is quite appropriate for deep plans and it allows significant window 
openings.  

3.1.2 Verges/Barges: Traditionally, the gable wall extended upwards above the roofline to hold 
and protect the vulnerable roof edge. It is now common practice for the roof verges and barge 
boarding to overhang the gable. The resultant effect of current design practice is visually 
unsatisfactory where the roof appears to float above the main structure.  
 
Rainwater pipes can divide elevations strongly and thus should be brought to the side and 
painted in a colour to minimise the impact. Such simple remedial measures can serve to secure 
clear building form.  

3.1.3 Roof Pitch and Finish: Slate represents the traditional roofing material in the urban context 
of Carrick on Suir; however remnants of thatch are evident in select locations, most notably the 
thatched farm house and outbuildings at Three Bridges. Slate and concrete/fibre tiling are the 
most commonly used materials today. Slate is preferable to concrete tiles which do not look as 
clean nor wear as well. The use of natural slate throughout the Architectural Conservation Area 
will be encouraged by the Planning Authority. Throughout the town the use of heavy concrete roof 
tiles should be avoided, especially where detailed roof structures are proposed due to the bulk 
and form of such roof tiles. On all roof surfaces the use of darker colours such as those which 
imitate slate colours are preferable: black, blue/black or slate-grey. Red roof tiles are both alien 
and conspicuous in the Carrick on Suir environment and their use is discouraged. 
 
All terraced buildings facing the main road should have a roof pitch in the region of 35-45 degrees 
while roof pitch on infill developments should respect neighbouring structures.  
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3.1.4 Chimney Design: The architectural history and architectural continuity of Carrick on Suir is 
evident in the design and detail of chimneys, particularly within the architectural conservation 
area where large chimneys are evident on all buildings. In contrast modern day chimneystacks 
are often displayed externally on gable end walls, whilst the capping used is commonly thin and 
weak in appearance. Centralised stacks along the roof ridge line or the incorporation of gable end 
chimneys internally is more desirable reducing external confusion. The use of a block dimension 
below the capping renders a more solid appearance which is vital for today’s large-scale 
buildings. The use of a robust clean chimney form is important as the chimney silhouette is very 
conspicuous. 
 
3.1.5 Dormers: The advantages of dormers are multiple: utilisation of valuable roof space, 
reduction of building costs, and minimisation of the apparent building volume. It is preferable that 
dormers are constructed of materials similar to that of the main structure. Flat roof dormers clad 
with timber sheets do not harmonise with the main roof structure and thus slated or tiled pitched 
dormers are more desirable. The Planning Authority will discourage the use of uPVC to externally 
clad dormer windows. Half-dormers may be a useful design technique to integrate new buildings. 
Recognition of this vernacular house form will prove particularly useful for the incorporation of 
new buildings in a town setting. 
 
3.1.6 Windows: The elevations of many older houses exhibit more solid than void and have a 
definite vertical emphasis. Modern houses have a greater tendency towards large windows which 
exploit views; however, these may render a weak façade with an undesirable horizontal emphasis 
and result in energy losses. Smaller windows of vertical or square proportions should be selected, 
nonetheless, where larger windows are used these should be subdivided to retain a vertical 
emphasis.  
 
4.0 New Housing Estate Development 
More recent expansion of the town has been in the form of public and private housing estate 
development on the approach roads to the town, resulting in the expansion of the town 
particularly at Carrickbeg and the Cregg Road.  
 
Future housing provision should reflect the socio-economic and demographic profiles of the town. 
New residential development shall provide a social mix by including a range of house types and 
sizes at appropriate densities as set out in the Development Control Section of the Carrick on 
Suir Town Development Plan 2008.  
 
Housing schemes shall also consider the community needs of the town in terms of the 
requirement for services and other community facilities. The layout of housing schemes and 
individual dwelling unit design should enhance the overall character of Carrick on Suir and create 
a sense of security and identity for each scheme proposed. 
 
4.1.1 Estate Design 
Boundary treatment is a critical factor in town expansion given that new residential developments 
generally occur on lands more remote from the town centre. The outskirts of a town are important 
as they act as gateways which distinguish the town from the surrounding countryside. Thus, 
significant attention to design criteria is essential to protect and enhance the external view of the 
town.  
 
Notwithstanding the essential elements of building design outlined above for development in the 
conservation area, design of in-depth housing schemes can be divided into broad categories of 
scheme layout, roads layout and landscaping & open-space.  
 
4.1.2 Scheme Layout 
For new residential areas the layout should be legible with core areas, nodal points and edges. It 
should be secure and well inter-connected and encourage walking and cycling and a choice of 
routes. It should also provide for a cellular structure. 
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Scheme layouts should incorporate small clusters of dwellings to provide for the creation of a 
sense of identity, place and security throughout the development. Estate and road names should 
reflect local culture and history relevant to the lands which are subject to the proposed 
development. The layout should also incorporate all natural and man-made features worthy of 
retention such as existing buildings, trees, hedges, streams and boundary features. Culverting of 
watercourses should be avoided. 
 
Provide greater variety in design, dwelling type and size to enhance the visual attractiveness of 
the proposed development and to provide for different household sizes. The growing number of 
1-3 persons households should be recognised and catered for. This maximises choice of location 
for residents and thereby reduces the need to travel 
 
Consider higher densities subject to excellence in design quality. Higher density housing can be 
inherently energy efficient and can also save on materials. Higher density allows for sustainable 
use of existing resources and can provide sufficient population to support proposed community 
and public transport facilities. In this regard, the Department of Environment and Local 
Government Guidelines on Residential Density encourage higher densities, but place a firm 
emphasis on the importance of qualitative standards in relation to design and layout so as to 
achieve the highest quality of residential environment. The living/social function of the buildings 
should dominate, not the road layout. Within the layout certain buildings should perform a 
particular role, according to their position, such as, changing the direction of a road or 
enclosing/creating an open space 
 
4.1.3 Road Layout 
The residential road network should be based on the principles of environmental cells, with 
'speed limits' achieved by road design. The speed limits for shared surface roads serving small 
"housing cluster" developments should be 16 km./hr. and 30km./hr. for cul de sacs and access 
roads. Residential roads should minimise the impact of car use. Speed limits as above can be 
achieved by devices including : 
(i) The elimination of straight lengths of more than 40 metres for shared surface roads and 

60 metres for cul de sacs and access roads;  
(ii) Traffic calming devices; and, 
(iii) Speed regulating curves.  
 
Traffic calming devices include shared surface for vehicles and pedestrians/children at play; 
different surface materials and colour variations; entrance treatments; road humps and pinch-
points. 
 
Speed limits enforced by design are preferred to those imposed by way of retro-fitted calming 
devices. Roads should be laid out in such a way as to offer a series of alternative direct routes to 
any destination for the cyclist/pedestrian. Grouped residential car parking, which should be 
overlooked by dwellings, should be considered as well as underground car parking, where 
density permits. Residential roads should be designed so as to discourage parking of heavy 
goods vehicles (HGVs). 
 
Roadway and footpath design should have regard to the recommended standards in the Traffic 
Management Guidelines (DEHLG, DTO & DOT). Layouts which seek to ensure low traffic speeds 
and greater priority for pedestrians and cyclists within housing areas will be encouraged and the 
design standards will be interpreted with this criterion in mind. 
 
4.1.4 Landscaping & Open Space 
Public open space should be integrated into the overall residential layout and should in all cases 
be usable and overlooked and therefore informally supervised by surrounding dwellings. 
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Public open space should be visually as well as functionally accessible to the majority of 
dwellings within the residential area. Active recreational open space should also be within a 
reasonable distance of residential developments. 
 
Apart from the main public open space areas, there is also a role for smaller more localised open 
spaces. Public open space corridors should provide for inter-connected, safe and secure 
pedestrian and cyclist movement. The landscape design, including the retention of existing 
features and their visual setting, must be incorporated into the initial layout design process. A 
generous provision of soft and hard landscaping of public open space and private open space, 
where appropriate, should be incorporated into the design.  
 
As well as its aesthetic and amenity appeal and its shelter effect, vegetation absorbs carbon 
dioxide and emits oxygen. It can remove up to 75% of dust, lead and other particles from the air, 
helps maintain water balance on site and in the area and metabolises pollutants in ground water. 
Native trees and shrubs and native stock should be specified, where appropriate. 
 
In the interests of bio-diversity, the landscape structure should create a network of maintenance 
free wildlife corridors linking with the nearby countryside. Use of recycled or salvaged materials in 
landscape construction works - paths, walls and features is advisable. Design for reduced levels 
of landscape maintenance, reducing the use of herbicides and pesticides and the necessity for 
excessive machinery usage is also encouraged.  

Proposals should be sensitive in adapting water courses to new urban use through minimising 
culverting, encouraging native waterside vegetation and controlling runoff. Maximum use of 
existing habitats and ecosystems rather than trying to create new areas is advisable. 

Landscape design criteria should form a key aspect in the layout, form and urban design qualities 
of all new developments, but particularly those which form the boundary of Carrick on Suir. 
Outside views of the town should not be destroyed by neglecting the backs of gardens or 
buildings. The town should be contained along its boundaries by the use of appropriate native 
broadleaf species. 
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Appendix 4. Opportunity Sites. (Refer to Map 3) 
 
Opportunity Site 01. Western end of the North Quays. 
These lands are bounded by the North Quay and Strand Lane, adjacent to and west of the new 
apartment development and consists of a number of properties traversed by Comerford's Lane. 
The lands are zoned for town centre use and have an area of 0.13 hectares. Taking cognisance 
of the confined area of the lands, issues of site assembly and the fact that the lands are bounded 
by public areas on three sides, it will be a minimum requirement that the existing streetscape be 
reinstated with new buildings and existing historic elements such as walls etc are retained and 
incorporated into new developments where possible. General design parameters and 
development management standards set out respectively in Appendix 3 and Section 8 of the plan 
shall apply while vehicular parking capable of servicing the development in compliance with the 
requirements of the Carrick on Suir Town Development Plan 2008 shall be provided on site. 
 
Opportunity Site 02. Lands adjacent to and including the Rail Station. 
These lands are bounded by residential lands to the north and east while the rail line and the N24 
run along the southern and western site boundaries. The R697 adjoins the western boundary also 
for circa 45 metres, where the existing vehicular access to the rail station is located. The lands 
are zoned for commercial use in the Carrick on Suir Town Development Plan 2008, have an area 
of 4.0 hectares, inclusive of the rail line and station buildings and are somewhat elevated above 
neighbouring residential lands and the N24 to the south. 
 
