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1.1  Cahir
	
The	historic	market	town	of	Cahir	 is	 located	at	the	intersection	of	the	
N8	and	the	N24	roads.	 	The	town	is	 located	to	the	south	of	Clonmel	
on	the	road	to	Cork	and	Dublin	and	at	present	 is	home	to	 just	under	
3,000	people.		The	town	is	set	in	the	river	valley	of	the	Suir	River.		It	is	
an	attractive	settlement,	being	small	scale	and	rural	in	character	wilst	
also	having	strong	urban	core.	 	Cahir	has	a	 tourism	market	which	 is	
gradually	evolving	and	is	based	on	the	historic	Cahir	Castle.			

The	 lands	surrounding	 the	 town	are	 rural	 in	character,	with	 the	 town	
nestled	scenically	at	the	foothills	of	the	Galtee	Mountains	to	the	west.		
The	amenity	and	 leisure	value	of	 this	natural	 environment	has	huge	
potential	for	residents	and	visitors	alike.		

Growth	in	Cahir	has	been	exceptional	over	recent	years,	with	the	decline	
in	 agriculture	 the	 town	 has	 the	 opportunity	 to	 establish	 an	 important	
employment	base	and	expand	its	tourism	industry.
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Current	 projects	 such	 as	 the	 N8	 Cashel	 to	 Mitchelstown	 Road	
Improvement	 Scheme	 and	 the	 N24	 Cahir	 to	 Rathkeevin	 Road	
Improvement	Scheme	both	 serve	 to	make	Cahir	 highly	attractive	 for	
development.		The	town	is	also	served	by	two	rail	lines,	the	Dublin	to	
Cork	line	and	the	Waterford	to	Limerick	line.		

By	 virtue	 of	 the	 adopted	 Cahir	 Local	 Area	 Plan	 2005,	 significant	
expansion	in	Cahir	is	now	possible	which	will	afford	many	people	the	
option	of	living	and	working	in	this	attractive	and	rich	environment,	whilst	
having	the	convenience	of	a	high	quality	road	network	and	potential	for	
rail	based	public	transport.		

The	challenge	is	to	maximise	the	potential	of	the	area	in	a	sustainable	
manner	 without	 compromising	 the	 town’s	 rural	 setting	 and	 without	
undermining	its	importance	as	a	developing	tourist	town.
	

1 .0  INTRODUCTION
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1.2   Opportunity

The	Cahir	Local	Area	Plan	(LAP)	2005	was	prepared	by	South	Tipperary	
County	Council	and	was	adopted	on	7th	March	2005.		The	LAP	indicates	
the	 expected	 future	 development	 of	 the	 subject	 area.	 	 This	masterplan	
was	created	to	guide,	amongst	other	things,	the	development	of	lands	at	
Lissava	and	Carrigeen,	Cahir.		This	is	in	line	with	local	policy	HSG.	11	of	
the	South	Tipperary	County	Council	Cahir	Local	Area	Plan	2005:

“It is the policy of the Council to permit housing development on 
residentially zoned lands north and south of Mountain Road and between 
the Mitchelstown Road and Clogheen Road subject to such development 
being in accordance with an agreed masterplan for the proposed site and 
all contiguous and neighbouring residential lands to be prepared by the 
developer(s)/applicant(s) to the agreement of the Council.”

The	 masterplan	 is	 based	 directly	 on	 the	 LAP,	 building	 on	 its	 objectives	
and	policies	 in	 the	context	of	 the	existing	circumstances	 for	 the	subject	
lands.	 	 The	 masterplan	 is	 intended	 to	 provide	 the	 broad	 layout	 of	 the	
future	development	of	the	entire	land	bank	at	Lissava	and	Carrigeen.		The	
masterplan	seeks	to	establish:

•	 Building	design	and	urban	design	guidelines,
•	 A	local	centre,
•	 Movement	and	accessibility,	especially	for	pedestrians	and	cyclists,
•	 The	retention	of	existing	vegetation	and	its	incorporation	into	the	design,
•	 A	mix	of	housing	types,
•	 A	link	road	between	Mitchelstown	Road	and	Mountain	Road,
•	 Compliance	with	the	design	guidelines	in	the	Local	Area	Plan,
•	 A	strategic	commercial	centre	at	the	intersection	with	the	N8	and
	 Mitchelstown	Road	–	with	all	access	from	Mitchelstown	Road,	and	
•	 The	protection	of	historical	and	archaeological	material.

The	planning	framework	for	the	Masterplan	and	a	review	of	its
physical,	social	and	economic	context	is	outlined	in	Appendix	1.		
	

1.3   Locational Context

The	 subject	 lands	 comprise	 45.3	 hectares	 (c.	 112	 acres)	 and	 are	
located	at	Lissava	and	Carrigeen,	Cahir,	Co.	Tipperary.		The	lands	lie	
approximately	 0.5	 kilometres	 to	 the	west	 of	Cahir	 town	centre.	 	The	
most	 significant	 road	 to	 the	 west	 of	 the	 lands	 is	 the	 N8	 Cashel	 to	
Mitchelstown	Road.		A	new	motorway	is	currently	being	constructed	to	
the	west	of	this	current	road	alignment.		

Figure 1.1 Location Context of Subject Site (Town Context)
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2.1  General

The	subject	lands	are	served	by	a	number	of	roads.	The	lands	to	
the	north	are	served	by	Mountain	Road,	the	central	lands	lie	north	
and	south	of	 the	Mitchelstown	Road,	and	the	 lands	to	 the	south	
are	served	by	Barrack	Road.	The	lands	are	effectively	divided	in	
two	by	the	Mitchelstown	Road.	The	disjointed	nature	of	the	lands	
presents	certain	constraints,	however	these	will	be	overcome	by	
good	design.	The	 rail	 line	 running	 to	 the	north/east	of	 the	 lands	
is	 an	 infrastructural	 asset	 which	 could	 raise	 the	 development	
potential	 of	 the	 lands	 by	 providing	 the	 option	 of	 accessible	 rail	
based	public	transport.		The	foothills	of	the	Galtee	Mountains	lie	
to	 the	 west	 of	 the	 subject	 lands.	 They	 are	 a	 valuable	 amenity	
asset	and	are	a	key	feature	in	driving	the	design	objectives.		

For	the	purpose	of	this	masterplan,	the	lands	have	been	divided	up	
into	four	distinct	parcel	areas,	comprising	of:

-	 Mountain	Road:	All	the	lands	north	of	Mountain	Road;
-	 Lissava:		All	the	lands	between	Mountain	Road	and	the
	 Mitchelstown	Road;
-	 Carrigeen:		Those	lands	south	of	the	Mitchelstown	Road;	and
-	 Clogheen:	The	lands	accessed	off	Barrack	Road.	

2.2   Topography

The	lands	generally	form	part	of	the	open	countryside.		The	lands	to	
the	north	and	immediately	to	the	south	of	Mountain	Road	are	elevated,	
gently	sloping	downward	towards	the	town	in	a	north/west	to	south/
east	direction.	The	fall	of	the	land	varies	up	to	c.	13	metres	over	the	
length	of	the	site.		

In	the	lands	to	the	south	of	Mitchelstown	Road	there	is	no	significant	
level	change.

Figure 2.1 Masterplan Site Boundary
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2.3  Land Use

The	 current	 land	 use	 is	 predominately	
agricultural	and	the	lands	to	date	remain	
undeveloped.		

There	 are	 a	 number	 of	 dwellings	 and	
residential	areas	bordering	the	masterplan	
lands.		There	are	industrial	areas	to	the	east	
of	 the	Carrigeen	 lands,	 and	 south/east	 of	
the	Lissava	lands.		There	is	a	commercial	
area	 to	 the	 east	 of	 the	 Lissava	 lands,	 as	
well	 as	 amenity	 lands	 to	 the	 west	 of	 the	
site,	on	the	far	side	of	the	N8	road.		

A	short	section	of	the	Tipperary	Heritage	Way	traverses	the	site	along	the	
entire	 length	 of	Mountain	Road.	 	 The	Tipperary	Heritage	Way	 is	 a	way-
marked	 walking	 route	 that	 runs	 from	 The	 Gap	 in	 the	 Knockmealdown	
Mountains	 through	Ardfinnan,	Cahir	and	Golden	 to	 finish	at	The	Rock	of	
Cashel	for	a	total	length	of	55	kilometres	(35	miles).

2.4   Strengths, Weaknesses, Opportunities & Threats

A	 SWOT	 Analysis	 is	 a	 strategic	 planning	 tool	 used	 to	 evaluate	 the	
Strengths,	Weaknesses,	Opportunities	and	Threats	involved	in	the	future	
development	of	an	area.		This	analysis	was	used	in	this	instance	to	help	
to	define	the	expected	development	potential	and	limits	of	the	proposed	
development.

2.4.1	Strengths

•	 The	 subject	 lands	 have	 not	 been	 developed	 before	 and	 are
	 currently	greenfield	lands.
•	 By	developing	the	lands	strategically,	sporadic	development
	 such	as	ribbon	development	and	one-off	housing	will	be	curbed		
	 and	the	aim	will	develop	in	a	cohesive	and	integrated	manner.
	•	 The	 lands	 are	 situated	 in	 close	 proximity	 to	 Cahir	 town	 centre
	 and	infrastructural	links	including	the	train	station.		
•	 The	 lands	 are	 situated	 immediately	 to	 the	 east	 of	 the	 existing
	 N8,	 Cahir-Mitchelstown	 Road.	 The	 future	 alignment	 of	 the
	 upgraded	 N8	 dual	 carriageway/motorway	 lies	 to	 the	 west	 of	 the
	 existing	N8	and	the	subject	lands.		
•	 The	 lands	 are	 situated	 to	 the	 south/west	 of	 the	 rail	 line	 which
	 serves	the	town.		
•	 All	 infrastructural	 services,	 including	 water	 and	 utility	 services
	 can	be	provided	to	the	subject	lands.

2.4.2	Weaknesses	

•	 The	 provision	 of	 a	 safe	 pedestrian	 road	 link	 between	 the
	 Lissava	 and	 Carrigeen	 lands	 is	 of	 paramount	 importance	 to
	 the	success	of	the	development.
•	 The	 future	 development	 of	 these	 lands	 will	 increase	 vehicular
	 movements	 on	 both	 Mountain	 Road	 and	 Barrack	 Road	 which
	 may	 not	 have	 the	 capacity	 to	 deal	 with	 increased	 demand.		
•	 The	 southern	 Carrigeen	 lands	 are	 bounded	 to	 the	 east	 by
	 industrial	 zoned	 lands	 which	 could	 result	 in	 a	 conflict	 of	 uses
	 between	the	two	land	banks.		

2.4.3	Opportunities

•	 As	 the	 lands	 are	 greenfield,	 there	 is	 the	 potential	 to	 strategically
	 develop	 the	 area	 in	 a	 sustainable	 manner	 to	 provide	 for	 the
	 future	development	needs	of	the	area.		
•	 The	 lands	 are	 adjacent	 to	 the	 special	 amenity	 area	 of	 the
	 foothills	 of	 the	 Galtee	 Mountains.	 	 There	 is	 an	 opportunity
	 to	 provide	 a	 residential	 environment	 that	 has	 reference	 to	 the
	 surrounding	 natural	 landscape	 and	 that	 provides	 a	 high	 level
	 of	visual	and	recreational	amenity	for	its	future	residents.		
•	 The	 existing	 rail	 line	 is	 in	 proximity	 to	 the	 subject	 lands.
	 New	 residents	 and	 employees	 within	 the	 masterplan	 lands
	 could	 avail	 of	 the	 option	 to	 travel	 by	 train,	 thus	 supporting
	 sustainable	transport	modes.		
•	 There	 is	 an	 opportunity	 to	 increase	 the	 amenity	 of	 the	 existing
	 residential	 areas	 by	 providing	 permeability	 between	 areas,
	 through	pedestrian	links	etc.		
•	 Development	 of	 the	 lands	 will	 provide	 a	 large	 proportion	 of
	 the	 housing	 stock	 necessary	 to	 provide	 for	 the	 future	 housing
	 needs	of	the	area.

