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1.0   Introduction  

1.1 Introduction 

The preparation of a County Development Plan (the Plan) is one of the most important functions of 

Tipperary County Council (the Council), developed through a shared process of public participation 

and engagement. This will be the first Tipperary Plan, and when adopted, it will replace the current 

South Tipperary County Development Plan 2009, and the North Tipperary County Development 

2010.  

 

Figure 1. 1: The three stages in the plan -making process  

The Plan will guide sustainable physical, economic, and social development across Tipperary, 

whilst protecting the environment and guiding, and supporting our move to a low-carbon society. It 

identifies the strengths of the County, provides guidance on the growth of towns, villages and rural 

areas, and informs the nature of future investment. It will inform decisions on public services, 

infrastructure and amenities, and will influence many facets of daily economic and social life, in 

terms of where we live, availability of services and job opportunities.  

1.1.1 New National, Regional and Local Planning Frameworks 

This Plan is influenced by, and must comply with a new set of planning frameworks, each shaping 

and coordinating planning, economic and spatial development at national, regional and local levels. 

These include the National Planning Framework 2018 (NPF), and the Southern Regional Spatial 

and Economic Strategy 2020 (RSES). These influence the Plan, which itself in turn; will inform the 
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preparation of new Local Area Plans (thereby replacing current Town Development Plans) to be 

prepared for designated towns1.  

 

The Plan will also set out a framework under which other plans and strategies may be developed, 

including those prepared to seek investment and funding for the County. 

 

Figure 1. 2 : Hierarchy of National, Regional and Local Planning  

1.2 County Tipperary 

1.2.1 Tipperary in Context 

Tipperary is located at the heart of Ireland s Golden Vale , and at the centre of Ireland s Southern 

Region. The County is one of the most central and accessible counties in Ireland, with existing and 

planned strategic transport links to Limerick, Waterford, Cork and Dublin, and to international 

airports and major ports.  

 

Tipperary has access to a network of national universities and colleges, with nine leading third-

level colleges and universities within a 2-hour commute, all producing highly skilled graduates. A 

strong culture and tradition of collaboration from research, development and internship 

perspectives, is a key factor in the success of Tipperary based companies. The natural amenities 

of the county include breath-taking Lough Derg in the north-west, the majestic River Suir to the 

south, the iconic Rock of Cashel, mountain ranges and secret valleys, interspersed with a varied 

network of towns and villages full of individual character. 

 

Tipperary has a vibrant and diverse domestic economy based on its strong network of Towns, its 

diverse and productive rural areas, its vibrant community and workforce, and its iconic and rich 

culture and landscape. In particular, Tipperary has three Key Regional Towns; these are drivers of 

growth and balanced regional development. The County has a wealth of natural assets, and key 

economic strengths include renewable energy and the bio-economy, agri-food, the equine 

                                                

1 The preparation of LAPS will commence in 2022 in accordance with an agreed programme 



DRAFT TIPPERARY COUNTY DEVELOPMENT PLAN 2022 ς 2028 VOLUME 1 

                                                8       

 

economy, tourism and pharmaceuticals. Finally, Tipperary offers an excellent quality of life, and 

has a natural environment of diversity and character.  

1.2.2 The Tipperary Corporate Plan  

The Tipperary Corporate Plan 2020-2024 sets out the strategic vision and direction for the Council 

for the next five years. The Corporate Plan serves as the framework for action during the lifetime of 

the current Council, delivered through the supporting strategies of all Council Directorates, with the 

goal to make Tipperary a better place to live and conduct business. The Corporate Plan describes 

a future for Tipperary, and how the Council, together with all stakeholders, intends to deliver the 

vision:   

 

Tipperary - A vibrant place where people can live, visit and work in a competitive and resilient 

economy, a sustainable environment and an inclusive and active community . 