Redevelopment of this strategic site should incorporate and facilitate the upgrading of facilities 
associated with the rail station, i.e. car parking/park and ride and pedestrian rail crossing, while a 
new vehicular access should be provided from the N24 just east of the railway bridge. While the 
main use for the lands identified in Map 1 of the Carrick on Suir Town Development Plan 2008 is 
commercial, the Planning Authority would consider that a mix of office/employment, retail and 
residential development would be appropriate which should not impede future redevelopment of 
the rail station. General design parameters and development management standards set out 
respectively in Appendix 3 and Section 8 of the plan shall apply and development shall not 
detract from existing neighbouring residential amenities, particularly with regard to overlooking of 
property.  
 
Opportunity Site 03. Livestock Mart. 
This site is located on the Kilkenny Road just south of 
the rail-bridge and is currently occupied by Carrick-on-
Suir Livestock Mart and the vacant site previously used 
by the creamery. The site is bounded on the east and 
south by public roads, the Glen River to the west and the 
rail line to the north. The site has an area of 1.0 hectares 
and is level with extensive road frontage. Access to the 
site for servicing and parking is reasonably good, 
however, height restrictions on the rail-bridge may cause 
problems for higher vehicles. The site location also 
offers reasonably good access for pedestrian traffic and 
public transport services. 

 
The Mart Site 

 
The location of the site gives it a reasonably high profile making it most suited to retail or other 
commercial uses. The redevelopment of the lands offers an opportunity to develop a landmark 
building which would define this entrance to the town centre. Such a building should not dominate 
excessively the neighbouring residential uses and the general design parameters and 
development management standards set out respectively in Appendix 3 and Section 8 of the plan 
shall apply. 
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Opportunity Site 04. Lands between Greystone Street/Well Road and the North Quay. 
These lands are bounded by the North Quay to the south and Greystone Street and Well Road to 
the north. The lands are in multiple occupancy on which there is located an existing school 
building, single storey office building, Credit Union, Super Valu, veterinary clinic and the site of a 
demolished filling station. Clareen Well is also located on the northern site boundary. The site is 
level, is traversed by the Glen River, is zoned for commercial and social and public use in the 
Carrick on Suir Town Development Plan 2008 and has an area of 2.8 hectares.  
  
There is extensive 
road frontage, most 
usable along the 
northern boundary on 
the N24 while more 
restrictive access is 
available directly from 
the north quays. The 
lands occupy a 
dominant location on 
the N24 access from 
Clonmel and provide 
an excellent 
opportunity to 
accommodate a landmark development which would define and dominate this entrance, making 
good use of views over the River Suir also. Taking cognisance of the profile of the lands, the 
diversity of uses which could be accommodated, the access available and the location of the 
lands on the edge of the town centre, the lands could be developed as a commercial quarter 
serving the town. This would facilitate a mix of retail/commercial/office and residential uses with a 
mix of building heights to a maximum of three stories. 

 
Opportunity Site No. 4 and St. Joseph’s College 

 
Retention of the existing social and public use would also be required unless an appropriate 
alternative site can be provided to facilitate this use. Any development should provide high quality 
public open space which should link the quays and river to Well Road and Greystone Street, 
incorporating the Glen River as appropriate. Any proposed redevelopment should also take into 
consideration the neighbouring existing developments and the overall design of any possible new 
development located on opportunity site no. 15 opposite. It will be a minimum requirement that 
Clareen Well be retained and incorporated into any new development and that a strong 
streetscape is provided along all sections of the public road. General design parameters and 
development management standards set out respectively in Appendix 3 and Section 8 of the plan 
shall apply. 
 
Opportunity Site 05. Central North Quays. 
These lands are bounded by the North Quay and Strand 
Lane, adjacent to and east of the redeveloped mill 
building. The lands are zoned for town centre use and 
have an area of 0.24 hectares. The lands are occupied by 
a number of older buildings, the most important being the 
Bianconi Arch and the five-storey, six-bay rubble stone mill 
building running perpendicular to the quays. The retention 
of these structures and their incorporation into any new 
development will be a minimum requirement of any 
redevelopment of the site. The site is also partly occupied 
by an abattoir, the removal of which will be required in 
order to fully utilise the development potential of the site 5.  

 
Bianconi Arch and Mill Building 

 
Taking cognisance of the design and massing of neighbouring development along the quays to 
the east of site 5, the planning history on the lands and the scale of buildings to be retained in any 
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redevelopment of the site, the Planning Authority would consider that the development of a four 
or five-storey building on the quays with vehicular parking to the rear would be appropriate, 
accommodating large dwelling units of minimum 2 bedrooms, commercial/retail and office uses.  
Taking cognisance of the confined area of the lands, issues of site assembly, it will be a minimum 
requirement that the existing streetscape be reinstated with new buildings and existing historic 
elements such as walls etc being retained and incorporated into new developments where 
possible. General design parameters and development management standards set out 
respectively in Appendix 3 and Chapter 8 of the plan shall apply. 
 
Opportunity Site 06. Lands at the corner of Oven Lane and the Strand Lane car park. 
These lands are bounded by Oven Lane on the east, the Strand Lane car park to the south and 
Rose Lane to the west. The lands are occupied by a number of two and three-storey buildings 
which form the rear of properties on South Main Street. Ground level varies across the site with a 
fall to the south while the lands are zoned for town centre use and have an area of 0.06 hectares. 
Taking cognisance of the confined area of the lands, issues of site assembly and the fact that the 
lands are bounded by public areas on three sides, it will be a minimum requirement that the 
existing streetscape be redeveloped or replaced with new buildings. Taking cognisance of the 
narrow width of bounding public roads/lanes and the negative impacts caused by overlooking on 

neighbouring residential properties/amenity, the 
Planning Authority will require that any 
development proposal will not contribute to or 
create such problems on neighbouring 
properties. As such, any new development will 
have its dominant aspect addressing the public 
space in the adjoining car park located to the 
south. General design parameters and 
development management standards set out 
respectively in Appendix 3 and Section 8 of the 
plan shall apply while vehicular parking capable 
of servicing the development in compliance with 
the requirements of the Carrick on Suir Town 
Development Plan 2008 shall be provided on 
site. 

 
Opportunity Site No. 6 and Oven Lane 

 
Opportunity Site 07. Lands at Strand Lane and Oven Lane. 
These lands are bounded by Strand Lane, with some frontage onto Oven Lane while Jones’s 
Lane traverses the lands. The lands are located directly to the north/rear of site no.5, are level 
with an area of 0.08 hectares and are zoned for town centre use in the Carrick on Suir Town 
Development Plan 2008.  
 
Taking cognisance of the confined area of the lands, 
issues of site assembly and the fact that the lands are 
bounded by public areas on two sides, the possible 
reuse of the lands as a car park may be appropriate 
which would provide further choice for such facilities in 
the town centre. Alternatively should the lands be 
developed and built upon, it will be a minimum 
requirement that the existing streetscape be reinstated 
with new buildings and the boundary along Strand Lane 
is set back in order to facilitate improved vehicular 
access. 

 
Site frontage on Strand Lane 

 
Opportunity Site 08. Lands at Strand Lane and Comerford’s Lane. 
These lands are bounded by Strand Lane while Comerford’s Lane traverses the lands. The lands 
are located directly to the north/rear of site no.1, are level with an area of 0.05 hectares and are 
zoned for town centre use in the Carrick on Suir Town Development Plan 2008. Taking 
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cognisance of the confined area of the lands it will be a minimum requirement that the existing 
streetscape be reinstated with new buildings and the boundary along Strand Lane is set back in 
order to facilitate improved vehicular access. General design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply 
while vehicular parking capable of servicing the development in compliance with the requirements 
of the Carrick on Suir Town Development Plan 2008 shall be provided on site. 
 
Opportunity Site 09. Lands at Castle Lane and the North Quays.  
These lands are bounded by the North 
Quays and Castle Lane, are currently 
occupied by industrial manufacturing 
business, are zoned for town centre use in 
the Carrick on Suir Town Development 
Plan 2008 and have an area of 1.1 
hectares. Planning permission has been 
granted under planning ref. no’s. 05/74 
and 05/75 for a hotel and office suites and 
apartment developments respectively. 
Taking cognisance of the permitted 
development on the site and the location 
of the site on the edge of the town centre, 
the Planning Authority would consider that 
the permitted development or appropriate variations thereof would be suitable, supporting a mix 
of town centre uses. Any alterations to the permitted development should ensure that the 
protected views of Ormond Castle are respected and the retention of the existing historic 
fabric/mill building is incorporated into the redevelopment. It would also be vitally important that 
pedestrian links between the town centre and the north quays are improved along Callahan’s 
Lane, Cantwell’s Lane and Brewery Lane.  

 
Opportunity Site No. 09 from the New Bridge. 

 
Opportunity Site 10. Disused garage at New Street. 
These lands are located on the western side of New Street and also bound onto Ball Alley Lane. 
The site is occupied by a disused garage and a single storey structure, set back from the street. 
The lands extend to 0.1 hectares and are zoned for town centre use in the Carrick on Suir Town 
Development Plan 2008. Development potential of the lands are limited given the confined nature 
of the site and uses which would not require areas of private open space i.e. non-residential uses 
such as offices, retail and commercial uses, may be most appropriate to the site. General design 
parameters and development management standards set out respectively in Appendix 3 and 
Section 8 of the plan shall apply.  
 
Opportunity Site 11. Disused properties on east side of Kickham Street. 
These lands are located on the northern end of Kickham street and consist of a number of 
individual dwellings/shops, with two carriage archways providing access to rear yard areas. The 
lands are zoned for town centre use in the Carrick on Suir Town Development Plan 2008 and 
have an area of 0.16 hectares. While the façade of the buildings appear unkept, it will be a 
requirement of any redevelopment to retain the existing buildings on Kickham Street while limited 
scope exists for development to the rear, apart from provision of off street car parking which may 
be required where new uses are proposed. General design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply. 
 