•	 The	 provision	 of	 housing	 stock	 in	 such	 close	 proximity	 to	 Cahir
	 town	 centre	 supports	 the	 principles	 of	 sustainable	 development.		
•	 Commercial	 development	 within	 the	 subject	 lands	 will	 provide
	 employment	 opportunities	 for	 the	 future	 residents	 of	 the	 lands
	 while	 also	 increasing	 the	 commercial	 attractiveness	 of	 the	 town.
•	 The	 development	 of	 the	 land	 provides	 an	 opportunity	 to	 define
	 a	 strong	boundary	 treatment	 along	 the	western	 side	of	 the	 town.
•	 The	 opportunity	 to	 provide	 high	 quality	 frontage	 facing	Mountain
	 Road,	Mitchelstown	Road	and	Barrack	Road.	
•	 The	 opportunity	 to	 protect	 and	 enhance	 the	 archaeological
	 and	 protected	 features	 on	 the	 site	 for	 the	 amenity	 enjoyment
	 of	existing	and	future	residents	of	the	area.		

2.4.4	Threats

•	 The	 potential	 for	 future	 development	 to	 compromise	 the	 special
	 amenity	 of	 the	 foothills	 of	 the	 Galtee	 Mountains	 to	 the	 west	 of
	 the	subject	lands.
•	 The	 potential	 for	 future	 development	 to	 compromise	 the
	 archaeological	and	historical	features	on	the	lands.
•	 The	 potential	 for	 future	 commercial	 development	 to	 detract	 from
	 the	 commercial	 viability	 of	 the	 town	 centre	 through	 competition.	
•	 The	 potential	 for	 future	 residential	 development	 to	 be
	 inconsistent	 with	 the	 scale,	 form	 and	 density	 of	 existing
	 residential	developments	in	the	area.	
•	 The	 potential	 for	 future	 development	 to	 destroy	 the	 character
	 of	 the	 land	 through	 the	 removal	 of	 the	 existing	 hedgerows
	 and	trees.	
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2.5  Visual Appraisal

The	character	of	the	site	is	predominately	one	of	enclosed	agricultural	
land,	 on	 which	 there	 are	 archaeological	 and	 historic	 structures,	
including	castle	ruins	and	a	mound.		The	internal	layout	of	the	land	
is	 subdivided	 by	 hedgerows	 and	 trees.	 	 The	 site	 can	 be	 broadly	
divided	into	four	character	areas:

2.5.1	Mountain	Road	Lands

These	comprise	all	 the	 lands	north	of	Mountain	Road.	The	 lands	
form	a	long	narrow	strip	at	the	north	of	the	masterplan	lands	and	to	
the	west	of	Cahir	town.		The	sites	boundary	along	Mountain	Road	
is	bordered	by	hedgerows,	 trees	and	stone	walls.	 	 In	some	areas	
the	boundary	is	broken	and	views	into	the	fields	can	be	had.	Along	
a	 section	 of	 the	 road,	 the	 stone	walls	 and	mature	 trees	 create	 a	
distinct	character	and	become	a	significant	point	of	interest.	These	
lands	slope	gently	down	from	the	laneway	intersection	with	Mountain	
Road	 along	 the	 lands	 western	 boundary	 downwards	 to	 the	 east.	
Views	of	the	town	are	visible	from	the	highest	part	of	these	lands.	
The	northern	aspect	of	these	lands	is	bordered	by	small	hedgerows	
and	 adjoins	 agricultural	 lands.	 At	 the	 eastern	 boundary	 of	 these	
lands	there	is	a	large	residential	development.		

2.5.2	Lissava	Lands

The	Lissava	lands	occupy	all	the	lands	between	Mountain	Road	and	
the	Mitchelstown	Road.		The	north	aspect	has	more	or	less	the	same	
boundary	 treatment	 as	 that	 described	 along	 Mountain	 Road	 above.		
The	 majority	 of	 the	 site	 is	 made	 up	 of	 agricultural	 land	 subdivided	
by	hedgerows	and	 trees.	 	Of	significance	within	 the	site	 is	a	mound	
located	 in	 the	north/western	corner	of	 the	 lands	and	 the	castle	 ruins	
located	 almost	 centrally	 within	 the	 lands.	 	 The	 southern	 lands	 have	
limited	frontage	onto	the	Mitchelstown	Road,	with	direct	frontage	at	the	
junction	with	the	N8	and	also	in	the	south/east	corner	of	the	site.	The	
remainder	of	the	southern	portion	of	the	lands	border	existing	residential	
units	located	along	the	length	of	the	Mitchelstown	Road.	The	eastern	
boundary	of	these	lands	adjoin	an	existing	residential	area.		

2.5.3	Carrigeen	Lands

The	Carrigeen	lands	lie	to	the	south	of	the	Mitchelstown	Road.	These	
lands	are	almost	totally	insular	and	are	predominately	flat.	There	is	a	
very	small	area	of	land	with	direct	road	frontage	onto	the	Mitchelstown	
Road.	 The	 lands	 do	 not	 have	 significant	 boundary	 treatments	 other	
than	a	row	of	dwellings	to	the	north,	along	the	Mitchelstown	Road.		To	
the	east	of	the	site	is	an	area	of	lands	zoned	for	industrial	development,	
although	it	has	not	yet	been	developed.		To	the	south	lies	agricultural	
lands	and	the	remaining	masterplan	lands.		

2.5.4	Clogheen	Lands

The	Clogheen	 lands	 have	 a	 short	 strip	 of	 frontage	 along	Barrack	
Road,	with	the	remainder	of	the	site	located	to	the	rear	of	Carrigeen	
Cottages	and	Beechpark.	 	As	with	Carrigeen,	 the	western	edge	of	
these	lands	do	not	have	distinctive	boundary	treatments.		The	land	
to	the	north	is	zoned	for	industrial	use	and	the	land	to	the	south	and	
west	is	zoned	for	agricultural	use.		These	lands	are	predominately	flat	
with	no	significant	change	in	the	topographical	levels	on	the	site.

Figure 2.2 View Location Map
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1.	View	from	Mitchelstown	Road	Looking	North

2.	View	from	Carrigeen	Lands	Looking	South

3.	View	from	Mountain	Road	Lands	Looking	North	

4.	View	from	Lissava	Lands	Looking	South/East

5.	View	from	Mountain	Road	Looking	South	

4.	View	Along	Mountain	Road
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2.6  Conservation

A	protected	structure	and	a	protected	archaeological	 feature	are	present	
on	the	subject	lands.		These	structures	and	features	are	incorporated	into	
the	proposed	development.		The	prospect	along	Mountain	Road	provides	
a	 scenic	 visual	 amenity,	 with	 remains	 of	 stone	 walls	 and	 mature	 tree	
stands	forming	a	distinct	avenue.		This	vista	will	be	retained	as	part	of	the	
development.

2.7   Movement/Links

There	are	a	number	of	links	into,	around	and	between	the	subject	lands	and	
the	adjoining	areas.		The	links	will	provide	substantial	linkages	to	cater	for	
the	efficient	movement	of	the	lands	once	developed,	with	access	to	the	N8,	
the	commercial	centre,	the	residential	lands	north	and	south	of	Mitchelstown	
Road	and	into	Cahir	town	centre.		

Proposed	future	linkages	are	indicated	between	the	adjoining	lands	should	
they	be	developed	in	the	future.

A,B	-	Archeological	Features	 C	-	Tipperary	Heritage	Way

Proposed	and	Potential	Pedestrian/Cycle	links

Proposed	and	Potential	Vehicular	access	points

Proposed	and	Potential	Commercial	access	points

Figure 2.3 Conservation Areas Figure 2.4 Site Potential Links
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3.2		General	Principles

The	principles	behind	the	development	of	the	masterplan	are	as	follows:

•	 To	 establish	 a	 new	 residential	 settlement	 in	 accordance	 with	 the
	 provisions	of	the	Cahir	Local	Area	Plan	2005.
•	 To	 create	 a	 new	 and	 attractive	 sustainable	 settlement	 for	 people
	 to	 live	 and	 work,	 accessible	 to	 Cahir	 town	 centre	 and	 which
	 incorporates	the	right	balance	of	land	uses.

•	 To	 take	 advantage	 of	 the	 new	 N8	 motorway	 running	 adjacent	 to
	 the	 subject	 lands	 so	 as	 to	 create	 a	 town	 which	 has	 direct	 access
	 to	 high	 quality	 road	 infrastructure	 links	 to	 Cork	 and	 is	 in	 line	 with
	 National	and	South	Tipperary	County	Council	policies.		
•	 To	 ensure	 that	 the	 uses	 on	 the	 site	 compliment	 and	 strengthen
	 Cahir’s	existing	functions.
•	 To	provide	a	 local	 centre	at	 the	heart	of	 the	 lands	as	a	sustainable
	 focal	 point	 which	 will	 serve	 the	 immediate	 needs	 of	 the	 residents
	 by	 providing	 an	 appropriate	 mix	 of	 retail,	 commercial	 and
	 community	 uses.	 The	 local	 centre	 will	 link	 the	 lands	 lying	 either
	 side	of	the	Mitchelstown	Road.		
•	 To	provide	a	new	commercial	 centre	along	 the	 route	of	 the	existing
	 N8,	 at	 the	 intersection	 with	 the	 Mitchelstown	 Road,	 as	 a	 gateway
	 and	focal	point	for	access	to	the	town	from	the	west.		
•	 To	 provide	 high	 quality	 public	 open	 space	 within	 the	 development
	 to	 enhance	 the	 immediate	 amenity	 value	 within	 the	 area	 and	 to
	 compliment	the	existing	leisure	and	amenity	facilities.
•	 To	 provide	 a	 range	 of	 new	 residences	 in	 a	 variety	 of	 character
	 areas,	each	with	its	own	identity	and	sense	of	place.
•	 To	 ensure	 diversity	 of	 spaces,	 building	 types	 and	 land	 uses	 that
	 provide	 for	 a	 variety	 of	 user	 needs	 and	 demands	 and	 create
	 individual	character	areas	with	which	people	can	identify.		
•	 To	 provide	 a	 network	 of	 roads,	 paths	 and	 cycle	 paths	 throughout
	 the	 lands	 and	 into	 the	 adjoining	 areas	 in	 a	 manner	 that	 will
	 maximise	 pedestrian	 permeability	 and	 provide	 safe	 accessibility
	 to	the	town	centre.

3 .0  V IS ION
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3.1		Lissava/Carrigeen

The area will be an attractive and sustainable residential settlement with 
associated retail and commercial services set in the foothills of the Galtee 
Mountains and to the west of Cahir town centre.  The area will offer an 
excellent lifestyle underpinned by the rural setting and a variety of leisure 
amenities combined with the convenience of the N8 and the Cork-Dublin 
and Waterford-Limerick railway lines on its doorstop.

Figure 3.1 Development Strategy



Masterplan for Lands at  L issava and Carr igeen, Cahir ,  Co. Tipperary 

___
�

V
IS

IO
N

3.3  Land Use Potential

The	masterplan	lands	comprise	of	four	distinct	land	parcels.		The	
layout	of	these	land	parcels	combine	to	form	an	irregular	site,	
which	does	not	readily	reflect	a	coherent	pattern	of	development.		
This	results	in	banks	of	land	extending	between	the	subject	lands	
that	could	be	incorporated	quite	easily	into	future	developments.		
Future	expansion	requirements	of	the	town	could	be	met	by	
the	development	of	these	areas	of	land	in	a	suitable	manner.		

There	is	therefore	potential	for	the	future	development	of	
adjoining	unzoned	and	zoned	lands.		There	is	the	possibility	
for	further	residential	development	in	the	lands	to	the	
north,	south	and	west.		The	industrial	lands	adjoining	
the	eastern	Carrigeen	lands	could	be	developed	for	
mixed	use	purposes,	comprising	residential	and	light	
industrial/office	uses	to	provide	a	transition	area	
between	the	two	uses.		There	is	the	potential	
for	the	further	expansion	of	the	commercial	
area	to	the	south	of	the	Mitchelstown	
Road.
	

 3.4  Movement Potential

The	over	arching	concept	is	to	create	a	system	which	facilitates	
ease	of	movement	into,	out	of,	and	within	the	masterplan	lands.		

•	 A	 new	 junction	 with	 the	 motorway	 (new	 N8)	 and	 the
	 existing	 N8	 will	 allow	 vehicular	 access	 to	 the	 subject	 lands
	 and	Cahir	town	centre	from	a	westerly	direction.		
•	 Two	 local	 distributor	 roads	 will	 bring	 traffic	 into	 the	 lands
	 lying	 to	 the	 north	 and	 south	 of	 the	 Mitchelstown	 Road.		
•	 A	 possible	 future	 distributor	 road	 could	 link	 the	 lands	 to
	 the	 north	 with	 the	 junction	 of	 the	 existing	 N8	 and	 N24.
•	 A	 further	 distributor	 road	 could	 be	 provided	 in	 the	 south
	 providing	 a	 direct	 link	 with	 the	 existing	 N8	 to	 the
	 Carrigeen	 and	 Clogheen	 lands.	 This	 link	 could	 continue
	 from	 the	 junction	 with	 the	 Carrigeen	 lands	 into	 the
	 adjoining	 industrial	 lands,	 meeting	 the	 existing	 junction
	 with	the	Mitchelstown	Road.