 

 

Figure 1. 3: Logo for the Corporate Plan 2020 ð 2024  

The Corporate Plan has had due regard to the Public Sector Duty as set out in Section 42 of the 

Irish Human Rights and Equality Commission Act, 2014, and in particular the need to eliminate 

discrimination, promote equality of opportunity and treatment, and to protect the human rights of its 

members, staff and the persons to whom it provides services. 

1.3 Policy Framework 

Under Section 9 of the Planning and Development Act 2000 (as amended) (the Planning Acts), the 

Council is obliged to make a Development Plan every six years with a written statement, and 

accompanying maps to give a graphic representation of objectives contained therein.  There are 

mandatory and discretionary objectives to be addressed, and the Plan will come into effect six 

weeks from the date of its adoption.  

 

This Plan is particularly significant for Tipperary as it represents the first all-county planning 

strategy, and is an opportunity for innovation and ambition for the County and its citizens in a time 
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of great change and challenge. A 6-year lifetime will mean that the new Plan will remain effective 

until 2028, and therefore will need to be far-sighted and effective in the County s approach to 

meeting climate change targets, and in recovering from the Covid-19 pandemic. The Plan must 

have regard to, or be consistent with current national development guidelines, local strategies and 

programmes, and must comply with both planning, and environmental legislation, as illustrated 

below: 

 

Figure 1. 4: Planning Policy Frameworks  

1.3.1 UN Sustainable Development Goals 

The Plan has incorporated the UN 2030 Agenda for Sustainable Development and Sustainable 

Development Goals (SDGs), and economic, social and environmental considerations of 

sustainable development; these are highlighted in Table 2.5 of the Core Strategy. 
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Figure 1. 5: UN Sustainable Development Goals  

1.3.2 Project Ireland 2040 

Project Ireland 2040 is the government s long-term overarching strategy to support businesses and 

communities across Ireland in realising their potential. The National Development Plan (NDP) and 

the NPF combine to form Project Ireland 2040, with the NPF setting the vision and strategy for the 

development of the country to 2040, and the NDP providing and enabling investment and 

infrastructure to implement the strategy. Project Ireland 2040 sets out ten National Strategic 

Outcomes, built around the themes of well-being, equality and opportunity. These and the 

Strategic Investment Priorities are set out in Figure 1.6. The NPF has set out a strong population 

growth projection of 15% above 2016 levels for Tipperary - a foundation stone for the Core 

Strategy  
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Figure  1. 6: NPF National Strategic Outcome and Strategic Investment Priorities  

The NDP activates the spatial plan of the NPF through a funding and investment programme, 

under which the Council can seek funding for strategic projects as listed in the Plan, and its 

associated frameworks. Funding schemes are competitive and bid-based, supporting innovative, 

collaborative projects which would not otherwise happen. Key existing funding schemes include 

the Urban Regeneration and Development Fund (URDF), Rural Regeneration and Development 

Fund (RRDF), Climate Action Fund and Disruptive Technologies Fund, each overseen by the 

relevant Government Department. Tipperary has already benefitted significantly from funding 

available, and through the collaborative work of the Council and its partners, funding has been 

received for Clonmel, Nenagh, Thurles, Carrick on Suir, Templemore, Cahir, Fethard and 

Kilsheelan.  The Plan as the primary framework for planning and investment has a very important 

role in continuing this success and attracting new investment.  

1.3.3 The Southern Region Spatial and Economic Strategy 

The RSES is a 12-year strategic regional development framework for the Southern Region and 

implements NPF policy for achieving balanced regional development. It ensures regional 

coordination between the Plans, and Local Enterprise and Community Plans (LECP). The RSES 

Vision is to: 

 

 



DRAFT TIPPERARY COUNTY DEVELOPMENT PLAN 2022 ς 2028 VOLUME 1 

                                                12       

 

¶ Nurture all our places to realise their full potential; 

¶ Protect and enhance our environment; 

¶ Successfully combat climate change; 

¶ Achieve economic prosperity and improved quality of life for all our citizens; 

¶ Accommodate expanded growth and development in suitable locations; and 

¶ Make the Southern Region one of Europe s most creative, innovative, greenest and 

liveable regions. 