Opportunity Site 12. Lands at the corner of Friar Street and Mass Road, Carrickbeg. 
These lands are bounded by Friar Street to the west, Mass Road to the south and Upper Friary 
Heights to the north and east. The lands are occupied by a shed of galvanised tin which appears 
to have operated as a saw mill in the past, however there is no planning history on the site. The 
lands are visually open and level, are zoned for residential use in the Carrick on Suir Town 
Development Plan 2008 and have an area of 0.13 hectares. Taking cognisance of the 
neighbouring uses, the size of the site and the limited capacity of the road network in the vicinity, 
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the Planning Authority would consider that the site 
would best accommodate new residential uses 
which would not impact negatively on neighbouring 
amenities. General design parameters and 
development management standards set out 
respectively in Appendix 3 and Section 8 of the plan 
shall apply while vehicular parking capable of 
servicing the development in compliance with the 
requirements of the Carrick on Suir Town 
Development Plan 2008 shall be provided on site.  

Opportunity Site No. 12  
 
 
Opportunity Site 13. Lands between Lower Waterford Road and Corpse Road, Carrickbeg. 
This site is located between the old Waterford Road and Corpse Road in Carrickbeg and is 
bounded by both roads and Saint Molleran’s church and graveyard with the majority of street 
frontage onto the Waterford Road. The site rises towards Corpse Road, is zoned for town centre 
use in the Carrick on Suir Town Development Plan 2008 and has an area of 0.29 hectares. The 
lands are currently occupied by a number of derelict properties and underutilised yards while 
there is also a garage and one dwelling located on the site. Redevelopment of the garage site 
would provide an opportunity for a strong feature building onto the junction of Corpse Road and 
the Waterford Road which would improve the profile of any redevelopment on the site.   
 
Given the location of the site at the centre of Carrickbeg, the redevelopment of these lands 
provide a great opportunity to improve the visual appearance of the area and the range of retail 
and other services and accommodation types on the southern side of the river. There is a large 
change in gradient between the site and the lands pertaining to St. Molleran’s church which will 
require careful attention where new development is proposed. An appropriate use may be a mix 
of retail/commercial/office and residential uses with a mix of building heights to a maximum of two 
stories. Any proposed redevelopment should also take into consideration the neighbouring 
existing developments and the overall design of any possible new development located on 
opportunity site no. 14 opposite. It will be a minimum requirement that a strong streetscape is 
provided along the Waterford Road. General design parameters and development management 
standards set out respectively in Appendix 3 and Section 8 of the plan shall apply while vehicular 
parking capable of servicing the development in compliance with the requirements of the Carrick 
on Suir Town Development Plan 2008 shall be provided on site 
 
Opportunity Site 14. Lands between the Lower Waterford Road and the River, Carrickbeg. 
This site is situated on the southern bank of the Suir River, is zoned for town centre use, is 4.1 
hectares in area, is serviceable and is currently occupied by Glanbia and used as a storage and 
sales depot. Part of the site also lies adjacent to and within the River Suir cSAC and such lands 
should be retained for amenity use only. Taking cognisance of these factors, the lands are zoned 
for both town centre use and amenity use in the Carrick on Suir Town Development Plan 2008. 
The location of the site opposite the Urban Renewal area of the North Quays makes its 
redevelopment an essential element of the revitalisation of the town. 

 
Opportunity Site No.14 form the New Bridge 
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The site would, therefore, be suited to mixed commercial and residential use which would require 
a high standard of design so as to ensure that development is integrated into the riverscape and 
portrays a progressive attitude towards urban design within the Carrickbeg area. Development on 
the site would also be required to address sensitively the candidate Special Area of Conservation 
which lies to the south and along the river bank. Densities would be negotiable and would largely 
depend on the design of any proposed scheme. Reinstatement of a streetscape on the Old 
Waterford Road would be a necessary element of any proposal and the incorporation of ground 
floor commercial space would similarly be required. General design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply 
while vehicular parking capable of servicing the development in compliance with the requirements 
of the Carrick on Suir Town Development Plan 2008 shall be provided on site 
 
Opportunity Site 15. Davin Park and adjoining lands. 
This site is located on the edge of the town centre with direct access onto the N24 Clonmel Road 
or Well Road. The lands are currently occupied by Davin Park GAA grounds and disused lands in 
the vicinity of the Glen River. The site is bounded by Markievicz Terrace to the east, Orchard 
Crescent and the Business Park to the north and Sean Tracey Park to the west. The lands are 
level, are zoned for commercial use in the Carrick on Suir Town Development Plan 2008 and 
have an area of 4.5 hectares, inclusive of the Glen River and lands between the river and 
Markievicz Terrace.  
 
Taking cognisance of the scale and size of the lands, the location of the lands and the availability 
of vehicular access and the land use zoning, it is considered that while the existing amenity use is 
acceptable, it is also considered that the lands could be more productively used for predominant 
commercial/retail use with ancillary office/business and residential uses. The overall 
redevelopment provides excellent opportunities to revitalise this part of the town and develop a 
strong focal entrance to the town centre.  
 
Any redevelopment will be required to incorporate a high quality design which will contribute 
positively to the built fabric of the town while the amenity value of the Glen River and lands 
between the river and Markievicz Terrace shall be retained and developed for amenity use. The 
main vehicular access shall be provided onto Well Road, the design of which should incorporate 
a new roundabout at the junction of Well Road and the Quay while ancillary access for associated 
residential development located in Landy’s Field may be provided independently to Mill Street via 
the entrance to Orchard Crescent. Where such residential development is proposed, the 
developer will also be required to include the development of amenity lands between the Glen 
River and Markievicz Terrace as part of the overall development. This shall ensure the existing 
residential amenities in the area are not negatively impacted on and that the amenity lands 
provide a “green link” between Well Road and Mill Street. Extensive hard and soft landscaping 
and planting of broadleaf trees will be required.  
 
In order to ensure that there is no loss of existing sports amenities from the town, any 
redevelopment of the lands must also include proposals for relocation of the existing sports 
facility which could be best accommodated on agriculturally zoned lands within the Carrick on 
Suir Town Development Plan 2008 area. General design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply 
while vehicular parking capable of servicing the development in compliance with the requirements 
of the Carrick on Suir Town Development Plan 2008 shall be provided on site. 
 
Opportunity Site 16. Castle Park. 
These lands are located in the immediately vicinity of Ormond Castle and on the Lower Ballylynch 
Road. The lands are bounded by Castle park housing estate, the hospital and Lower Ballylynch 
Road on the north, the tennis club, Ormond Castle and the town centre to the west and the Suir 
River to the south and east. The lands have an area of circa 5 hectares which are made up of 
predominantly amenity lands with associated commercial lands on Pill Road. The site 
accommodates the public waste water treatment plant pumping station while there is a current 
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planning application to develop a veterinary centre and retail uses at the Pill road section of the 
site under planning ref. no. 06/74. The predominant portion of the site forms a valuable amenity 
area linking the castle to the river. Pedestrian and vehicular access to this portion of the site is 
provided from Castle Street while pedestrian access can also be obtained from the Pill Road and 
Castle Lane.  
 
Development of the lands would be best achieved through the provision of commercial amenity 
facilities associated with the castle and river, i.e. restaurant, gift shops, outdoor/water activities, 
bus and car park, associated retail uses, toilets, etc. Critical to the development of the overall 
lands will be the improvement of vehicular access to the park, river and castle from the Pill 
Road/Monastery Hill. Any proposal to link this site to opportunity site 9 – North Quay, must 
protect the historic character and appearance of the castle.  
 
The council would favourably consider the facilitation of such an access through council lands in 
order to link the Pill Road with the amenity lands. It is considered that the main use will be leisure 
orientated, however ancillary commercial activity may be facilitated on lands suitably zoned in the 
Carrick on Suir Town Development Plan 2008 for such uses i.e. at the Pill Road and Castle Lane, 
provided such a use does not detract from the setting of Ormond Castle, the amenity of 
neighbouring residential properties and the results of flood impact studies supporting the 
development. Only leisure and ancillary uses which are compatible with Appendix 1, Land Use 
Zoning Matrix of the Carrick on Suir Town Development Plan 2008 will be permitted, however 
development which impacts negatively on the visual amenity, historic setting and context of the 
Ormond Castle will not be permitted. 
 
Any redevelopment will be required to incorporate a high quality design which will contribute 
positively to the built fabric of the town and the general design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply. 
Vehicular parking capable of servicing the development in compliance with the requirements of 
the Carrick on Suir Town Development Plan 2008 shall be provided on site. 
 
Opportunity Site 17. Lands West of Woodland Heights, Carrickbeg. 
This site is located in Carrickbeg and is bounded by the Waterford road to the north, Woodland 
Heights to the east, the graveyard to the south and Connolly Park to the west. The lands have 
limited road frontage and are reasonably level but elevated. The site is currently occupied by a 
two storey dwelling house and a number of out buildings and has an area of 1.1 hectares of 
which 0.3 hectares are zoned for social and public use in the Carrick on Suir Town Development 
Plan 2008. This latter parcel of land is to be reserved to accommodate future expansion of the 
graveyard. The remainder of the lands are zoned for new residential use. 
 
Development of the site should incorporate a new entrance onto the Waterford road. The site 
could be best suited to the development of a cluster/courtyard of two-storey town houses which 
could include a section of new streetscape onto the public road and provide an extension to the 
graveyard and off street car park. The internal layout and design of new residential units should 
not impact negatively on neighbouring residential amenities. Any redevelopment will be required 
to incorporate a high quality design which will contribute positively to the built fabric of the town 
and the general design parameters and development management standards set out respectively 
in Appendix 3 and Section 8 of the plan shall apply. Vehicular parking capable of servicing the 
development in compliance with the requirements of the Carrick on Suir Town Development Plan 
2008 shall be provided on site. 
 
Opportunity Site 18. Ballylynch Industrial Lands. 
This site is located between the existing N24 and the rail line to the south of Suir Haul. The lands 
are also bounded by industrial lands to the west and agricultural lands to the east. The lands fall 
gently towards the rail line while there is one dwelling house located within the lands adjacent to 
the N24. The lands have an area of circa 8 hectares. 
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The lands are zoned for employment/industrial uses in the Carrick on Suir Town Development 
Plan 2008 and comprise the main portion of undeveloped employment/industrial lands within the 
plan boundary. Development of the overall lands will require the completion of roads and public 
infrastructure prior to any uses being accommodated by the Council. The extent of such 
infrastructural works should be sufficient to cater for any proposed development. Any 
redevelopment will be required to incorporate a high quality design which will contribute positively 
to the built fabric of the town and the general design parameters and development management 
standards set out respectively in Appendix 3 and Section 8 of the plan shall apply. Vehicular 
entrance onto the existing N24 will be permitted at one point only, the location of which shall be 
agreed with the Council prior to submission of any planning application. This may possibly be 
located at the new interchange between the existing and new N24 routes. Vehicular parking 
capable of servicing the development in compliance with the requirements of the Carrick on Suir 
Town Development Plan 2008 shall be provided on site. 
 