Local	Centre
Zoned	Residential
Existing	Residential
Commercial
Industrial
Possible	Expansion	of	Residential
Possible	Expansion	of	Commercial
Possibe	Mixed	Use
	 -	Residentail/Industrial/Office
Possible	School	Site

Local	Distributor	Roads

Possible	Future	Local	Distributor	Roads

New	Roundabout	Junction

Figure 3.2 Land Use Potential

Figure 3.3 Movement potential
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3.5		Local	Centre	Strategies

In	considering	the	best	location	for	a	local	centre,	three	different	locations	
were	considered.	The	characteristics	of	each	scenario	are	indicated	
as	follows:

3.5.1	Option	A	-		Preferred	Option	

•	 The	 local	 centre	 flanks	 the	 north	 and	 south	 side	 of	 the
	 Mitchelstown	 Road	 and	 either	 side	 of	 the	 distributor	 road	 in	 the
	 Carrigeen	 lands.	 The	 facilities	 can	 be	 accessed	 directly	 from
	 the	 Mitchelstown	 Road	 and	 also	 from	 the	 distributor	 roads
	 running	through	the	Lissava	and	Carrigeen	lands.
•	 By	 locating	 these	 facilities	 along	 the	 Mitchelstown	 Road,
	 they	 not	 only	 provide	 local	 services	 to	 the	 new	 residential
	 developments,	 but	 also	 to	 the	 existing	 residential	 areas	 and	 to
	 passing	trade	along	the	Mitchelstown	Road.	
•	 The	 local	 centre	 in	 this	 location	 is	 accessible	 to	 an	 optimal
	 catchment	area.		

3.5.2	Option	B

•	 The	 local	 centre	 is	 located	 in	 the	 centre	 of	 the	 northern,	 Lissava
	 lands.	 The	 location	 of	 the	 local	 centre	 in	 the	 middle	 of	 these
	 lands	 does	 not	 provide	 adequate	 services	 to	 the	 Carrigeen	 or
	 Clogheen	lands.
•	 The	 location	 of	 the	 centre	 here	 would	 promote	 unsustainable
	 development,	 as	 people	 living	 in	 the	 southern	 lands	 would	 be
	 more	 inclined	 to	 use	 a	 car	 to	 go	 to	 the	 shops,	 which	 would
	 create	 unnecessary	 congestion	 along	 the	 Mitchelstown	 Road.		
•	 The	 centre	 at	 this	 location	 would	 not	 lend	 itself	 to	 being
	 accessible	to	passing	trade.		
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3.5.3	Option	C

•	 Two	 local	 centres	 are	 indicated	 in	 this	 strategy.	 One	 is	 located
	 in	 the	centre	of	 the	Lissava	 lands,	 to	 the	west	of	 the	main	 road.	
	 The	 other	 is	 located	 in	 the	middle	 of	 the	 Carrigeen	 lands,	 also
	 to	the	west	of	the	main	road.
•	 The	 location	 of	 both	 of	 these	 local	 centres	 in	 the	middle	 of	 the
	 site	 and	 away	 from	 the	 Mitchelstown	 Road	 limits	 them
	 to	catering	only	for	the	needs	of	the	immediate	residents	as	they
	 would	 not	 benefit	 from	 any	 passing	 trade	 along	 the
	 Mitchelstown	Road.		

Figure 3.4 Figure 3.5 Figure 3.6
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4 .0  DEVELOPMENT STRATEGY
4.1		Introduction

The	 future	 development	 of	 the	 lands	 will	 comprise	 mainly	 of	
residential	 units.	 	 It	 will	 also	 include	 the	 provision	 of	 local	 centre	
facilities,	 a	 commercial	 area	 and	 open	 space	 amenity	 areas.	 	 The	
design	 philosophy	 behind	 the	 proposed	 scheme	 is	 to	 provide	 a	
residential	 development	 that	 is	 based	 around	 key	 elements,	 such	
as	 the	 adjoining	 residential	 areas,	 the	 town	 and	 the	 rural	 location.		

The	 nature	 of	 the	 strategic	 development	 is	 to	 avoid	 problems	 of	
sprawl	 and	 provide	 a	 definitive	 edge	 to	 the	 town,	 whilst	 protecting	
the	 value	 of	 the	 adjoining	 amenities.	 	 Open	 spaces	 have	 been	
designed	 to	 address	 archaeological	 features	 and	 the	 foothills	
of	 the	 Galtee	 Mountains.	 	 Existing	 built	 development	 will	 be	 an	
important	 determinant	 in	 the	 form	 and	 intensity	 of	 development.

4.2		Urban	Design	Principles

•	 To	 create	 a	 new	 sustainable	 and	 primarily	 residential	 area	 which
	 incorporates	a	strong	sense	of	place,	a	mix	of	places	and	a	variety	of
	 residential	 types	and	 individual	character	areas	 throughout	 the	site.
•	 To	 provide	 a	 distinctive	 gateway	 at	 the	 existing	 N8/Mitchelstown
	 Road	 junction,	 by	 developing	 a	 landmark	 building	 and	 creating	 a
	 focal	point	synonymous	with	Cahir.		
•	 To	 provide	 a	 local	 centre	 at	 the	 core	 of	 the	 masterplan	 lands
	 which	 serves	 the	 immediate	 needs	 of	 the	 residents	 and	 links	 the
	 development	to	Cahir	town	centre	and	to	the	commercial	lands			
	 beyond.	
•	 To	 create	 a	 development	 around	 an	 urban	 design	 framework	 that
	 is	highly	permeable	and	accessible.
•	 To	 link	 streets	 and	open	 spaces,	where	public	 and	private	 spaces
	 are	clearly	identifiable.
•	 To	 promote	 walking	 and	 cycling	 over	 car	 travel	 through	 proximity
	 to	local	facilities	and	by	the	provision	of	a	carefully	planned	network
	 of	foot	and	cycle	paths.		
•	 To	 provide	 a	 high	 quality	 and	 easily	 accessible	 public	 domain.
•	 To	ensure	a	diversity	of	 spaces,	building	 types	and	 land	uses	 that
	 provide	 for	 a	 variety	 of	 user	 needs	 and	 demands	 and	 create
	 individual	character	areas	with	which	people	can	identify.		

4.3		Landscape	Principles

•	 To	 conserve	 any	 significant	 landscape	 elements	 where	 they
	 significantly	 contribute	 to	 the	 character	 of	 sense	 of	 place,
	 such	 as	 the	 network	 of	 hedgerows	 and	 the	 mature	 trees
	 along	Mountain	Road.

•	 To	 provide	 new	 landscaping	 which	 is	 appropriate	 to	 each	 of	 the
	 character	 areas	 and	 enhances	 its	 distinction	 and	 sense	 of	 place.
•	 To	 provide	 high	 quality	 landscaping	 at	 the	 N8/Mitchelstown	 Road
	 junction	 which	 will	 highlight	 the	 landmark	 qualities	 of	 the	 junction
	 and	entrance	to	Cahir	from	the	west.		
•	 To	provide	high	quality	landscaping	adjoining	the	network	of	distributor
	 and	local	access	roads	to	enhance	the	amenity	of	pedestrian	users.

4.4			Design	Concepts

The	recommended	strategy	for	a	development	site	of	this	character	is	to	
provide	a	gradation	of	densities,	with	a	mix	of	building	forms	which	can	
achieve	higher	densities	adjacent	to	existing	similar	type	developments	
and	 lower	scale	densities	 in	 the	periphery	areas	where	development	
will	 be	 adjacent	 to	 agricultural	 land	 or	 existing	 low-scale	 residential	
development.	 	The	development	will	 form	an	edge	 to	 the	agricultural	
and	amenity	lands	to	the	north,	south	and	west.			

The	distribution	of	land	uses	is	formulated	around	the	development	of	
distributor	roads	between	the	Mountain	Road	lands	and	the	Carrigeen	
lands.	 	 Lands	 either	 side	 of	 the	 Mitchelstown	 road,	 which	 form	 the	
junctions	with	the	distributor	roads,	will	cater	for	local	service	facilities.				
A	commercial	centre	will	be	provided	at	the	western	edge	of	the	lands,	
with	 the	 existing	 N8	 running	 along	 its	 western	 boundary	 and	 the	
Mitchelstown	Road	along	the	southern	boundary.		

In	 conjunction	 with	 the	 residential	 areas	 planned	 for	 the	 lands,	 the	
development	will	incorporate	areas	such	as	a	local	centre,	a	commercial	
zone	and	open	space	amenity	areas.		The	proposed	uses	for	each	of	
these	distinct	areas	are	outlined	in	a	zoning	matrix	in	Appendix	3.

Landscaping	treatments	throughout	the	subject	lands	will	compliment	the	
predominately	rural	context	of	the	wider	location.		Pedestrian	and	cycling	
ways	will	be	used	to	provide	 links	between	the	subject	 lands	and	also	
the	adjoining	residential	areas.		The	evolution	of	the	preferred	design	is	
illustrated	in	the	concept	diagrams,	where	three	different	concept	layouts	
were	considered	and	ultimately,	a	preferred	option	was	chosen.		

4.5	Masterplan	Concepts

A	number	of	concepts	were	considered	to	ascertain	the	best	arrangement	
of	the	local	centre	following	the	identification	of	the	preferred	location.		
These	are	as	follows:
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4.5.1	Masterplan	Concept	A	–	Preferred	Option

This	strategy	contains	the	most	workable	concepts.	The	local	centre	is	based	
along	the	Mitchelstown	Road	which	provides	greatest	accessibility	to	the	entire	
masterplan	lands	and	to	passing	trade.	The	road	junction	along	the	Mitchelstown	
Road	provides	for	pedestrian	friendly	movement.		The	higher	density	areas	are	
generally	located	adjacent	to	the	main	local	distributor	roads.		Access	to	public	
open	space	is	maximised.	The	concepts	in	this	layout	promote	sustainability.		

4.5.2	Masterplan	Concept	B	

This	layout	focuses	the	local	centre	in	the	middle	of	the	Lissava	lands.	This	
layout	has	no	road	frontage	onto	the	Mitchelstown	Road.		The	Lissava	and	
Carrigeen	 lands	 are	 completely	 segregated	 by	 the	 Mitchelstown	 Road.	
The	Clogheen	lands	are	also	separated	from	the	Carrigeen	lands	in	this	
layout.	This	layout	promotes	insular	pockets	of	development	and	does	not	
achieve	strategic	development	of	the	lands.		

4.5.3	Masterplan	Concept	C	

There	are	two	local	centres	in	this	layout,	one	in	the	Lissava	lands	and	one	
in	 the	 Carrigeen	 lands.	 	 The	 two	main	 pockets	 of	 land	 are	 divided	 by	 the	
Mitchelstown	 road	and	 there	 is	no	connection	between	 the	 two	areas.	This	
layout	has	no	frontage	onto	the	road	and	does	not	promote	connectivity.	This	
layout	lends	itself	to	be	dominated	by	vehicular	traffic	and	is	not	sustainable.

4.6		Selected	Masterplan	Concept

Recommendations	 have	 been	 developed	 based	 on	 guiding	 design	
principles	 and	 the	 specific	 opportunities	 and	 constraints	 of	 the	 site.	
The	detailed	proposals	are	outlined	in	this	section	of	the	masterplan.	

The	built	 form,	 focal	points	and	diversity	of	spaces	are	 just	a	sample	of	
the	elements	that	need	to	be	considered	in	the	design	and	layout	of	future	
development.		The	challenge	is	to	create	a	new	development	which	serves	
the	needs	of	the	growing	population	and	takes	advantage	of	its	setting	in	
establishing	its	sense	of	place.

The	 following	 objectives	 provide	 a	 framework	 for	 the	 development	
of	the	area:

•	 To	 create	 an	 environment	 with	 an	 intimate	 scale	 which	 has
	 interconnections	 between	 the	 residential	 areas,	 open	 space,
	 local	and	commercial	centre	and	Cahir	town	centre.			
•	 To	 use	 the	 topography	 of	 the	 lands	 to	 the	 greatest	 advantage	 in
	 providing	 suitable	 densities	 of	 development	 and	 mitigating	 against
	 the	provision	of	unsuitable	high	scale	structures.
•	 To	 ensure	 a	 mix	 of	 uses	 and	 density	 of	 development	 to	 cater	 for
	 the		 differing	residential	needs	of	the	community.		