 

These components are in line with the NPF and the UN SDGs, and are integral to this Plan and its 

Core Strategy. The RSES has specifically acknowledged Tipperary s national and regional 

strengths including the strategic importance of Tipperary s towns, and national and inter-regional 

transport linkages between national and regional cities. In particular, the RSES supports the 

potential for improved intra-regional connectivity, jobs and opportunities though the strengthening 

of the Limerick-Waterford Transport and Economic Network, illustrated as part of the Plan Core 

Strategy and addressed in Chapter 8 Enterprise and Rural Development. The RSES also 

recognises Tipperary s strengths, and track record in climate action, renewable energy and the 

emerging bioeconomy.  

 

It is a requirement of the Planning Acts, for the Council to prepare a Report to the Regional 

Assembly every 2 years, setting out progress made in supporting the objectives of the RSES  in 

accordance with Section 25A (1) of the Planning Acts. This is a key aspect of monitoring as 

addressed in Chapter 16. 

1.3.4 Climate Action and Low-Carbon Economy 

The National Climate Action Plan (DECC, 2019) seeks to make Ireland a climate resilient and 

environmentally sustainable society and economy by 2050. Local Authorities will act as leaders 

through their local adaptation strategies, providing support for flagship and pilot projects and skills, 

and the development of checklists, templates and quality marks. The Climate Action and Low 

Carbon Development (Amendment) Bill (DECC, 2020)  will require the Council to develop a 5-year 

Local Authority Climate Action Plan, including both mitigation and adaptation actions, ranging from 

simple short-term solutions to large-scale longer term transformational projects.  

 

This Plan has embedded the duel principles of Climate Adaptation and Climate Mitigation through 

its Core Strategy, and policies and objectives, with a climate resilient, sustainable and low-carbon 

county vision specifically addressed in Chapter 3 Low-Carbon Society and Climate Action.  The 

Council will seek to support the emissions reductions targets as set out in the Programme for 

Government, and support the preparation of a Climate Action Plan for Tipperary. 

https://www.gov.ie/en/publication/ccb2e0-the-climate-action-plan-2019/
https://www.gov.ie/en/publication/984d2-climate-action-and-low-carbon-development-amendment-bill-2020/
https://www.gov.ie/en/publication/984d2-climate-action-and-low-carbon-development-amendment-bill-2020/
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1.3.5 Compliance with Planning Guidelines 

The Section 28 Guidelines of the Department of Housing, Local Government and Heritage, are a 

vital aspect of the management and guidance of new development. They are constantly updated 

by the Government and the Ministerial departments. Under Section 28 of the Planning Acts, the 

Council is required to demonstrate: 

 

(i) How the policies and objectives of the Minister contained in the Section 28 guidelines 

have been implemented, or 

(ii) If applicable, that the Planning Authority has formed the opinion that it is not possible, 

because of the nature and characteristics of the area or part of the area, to implement 

certain policies and objectives when considering the application of those policies in the 

area or part of the area of the development plan and shall give reasons for the forming 

of the opinion and why policies and objectives of the Minister have not been so 

implemented. 

 

A detailed Statement of Compliance with Ministerial Guidelines  in Volume 3, sets out how these 

Planning Guidelines have informed the Plan. All new development should have regard to the 

relevant provisions of the Section 28 Guidelines (and any review or update thereof) in its design 

stage and before an application for planning permission is submitted to the Council. 

1.3.6 Public Consultation 

Pre-Draft public consultation was held from Friday 18th September to Monday 16th November 2020, 

with 190 public and stakeholder submissions received. The submissions received were innovative 

and progressive, covering topics including; climate action, biodiversity, economy, rural 

development, walking, cycling and amenities, regeneration of towns and villages, quality of life etc. 

Submissions received were summarised and considered in a report by the Chief Executive, and 

have heavily influenced the Core Strategy and policies and objectives of this Plan.   