Opportunity Site 19. Old Waterford Road. 
These lands have an area of 11.7 hectares, are located on the south western corner of the plan 
area and are bounded by residential lands to the west, agricultural lands to the east and the R 
680 Waterford Road and R676 Dungarvan Road to the south and north respectively. The lands 
rise steeply to the south and the southern portion of the site is located above the 30 metre 
contour line, above which policy AEH.4: Primary Amenity Areas applies.  
 
The lands are zoned predominantly for residential use with lands above the 30 metre contour 
identified appropriately for amenity use. It is envisaged that these latter lands can be developed 
as an amenity/park area which would incorporate the open space requirements of new residential 
development located on the northern portion of the overall site.  
 
Any redevelopment will be required to incorporate a high quality design which will contribute 
positively to the built fabric of the town and the general design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply. 
Note should be made of the specific objective I.18 in Section 6.4 of the plan which requires the 
provision of a link/connector road between the regional roads on the northern and southern site 
boundaries.  
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Appendix 5. Master Plan Lands (Refer to Map 3) 
 
Master Plan 01. Townparks. 
General: These lands have an area of 29.7 hectares and are located directly south of the 
proposed N24 bypass. The lands are bounded by the R696 Kilkenny Road to the east, a section 
of the existing N24 and housing development to the south and agricultural lands to the west. 
There is an ESB substation located on the eastern boundary also while the Waterford to Clonmel 
rail line traverses the lands. The lands slope towards the river in a southerly direction with good 
views across the town to the Coolnamuck Hills. The Townparks lands, by virtue of their location 
adjoining the proposed N24 Western Corridor are being promoted and zoned for long term 
strategic employment and commercial use. 
 
Quantitative Parameters 
Character Type Strategic/Commercial/Economic 
Gross Area 29.7 ha 
Gross Development Area 26.0 ha 
General Building Heights 1-2 story (i.e.7-9 metres) 
Landmark Building Heights 3 storey 
Minimum Access Requirements New link/connector road between the existing 

N24 and the R696. Existing pedestrian/cycle 
links to the town centre should be improved. 
The design of the intersection between the 
new N24 and the R696 has yet to be 
finalised by the NRA. This will be considered 
in any planning decision made by the Council 
on these lands. 

 
Qualitative Parameters 
Roads Type: Any new road layout should provide for a new link/connector road crossing the rail 
line between the existing N24 on the southern boundary to the new roundabout at the junction of 
the new N24 and R696 at the north east corner of the site. Pedestrian and cycle access shall be 
dispersed throughout the master plan area. Appropriate traffic calming measures should be 
incorporated along the R696 entrance to the town. While it is anticipated that the construction of 
the new N24 bypass will be commenced during the life of the Carrick on Suir Town Development 
Plan 2008, The Council will only permit vehicular access to the lands from the existing N24 prior 
to the opening of the new bypass. 
 
Key Buildings/Frontages: Development of this area provides an opportunity to capture trade 
which would otherwise pass the town and as such the development of hotel/guest 
accommodation and associated facilities would be most appropriate to the site. These 
developments would require a high quality design and finish of both building and open space. 
Buildings to accommodate other economic uses such as office parks, manufacturing and 
incubator units should be similarly of high quality design incorporating modern design elements 
and materials. Building design, layout and landscaping should also ensure that the amenities of 
existing residents should not be impacted on negatively and adequate buffer space should be 
provided between any new development and residential properties in St. John’s Terrace and 
Lisadell Park. Taking cognisance of the elevated nature of the northern portion of the lands above 
the town, any development should incorporate substantial elements of landscaping which should 
also ensure the retention of existing mature trees and hedgerows throughout. The Planning 
Authority would consider that the provision of retail warehousing or large superstores or discount 
food stores would not be an appropriate use for the portion of the master plan north of the rail line 
and any such retail development would be subject to the provisions of the retail strategy review 
and the Retail Planning Guidelines DEHLG 2005. 
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Lands to the south 
of the rail line could 
be best used to 
accommodate a mix 
of commercial uses 
i.e. retail, hotel, 
nursing home, 
offices, starter 
business units etc, 
where the 
development of the 
site provides an 
opportunity to 
create a strong 
edge to the town at 
this point. 

 
Views south across master plan lands towards Coolnamuck Hills 

 
Amenity and Public Space The extent of lands devoted to amenity and open space will depend 
on the overall uses proposed for the lands where the development of a high quality hotel would 
require a greater amount of amenity lands with higher quality finish than other uses such as 
incubator manufacturing/employment units. Likewise the development of high quality office 
accommodation would require a level of amenity and open space sufficient to cater for the needs 
of employees, again with an emphasis on high quality and adequate screening of buildings. The 
development of the lands will require extensive landscaping of the interface between the site and 
the public road. General design parameters and development management standards set out 
respectively in Appendix 3 and Section 8 of the plan shall apply. 
 
Master Plan 02. Lands between the N24 and the Coolnamuck Road. 
General: These lands are bounded by the N24 Clonmel Road to the north and the Coolnamuck 
Road to the south, the general built area of the town and amenity lands to the east and 
agricultural lands to the west. The area is traversed in an east – west direction by the River Suir. 
Lands in the vicinity of the river are susceptible to periodic flooding while in general the lands are 
elevated above the floodplain. The master plan has a total area of 36.6 hectares which is divided 
into two sections as follows: 
 
North of River Suir: These lands are located south of the N24 at the entrance to the town and 
stretches from the western boundary of the Carrick on Suir Town Development Plan 2008 to the 
western boundary of the amenity park. The lands are sloping between the N24 and the Suir River 
which run respectively along the northern and southern site boundaries. Lands adjacent to the 
river are susceptible to flooding and as such any development proposal should have regard to 
this issue while there are a number of residential units currently located on the western portion of 
the site. The lands form part of the Site 9 Master Plan which was included in the Carrick on Suir 
Town Development Plan 2002, the general objectives of which are considered appropriate for the 
future development of the lands and are therefore included in this plan. The site has an area of 
11.7 hectares.  
 
In general it is considered that the site would 
be best used to accommodate a mix of 
commercial uses similar to those put 
forward in the 2002 development plan i.e. 
retail, hotel, nursing home, improvement 
and extension of the existing amenity area 
to develop a riverside park etc. 
Development of the site provides an 
opportunity to create a strong edge to the 
town, however, care should be taken in Coolnamuck Road link to master plan lands. 
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order to maintain protected views from the N24 to the Coolnamuck Hills and any development 
should therefore facilitate visual connection between the hills and the N24. Any development will 
be required to address issues of flooding on the lands. An appropriate solution will provide for a 
linear park thus extending the existing neighbouring amenity park along the river bank. Car 
parking could form an appropriate buffer between the floodplain/amenity park and new buildings 
along the N24. Buildings which adjoin the existing neighbouring amenity area should, be of high 
design standard and include high quality landscaping along the boundary with the park.  
 
Critical to the development of the area will be the provision of a river crossing and section of 
link/connector road between the N24 and the Coolnamuck Road.  
 
Any development will be required to incorporate a high quality design which will contribute 
positively to the built fabric of the town and the general design parameters and development 
management standards set out respectively in Appendix 3 and Section 8 of the plan shall apply. 
Vehicular parking capable of servicing the development in compliance with the requirements of 
the Carrick on Suir Town Development Plan 2008 shall be provided on site. 
 
South of River Suir: The lands are currently occupied by a number of uses including agricultural 
and residential while the sports grounds of Carrick United and St. Molleran’s GAA adjoin the 
master plan area. The lands have an area of 24.36 hectares of which 5.19 hectares are contained 
within the River Suir SAC and zoned for special amenity use. The Carrickbeg lands are being 
promoted and zoned for the development of a new residential neighbourhood within which a 
range of dwelling types and neighbourhood commercial and community services will be provided. 
It is envisaged that circa 5.5 hectares of the master plan lands will be identified for the provision 
of a school campus to service the town, which will incorporate amenity and play areas/pitches as 
part of the overall development. These ancillary amenity uses may be accommodated on special 
amenity lands bounding the River Suir, pending the agreement of Statutory Authorities and 
provided no negative impact is caused to the River Suir SAC.   
 
Quantitative Parameters 
Character Type Northern Commercial and Southern 

Residential Neighbourhood  
Gross Area North: 11.7 hectares 

South: 24.36 (inc SAC 5.19 hectares) 
Minimum Social/Affordable Housing South: 20% of total dwelling units 
Minimum Childcare Spaces South: 25% of total family dwelling units 

(one child place per unit) 
Minimum Retail/Service Area South: Neighbourhood Centre 
General Building Heights South: 2 storey 
Landmark Building Heights North and South: 2-3 
Minimum Public Open Space As per Chapter 8 of the plan (not including 

lands for educational use, SAC and lands in 
the floodplain) 

Minimum Access Requirements Provision of new link/connector from the 
existing N24 to the Coolnamuck road which 
will include a new vehicular river crossing. 
Extensive upgrade of the Coolnamuck road 
between the master plan lands and the built 
up area of Carrickbeg. 
Single access point on the R680. 

 
Qualitative Parameters 
Roads Type: Taking cognisance of the extent of lands included in the master plan area, the 
neighbouring master plan 03 area to the south and the inability of the existing road and street 
network to cater for increased levels in traffic, the Planning Authority would consider it essential 
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that prior to any development taking place on the lands south of the river a new link/connector 
road and river crossing be constructed linking the master plan lands either side of the river. The 
optimum location of which should be agreed by the Council in consultation with the developer. 
This infrastructure must be provided in phase one of the overall development of the master plan 
lands as the use of the existing road network by construction traffic would not be considered 
appropriate. This new route will also be required in order to facilitate the sustainable development 
of all master plan lands south of the river at Coolnamuck. Coordination of the alignment of this 
route will be essential and it is envisaged that the river crossing will be financed through a 
Supplementary Development Contribution Scheme for specified infrastructure proposals in 
compliance with policy INF.17 and Specific Infrastructure Objective I.3 of the Carrick on Suir 
Town Development Plan 2008. The scheme shall be compiled and implemented in accordance 
with Section 49 of the Planning and Development Acts 2000-2006. However developers will be 
invited to develop the roadway and bridge as part of proposals and costs offset against 
development levies.   
 