•	 To	 maintain	 building	 continuity	 along	 all	 areas	 of	 the	 local	 and
	 commercial	centres	 to	ensure	active	 frontages	and	a	vibrant	urban
	 area	on	the	periphery	of	Cahir	town	centre.
•	 To	encourage	innovative	and	contemporary	design,	and	a	variety	of
	 design	while	respecting	the	setting	of	Cahir	to	reinforce	the	area	as
	 an	attractive	place	to	live	and	work.
•	 To	 accommodate	 the	 individual	 subdivision	 and	 development
	 within	 some	 of	 the	 low-density	 residential	 areas,	 to	 encourage
	 a	sustainable	alternative	to	one-off	rural	housing.		
•	 To	adopt	a	high	standard	of	detail	and	to	utilise	local	materials	in	the
	 finish	of	buildings	and	external	spaces.
•	 To	 develop	 an	 attractive	 and	 safe	 network	 of	 open	 spaces
	 connecting	to	the	surrounding	residential	areas.	
•	 The	 local	 centre,	 spanning	 both	 sides	 of	 the	 Mitchelstown	 Road
	 and	 either	 side	 of	 the	 distributor	 roads	 at	 the	 Mitchelstown	 Road
	 junction,	provides	the	central	focal	point	of	the	lands.	
•	 To	 identify	 linkages	 with	 the	 adjoining	 lands	 to	 accommodate
	 potential	future	development	and	expansion.

D
E

V
E

L
O

P
M

E
N

T
 S

T
R

A
T

E
G

Y

Diagram 4.1 - Design Concept A Diagram 4.2 - Design Concept B Diagram 4.3 - Design Concept C
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Local	Centre

Medium	Density	Residential	35	u/ha

Low	Density	Residential	20	u/ha

V.	Low	Density	Residential	<20	u/ha

Commercial	Zone

Direction	of	Possible	Expansion
of	Commercial	Zone

Direction	of	Possible	Expansion
of	Residential

Possible	Future	Links	to	Adjoining	Lands

Landmark/Gateway	Building

Possible	School	Site

Link	into	Commercial	Lands

Potential	Commercial	Access	Point

Possible	Road	Links

Figure 4.4 Selected Masterplan Layout

Key	Legend
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4.7			Transportation	/	Movement	Concept

The	 primary	 key	 to	 unlocking	 the	 development	 potential	 of	 these	 lands	
is	 the	 resolution	 of	 appropriate	 transport	 links	 between	Mountain	 Road	
and	Mitchelstown	Road,	and	from	Mitchelstown	Road	to	Barrack	Road	in	
the	south.		The	key	concept	 is	to	create	a	system	which	facilitates	ease	
of	movement	into,	out	of	and	within	the	lands	for	pedestrian,	cycling	and	
vehicular	traffic.		

Local	 distributor	 roads	 have	 been	 provided	 from	 the	 northern	Mountain	
Road	 lands,	 through	 the	 Lissava	 lands,	 and	 across	 the	 Mitchelstown	
Road	into	the	Carrigeen	lands.		The	Clogheen	lands	in	the	south	will	have	
independent	access	off	Barrack	Road.		The	following	principles	provide	a	
framework	for	the	development	of	the	transportation	network:

•	 A	new	 junction	on	 the	Mitchelstown	Road	will	permit	direct	vehicular
	 access	to	the	Lissava	and	Carrigeen	lands.
•	 A	road	link	will	bring	traffic	from	the	Mitchelstown	Road	junction	up	to
	 the	Mountain	Road	lands	via	a	new	local	distributor	road.		
•	 A	road	link	will	bring	traffic	from	the	Mitchelstown	Road	junction	down
	 through	the	Carrigeen	lands	via	a	new	distributor	road.		
•	 A	 road	 link	 will	 bring	 traffic	 from	 Barrack	 Road	 through	 the
	 Clogheen	lands.		
•	 Primary	 collector	 roads	 will	 bring	 traffic	 around	 the	 local	 centre
	 and	around	the	residential	lands.		
•	 The	site	layout	will	ensure	that	everyone	is	within	a	5	or	10	minute	walk
	 from	the	local	centre	and	transport	facilities.		
•	 The	 local	 distributor	 roads	 will	 provide	 parking	 bays,	 cycle	 lanes,
	 footpaths	and	landscaping.	The	use	of	different	surface	materials,	islands,
	 landscaping	and	street	furniture	will	provide	a	more	pleasant
	 pedestrian	environment.		
•	 A	feeder	bus	link	could	operate,	subject	to	Bus	Eireann	/	Iarnrod	Eireann
	 implementation,	from	the	new	commercial	area	to	the	local	centre	and	on
	 to	the	town	centre	via	the	new	road	network.
•	 The	principle	roads	will	serve	a	network	of	secondary	roads	and	streets
	 leading	to	different	residential	areas.		
•	 Pedestrian	and	cycle	paths	will	be	provided	along	the	principle	roads	which
	 will	maximise	permeability	of	the	site.		The	design	of	the	junctions	should
	 give	greater	priority	to	pedestrians	and	cyclists	than	to	vehicular	traffic.		

In	addition	to	the	principles	outlined	above	broader	objectives	include:

•	 Minimising	any	 increase	 in	 traffic	on	Mountain	Road	by	having	no	 right
	 turn	 when	 crossing	 the	 road	 junction	 travelling	 in	 a	 northerly	 direction
	 and	 having	 no	 left	 turn	 when	 travelling	 in	 a	 southerly	 direction.	
•	 Providing	 sufficient	 connections	 between	 the	 Mountain	 Road,	 Lissava
	 and	Carrigeen	lands.
•	 Minimising	the	south	bound	traffic	on	Barrack	Road.

Figure 4.5 Transportation

Possible	Local	Distributor	Road

Possible	Future	Distributor	Road

Possible	Internal	Roads

Possible	Links	to	Adjoining	Lands

Links	Through	Lands

Possible	Links	into	Adjoining	Lands
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1.	Pedestrian	Friendly	Junction	
2.	Limited	Access	from	New	Link
				Road	to	Mountain	Road
3.	New	Roundabout	Junction
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As	with	drainage	considerations,	access	 to	 the	site	will	be	a	primary	
determinant	 on	 development	 pattern	 and	 form.	 The	 capacity	 and	
location	of	environmental	piped	services	can	affect	both	the	layout	and	
phasing	of	a	development.		

4.9		Pedestrian	Links	and	Routes

It	 is	 intended	 that	 this	 development	 will	 provide	 significant	 amenity	
opportunities.	 	 An	 essential	 component	 of	 this	 masterplan	 is	 the	
provision	of	pedestrian	routes,	cycle	routes	and	open	amenity	spaces	
throughout	the	scheme	where	possible.		A	network	of	pedestrian	and	
cycle	routes	are	provided	linking	and	engaging	the	new	development	
areas	 to	 the	 existing	 residential	 areas,	 the	 amenity	 spaces	 and	 the	
town	centre.			

4.10		Amenity	Spaces

The	existing	rural	setting	of	the	subject	lands	is	a	key	consideration	in	the	
development	of	this	masterplan.		The	layout	design	includes	significant	
areas	 of	 public	 open	 space,	 the	 retention	 and	 reinforcement	 of	 the	
tree	line	along	a	section	of	Mountain	Road	and	amenity	space	centred	
around	 the	castle	 ruins	and	 the	archaeological	mound.	 	Cognisance	
will	be	paid	to	the	special	amenity	area	of	the	foothills	to	the	west	of	the	
subject	lands	by	the	low-scale	nature	of	development.		The	rural	setting	
of	the	wider	area	will	be	retained	by	the	provision	of	buffering	between	
the	edges	of	built	development.			

4.8.2	Foul	and	Surface	Water	Drainage

The	subject	lands	are	not	currently	served	by	either	a	foul	or	surface	
water	sewer.		The	sewage	treatment	works	have	the	capacity	to	deal	with	
services	for	the	entire	subject	lands.	The	subject	lands	have	a	natural	
slope	in	a	north/west	to	south/east	direction,	with	a	level	difference	of	c.	
13	metres,	which	facilitates	drainage	towards	the	treatment	works.		

The	natural	diagonal	cross	fall	of	the	lands	allows	for	ease	of	drainage.	
The	existing	water	drainage	system	will	have	to	be	enhanced	to	cater	
for	the	additional	development	of	the	lands.		

4.8		Infrastructure

The	key	infrastructure	considerations	are	water	supply	and	drainage.		

4.8.1	Water	Supply

The	town	is	currently	supplied	from	three	different	water	supplies,	the	
Edenmore	reservoir	to	the	east	of	town,	the	Lissava	reservoir	to	the	west	
and	the	Kilroe	reservoir	to	the	south.	The	water	supply	to	the	town	is	
currently	at	its	limit	and	water	conservation	measures	are	implemented	
during	 summer	 months	 to	 control	 the	 supply.	 As	 the	 current	 supply	
is	 not	 capable	 of	 meeting	 further	 demands,	 consultants	 have	 been	
employed	to	investigate	the	potential	of	exploiting	the	source	for	future	
development.		

Figure 4.6 Amenity Spaces/Pedestrian Links and Routes
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4.11		Mixed	Use	Buildings

The	 masterplan	 incorporates	 a	 central	 area	 with	 mixed	 local	 uses.	
This	area	will	provide	services	for	the	majority	of	the	masterplan	lands,	
including	community	facilities,	professional	services	and	convenience	
retailing	to	cater	for	the	needs	of	the	local	community.

Option	1	(Preferred)

•	 Urban	design	–	Emphasis	on	attractiveness
	 to	pedestrians
•	 Central	location	–	Buildings	placed	to	address	main
	 junctions	between	lands	to	north	and	south
•	 Traditional	streetscape	-	Higher	buildings	that	address	the	street	
•	 Public	square	and	enclosed	streetscape	to	provide	pleasant
	 pedestrian	environment	–	Encourage	social	interaction
•	 Traffic	calming	–	Buildings	provide	enclosure,	right-angle	and
	 signal	controlled	road	junctions,	on-street	parking/wider	footpaths
	 narrow	roadway	through	centre	
•	 Overall	identity	and	sense	of	place

Option	2

•	 	 Urban	design	–	Local	centre	split	in	two
•	 	 Necessitated	by	central	position	of	garage
•	 	 Fails	to	address	main	street,	less	passive	supervision/street	activity
•	 	 Fails	to	provide	coherent	streetscape/frontage	between	two	centres
•	 	 Less	attractive	to	pedestrians	–	Creates	division
•	 	 Fails	to	emphasise	local	centre	due	to	absence	of	street	frontage
•	 	 Same	signal	controlled,	right-angle	junctions
•	 	 Road	movements	likely	to	take	precedence	–	Lack	of	main	street		 	
	 	 as	counterpoint	to	road

Option	3

•	 Urban	design	–	Four-way	junction
•	 Roundabout	proposed	instead	of	signal	controlled/stop-go	junction
•	 Gives	precedence	to	road-based	traffic
•	 Dangerous	crossing	for	pedestrians
•	 Necessitates	splitting	local	centre	in	two
•	 Absence	of	continuous	building	frontage
•	 Less	attractive	pedestrian	environment

Figure 3.9

Figure 3.7

Figure 3.8 D
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4.12		Housing

The	masterplan	will	provide	for	approximately	840	residential	units	
spread	 over	 the	 four	 parcels	 of	 land,	which	 is	 consistent	with	 the	
densities	 outlined	 in	 the	 LAP.	However,	 the	masterplan	 allows	 for	
a	 broad	 range	 of	 densities	 and	 developments,	where	 there	 is	 the	
potential	 for	a	greater	density	and	number	of	units	 to	be	provided	
should	 a	 suitable	 development	 be	 proposed.	 The	 residential	 units	
could	 be	 in	 the	 form	 of	 terraced,	 semi-detached	 and	 detached	
buildings,	 including	 the	 potential	 for	 individual	 developments	 on	
subdivided	land	parcels.	The	strategy	adopted	is	to	group	the	higher	
density	 residential	 elements	 of	 the	 scheme	 towards	 the	 centre	 of	
the	 site,	 with	 lower	 densities	 located	 adjacent	 to	 similar	 existing	
residential	 areas.	 The	 design	 philosophy	 acknowledges	 the	 rural	
setting	of	the	site	while	also	delivering	the	higher	densities	required	
by	National	policy.