 

https://www.gov.ie/en/organisation/department-of-housing-local-government-and-heritage/
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Figure 1.7 : Branding for public consultation strategy  

1.4 Protection of the Environment 

Support for a healthy, natural environment, is a core ambition of this Plan, and is ensured thorough 

the Strategic Environmental Assessment (SEA) process in line with European Directive 

2001/42/EC. SEA has assessed the likely environmental effects of implementing the Plan through 

the plan-making stages. The purpose is to provide for a high level of protection of the environment 

and to contribute to the integration of environmental considerations into the preparation and 

adoption of plans and programmes with a view to promoting sustainable development .    In this 

respect, this Plan has been influenced by SEA, and has been produced with careful consideration 

for how the vision for growth set out, might influence, positively or negatively on our environment.  

 

In addition to the SEA process, and in line with Article 6(3) of European Council Directive 

92/43/EEC on the conservation of natural habitats and of wild fauna and flora (the Habitats 

Directive), the Council has undertaken an assessment of the potential impact of the 

implementation of the Core Ambitions of the Plan on certain sites. These sites, for example, rivers, 

lakes, uplands etc in Tipperary, have been designated by the EU, as important sites by virtue of 

their environmental importance and sensitivity. These sites are called Natura 2000 sites. In 

accordance with the Directive, a detailed Appropriate Assessment (AA) has been carried out to 

support the plan-making process.   

 

This Plan has also been subject to an assessment to demonstrate that the flood risk to new 

development, and as a result of new development, will be acceptably safe throughout the lifetime 

of the proposed Plan, and beyond. This assessment has considered the impacts of climate change, 

and assesses the impact that land use changes and development in Tipperary could have on 

future flood risk. The SEA Environmental Report, the Natura Impact Statement (NIS) and the 

Strategic Flood Risk Assessment (SFRA) are set out in Volume 5. 
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Summary 

The development objectives in the Plan are consistent, as far as practicable, with the conservation 

and protection of the environment. The accompanying SEA, AA and SFRA processes have 

informed the preparation of the Plan (Volume 5 provides associated documents detailing the 

findings). All recommendations made by these processes have been integrated into this Plan, and 

this will contribute towards environmental conservation, and protection within the County and 

beyond. 

1.5 Format of the Draft County Development Plan 

This Plan is set out over five volumes: 

 

¶ Volume 1: Written Statement  

¶ Volume 2: Settlement Guide, Settlement Plans and Serviced Land Assessment  

¶ Volume 3: Appendices 

¶ Volume 4: Built Heritage 

¶ Volume 5: Environmental Reports 

 

Volume 1 is set out in 16 chapters under key headings that broadly reflect the themes of the RSES. 

Volume 2 sets out the Settlement Guide, Settlement Plans and Serviced Land Assessment. 

Volume 3 sets out the appendices that inform the Plan as follows: 

 

1) County Housing Strategy  

2) Renewable Energy Strategy  

3) Landscape Character Assessment and schedule of scenic Views and Routes 

4) Rural Housing Design Guide  

5) Design and Best Practice for Cluster Housing Schemes in Rural Villages  

6) Development Management Standards 

7) Statement of Compliance with Ministerial Guidelines 

 

Volume 4 sets out the Record of Protected Structures, with proposed additions and deletions, and 

a schedule of Architectural Conservation areas, and Volume 5 contains the SEA Environmental 

Report, the NIS and the SFRA.  

1.5.1 Policies and Objectives and Standards 

In preparing this Plan, the Council has had regard to the National Policy Objectives as set out in 

the NPF, and Regional Policy Objectives and set out in the RSES, and these have informed the 

local policies and objectives set out in this Plan, as they relate to Tipperary. Planning policies for 

new development are set out at the end of each Chapter, and should be considered by all (public 
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or private sector developers) in considering new development in the county. New development will 

also be informed and guided by the Development Management Standards for new development as 

set out in Volume 3.  