This link/connector will eventually join the Coolnamuck road to the N24 and provide improved 
access to the identified master plan 03 lands. Improvements to the Coolnamuck road between 
the master plan and the town will also be required prior to phase one of the development being 
occupied while improvements to pedestrian and cycle links between the master plan and the town 
centre will also be required.  
 
Key Buildings/Frontages:  
As with development of other master plan areas, the development of this area affords an 
opportunity to provide a mix of house types which should address the current lack of four and five 
bedroom dwellings, one and two bedroom dwellings etc within the town while the provision of 
serviced sites would also be considered appropriate. Development should have a focal 
neighbourhood centre, providing for amenity/community related uses in conjunction with ancillary 
retail use, however the main retail area should be located on master plan 03 lands. Such 
amenity/community uses should, where possible, facilitate a symbiotic relationship with 
neighbouring amenity uses and as such would be best located in the north east corner of the 
lands. The developer should therefore consult with local groups and the town council prior to 
drawing up a master plan in order to identify such possible amenity/community uses. The 
neighbourhood centre should also be identified by incorporation of landmark buildings. 
Throughout the development all new building should be high quality in design and material finish, 
incorporating both modern design principles and other appropriate design references identified in 
Appendix 3 and Chapter 8 of the Carrick on Suir Town Development Plan 2008. 
 
Amenity and Public Space: A key requirement of the overall layout of a successful master plan 
will be the incorporation of public amenity spaces, for both residents and visitors, into the overall 
master plan layout, providing recreation and play areas which are passively supervised and safe. 
As such open spaces should be integrated into an overall amenity proposal which could focus on 
access to the River Suir and the provision of a riverside park bounding the river and incorporating 
the Special Area of Conservation. The development of the master plan lands will require 
incorporation of existing vegetation where possible and extensive landscaping throughout the 
site. 
 
Master Plan 03. Coolnamuck South. 
General: This site is comprised of agricultural bounded to the north by the Coolnamuck Road and 
to the south by lands zoned for special amenity use in the Carrick on Suir Town Development 
Plan 2008. Lands to the east are under residential use while lands to the west are under 
agricultural use. The lands are somewhat elevated at the southern end and have an area of 13.9 
hectares. The Planning Authority would consider that the area is most suited to the extension of 
the residential uses which exist in the immediate vicinity but also the provision of retail and other 
services which are required to service existing and future residents in conjunction with 
development on master plan 02 lands. Such services should provide a new neighbourhood focal 
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point for this residential area which will facilitate the future expansion of the town and appropriate 
services at this location.  
 
Quantitative Parameters 
Character Type Residential Neighbourhood 
Gross Area 13.9 ha 
Gross Development Area 11.1 ha  
Minimum Social/Affordable Housing 20% of total dwelling units 
Minimum Childcare Spaces 25% of total family dwelling units (one place per unit) 
Minimum Retail/Service Area 300 sqm 
General Building Heights 2 storey 
Landmark Building Heights 2-3 storey 
Minimum Public Open Space As per Chapter 8 of the plan 
Minimum Access Requirements Vehicular access only permitted following the 

completion of a new link/connector from the existing 
N24 to the Coolnamuck road which will include a new 
vehicular river crossing. Extensive upgrade of the 
Coolnamuck road between the master plan lands and 
the built up area of Carrickbeg. New regulated 
pedestrian crossing on the R680. Singular access 
point on the R680. 

 
Qualitative Parameters 
Roads Type: Vehicular access to the master plan area shall be from a single access, possible 
roundabout, on the R680. As with other master plan areas, pedestrian and cycle facilities shall be 
provided within the area and improvements to such links to the town centre will also be required. 
 
Key Buildings/Frontages: As with development of other master plan areas, the development of 
this area affords an opportunity to provide a mix of house types which should address the current 
lack of four and five bedroom dwellings, one and two bedroom dwellings etc within the town while 
the provision of serviced sites would also be considered appropriate. Landmark buildings should 
be provided in the vicinity of the neighbourhood centre which would be best located in close 
proximity to the Coolnamuck road and new link/connector road and possibly in conjunction with 
similar services being provided on master plan 02 lands. The building type used for the 
neighbourhood centre should also function to define the entrance to the town and should enclose 
a public area which may also incorporate amenity/play areas. All new buildings should be of high 
quality of design and material finish, incorporating both modern design principles and other 
appropriate design references identified in Appendix 3 and Chapter 8 of the Carrick on Suir Town 
Development Plan 2008. 
 
Amenity and Public Space: Taking cognisance of the overall topographic expression of the 
lands and the elevated nature of the southern section of the site, it is considered appropriate that 
the southern portion of the site be used for low density housing and amenity/open space, thus 
preserving the rural character of the urban fringe and protected the listed views from the N24 in 
compliance with Policy AEH.3: Views and Prospects and Policy AEH.4: Primary Amenity Areas 
as set out in Section 4 of the Carrick on Suir Town Development Plan 2008. The development of 
the lands will require incorporation of existing vegetation where possible and extensive 
landscaping throughout. 
 
Master Plan 04. Tinvane. 
General: These lands are located on the eastern periphery of the town adjacent to the border 
with County Kilkenny, have an area of 29 hectares and are currently under a mix of commercial, 
residential and agricultural use. The lands are bounded by the route corridor of the new N24 
bypass to the north, by the Lingaun River to the east, the existing N24 to the south and amenity 
uses to the west and north. The south eastern portion of the lands are currently being developed 
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for retail warehousing and a discount food store. A number of protected trees are located within 
the boundary of the master plan which will require special attention where new developments are 
proposed. 
 
Similar to master plan 01, the location of the Tinvane master plan, in close proximity to an 
interchange with the proposed N24 bypass provides a strategic basis for the zoning provisions of 
the Carrick on Suir Town Development Plan 2008.  
 
Qualitative Parameters 
Roads Type: New road layout should provide for a single vehicular access, possibly 
incorporating an additional spur to access industrial lands to the south of the existing N24. 
Pedestrian and cycle access should be provided throughout the lands with direct access being 
provided through the shortest routes to the town centre. The first phase of the development 
should also provide the new entrance and junction to the existing N24. 
 
Key Buildings/Frontages: Development of this area provides an opportunity to capture trade 
which would otherwise pass the town and as such the development of hotel/guest 
accommodation and associated facilities, offices, business parks and other employment uses 
similar to master plan 01 Townparks would be most appropriate to the site. This would require a 
high quality design and finish of both building and open space.  
 
Buildings to accommodate economic uses such as office parks, manufacturing and incubator 
units should be of high quality design incorporating modern design elements and materials. 
Building design, layout and landscaping should also ensure that the amenities of existing 
residents should not be impacted on negatively. Such landscaping should ensure the retention of 
existing mature trees throughout, particularly the protected trees and existing hedgerows where 
possible. The Planning Authority would consider that an extension to the existing retail 
warehousing may be appropriate, however the development of large superstores or discount food 
stores would not be appropriate. Any such retail development would be subject to the provisions 
of the retail strategy review and the Retail Planning Guidelines DEHLG 2005. 
 
Amenity and Public Space: The extent of lands devoted to amenity and open space will depend 
on the overall uses proposed for the lands where the development of a high quality hotel would 
require a greater amount of amenity lands with higher quality finish than other uses such as 
incubator manufacturing/employment units. Likewise the development of high quality office 
accommodation would require a level of amenity and open space sufficient to cater for the needs 
of employees, again with an emphasis on high quality and adequate screening of buildings. 
General design parameters and development management standards set out respectively in 
Appendix 3 and Section 8 of the plan shall apply. 
 
Quantitative Parameters 
Character Type Strategic/Commercial/Economic 
Gross Area  29 ha 
Gross Development Area  26 ha 
General Building Heights 2-3 storey 
Minimum Public Open Space Relative to proposed commercial uses and 

for independent assessment. 
Minimum Access Requirements Single vehicular access point incorporating a 

new roundabout on the existing N24. Direct 
access to the proposed N24 bypass will not 
be permitted and the design of the new 
access to the existing N24 shall be agreed in 
consultation with the Council and the NRA at 
pre-planning and planning application stages. 
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Appendix 6. Protected Structures and other Amenities 
 
Schedule 1: Location and Description of relevant Protected and Proposed Protected Structures 
are set out in the Carrick on Suir Record of Protected Structures (attached as separate technical 
document and also available separately from the Local Authority) Schedule 1 and Maps 5 and 6 
provide basic details on the relevant structures. 
 
Ref. no. /Address Rating Description 
1.1 Ormond Castle, 
Castle lane. 

Regional 
 

Old castle with adjoining Tudor styled manor house to the 
North. 7-bay, 2-storey north façade with half dormer roof. 

1.2 The Old Bridge. Regional 
 

7 arch stone bridge with angled cutwaters originally dating 
from circa 1447. Navigation arch erected during the 20th

century. 
1.3 Abbey Hill. Regional 

 
St. Molleran’s Church & Famine Relief Wall: Sandstone 
church with lancet fenestration; 3-bay entrance façade. 
Spirelet mounted on north façade with graveyard in 
attendant grounds. The Famine Relief Wall, dating from 
1846, forms the eastern boundary of Abbey Hill. 

1.4 Friar St. Regional 
 

Franciscan Friary: Cruciform structure with rendered walls 
and bell tower to the rear. Graveyard located within 
attendant grounds with cut stone archway entrances. 

1.5 Town Hall, New 
Street 

Regional 
 

Built circa 1840, this is a 2-storey, 5-bay building, 
rendered building with heavy engaged Doric portico 
entrance. 

1.6 Williams St.  Regional 
 

Heritage Centre: 4-bay church with lancet fenestration, 
rendered with cut limestone diagonal and pilaster offset 
buttresses with bellcote and entrance porch. Located 
within its own graveyard.  

1.7 Kickham St. and Main 
St. junction. 

Regional 
 

The Town Clock and Tholsel on north side of West Gate 
St with copper roofed cupola.  

1.8 Williams St. Regional 
 

St. Nicholas Church: Ornate cut limestone façade with 
freestanding bell tower. Five round arches with pilasters, 
Corinthian capitals and central doorway on front façade. 
Similar 3-bay arcade feature with statues on upper level.  