4.13		Education

The	Cahir	Local	Area	Plan	states	that	there	are	adequate	lands	zoned	
to	provide	for	the	expansion	of	Colaiste	Dun	Lascaigh,	Community	
College	to	cater	for	the	expansion	needs	of	an	increasing	population.	
In	 terms	of	primary	school	 capacity,	 there	are	six	primary	schools	
located	within	the	Cahir	area.			

There	are	substantial	 lands	zoned	for	‘Social	&	Public’	need	within	
the	 LAP	 area	 which	 it	 is	 anticipated	 could	 cater	 for	 the	 future	
education	 needs	 within	 the	 LAP.	 	 Should	 additional	 capacity	 be	
required	beyond	 these	areas,	an	area	of	 land	within	 the	 industrial	
zoned	lands,	south	of	the	proposed	local	centre	and	the	Mitchelstown	
Road	has	been	 identified	as	a	potential	 future	 location	 for	either	a	
primary	or	post-primary	school.	Access	to	the	site	could	be	gained	
from	the	Mitchelstown	Road	through	the	local	centre	and/or	a	future	
proposed	road	running	through	the	industrial	lands	to	the	east.		The	
provision	of	a	school	 in	 this	 location	would	provide	a	suitable	 land	
use	in	proximity	to	the	local	centre	and	residential	area.		

Further	 to	 this	 however,	 it	 is	 recommended	 that	 the	 educational	
requirements	of	the	area	be	revisited	at	the	next	Cahir	LAP	review.		
At	that	time,	the	provision	and	funding	of	sites	and	school	buildings	
should	 be	 discussed	 between	 any	 developers,	 the	Department	 of	
Education	and	Science	and	the	Local	Authority.		

Figure 4.7 Indicative Densities

Local	Centre
Possible	Expansion	of	Local	Centre
Medium	Density	Residential	35	u/ha
Low	Density	Residential	20	u/ha
V.	Low	Density	Residential	<20	u/ha
Commercial	Zone
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5 .0  DESIGN GUIDELINES
5.0			Building	and	Urban	Design	Guidlines 

It	 is	 intended	 that	 the	 development	 strategy	 and	 objectives	 are	
implemented	 through	 this	 masterplan	 and	 through	 any	 subsequent	
planning	applications.		The	following	guidelines	are	aimed	at	providing	
guidance	 for	 development	 in	 light	 of	 the	 increasing	 emphasis	 on	
sustainability	issues.		

5.1		Design	of	Layouts

Layouts	 for	 the	 residential,	 commercial	 and	 local	 centre	 should	 be	
designed	to	create	a	strong	sense	of	identity	for	residential	areas.		

5.2		Dwelling	Mix

A	wide	 range	of	 dwelling	 types	 is	 required	 to	 cater	 for	 the	 changing	
demography	and	to	create	a	balanced	provision	to	meet	the	needs	of	
households.		In	particular,	emphasis	should	be	placed	on	starter	homes	
and	a	proportion	of	social	and	affordable	housing.	 	All	housing	types	
should	be	 integrated	 together.	 	The	opportunity	 to	provide	 integrated	
sheltered	housing	or	retirement	communities	should	be	considered.		

5.3		Residential	Density

In	order	 to	achieve	more	 integrated	and	sustainable	development	of	
all	 residential	 lands,	 higher	 densities	 are	 encouraged	 at	 appropriate	
locations.	 	The	 	South	Tipperary	Development	Plan	sets	an	average	
density	 of	 20	 units	 per	 hectare	 and	 seeks	 an	 efficient	 use	 of	 land	
appropriate	to	its	context	while	avoiding	the	problems	of	overdevelopment.		
The	Residential	Density	Guidelines	advocate	densities	of	between	35-
50	units	per	hectare	for	Greenfield	sites.		

It	is	proposed	that	densities	are	kept	to	between	20-35	units	per	hectare	
as	a	general	rule,	however	there	is	potential	to	provide	higher	densities	
in	certain	circumstances.		

5.4		Dwelling	Height

The	choice	of	dwelling	height	has	a	significant	influence	on	the	urban	
design	 quality	 and	 density	 of	 the	 layout.	 	 The	 sense	 of	 enclosure	
depends	on	the	relationship	between	street	width	and	building	height.		

Buildings	can	be	up	to	three	stories	in	height	in	the	core	areas.		Outside	
the	core	areas,	the	buildings	will	be	1-2	storeys	in	height.		Buildings	on	
the	main	routes	or	overlooking	areas	of	open	space	may	obtain	heights	
of	up	to	3.5	storeys.		

5.5		Corner	Sites

Where	 possible,	 corner	 sites	 will	 be	 clearly	 defined.	 	 In	 appropriate	
locations	 corner	 	 sites	 are	 capable	 of	 accommodating	 landmark	
buildings	that	will	help	to	create	a	sense	of	place	and	a	point	of	entry	
into	both	the	town	and	the	masterplan	area.		

5.6		Building	Design	and	Materials

Materials	 will	 be	 in	 keeping	with	 the	 general	 vernacular	 style	 of	 the	
area,	with	a	contemporary	design.		

5.7		Privacy/Overshadowing

Development	 should	 be	 located,	 orientated	 and	 designed	 to	 avoid	
adverse	overlooking,	lack	of	privacy	and	overshadowing.		

5.8	 Roads	and	Parking

It	 is	preferable	 to	 traffic	calm	 residential	areas	 through	design	 rather	
than	mitigation	measures	at	a	 later	stage.	 	Roads	within	 the	housing	
areas	should	achieve	traffic	calming	by	eliminating	straight	lengths	of	
more	than	60	metres	by	using	bends,	width	restrictions,	shared	surfaces	
and	other	devices	where	appropriate,	such	as:		

	 (a)	Traffic	 speed	 should	 be	 managed	 by	 the	 arrangement	 of
	 	 buildings	and	spaces,	 in	preference	 to	humps	and	chicanes;

	 (b)	Smaller	 corner	 radii	 at	 junctions	 force	 slower	 and	 more
	 	 careful	movements;
	 (c)	The	arrangement	of	parking	on-street	can	help	 traffic	calming;
	 (d)	Chicanes	 and	 pinch-points	 should	 be	 designed	 for	 planting
	 	 and	more	informal	spaces;
	 (e)	Curving	 roads	 should	 be	 used	 to	 help	 reduce	 speed;
	 (f)	 Where	the	volume	of	 traffic	 is	 light,	 the	ground	surface	maybe
	 	 designed	for	shared	use	between	people,	cyclists	and	motorists.

5.9		Speed	and	Noise

Further	aims	are	the	reduction	of	vehicular	volume,	speed	and	noise	
through	 	 the	 residential	areas.	 	A	 range	of	design	 imperatives	arise,	
including:

	 (a)	Housing	 access	 roads	 should	 have	 a	 target	 maximum	 speed
	 	 of	20mph,	with	an	emphasis	on	reducing	noise	and	making	the
	 	 area	more	pedestrian	friendly;
	 (b)	A	 network	 arrangement	 should	 be	 implemented	 in	 order	 that
	 	 the	 overall	 peak	 vehicle	 flows	 are	 minimised	 and	 traffic	 is
	 	 more	 evenly	 distributed.	 	 Road	 networks	 are	 flexible	 in	 that
	 	 vehicular	traffic	speeds	or	through	flow	can	be	restricted,	whilst
	 	 cyclists	and	pedestrians	can	avail	of	more	direct	connections	to
	 	 facilities	 and	 greater	 integration	 with	 their	 surroundings;
	 (c)	The	 use	 of	 shared	 surfaces	 with	 more	 direct	 and	 narrower
	 	 routes	enhancing	amenity,	legibility	and	safety;
	 (d)	Crossing	points	should	be	at	grade.		 D
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5.10		Walking	and	Cycling

Walking	and	cycling	routes	can	be	facilitated	easily	in	the	design	of	the	
area	and	provide	a	sustainable	mode	of	transport	by:

	 (a)	Locating	 facilities	 and	 employment	 opportunities	 in	 easy
	 	 walking	distance;
	 (b)	Pedestrian	 and	 cycle	 routes	 should	 generally	 follow	 contours;
	 (c)	Keep	landmark	features	such	as	mature	trees;
	 (d)	Routes,	 especially	 segregated	 footpaths,	 will	 need	 to	 be
	 	 overlooked	by	building	frontages	to	provide	active	surveillance;
	 (e)	Routes	 should	 be	 convenient,	 direct,	 well-connected	 and
	 	 overlooked.	 	 This	 can	 be	 facilitated	 by	 carefully	 designed
	 	 road	networks	as	outlined	above;
	 (f)	 Local	neighbourhood	facilities	and	areas	of	open	space	should
	 	 be	inter-related	with	the	footpath/cycle	network;	and
	 (g)	Secure	 bicycle	 parking	 should	 be	 provided	 at	 facilities.

5.11		Access	for	Disabled	Persons

The	layout	and	design	of	development	must	give	consideration	to	the	
needs	 of	 the	 disabled.	 	Where	 buildings	 are	 required	 for	 public	 use	
they	will	 be	 required	 to	 comply	with	Part	M	 (Access	 for	People	with	
Disabilities)	 of	 the	 Building	 Regulations,	 2000	 or	 as	 subsequently	
amended.		All	public	spaces	and	footpaths	etc.	should	provide	for	free	
movement	of	disabled	persons.		

5.12		Servicing

Housing	layout	and	design	must	cater	for	refuse	storage	and	disposal,	
bicycle	storage,	building	fabric	maintenance	and	access	to	services.		

5.13		Cultural	and	Archaeological	Resources

The	Development	Plan	 indicates	 the	 location	of	National	Monuments.		
Sites	in	proximity	to	areas	of	archaeological	interest	will	probably	require	
assessment	 and	 investigation	 by	 an	 approved	 archaeologist	 prior	 to	
planning	application.		

5.14		Biodiversity

The	 design	 should	 seek	 to	 retain	 native	 habitats	 and	 species:

	 (a)	Landscape	using	indigenous	species	to	protect	plant	community		
	 	 structure;
	 (b)	Provide	habitat	variety	and	refuges;
	 (c)	Provide	landscape	corridors	to	permit	the	movement	of	wildlife
	 	 through	and	within	developed	areas;	and	
	 (d)	Maintain	and	retain	hedgerows	that	provide	a	valuable	habitat
	 	 with	the	qualities	of	a	corridor.	

5.15		Access	to	Public	Open	Space

The	usefulness	of	open	space	is	determined	by	its	accessibility.	Public	
open	space	should	be	laid	out	to	a	high	standard	and	in	accordance	with	
the	masterplan.		It	should	also	provide	the	following:

	 (a)	Play	areas	in	accordance	with	the	provisions	outlined	for	LAPs
	 	 and	LEAPs	in	the	Development	Plan1;
	 (b)	The	open	space	standards	outlined	 in	 the	Development	Plan2

	 	 should	be	applied	to	safeguard	space	provision;	and	
	 (c)	All	open	space	and	networks	should	be	overlooked	to	provide
	 	 positive	community	surveillance.		

5.16		Private	Open	Space

Development		Plan		minimum	standards		for	garden	areas	are	48sq.
m	 for	 1-2	 bed	 units,	 with	 each	 	 subsequent	 	 bedroom	 requiring	 an	
additional	10sq.m.		This	may	be	provided	in	the	form	of	rear	gardens,	
terraces,	courtyards	or	balconies.	A		threshold	to	the	front,	which	creates	
a	margin	of	privacy	should	be	a	considered	component,	however,	there	
is	a	case	for	minimal	front	gardens,	maximising	space	to	the	rear.

	 (a)	There	should	be	sufficient	enclosure	of	private	open	space	at
	 	 the	rear	to	avoid	intrusive	overlooking;
	 (b)	Fencing	or	walls	should	be	a	minimum	of	1.5	metres	high,
	 	 or	hedging	should	have	the	potential	of	rapid	growth	to	that
	 	 height.

5.17		Storage

	 (a)	Each	 dwelling	 space	 needs	 sufficient	 space	 accessible	 from
	 	 outside	 for	secure	storage.	A	garage	or	utility	 room	may	be	a
	 	 suitable	alternative;
	 (b)	Outside	storage	 is	required	 for	bin,	bike	and	re-cycling	needs;
	 (c)	Enclosures	 for	 bins	 should	 be	 located	 where	 they	 can	 be
	 	 screened	 from	 the	street	 and	neighbours	either	by	 structures,
	 	 buildings	or	landscaping.
	 (d)	A	suggested	minimum	area	for	enclosed	outdoor	storage	is	2sq.m.