 

Planning Objectives are also set out at the end of each chapter. These are monitorable and 

measurable objectives for delivery by the Council over the lifetime of the Plan, and an important 

aspect of monitoring. 

1.5.2 Planning Enquiry systems and mapping 

All geographic data as set out across the volumes of the Plan will be mapped on an interactive 

basis on the Council Planning Enquiry system on the Council website 

www.tipperarycoco.ie/planning after its adoption.  

1.5.3 Next Steps 

This Draft Tipperary County Development Plan 2022 - 2028 is now available to the communities 

and stakeholders of Tipperary for their consideration. Submissions and observations will be 

accepted until 4.00pm, 15th October 2021, and after the closing date all submissions will be 

considered by the Chief Executive before a decision is made to amend or adopt the Plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.tipperarycoco.ie/planning
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2.0   Core Strategy  

2.1 Introduction  

The Core Strategy provides an overarching framework for the Plan, establishing a vision for the 

county and key ambitions building on Tipperary s unique strengths and assets. The Planning Acts 

also require the Core Strategy to set out a medium to long term spatial growth strategy, to provide 

land for residential development, and to ensure that the Plan can support the development of 

homes in urban and rural areas in accordance with national and regional development objectives 

set out in the NFP and the RSES. 

2.2 A Vision for Tipperary 

This is a Plan for resilience and for recovery from the impacts of the Covid-19 pandemic, for 

sustainable towns and rural areas, and for self-sustaining and inclusive communities. The Plan is a 

proactive spatial planning framework for sustainable future growth, building on the strengths and 

assets of the county, its communities and its environment. The Vision Statement for Tipperary as 

set out in the Corporate Plan 2020  2024 sets the context for the ambitions of the Plan. 

 

 

Figure 2.1: Our Vision  
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In planning for the future, and in delivering this Vision Statement, a set of Core Ambitions 

integrate the principles of economic, social and environmental sustainability and inform this Plan. 

 

 

Figure 2. 2: Core Ambitions for Tipperary  

The five Core Strategy ambitions are grounded in the overriding ambition for Tipperary to transition 

to a Climate Resilient, Sustainable and Low-Carbon County over the lifetime of this Plan. The Core 

Ambitions have regard to the NPF vision for sustainable growth, the County s own social, 

economic and environmental strengths, and the aspirations of communities and stakeholders. 

These Core Ambitions are mainstreamed throughout the Plan, and are expressed in the Strategic 

Objectives of the Core Strategy, which in turn reflect the values of the UN SDGs. 

2.3 Building Blocks for the Future 

Tipperary has a population of 159,553 persons, with approximately 42% living in our large to 

medium towns, and 58% living in our many smaller towns, villages and rural areas. The NPF 

Implementation Road Map (DHPLG, 2018)2 projects a strong population growth of approximately 

15% for Tipperary to 2031, in conjunction with the growth and revitalisation of our towns and 

                                                

2 Appendix 2  Transitional Regional and County Population Projections to 2031 
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villages, ensuring that they are vibrant centres and communities. The key strengths of the county 

on which to build sustainable growth are summarised here: 

 

¶ Sixth-largest of the 32 counties by area and 12th largest by population. 

¶ A central location in the Southern Region, with strategic road and rail linkages to and from 

the cities of Waterford, Limerick, Cork and Dublin. The enhancement of road and rail 

connectivity to each of our national and regional cities will be a priority over the Plan period.  

¶ National reputation as a leader in renewable energy development and innovation, and as an 

early mover to a low-carbon society.  

¶ Strongly growing tourism economy, 

supporting national tourism 

programmes, through its built and 

cultural assets, diverse towns and 

villages and quality outdoor 

activity experiences. 

¶ A diverse economic profile 

comprising of agri-food, high-

profile foreign direct investment, 

and local small and medium 

enterprises. 

¶ Tipperary is particularly well 

known as a centre for quality food 

production, and also as a centre of 

excellence for the equine economy. 