1.9 Garda Station and 
Courthouse 

Regional 
 

The Garda Station, dated 1936, is a large 3-storey, 6-bay 
building with break-front, twin door cases, raised coigns 
and a string-course. The original sash windows have been 
removed and replaced with PVC. 
The courthouse, designed by William Caldbeck, is a 2-
storeys, 5-bay with unusual fenestration. It has 2 no. 
limestone entrances.  

1.10 Railway Station.  
 

Regional 
 

Cut limestone railway station building and disused cut 
limestone good’s store at railway station 

1.11 Town Parks.  Regional 
 

Carrick House: 5-bay, 3-storey rendered with limestone 
pediment on the Hall door.  

1.12 New Street no 22 Regional 
NIAH 

3-Storey, 3-bay building with limestone Doric doorway, 
Georgian sash windows - Tuscan column with fluted frieze 
and cornice. All constructed of limestone. 
 

1.13 New Street no 21 Regional 
 

3-Storey, 3-bay building with Georgian sash windows, 
doric doorway - Tuscan column with fluted frieze and 
cornice. All constructed of limestone. 
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Ref. no. /Address Rating Description 
1.14 Corner of Castle 
Street and Castle Lane  

Regional 
 

This is a 3–storey over basement to the rear, 2-bay 
building with Victorian sash-windows, fan-light doorway, 
and vertical slate on the western gable. 

1.15 Castle Street No 1  Regional 
 

This is a 3-storey, 4-bay building, with sash-windows, 
coach-arch on eastern side, slate roof. 

1.16 Main Street No 44  Regional 
 

This is a 2-storey over basement, 5-bay building, sash 
windows with hood moulds, plastered quoins. 

1.17 Main Street No 43 
(Post Office) 

Regional 
 

This is a red-brick facade 2-storey, 4-bay building, with 
coach-arch on western side, sash windows arched at first 
floor, cut limestone pilasters and brackets on shopfront 
with new green aluminium glazing.  

1.18 Main Street No 42 
(Former Technical 
Institute) 

Regional 
 

This is a high 3-storey, 3-bay building with limestone and 
plaster facade. Plaster lettering “Technical Institute” with 
plaster mould frame situated over first floor windows.   

1.19 Main Street – Bank 
of Ireland 

Regional 
 

Bank of Ireland: 3-storey, 5-bay structure. Two semi-
circular entrances with ornate plasterwork detail including 
outer pilasters with Corinthian caps, inner circular fluted 
columns with rope detail on the arch and decorative key 
stone. Hood moulds on first floor windows with decorative 
architraves on all windows, parapet wall with patera and 
quoin detailing. 

1.20 Mains Street No. 23 
(Glascotts) 

Regional 
 

Traditional shopfront to be protected 

1.21 Main street No 6 
and 7  

Regional 
 

This is a 3-storey, 4-bay building with traditional shopfront. 
Raised letter at first floor “Cloth Hall” with surround 
moulding and centre moulds either side. 

1.22 Main Street No. 64 
(Taaffe & Co) 

Regional 
 

This is a 3-storey, 2-bay building. First floor has one bay 
window and a sash window with plaster architrave. The 
shopfront has four columns with ionic capitals. There is 
raised lettering “Taaffe & Co” on the façade. The original 
rendered has been changed to dash. Original roof and 
cast-iron guttering remains. 

1.23 Main Street No.63  Regional 
 

This is a 3-storey 5-bay building with replacement sash 
windows.  

1.24 Main Street and 
north Quay (Convent 
buildings) 

Regional 
 

The residence is a 2-storey, 3-bay late-Georgian building 
with glazed entrance, arched sash windows and first floor 
centre window. The former church building has a 
limestone stepped entrance, large circular window and 
three arched windows on the northern facade. 

1.25 Waterford Road Regional 
 

Elevated 2-storey, 3-bay colonial style building with 
ground-floor bay windows and first floor balcony with iron 
fretwork. 

1.26 Cregg Cottage Regional Dwelling, entrance and outbuildings. 
1.27 Old Bridge Regional Terraced two-bay three-storey house, built c. 1830, with 

shopfront and separate access to upper floors.  Pitched 
slate roof with rendered chimneystacks and cast-iron 
rainwater goods. Lean-to extension to rear yard. 

1.28 Lower Friary 
Heights 

Regional Terraced four-bay three-storey over basement house with 
attic, built c. 1760, with flat-roofed extension to rear. 
Pitched slate roof with rendered brick chimneystacks and 
cast-iron rainwater goods, and having roof-light. Slate 
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Ref. no. /Address Rating Description 
hung first and second floors, unpainted roughcast 
rendered to ground floor and basement, gables and rear. 

1.29 Dillon Bridge Regional Built c. 1880, reconstructed and widened in 1975 
1.30 CBS, Dumbane Regional Detached five-bay two-storey house, built c. 1840, with 

single-bay two-storey extension to east and three-bay two 
storey extension to west with first floor chapel, both 
slightly-recessed to front and rear elevations.  Now in use 
as monastery.  

1.31 Presentation 
Convent, Greenside 
South  

Regional Detached twelve-bay convent and chapel, built c. 1840, 
with two-storey projecting gable-fronted bay with entrance 
doorway. Projecting gable-fronted bay with entrance 
doorways to front and rear elevations, and flanked by six-
bay three-storey block to south and two-storey five-bay 
block to north with double-height first floor chapel and with 
canted apse to north end.   

1.32 Tinvane. Regional Tinvane House: 3-bay, 3-storey rendered structure with 
canted bay windows on two bays, 3-bay single storey 
extension on the north east gable and 2-storey 3-bay 
extension on the south west gable. Unimposing plaster 
barge, plinth and architrave detailing with fanlight over 
door.  

1.33 Ballyrichard. Regional Mount Richard House: Rendered 3-bay, 2-storey structure 
of Palladian design with glazed porch.  

1.34 Ballyrichard (Cregg 
Road) 

Regional Mount Richard Gate Lodge and entrance gates. 

1.35 Deerpark Lodge Regional House and entrance gateway. 
1.36 Tinhalla. Regional Tinhalla House: 2-storey rendered farmhouse (subdivided 

into two dwellings). 2 chimneys located in strong gables 
on the rear façade. Oriel window and buttresses on the 
north gable. Extensive stone outbuildings and walled 
gardens with 2 sets of entrance gates and ruinous stone 
lodge house.   

1.37 Ballylynch Regional Thatched farmhouse and out buildings 
1.38 Castle park. Local Surviving north-east angle of Town Wall. 
1.39 Strand Lane.  Local Bianconi Arch: Elliptical archway with brick voussiors set 

in a stone spandrel with key-stone. Located on the 
southern side of Strand Lane between Oven Lane and 
Hotel Lane. 

 
Schedule 2: Views Listed for Protection. Policy AEH. 3 and Map 4 

Map Ref. 
No. 

Location Description 

2.1 Clonmel Road Views south from the N24 towards uplands. 
2.2 Pill Road Views south from the N24 towards uplands. 
2.3 Waterford Road Views north towards Ormond Castle and Sliabh na 

mBan. 
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Schedule 3: Protected Trees. Policy AEH. 14 and Map 3 
 
Map Ref. No. Location 
3.1 Roadside and Parkland trees in the grounds of The Cottage 
3.2 Trees on the bank of Glen stream at Clareen Well and in the grounds of 

former St. Joseph’s College. 
3.3 Trees in the grounds of Ormond Castle. 
3.4 Trees in Castle Park. 
3.5 Trees flanking the road to Castle Park from Castle Street. 
3.6 Trees in Town Park. 
3.7 Avenue and parkland trees in the grounds of Tinvane House. 
3.8 Roadside and parkland trees in the grounds of Grinaun. 
3.9 Avenue and parkland trees in the grounds of Mount Richard House. 
3.10 Trees in the grounds of Deerpark Lodge. 
3.11 Trees in the grounds of the Heritage Centre. 

 
Schedule 4: Record of Monuments and Places (RMP). Policy AEH. 22 
National Monuments and Historic Properties Service (1997) 

Map Ref. No. RMP Ref. No. Townland(s) Classification 
1.1 T1085-003 Tinvane Cross fragment in present location 
1.2 T1085-004 Townspark, Carrickbeg Town 
1.3 T1085-005 Ballylynch Enclosure 
1.4 T1085-006 Tinhalla Dwelling possible 
1.5 T1085-00701 Crehanage Fulacht fiadh 

 T1085-00702 Crehanage Fulacht fiadh 
 T1085-00703 Crehanage Fulacht fiadh 
 T1085-00704 Crehanage  Fulacht fiadh 

1.6 T1085-017 Crehanage North Fulacht fiadh 
1.7 T1085-018 Crehanage North Fulacht fiadh 
1.8 T1085-019 Crehanage North Fulacht fiadh 
1.9 T1085-120 Crehanage North Fulacht fiadh 

1.10 T1085-021 Crehanage North Fulacht fiadh 
1.11 T1085-022 Tinhalla Fulacht fiadh 
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Appendix 7. Public Consultation Issues 
 
A public meeting/workshop was held on the 16th January 2007 at the Heritage Centre, Carrick on 
Suir in order to ascertain relevant community issues which would inform the development plan 
review. The meeting was well attended by 26 persons including Mayor Denis Landy, Cllr. Patsy 
Fitzgerald and Marie O’Gorman Town Clerk, Carrick on Suir Town Council. Also in attendance 
were, Aidan Walsh A.P., Robert Speer A/S.E.P. and Hugh O’Brien E.P., South Tipperary County 
Council. The meeting was introduced by the Mayor after which Hugh O’Brien informed the 
meeting of the importance of obtaining relevant community input into the plan review and outlined 
the reasons for providing the development plan, the process of formulating the plan and how local 
community concerns are taken into account when formulating the plan. 
 
The numbers in attendance were divided into three groups which were facilitated by Forward 
Planning staff members. Groups were asked to carry out a S.W.O.T. (Strengths, Weaknesses, 
Opportunities and Threats) analysis of Carrick on Suir based on the following sections: 

(i) Built Environment, Zoning and Land Use; 
(ii) Heritage, Environment, Tourism and Amenity; 
(iii) Transport and Infrastructure; and, 
(iv) Economic Development. 

The individual groups were given approximately 45 minutes to discuss the topics and were each 
given blank maps of the town in order to highlight their issues. The schedule outlined below is a 
synopsis of identified issues which the community consider important and which will be given 
consideration in the drafting of the Carrick on Suir Town Development Plan 2008.  
 