5.18		Parking

	 (a)	Car	 parking	 spaces	 are	 to	 be	 provided	 in	 accordance	 with	
	 	 Section	10.10	of	the	Development	Plan.
	 (b)	For	 security,	 parking	 within	 the	 curtilage	 is	 desirable.	 Wide		
	 	 frontage	houses	can	have	space	for	the	car	at	the	side.

1Cahir	Local	Area	Plan,	Section	10.8
2Cahir	Local	Area	Plan,	Section	10.8
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6 .0  IMPLEMENTATION
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2	–	Orange	Areas

These	areas	can	be	developed	once	the	local	centre	and	main	distributor	
road	is	significantly	developed.	The	completion	of	Phase	2	lands	is	not	
a	requisite	for	a	subsequent	phase	to	commence.		

2a	–	Purple	Areas

These	lands	can	be	developed	once	the	distributor	road	has	been	built	
(Phase	1a	complete).		

3	–	Green	Areas

Development	 	 of	 this	 	 phase	 can	 commence	 once	 the	 Phase	 2	
developments	have	commenced	and	depending	on	general	progress.		

4	–	Yellow	Areas	

This	 will	 be	 the	 last	 phase	 of	 development	 and	 can	 be	 commenced
once	there	has	been	reasonable	progress	on	all	of	the	previous	phases.

Figure 6.1 Masterplan Phasing

6.1  Phasing of Development

Development	 of	 the	 lands	 should	 be	 phased	 to	 ensure	 the	 most	
efficient	 use	 of	 resources	 and	 the	 balanced,	 incremental	 growth	
of	 the	 area	 and	 town.	 There	 are	 a	 number	 of	 areas	 that	 can	 be	
developed	within	 the	 first	 phase	 of	 development,	 as	 they	 function	
independent	 of	 each	 other.	 Development	 of	 the	 lands	 may	 occur	
independent	of	the	phasing	schedule	should	sufficient	services	be	in	
place	and	it	is	deemed	appropriate	at	the	time	planning	permission	
is	 sought.	The	Phasing	Diagram	 (Figure	6.1)	 shows	 the	proposed	
stages	of	 development,	which	 are	 numbered	and	 coloured	as	 per	
their	recommended	stages.	These	are	explained	as	follows.

1	–	Red	Area

This	area	comprises	of	 the	 local	 centre	and	 forms	 the	core	of	 the	
masterplan	 lands.	 The	 development	 of	 this	 area	 will	 include	 the	
construction	of	 the	 improved	 junction	 layout	and	associated	 traffic	
calming	 measures.	 The	 development	 of	 this	 area	 allows	 for	 the	
inclusion	of	 the	 lands	 to	 the	east	 of	 the	 southern	distributor	 road,	
should	these	lands	become	available	for	development	in	the	future.

1a	–	Tan	Area

This	 area	 covers	 the	 principle	 distributor	 road	 running	 through	
the	 masterplan	 lands.	 It	 is	 essential	 development	 of	 this	 road	
commences	 before	 the	 surrounding	 residential	 areas	 as	 it	 will	
facilitate	 subsequent	 construction	 being	 carried	 out	 with	 minimal	
need	 for	construction	 traffic	on	public	 roads	around	 the	site.	 It	will	
also	 provide	 the	 necessary	 infrastructure	 for	 the	 future	 residential	
developments.	

1b	–	Blue	Areas

These	areas	comprise	the	commercial	zone	and	the	Clogheen	lands.		
The	development	of	these	lands	is	not	dependent	on	the	construction	
of	any	interrelated	infrastructural	services,	therefore	they	can	be	built	
in	the	first	phase	or	at	any	appropriate	phase	of	development.	Initially,	
the	 commercial	 lands	will	 be	accessed	 solely	 from	 the	Mitchelstown	
Road.	Any	proposed	future	access	off	the	N8	can	be	considered	at	a	
later	stage.	
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in the EU at 327 housing units per thousand population as compared to 
435 per thousand in the UK and a European average of 450 per thousand.  
Provision of 500,000 dwellings over the next decade would bring the Irish 
housing stock to around 400 units per thousand population.” (Section	5.3)

The	Strategy	supports	the	provision	of	housing	in	a	sustainable	manner	
subject	to	a	number	of	criteria	being	met,	as	outlined	in	Section	5.3.1:	

•	 Concentration of development in locations where it is possible to 
 integrate employment, community services, retailing and public 
 transport
•	 Mixed-use and well-designed higher density development, particularly 
 near town centres and public transport nodes like railway stations 
 Further advice on this issue is provided in the Department of the 
 Environment and Local Government’s Guidelines on Residential 
 Density
•	 Ensuring that new housing development in or at the edges of villages 
 and small towns is of a quality of design, character, scale and layout 
 that is well related to the character and form of the village or small town 
 in question at its particular stage of development.

The	growth	strategy	set	out	in	the	South	Tipperary	County	Development	
Plan,	2003	is	in	accordance	with	the	guidelines	set	out	in	the	NSS.	South	
Tipperary	County	Council	 seeks	 to	support	and	enhance	 the	economic	
competitiveness	of	the	county.		

1.3		The South East Regional Planning Guidelines, 2004	

The	 Regional	 Planning	 Guidelines	 were	 developed	 by	 the	 South-East	
Regional	Authority	and	provide	a	planning	framework	for	the	period	2004-
2020	which	is	designed	to,

“…achieve a better balance of social, economic 
and physical development throughout the region. 
It is intended that the Guidelines will strengthen 
local authority development plans and will address 
issues such as settlement, transportation, industrial 
development, community facilities and environmental 
protection. Its focus is on people, on places and on 
building communities. Through closer matching of 
where people live with where they work, the region 
will be able to sustain a better quality of life for people, 
a strong competitive economic position and an 
environment of the highest quality.”

Cahir	has	been	identified	a	district	town	where	more	measured	growth	is	
desirable	in	a	manner	that	allows	community,	social	and	retail	development	
to	catch	up	with	recent		residential	development.		

Cahir	experienced	25%	population	growth	between	1996	and	2002.		The	
town	is	well	located	in	relation	to	the	junction	of	the	N8	(Dublin-Cork)	and	
the	 N24	 (Waterford-Limerick)	 National	 Primary	 Roads.	 	 The	 Guidelines	
support	the	development	of	the	N8	South	West	Corridor	that	links	Limerick	
and	Cork	to	Dublin	via	Cahir.		

The	 Guidelines	 recognise	 that	 it	 is	 important	 for	 local	 services	 and	
employment	opportunities	 to	be	developed	to	cater	 for	 the	needs	of	any	
future	residential	areas.		In	this	regard,	the	provision	of	a	commercial	area	
and	local	services	centres	will	be	an	important	factor	in	underpinning	the	
sustainable	development	of	the	masterplan	lands.		

The	employment	and	economic	development	potential	of	district	towns	will	
be	dependent	on	their	ability	to	support	sustainable	economic	activity.		It	is	
essential	that	these	areas	are	linked	to	competitive	urban	areas	and	also	
smaller	towns	and	rural	areas	through	strong	infrastructural	links.		

1.4 Residential Density Guidelines for Planning Authorities, 1999

The	Residential	 Density	Guidelines	 advocate	 the	 development	 of	 higher	
residential	densities	at	locations	well	served	by	public	transport.	The	lands	
are	located	in	what	is	described	by	the	Guidelines	as	Greenfield	sites,	
	
“These may be defined as open lands on the periphery of cities or towns 
whose development will require the provision of new infrastructure, 
roads, sewers and ancillary social and commercial facilities, schools, 
shops, employment and community facilities.  Such lands would probably 
represent most of the large scale accretions to our urban areas of the 
past 20 years and have been developed at net densities of between 15 
to 20 dwellings per hectare (6-8 dwellings per acre) in a detached or 
semi-detached form.  Studies have indicated that whilst the land take of 
the ancillary facilities remains relatively constant, the greatest efficiency 
in land usage on such lands will be achieved by providing net residential 
densities in the general range of 35-50 dwellings per hectare (14 - 20 per 
acre) and such densities should be encouraged generally.” (Section 3.4 
Outer Suburban/‘Greenfield’ Sites)

Appendix	1	-	Strategic	Planning	Context

The	relevant	planning	and	development	strategies	and	policies	relevant	to	
the	future	development	of	the	masterplan	lands	are	examined	as	follows:

1.1	Sustainable Development, A Strategy for Ireland, 1997

The	national	sustainable	development	strategy	was	designed	to	apply	
considerations	of	sustainability	more	systematically	 to	Irish	economic	
policies	 and	 to	 integrate	 them	 into	 associated	 decision	 making	
processes.

“The principal purpose of the Strategy is to provide a comprehensive 
analysis and framework which will allow sustainable development to be 
taken forward more systematically in Ireland.”

The	 strategy	 is	 important	 in	 providing	 a	 focus	 for	 the	 concept	 of	
sustainable	development	and	a	plan	for	its	integration	into	key	economic	
sectors.	 It	 is	 accepted	 that	 achieving	 sustainable	 development	 is	 a	
continuing	task	and	consequently	the	strategy	puts	in	place	mechanisms	
for	monitoring	and	review.	

1.2		National Spatial Strategy, 2002-2020

The	National	Spatial	Strategy	is	a	planning	framework	to	guide	policies,	
programmes	and	investment	for	the	period	2002-2020.		It	is	designed	to	
achieve	a	better	balance	of	social,	economic	and	physical	development	
and	population	growth	between	regions.	 	One	of	 the	main	objectives	
of	the	NSS	is	to	promote	a	closer	matching	of	where	people	live	with	
where	 they	work.	 	 This	 is	 in	 line	with	 the	 principles	 of	 planning	 and	
sustainable	development	which	advocate	a	reduction	in	the	number	of	
car	based	trips	to	a	necessary	minimum.

Cahir	is	identified	as	being	in	the	South	East	Region.		Cahir	is	specifically	
identified	as	an, ‘Urban Strengthening Opportunity’ due	to	its	strategic	
location	 on	 the	 intersection	 of	 the	 N8,	 Dublin	 to	 Cork	 and	 the	N24,	
Waterford	to	Limerick	‘transport	corridors’	.

The	Strategy	recognises	that	there	is	a	shortage	in	housing	supply	in	
the	Country.		It	states	that,	

“It has been estimated that it will be necessary to provide some 500,000 
additional dwellings to meet likely demand in the period up to 2010. 
Ireland’s housing stock per thousand of population is the lowest
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• to ensure that in future all development plans incorporate clear
 policies and proposals for retail development;
• to facilitate a competitive and healthy environment for the retail
 industry of the future;
• to promote forms of development which are easily accessible -
 particularly by public transport - in a location which encourages
 multi-purpose shopping, business and leisure trips on the same
 journey;
• support the continuing role of town and district centres; and 
• a presumption against large retail centres located adjacent or
 close to existing, new or planned national roads/motorways.

1.7  N8 Cashel/Mitchelstown Road Improvement.

The	 N8	 Cashel	 to	 Mitchelstown	
forms	 part	 of	 the	 South	 West	
Corridor	 that	 links	 Limerick	
and	 Cork	 to	 Dublin	 and	 is	 to	 be	
upgraded	 to	 dual	 carriageway/
motorway	 standard.	 Roadbridge/
Sisk	Joint	Venture	was	appointed	
as	the	Contractor	in	October	2004	
to	Design	and	Build	the	works	for	
this	 project.	 Construction	 works	
began	 in	 March	 2006,	 with	 an	
estimated	completion	date	for	the	
beginning	of	2009.	

Appendix	2	-	Local	Planning	Context

The	policy	documents	reviewed	include	those	addressing	the	issues	of	
economic	and	sustainable	development	at	County	level.		

2.1 South Tipperary County Development Plan, 2003

South	Tipperary	is	the	second	largest	county	in	the	region.		There	are	
three	Municipal	Boroughs	in	the	County,	each	with	their	own	statutory	
development	plan,	with	a	statutory	plan	also	available	for	Cahir.		

The	National	Primary	Roads	N8	(Dublin	to	Cork)	and	N24	(Limerick	to	
Waterford)	traverse	the	County,	as	do	the	National	Secondary	Routes	
N74	(Cashel	to	Tipperary)	and	N76	(Clonmel	to	Kilkenny).		The	single-
line	Waterford	to	Limerick	railway	serves	Carrick-on-Suir,	Clonmel,	Cahir	
and	Tipperary	carrying	passengers	and	freight.		This	line	intersects	with	
the	main	Dublin	to	Cork	twin-track	line	at	Limerick	Junction.