Built Environment, Zoning and Land Use. 

(i) There is a need to reassess the identified lands uses throughout the town and within 
the town centre; 

(ii) There is a need to address the physical improvement to some streets and individual 
derelict sites, particularly Kickham Street, New Street and Bridge Street. 
Redevelopment of such sites should ensure such lands are not overdeveloped; 

(iii) New development plan policies should avoid the creation of poorly serviced satellite 
residential areas; 

(iv) The new development plan should reassess the zoning of land in the vicinity of the 
schools in light of future amalgamation. There is also a need to identify a new site for 
relocation of the schools and the Gael Scoil, possibly on lands adjoining the Sean 
Kelly Centre; 

(v) There is a need to facilitate commercial uses on New Street; 
(vi) There are excessive numbers of apartments in the town centre. More family dwelling 

units required; 
(vii) There is a lack of retail space in the town centre; 
(viii) Can the town cater for a population explosion; 
(ix) There is an apparent over supply of betting shops in the town; 
(x) Greater public investment required to improve the physical environment of the town; 
(xi) There is a need to relocate Glanbia out of Carrickbeg and develop site No.9 of the 

current development plan on the N24; and, 
(xii) Greater range of house types (densities) required to be facilitated which allow people 

to move within the town. 
 
Heritage, Environment, Tourism and Amenity. 

(i) There is a need to protect and enhance public access to riverside walkways and 
amenities and improve the quality and quantity of open spaces, particularly on the 
south side of the river; 

(ii) There is a need to identify and develop a public performance area within the town, 
possibly in the vicinity of the Town Hall and the New Street car park; 

(iii) Greater emphasis and promotion of ‘events’ in the town to attract tourists and visitors; 
and, 
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(iv) New and existing walkways should be suitably lit at night to prevent antisocial 
behaviour. 

 
Transport and Infrastructure. 

(i) There is a need to assess traffic issues at the following locations: 
• HGV movements on Dillon Bridge, particularly turning left onto Main 

Street; 
• Provision of two-way traffic on the Old Bridge in order to alleviate 

congestion on Dillon Bridge; 
• Improved signage at Castle park exit onto the Pill Road; 
• Reassessment of the new ride-on roundabout on the N24 at the entrance 

to Green Hill Village; 
• Impacts of new development on traffic movements at Abbey Square; 
• Improved pedestrian environment in the town centre; and, 
• Improved vehicular and bus access to the Ormond Castle. 

(ii) There is a need to ensure that a new river crossing is provided to alleviate traffic 
congestion in the town centre; 

(iii) Greater number of off-street car parking spaces needed which should be freely 
available for those employed in the town centre. The option of a multi-storey car park 
should be considered; 

(iv) Public lighting needs to be assessed throughout the town but particularly on Main 
Street and New Street; 

(v) Town centre businesses should be encouraged to facilitate parking on their 
properties where possible; and, 

(vi) Pedestrianisation of the town centre following completion of the bypass should be 
considered. 

 
Economic Development 

(i) Protection should be provided to ensure the long term viability of the town centre, 
particularly where retail developments are proposed outside of the town core (retail 
strategy); 

(ii) The tourist potential of the town needs to be promoted and utilised. This would 
require networking with neighbouring attractions/centres such as Waterford, Kilkenny, 
Clonmel, Dungarvan, Cashel etc; 

(iii) There is a need for crèche and other childcare facilities in order to support female 
participation in the workforce; 

(iv) There is a greater need to provide for commercial uses, industry and manufacturing 
jobs rather than housing. What will be the impact of the Ronan development in 
County Waterford if it is carried out; 

(v) Potential economic benefits of Dove Hill should be exploited; and, 
(vi) Difficulty exists in occupying developments constructed under the Urban Renewal 

Scheme. These should be utilised in order to improve the range of retail choices in 
the town centre. 

 
There was some overlap between the four main topics. Those present were informed that the 
Council would intend to have the plan on public display for 10 weeks during the period March-
May 2007, during which time written submissions would be accepted and considered in 
formulating the final development plan.   
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Appendix 8. Strategic Environmental Assessment 

SCREENING REPORT 
REVIEW OF CARRICK ON SUIR DEVELOPMENT PLAN 2002 
 
REPORT PURSUANT TO SECTION 13A(3) OF PLANNING AND DEVELOPMENT 
(STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004 
 
DETERMINATION OF NEED FOR ENVIRONMENTAL ASSESSMENT OF DEVELOPMENT 
PLAN IN TERMS OF THE PROVISIONS OF SECTION 13A OF THE PLANNING AND 
DEVELOPMENT (STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004 
 
1. THE PURPOSE OF THIS REPORT 
 Carrick on Suir Town Council (from here referred to as ‘the planning authority’) intend to 

make a development plan for Carrick on Suir in terms of section 11 of the Planning and 
Development Acts 2000-2004 (‘the Act’).  

 
 The main aims of the development plan be summarised as follows: 

(i) Provide policy framework to allow the appropriate development of a number of 
development types:  

(a) residential, commercial, industrial, retail and associated services which will 
utilise and support sustainable modes of transport; 

(b) amenity, recreational, social and public land uses which will contribute to the 
sustainable and balanced development of Carrick on Suir; and 

(c) protect lands identified for agricultural use from inappropriate development on 
the urban fringe; 

(ii) To ensure the strategic development potential of the plan area is maintained for 
development in the future i.e. that developments in the short term do not impact 
negatively on the long term potential; 

(iii) Promote policies and objectives which ensure development of the plan area is carried 
out in a sustainable manner with particular reference to the social, cultural and 
community requirements of the area; 

(iv) Promote specified brown field and other sites for specific development uses so as to 
ensure the sustainable renewal and regeneration of particular areas; 

(v) Identify structures, trees, views, habitats, sites, archaeological remains, Architectural 
Conservation Areas, etc within the plan area which are worthy of 
conservation/protection and ensure plan policies and objectives are consistent with 
the conservation/protection of these elements; and 

(vi) Ensure the provision of appropriate physical and social infrastructure for future 
growth of the plan area including traveller accommodation. 

 
 In terms of the provisions of section 13K of the Planning and Development (Strategic 

Environmental Assessment) Regulations 2004 (‘the Regulations’), where a planning 
authority proposes to make a development plan under section 11 of the Act, it shall, before 
giving notice under section 11(1) of the Act, consider whether or not the implementation of 
a new development plan would be likely to have a significant effect on the environment, 
taking into account criteria set out in Schedule 2A of the Regulations. 
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2. MANDATORY REQUIREMENTS 
 In terms the Regulations, it is not a mandatory requirement to carry out a strategic 

environmental assessment for a development plan for an area the population of which is 
less than 10,000 persons. 

 
 However, it is mandatory to undertake the screening process as set out in section 13A of 

the Regulations. Section 3 below is an assessment of the new development plan in terms 
of the criteria set out in Schedule 2A of the Regulations. 

 
 
3. ASSESSMENT IN TERMS OF SCHEDULE 2A: CRITERIA FOR DETERMINING 

WHETHER A PLAN IS LIKELY TO HAVE SIGNIFICANT EFFECTS ON THE 
ENVIRONMENT 

 

1. The characteristics of the plan having regard, in particular, to: 

 The degree to which the plan sets a framework for projects and other activities, either 
with regard to the location, nature, size and operating conditions or by allocating 
resources. 

This development plan will be a land use plan for Carrick on Suir in terms of the provisions 
of the Act. The plan will detail the land use zoning objectives, policies and specific 
development objectives within the defined plan area. A number of the objectives will 
set out detailed development briefs for the regeneration and rejuvenation of 
Brownfield sites and relevant master plan specifications for the development of other 
zoned lands. In this respect the formulation of development briefs, master plans and 
phasing plans within specified sites will be advocated prior to the submission of any 
planning applications. 

 The degree to which the plan influences other plans, including those in a 
hierarchy. 

This plan is set within the context of the South-East Regional Authority Regional Planning 
Guidelines 2004 and the South Tipperary County Development Plan 2003 and will 
influence all future developments within Carrick on Suir only. 

 The relevance of the plan for the integration of environmental considerations in 
particular with a view to promoting sustainable development. 

This plan is set within the criteria of sections 11 and 12 of the Act and therefore relates to 
the proper planning and sustainable development of the area. The plan will also 
identify a number of aims, specific development policies and objectives which will 
work toward achieving sustainability through: 

(i) identifying lands for appropriate uses, to provide a policy framework and a number 
of specific objectives which will ensure the physical, economic, social and 
environmental development of the plan area is achieved through sustainable 
means; 

(ii) providing a basis for assessing the detailed planning applications submitted to the 
planning authority in order to allow the existing town and new settlement encourage 
and assimilate change, which is essential to the future sustainable development of 
the plan area; and, 

(iii) ensuring the provision of adequate community facilities and other 
infrastructure/services and the conservation of heritage assets. 
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 Environmental problems relevant to the plan. 

There are no manifest strategically significant environmental problems identified. The plan 
will set out specific requirements for a number of development briefs and master 
plans to be accompanied by mandatory Environmental Impact Statements in order 
to ensure future developments do not result in significant negative environmental 
impacts. 

 The relevance of the plan for the implementation of European Union legislation 
on the environment (e.g. plans linked to waste-management or water 
protection). 

These plans and programmes are set out in the South Tipperary County Development Plan 
2003. Where such plans and programmes relate to Carrick on Suir, the plan will 
accommodate necessary legislation in a sustainable manner. 

 

2. Characteristics of the effects and of the area likely to be affected, having regard, 
in particular, to: 

 The probability, duration, frequency and reversibility of the effects. 

Key Effect – Residential 

The development of area-specific policy and land zoning will ensure that measures are put 
in place to encourage and promote sustainable development. To accommodate the 
demand for increased housing, adequate land will be zoned in Carrick on Suir. All 
residentially-zoned areas will be subject to various development policies which will, 
depending on the extent of the contiguous, residentially-zoned land identified, 
require the preparation of master plans and, where relevant, Environmental Impact 
Statements. The planning authority considers that such policies will ensure that all 
residentially-zoned land will be developed in an integrated manner through the 
provision of adequate physical infrastructure, community facilities, strategic 
infrastructure identified in the plan and other ancillary mixed uses and services.  