The	preliminary	2006	total	for	the	population	of	the	County	is	83,052.	
This	 is	a	5%	increase	from	the	2002	Census	figure.	Twenty	per	cent	
of	 the	population	of	 the	County	 is	concentrated	 in	Clonmel,	with	 just	
under	38%	 in	 the	 five	main	urban	centres	 (Clonmel,	Carrick-on-Suir,	
Tipperary	Town,	Cashel	and	Cahir).

Cahir	is	a	market	town	for	surrounding	catchments.		The	Plan	aims	to	
develop	Cahir	as	a	 tourist	destination	and	as	a	 residential	centre	 for	
local	catchments.		

The	preferred	settlement	strategy,	which	is	in	line	with	the	figures	set	out	
in	the	County	Housing	Strategy,	provides	for	a	total	of	2,713	units	in	the	
urban	settlements	of	Clonmel,	Carrick-on-Suir,	Tipperary	Town,	Cashel	
and	Cahir	in	the	Plan	period.		The	remaining	2,219	units	are	planned	
for	rural	areas	and	villages.		This	approach	is	intended	to	reverse	the	
decline	of	urban	areas	and	result	in	an	overall	distribution	of	60.39%	of	
the	population	living	in	rural	areas	and	39.61%	in	urban	areas.

Three	South	Tipperary	towns	have	been	designated	as	heritage	towns	
-	Cahir,	Cashel	and	Tipperary.	They	have	been	designated	Heritage	
Towns	 because	 of	 the	 inherent	 architectural,	 historic	 and	 cultural	
qualities	of	the	towns.

The	 Council	 has	 zoned	 sufficient	 lands	 to	 meet	 the	 demands	 of	
expanding	businesses	and	the	development	of	new	businesses,	such	
locations	include	Cahir	Abbey	Upper,	Cahir	and	the	Enterprise	area	at	
Barnora,	Cahir.

1.5	 Childcare Facilities: Guidelines for Planning Authorities, 2001

This	 guidance	 document	 was	 prepared	 to	 help	 create	 an	 increased	
number	 of	 childcare	 places	 and	 facilities	 and	 to	 improve	 the	 quality	
of	 childcare	 places	 for	 the	 community.	 The	 Guidelines	 are	 aimed	 at	
providing	 a	 consistent	 approach	 for	 the	 establishment	 of	 childcare	
facilities	throughout	the	country.		

The	Guidelines	 seek	 to	 identify	 appropriate	 locations	 for	 the	 siting	 of	
childcare	facilities	which	would	include:

•	 New communities/Larger new housing developments
 For	 new	 housing	 areas,	 an	 average	 of	 one	 childcare	 facility
	 with	 capacity	 for	 20	 children	 for	 each	 75	 dwellings	 is	 considered
	 appropriate.	Local	Authorities	could	consider	requiring	the	provision
	 of	 larger	 units	 catering	 for	 up	 to	 30/40	 children	 in	 areas	 of	 major
	 residential	development	on	the	basis	that	such	a	large	facility	might
	 be	 able	 to	 offer	 a	 variety	 of	 services	 –	 drop	 in/after-school,	 etc.
•	 The vicinity of concentrations of work places, such as industrial
 estates, business parks and any other locations where there are
 significant numbers working.
•	 In the vicinity of schools.
•	 Neighbourhood, District and Town Centres.
	 Each	 Development	 Plan	 should	 have	 an	 objective	 to	 safeguard
	 the	retention	of	this	resource	as	appropriate	locations	for	small-scale
	 mixed-use	 development,	 in	 particular	 childcare	 facilities.
•	 Adjacent to public transport corridors, park-and-ride facilities,
 pedestrian routes and dedicated cycle ways 4. 

The	Guidelines	 specify	 specific	 suitable	 locations	 for	 full	 day	 facilities	
and	 these	 include	detached	houses/sites,	neighbourhood	centres	and	
premises/sites	on	primary	traffic	routes	close	to	public	transport	nodes.		

1.6 Retail Planning Guidelines for Planning Authorities, Jan 2005

The	Guidelines	 outline	 a	 retail	 hierarchy	 which	 identifies	 four	 tiers	 of	
development.	 	Cahir	 falls	 into	the	fourth	tier,	which	comprises	of	small	
towns	 in	 the	 1,500	 to	 5,000	 population	 category.	 	 Fourth	 tier	 towns	
generally	provide	basic	convenience	shopping	facilities	and	lower	order	
comparison	shopping.		

The	Guidelines	outline	five	key	objectives	to	ensure	the	strategic	retail	
policies	and	proposals	are	incorporated	into	development	plans.		These	
are	as	follows:

 

5	Census	2006	Preliminary	Report,	Central	Statistics	Office4	Childcare	Facilities:	Guidelines	for	Planning	Authorities,	2001,	para.	2.4
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At	 the	 time	 of	 writing,	 the	 ‘Housing	 Estate	 Guidelines’	 had	 not	 been	
prepared,	however,	the	development	control	standards	of	the	LAP	have	
been	adopted	in	the	design	guidelines	devised	for	the	Masterplan	lands.		

Policy HSG.2: Urban Densities
It is the policy of the Council to encourage a range of densities and 
housing types having regard to the neighbouring developments, the 
urban form of the town and the objectives of sustainable development.  

A	range	of	densities	are	proposed	within	the	masterplan	lands,	ranging	
from	very	 low	 to	medium	density.	 	Densities	higher	 than	 this	are	not	
considered	 appropriate	 given	 the	 areas	 location	 on	 the	 edge	 of	 the	
town	 centre,	 the	 existing	 residential	 development	 and	 due	 to	 the	
topographical	nature	of	the	lands.		

Policy HSG.8: Childcare Facilities 
It is the policy of Council to encourage the provision of childcare facilities 
in accordance with ‘Childcare Facilities – Guidelines for Planning 
Authorities, 2001 issued by the DoELG.

A	commercial	area	and	local	centre	are	proposed	within	the	Masterplan	
lands.		It	is	envisaged	that	either	of	these	areas	would	be	suitable	for	
the	location	of	a	childcare	facility.		

Policy HSG.9: Social/Affordable Housing 
It is the policy of Council to facilitate the implementation of the Tipperary 
South County Housing Strategy, 2001.  To address the current imbalance 
between housing demand and housing supply, the Council will require 
each developer to enter an agreement in compliance with the Tipperary 
South County Housing Strategy, 2001 and Part V of the Planning and 
Development Acts 2000-2002 for the provision of social and affordable 
housing.  This policy shall apply to proposed residential or mixed use/
residential development on sites that are zoned for residential or a mix 
of residential and other use.  

The	Council	requires	that	20%	of	 lands	zoned	for	residential	use	are	
reserved	 for	 social	 and	 affordable	 housing.	 	 Based	 on	 the	 densities	
proposed	 in	 the	 Masterplan,	 this	 will	 equate	 to	 approximately	 168	
housing	units	out	of	a	 total	housing	stock	of	840	being	allocated	 for	
social	and	affordable	housing	needs.		

Policy HSG.11: New Residential Development Masterplans
It is the policy of the Council to permit housing development on 
residentially zoned lands north and south of Mountain Road and between 
the Mitchelstown Road and Clogheen Road subject to such development 
being in accordance with an agreed masterplan for the proposed site 
and all contiguous and neighbouring residential lands to be prepared by 
the developer(s)/applicant(s) to the agreement of the Council.

Section	3.5	of	the	LAP	outlines	Specific	Housing	Objectives.		Those	of	
relevance	to	the	Masterplan	development	include:

H5.	 Formulate and implement housing estate design guidelines to be 
  used on all new public and private housing estates in the town.
H6.	 Provide for residential development in conjunction with masterplan 
  required under HSG.11 north of mountain road.
H7.	 Provide for residential development in conjunction with masterplan 
  required under HSG.11 south of mountain road.
H8.	 Provide for residential development in conjunction with masterplan 
  required under HSG.11 between the Mitchelstown Road and
  Clogheen Road.

The	main	emphasis	of	the	LAP	is	to	‘protect	and	reinforce	the	role	and	
viability	 of	 the	 town	 centre	 of	 Cahir’	 (Section	 7.0).	 	 The	 completion	
of	both	 the	proposed	N8	Cashel	 to	Mitchelstown	Road	 Improvement	
Scheme	and	the	N24	Cahir	to	Rathkeevin	Road	Improvement	Scheme	
will	provide	opportunities	for	townscape	improvements,	traffic	calming,	
pedestrian	amenity	and	related	safety.						

Policy Town. 1: Town Centre
It is the policy of the Council to strengthen the town centre function of 
Cahir as a commercial, cultural and living centre. 	

The	Planning	Authority	will	only	allow	development	in	the	outer	zones	
that	 will	 enhance	 rather	 than	 detract	 from	 the	 town	 centre.	 	 Careful	
consideration	has	been	given	to	the	most	suitable	location,	scale	and	
type	of	commercial	centre	to	be	provided	within	the	masterplan	lands.

Policy Town. 4: Commercial Core
It is a policy of the Council to retain retail uses at ground floor level 
in the town centre on Castle Street and the Square, and promote 
where appropriate, the development of the town centre for improved 
retail services. 	

2.2  Cahir Local Area Plan, 2005

The	main	objective	of	the	Local	Area	
Plan	(LAP)	is	to	achieve	sustainable	
development	in	Cahir	town	through	
the	 implementation	 of	 objectives	
used	 to	 guide	 development.	 To	
ensure	the	adoption	of	the	objectives,	
various	policies	and	proposals	have	
been	outlined,	such	as:

•	 To	 permit	 a	 mix	 of	 land	 uses
	 under	each	zoning	objective	 to
	 help	 reduce	 the	need	 to	 travel;
•	 To	 promote	 a	 more	 compact
	 urban	form,	particularly	higher
	 residential	 densities	 close	 to
	 the	town	centre;
•	 To	promote	the	use	of	walking	and	cycling	and	reduce	the	reliance
	 on	the	private	car;	and
•	 To	ensure	the	protection	of	flora,	fauna,	quality	landscapes	and	the
	 promotion	of	biodiversity.	

In	Cahir,	a	high	proportion	of	the	overall	population	is	in	the	25-44	year	
age	group,	which	is	generally	the	house	buying	age	group.	This	could	
put	an	increased	demand	on	the	need	for	additional	residential	building	
stock	within	the	town.		

There	is	a	significant	fall	off	in	the	proportion	of	people	in	the	15-24	age	
group,	which	could	 lead	to	a	fall	off	 in	housing	demand	in	the	future.		
However,	 in-migration	and	 the	 resultant	 increase	 in	population	could	
balance	out	this	shortfall	(Section	2.1	LAP).			

There	are	currently	55.4	hectares	of	residentially	zoned	lands	in	Cahir.		
Based	on	a	density	of	20	units	per	hectare,	this	equates	approximately	
1,108	housing	units.	On	a	projected	household	size	of	2.77,	these	lands	
could	accommodate	circa	3,069	people	(Section	3.3	LAP).	There	are	
a	number	of	policies	outlined	 in	 the	housing	section	of	 the	LAP.	The	
following	policies	are	considered	relevant	to	the	future	development	of	
the	Lissava	/	Carrigeen	Masterplan	lands.

Policy HSG.1: New Residential Development
It is the policy of the Council to promote a high quality of design and 
layout in new residential development in line with design guidelines and 
development control standards set out in the LAP and Housing Estate 
Design Guidelines to be devised during the life of the LAP. A
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Cahir	is	located	in	an	area	of	high	quality	visual	amenity,	therefore	any	
development	should	try	to	enhance	the	existing	visual	amenity	 in	the	
town	and	its	environs.		New	residential	developments	should	provide	
integrated	public	open	space	that	will	benefit	the	existing	residents	and	
the	new	residential	areas	alike.			

Where	 practical,	 open	 space	 has	 been	 located	 adjacent	 to	 existing	
residential	 areas	 or	 existing	 areas	 of	 open	 space	 to	 facilitate	 the	
integration	 of	 old	 and	 new	 areas,	 which	 the	 LAP	 seeks	 to	 achieve.				

Policy AMT. 9: Neighbourhood Amenity
It is the policy of the Council to seek the provision and suitable 
management of LAPS and LEAPS in new housing estates and 
to implement measures to find suitable sites for their provision in
existing residential areas.