Key Effect – Commercial 

Taking cognisance of recent development trends and the geographic spread of the area 
covered by the current Carrick on Suir Development Plan 2002, the new plan (once 
adopted) will identify existing Brownfield sites for appropriate commercial 
development. Relevant development briefs will be prepared for these sites. 
Throughout the plan area all retail-related commercial activities will be controlled by 
the provisions of the County Retail Strategy, and the relevant development control 
policies of the plan. Relevant commercial land uses will be set out in a land use 
zoning matrix. More importantly however, the plan will protect the commercially-
zoned lands from inappropriate uses.  

Key Effect – Industrial 

The planning authority recognises that the provision of employment in the industrial sector in 
Carrick on Suir is currently limited to small and medium-size enterprises. There has 
been a trend of scaling-down for larger employers in recent years. The utilisation of 
employment / industrial lands as identified in the Carrick on Suir Development Plan 
2002 has been limited and it is not anticipated that the new plan will identify new 
large areas of land for such uses. 

Key Effect – Amenity & Open Space 

The new development plan will clearly refer to compliance with the requirements of the 
South Tipperary County Development Plan 2003 with regard to the provision of 
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amenity and open space, therefore taking into consideration the Residential Density 
Guidelines for Planning Authorities (DELG 1999). All new master plan policies will 
require the provision of amenity and open spaces in line with actual population 
growth and it is anticipated that a number of key specific amenity objectives will be 
set out in the plan. The minimum requirements for community facility requirements 
will be clearly stated. 

 The cumulative nature of the effects. 

Based on the possible increase in population over the plan period, the identification of area-
specific master plan sites and design briefs, the zoning of land for specific uses and 
the adherence to the principles of sustainable development, it is considered that 
there will be no significant cumulative effects on the environment in Carrick on Suir. 

 The transboundary nature of the effects. 

Given the fact that the proposed plan is located at the converse of three counties, South 
Tipperary, Kilkenny and Waterford, there will be immediate trans-boundary effects 
on a micro level with regard to travel patterns, community and infrastructure. 
However, given the limited area to which the plan will apply, the planning authority 
considers that such effects will be accommodated through the policy and land use 
objectives of the plan.  

At a regional level, the town of Carrick on Suir is situated at the centre of the South East 
region, circa 20 km west of Waterford City, and functions as a commuter town 
serving the City but also Clonmel Town and Kilkenny City.  

Much of the commercial / retail role of the town is currently controlled – and will continue to 
be controlled – by the County Retail Strategy. The plan will be structured so as to 
provide a sustainable balance between the provision of lands and services for 
community, commercial and residential uses which will ensure the continued market 
role of the town within its rural hinterland. The plan policies will adhere strictly to the 
policies and objectives of South Tipperary County Development Plan 2003 (where 
appropriate) and seek the implementation of objectives set out in the South-East 
Regional Planning Guidelines. 

 The risks to human health or the environment (e.g. due to accidents). 

No negative risks to human health or the environment due to accidents have been 
identified. Furthermore, the plan will set out a number of key infrastructural 
improvements required to ensure improvement to the existing infrastructure network 
and public amenities located in the plan area, which will ensure safer and more 
usable environments throughout. 

 The magnitude and spatial extent of the effects (geographical area and size of 
the population likely to be affected). 

The current development plan covers an area of 946 hectares and there is a total population 
figure of 5,172 persons (CSO 2002). While there has been recent pressure for 
development in Carrick on Suir, a number of large zoned land banks and other lands 
remain undeveloped. It is anticipated at this stage that the boundary of the existing 
development plan will not be extended in order to facilitate further expansion of the 
town during the life of the new development plan. The plan policies, objectives and land 
uses will guide the development of all lands within the identified boundary and will 
prevent inappropriate and unsustainable patterns of development. Rezoning of 
agricultural lands to residential use may be required. Such changes will be carried out 
where a realistic need exists. 
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 The value and vulnerability of the area likely to be affected due to: 

(a) special natural characteristics or cultural heritage; 

• Architectural Conservation Areas: it is not envisaged that any major changes 
will be made to the Architectural Conservation Area identified in the Carrick on 
Suir Development Plan 2002.  

• Candidate Special Areas of Conservation: No change to the amenity zoning in 
the vicinity of the Suir River is anticipated while all discharges to same of 
treated effluent and storm water runoff will be carried out in compliance with the 
development management standards as set out in the development plan and 
other relevant legislation which pertains. 

• Proposed Natural Heritage Areas: No change to the amenity zoning in the 
vicinity of the Suir River is anticipated while all discharges to same of treated 
effluent and storm water runoff will be carried out in compliance with the 
development management standards as set out in the development plan and 
other relevant legislation which pertains. 

• Special Protection Areas: none identified. 

• Nature Reserves: none identified. 

• Geological Sites: none identified. 

• Protected Views: it is not envisaged that any major changes will be made to the 
protected views identified in the Carrick on Suir Development Plan 2002.  

• Record of Protected Structures: it is not envisaged that any major changes will 
be made to the Record of Protected Structures identified in the Carrick on Suir 
and its Environs Development Plan 2002. Structures identified in the National 
Inventory of Architectural Heritage (NIAH) will be included as proposed 
protected structures.  

• Tree Preservation Orders: none identified. 

• National Monuments: no changes are proposed.  

• Trees identified as contributing to amenity: it is not envisaged that any major 
changes will be made to the schedule of listed trees identified in the Carrick on 
Suir Development Plan 2002.  

• Water Quality Information: the plan relates to lands that lie within the River Suir 
catchment. Taking cognisance of this fact, the plan policies and objectives will 
be consistent with the key management measures as outlined in the Three 
Rivers Project, particularly regarding municipal, industrial and trade discharges 
and urban drainage management. In this way the plan will be consistent with 
the River Basin Management Plan for the River Suir, once finalised. 

• Archaeological Sites: no changes are proposed. 

• Other Habitats of Interest: there may be necessary additions of specific 
features worthy of retention such as hedgerows, field drains, surface water 
ponds, earthen banks, etc as deemed necessary when identifying development 
briefs and master plan briefs for the development of specific lands located 
within the plan area. 
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(b) exceeded environmental quality standards or limit values; 
None identified at this stage. 

(c) intensive land-use. 
None identified at this stage. 

 The effects on areas or landscapes which have a recognised national, 
European Union or international protection status. 

As outlined in Section 2.6 above, it is not envisaged that any negative impacts will occur 
regarding the SAC and NHA located within the riverine environment of the Suir. The 
policy and development management standards which will be set out in the Carrick 
on Suir Development Plan will ensure the protection of these landscapes and 
environments.  

 
4. STATUTORY CONSULTATION  
 The specified environmental authorities were consulted on 26th May 2006. The closing date 

for submissions or observations was 23rd June 2006. 
 
 No reply was received from the Environmental Protection Agency following notification of 

the review by the Council.  
 
 In correspondence dated 23rd June 2006 the Department of the Environment, Heritage and 

Local Government (DEHLG) stated that potential sources of impact on protected species 
and habitats associated with the Lower River Suir cSAC may be as follows: 

• Quality of treated effluent from the waste water treatment plan; 
• Surface water runoff from new hard surface areas and its impact on bank erosion and 

flood peak controls. 
 
Correspondence also stated that should a decision be made to carry out a SEA the 
Department would provide further assistance. 

 
 In correspondence dated 6th June 2006 the Department of Communications, Marine and 

Natural Resources (DCMNR) stated that the matter would be referred to the minister for 
comment. 

 
5. DETERMINATION IN TERMS OF SECTION 13A(5) 
 In terms of the provisions of Section 13A(5) of the Regulations, following the appropriate 

consultation period the planning authority shall determine whether or not implementation of 
the new development plan would be likely to have significant effects on the environment, 
taking account of relevant criteria set out in Schedule 2A of the Regulations (see 3. above) 
and any submission or observation received from the environmental authorities (see 4. 
above).  

 
 SEA is not mandatory for this development plan as the existing population of the area is 

less than the threshold of 10,000 people as outlined in the Regulations. The total 
population for Carrick on Suir is 5,172 persons (CSO, 2002). Assuming an increased 2005 
population figure considering development in the plan area since 2002, the population 
figure is still significantly less than the threshold of 10,000 persons. 

 
 The above-mentioned submission from the DEHLG maintains that the Review is likely to 

have significant effects on the River Suir candidate Special Area of  Conservation (cSAC) 
from possible pollutants from the waste water treatment plant and increases in the 
quantities and speed of discharge of surface water runoff from development land. 
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 With regard to the former issue, the current development plan states that the Council will 
have regard to the capacity of the existing drainage system prior to granting planning 
permission. It is proposed that the plan will include policies similar to those set out in the 
current county development plan with direct reference to urban wastewater regulations, the 
Water Framework Directive and River Basin Districts. Pending compliance with these 
requirements, it is anticipated that the disposal of treated waste water from the treatment 
plant will have no adverse impacts on the cSAC. 

 
 With regard to the disposal of surface water runoff from new development into the River 

Suir, it is intended that the new development plan will introduce policies which are currently 
included in the county development plan dealing with issues such as attenuation and 
recycling/reuse of surface water, thereby reducing the quantity of runoff discharged to the 
river and increasing the lag-time between rainfall events and flood events in the river within 
the development plan area.  

 
 Taking cognisance of these issues it is not considered that the Review is likely to have 

significant effects on the cSAC. The Review is likely to improve upon the current 
Development Plan in terms of how discharges to the river are managed with the eventual 
outcome being a new development plan that is more effective in protecting the amenities 
and habitats of the cSAC. 

 
 However the following needs to be considered when determining whether an SEA should 

be carried out: 

(a) the population of the development plan area will increase as the development of 
zoned lands occurs. The planning authority is satisfied that the policy framework put 
in place by the plan will ensure that the area grows in an integrated and sustainable 
manner; 

(b) should the planning authority not make a plan for Carrick on Suir, future development 
will take place in a haphazard and uncoordinated manner to the detriment of existing 
and future residents and resulting in the unsustainable development of Carrick on 
Suir; and, 

(c) the new development plan will contain updated policies and objectives that address 
the protection of the cSAC; 

 
6. CONCLUSION 
 It is considered that the implementation of the new development plan as detailed above is 

not likely to have significant effects on the environment. Consequently, it is recommended 
that a determination under section 13A(5) of the Regulations not be made by the planning 
authority. 

 
 In view of the above, it is recommended that a strategic environmental assessment is not 

required for this development plan. 
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