LAPs	(Local	Areas	for	Play)	are	small	areas	of	un-serviced	play	space	
located	within	close	proximity	to	surrounding	houses,	approximately	60m,	
so	as	to	ensure	maximum	overlooking	and	visibility	from	nearby	housing.		
These	areas	are	aimed	to	cater	for	the	2-6	year	old	age	group	with	some	
limited	static	play	equipment	provided.		LEAPs	(Local	Equipped	Areas	for	
Play)	are	unsupervised	play	areas	located	within	a	reasonable	distance	
from	housing,	approximately	240m.		These	areas	provide	various	types	
of	play	equipment	and	can	cater	for	all	age	groups.		

Significant	areas	of	open	space	are	designated	around	the	Masterplan	
lands.		As	part	of	the	future	development	of	these	lands,	suitable	LAPs	
and/or	LEAPs	should	be	provided	as	required	by	the	Local	Authority.		

Policy AMT. 10: Residential Amenity
It is the policy of the Council to seek the provision of a minimum standard 
of 2ha (5 acres) of public open space per 1,000 population in all housing 
developments. To meet this standard, suitable areas of land will be 
identified and reserved for the provision of public open space.
	
Residential	 density	 is	 recommended	 to	 be	 between	 20-50	 units	 per	
hectare	(8-20/acre)	on	the	urban	fringe.		The	LAP	specifies	that	plot	ratios	
in	the	town	suburbs	should	be	between	0.25-0.5	(Section	10.4	LAP).		

Within	the	masterplan,	residential	density	is	proposed	at	three	different	
scales,	 less	 than	 20	 units/ha,	 20	 units/ha	 and	 35	 units/ha.	 	 These	
densities	are	considered	appropriate,	as	they	reflect	the	existing	scale	
and	density	of	development	within	the	town	and	its	environs.		However,	
greater	 densities	 may	 be	 considered	 in	 certain	 circumstances	 as	
appropriate.

Public	Open	Space	 requirements	are	expected	 to	be	 in	 line	with	 the	
following	table	(Table	5).		Generally,	10-15%	of	gross	site	area	should	
be	allocated	for	open	space.		Approximately	10-15%	of	the	Masterplan	
lands	are	allocated	for	open	space.

Section	 7.1	 of	 Appendix	 2	 stipulates	 that	 when	 designing	 any	 new	
development	the	distinctive	historical	and	vernacular	character	of	the	
conservation	 area	 and	 its	 rural	 hinterland	 should	 be	 acknowledged.		
New	developments	should	be	well	related	in	pattern,	scale	and	location	
to	the	existing	developments.		New	proposals	should	have	regard	to	the,	
‘……continuity of rhythm, scale, mass and outline of adjacent buildings 
and their details, materials, texture and colour.  Buildings in the simplest 
form (monotone) offer the greatest potential for eventual townscape/
landscape integration’.		

The	Council	 expects	 that	 future	 housing	 provision	 should	 reflect	 the	
socio-economic	 and	 demographic	 profiles	 of	 the	 town.	 	 This	 would	
include	providing	a	social	mix	with	a	range	of	housing	types	and	sizes	at	
appropriate	densities.		When	providing	for	future	housing	developments,	
community	needs	should	also	be	considered,	 including	services	and	
community	facilities.		

The	plan	recognises	that	developments	on	the	outskirts	of	the	town	act	
as	gateways	to	the	centre,	and	therefore,	to	protect	and	enhance	the	
external	view	of	the	town	the	boundary	treatments	need	to	be	carefully	
considered.	 	 The	 LAP	 outlines	 a	 number	 of	 scheme	 layouts	 to	 be	
considered	when	designing	new	residential	areas.	 	These	guidelines	
have	been	adopted	in	the	design	concepts	for	the	Masterplan.

2.3 South Tipperary County Housing Strategy Review,
  2004-09

This	 document	 constitutes	 the	 review	 of	 the	 County	 Housing	
Strategy,	 2001-2003.	 The	 Housing	 Strategy	 Review,	 2004	 provides	
new	 objectives	 to	 cover	 the	 period	 2004-2009.	 The	 Strategy	 is	 also	
based	 on	 the	 findings	 and	 provisions	 of	 the	 Social	 and	 Affordable	
Housing	Action	Plan,	2004-2008.

This	policy	will	be	used	to	limit	the	amount	of	non-retail	uses	in	the	vicinity	
of	the	town	centre.	Financial	institutions,	offices	and	professional	practices	
reduce	 the	 vitality	 and	 viability	 of	 shopping	 areas	 and	 are	 therefore	
encouraged	 to	 locate	 in	 secondary	 shopping	 areas.	 	 Conversely,	 these	
are	considered	appropriate	uses	within	the	local	centre,	preferably	at	first	
floor	level	or	with	a	mix	of	other	retail	uses	to	encourage	consistent	footfall	
through	daytime	and	night-time	hours.		

The	 Council	 seeks	 to	 protect	 Cahir’s	 architectural	 and	 historic	 heritage	
through	 listing	 structures	 and	 the	 designation	 of	 an	 Architectural	
Conservation	 Area.	 	 There	 are	 also	 areas	 of	 archaeological	 potential	
located	in	the	town,	as	defined	in	the	Record	of	Monuments	and	Places	
issued	by	the	National	Monuments	and	Historic	Properties	Service	of	the	
Office	of	Public	Works;	and	areas	with	protected	trees	and	views	as	listed	
in	the	County	Development	Plan,	2003.		In	terms	of	the	conservation	of	the	
natural	 environment,	 the	 following	 policies	 are	 considered	 relevant	with	
regard	to	the	development	of	the	masterplan	lands.		

Policy ENV. 4: Mountain Road Amenity Area
It is the policy of the Council to protect the special character of the foothills 
as designated to the north-west of the town free from inappropriate 
development.		

This	policy	aims	 to	protect	 the	 foothills	 from	pressure	 for	development,	
particularly	 private	 housing.	 These	 lands	 lie	 to	 the	west	 of	 the	 subject	
lands.		Consideration	has	therefore	been	given	to	the	scale	and	design	
of	 the	buildings	 in	 front	of	 this	area	so	as	not	 to	detract	 from	the	visual	
amenity	 it	 affords	 the	 town.	The	N8	 traverses	 the	Amenity	Area	 lands,	
west	of	the	subject	site.		

Policy ENV. 5: 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 Department of the Environment, 
Heritage and Local Government, the Heritage Service, the Heritage Council 
and An Taisce.		

The	 National	 Monuments	 Section	 of	 the	 Department	 of	 Environment,	
Heritage	and	Local	Government	will	be	contacted	for	planning	permissions	
in	the	vicinity	of	archaeological	sites	or	monuments.	Their	comments	may	
be	forthcoming	on	the	Masterplan	for	the	Lissava	and	Carrigeen	lands.

Minimum Open Space Requirements
Type of Open Space Ha per 1,000 People

Children’s Play Space 0.7
Sports Grounds 1.7
General Use 0.4

8.2latoT
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The	 Strategy	 sets	 new	 targets	 and	 objectives	 which	 correspond	 to	
the	 remainder	 of	 the	County	Development	Plan,	 2003-2009.	 	 It	 also	
considers	 the	 resources	 required	 in	 order	 to	meet	 these	 objectives.		
The	Strategy	contains	a	number	of	objectives	as	follows:

•	 Estimate the existing and likely future need for housing in the area,
 and ensure that sufficient zoned and serviced land is made
 available to meet such needs.
•	 Provide that as a general policy a specific percentage (not
 exceeding 20%) of the land zoned in the Development Plan
 for residential use, or for a mixture of residential and other
 uses, shall be reserved to address social and affordable
 housing need in the area.
•	 Ensure that a mix of house types and sizes is provided to meet
 the needs of all different categories of households, and especially
 those with special requirements including the elderly and disabled.
•	 Counteract undue segregation by providing for balanced
 communities and allowing for social inclusion.

The	review	states	that’s	up	to	2009,	on	average	between	612	and	633	
house	 completions	 per	 year	 are	 required	 to	 meet	 housing	 demand	
in	 the	 county.	 	 Residential	 developments	 will	 occur	 on	 residential	 or	
mixed	 residential	 zoned	 lands	as	per	 the	 relevant	 local	area	plan	or	
development	plan	for	the	area.	

According	to	the	South	Tipperary	County	Social	and	Affordable	Action	
Plan,	2004-2008	the	combined	county	social	housing	waiting	list	is	for	
a	total	of	1,327	applicants	and	growing.	This	marks	an	increase	of	47%	
since	2001.		In	terms	of	implementation	of	the	twenty	per	cent	Part	V	
Provision	 for	Social	and	Affordable	Housing,	 the	maximum	allowable	
quota	of	twenty	per	cent	will	be	applied	in	all	cases.

2.4 South Tipperary County Retail Strategy, 2003

The	 South	 Tipperary	 County	 Retail	 Strategy	 sets	 out	 a	 number	 of	
objectives	which	include	the	following,

•	 To ensure that the retail needs of the county’s residents are met
 as fully as possible within south Tipperary.	
•	 To encourage and facilitate innovation and diversification in the

 county’s retail profile and offer.
•	 To promote and sustain the importance of retailing in the county’s
 tourism economy.
•	 To provide the criteria for the assessment of retail development
 proposals.

Cahir	sits	on	the	third	tier	of	the	South	Tipperary	Retail	Hierarchy	as	town	
centres.		Policy	RS3	applicable	to	the	town	centre	of	Cahir	sates	that,

‘It is the policy of the council to encourage and facilitate the consolidation 
of and enhancement of the retail offer and tourist attraction of Cahir and 
Cashel and their roles as main centres in the County Retail Hierarchy’ 6

Cahir	is	on	the	fourth	tier	of	the	Retail	Planning	Guidelines,	2005	retail	
hierarchy.	 The	main	 function	 of	 fourth	 tier	 towns	 is	 to	 provide	 basic	
convenience	shopping.		All	new	retail	developments	in	South	Tipperary	
must	 have	 regard	 to	 the	 specific	 provisions	 of	 the	 Retail	 Planning	
Guidelines,	2005.	
	
The	emphasis	of	 the	County	Retail	Strategy	 is	on	strategic	guidance	
on	the	location	and	scale	of	major	retail	development.	It	does	not	seek	
to	inhibit	small	scale	retail	development	in	centres	around	the	county,	
particularly	in	smaller	centres.	

The	strategy	recognizes	the	need	to	ensure	that	local	needs	are	met	in	
an	‘equitable,	efficient	and	sustainable	way’	in	new	residential	areas	in	
and	around	main	settlements	through	the	designation	of	locations	for	
district	or	neighbourhood	centres	in	development	plans.	

Policy RS7: New District and Neighbourhood Centres,
‘It is the policy of the council to encourage and facilitate the development 
of new district and neighbourhood centres to meet the needs of new 
and growing centres of population’ 7 

6		South	Tipperary	County	Retail	Strategy	2003,	p13
7		South	Tipperary	County	Retail	Strategy	2003,	p14
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Appendix	3:	Zoning	Matrix

Permitted	in	Principle:	 	 P
Open	for	Consideration:		 O
Not	Permitted:	 	 	 X

Use Classes Local Centre Residential Commercial Open Space 
Advertisements X X
ATM X X
Banking and Financial Institutions X O X 
Bed & Breakfast O X X 
Betting Office X X X 
Car Park – Commercial Surface X X
Car Park – Multi-storey X X X
Cash & Carry/Wholesale Outlet X X X
Childcare Facility O X 
Community Centre X X O O 
Community Facility O O 
Cultural Uses X O 
Education X
Enterprise / Training Centre X X
Funeral Home X X X 
Garden Centre X O X 
Health Centre X O X 
Heavy Vehicle Park X X X X 
Hotel/Conference Centre X X X
Home Based Economic Activity O X X 
Light Industry X X X
Logistics (Industry) X X X
Medical and Related Consultants X
Motor Sales Outlet X X X
Office Based Industry X X X
Offices less than 100sq.m O X X
Office greater than 100sq.m X X X
Open Space 
Petrol Station X X X
Places of Worship O X 
Public House O X O X 
Public Transportation Station X X
Recreational Buildings (Commercial) O X O X 
Recreational Facility/Sports Club X O 
Recycling Facility X X
Refuse Transfer Station X X X X 
Residential X X 
Residential Care Home X X 
Residential Institution X O X X 
Restaurant/Café X X
Retail Warehouse X X X
Science & Technology Based Enterprise X X X
Sheltered Housing O X X 
Shop X X
Shops – Neighbourhood X O X 
Shops – Major Sales Outlet X X O X 
Take-Away/Fast Food Outlet O X O X 
Taxi Office X O X 
Telecommunications Structures O O O
Teleservices X X X
Traveller Community Accommodation X X X 
Utility Installations O
Veterinary Surgery X X X 
Warehousing X X X