¶ Strategic and Core Infrastructure Assets and Services, including national Gas and Electricity. 

¶ A balanced network of Urban Towns each with unique roles, specialities and capacities, 

including three Key Towns that will support growth beyond the cities at a sub-regional level.  

¶ Diverse and productive Rural Areas that are important to the economy, environment and 

quality of life, and many unique rural villages that are centres of local community services in 

their surrounding areas, with individual roles and capacities. 

¶ A high-quality environment, with mountains, rivers and lakes that provide a range of natural 

services, including climate change mitigation and adaptation, the maintenance of water 

quality, the support of biodiversity and enhancement of our quality of life. 

¶ A strong employment base with approximately 60% of the Tipperary workforce employed 

locally within the county across its diverse economic sectors as outlined above.  
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Building on these strengths, and in line with the Vision Statement above, this is a Plan for recovery 

and resilience, for sustainable towns and rural areas, and for creating self-sustaining and inclusive 

communities.  

2.4 A Climate Resilient, Sustainable & Low-Carbon County 

The Government through the Climate Action and Low Carbon Development (Amendment) Bill 

2021 (DECC, 2021), and its own Programme for Government3, has set a legally binding target of 

net-zero emissions by 2050, with an ambition to more than halve carbon emissions over the 

course of the decade to 2030.  This target will require transformative change in planning for homes, 

transport, employment and infrastructure and the years to 2030 are critical in making this change. 

This target is underpinned by the Core Ambitions of this Plan. 

 

The Plan, as a spatial planning strategy, addresses international, national and regional policy 

relating to climate action, including the need to plan for compact growth, better building energy 

efficiency, much greater focus on renewable energy, the decarbonisation of transport, 

opportunities for active travel, urban greening, nature-based surface water management etc. 

Climate action is specifically addressed in Chapter 3 Low Carbon Society and Climate Action, 

(including a summary in Table 3.1 of how climate adaptation and mitigation measures have been 

included).  

 

The Plan, in conjunction with the Tipperary Climate Action Plan 2019, and the Climate Action Plan 

for Tipperary (when prepared in line with the Climate Action and Low Carbon Development 

(Amendment) Bill 2021 (DECC, 2021)), provides a framework for the transition to a climate resilient, 

biodiversity-rich, environmentally-sustainable and climate-neutral economy. 

2.5 Developing a Core Strategy for Sustainable Growth  

The Core Ambitions for Tipperary are reflected through this Core Strategy. The Planning Acts also 

require the Core Strategy to set out residential development to meet projected demand for new 

housing over its lifetime. Therefore, the Core Strategy addresses the following: 

 

¶ Provides relevant information to demonstrate that the Plan, and the Housing Strategy are 

consistent with the NPF, RSES and with Specific Planning Policy Requirements specified in 

Section 28 Guidelines, 

¶ Takes account of policies of the Minister for national and regional population targets, 

¶ Defines a settlement framework for the County that is consistent with the NPF and RSES, 

                                                

3 Programme for Government: Our Shared Future (Department of the Taoiseach, 2020) 
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¶ Provides an evidence-based rationale for the land proposed to be zoned for residential and 

mixed-use development, having regard to the capacity of existing zoned land, and the 

phasing of development taking account of the location of public transport and services, and,  

¶ Demonstrates how the Planning Authority has had regard to the statutory Retail Planning 

Guidelines in setting out objectives for retail development. 

2.5.1 Tipperary and the National and Regional Settlement Framework  

Building on the national vision of the NPF, the RSES sets out to make the Southern Region one of 

Europe s most creative, innovative, greenest and liveable regions. Tipperary has many attributes 

and strengths to contribute to this vision, from our natural resources, the talent of our workforce 

and our creative communities. The spatial planning strategy of the RSES is based on the 

development of the three cities, supported by Key Towns, and vibrant towns, villages and rural 

areas.    

 

 

Figure 2. 3: Regional Core Strategy Vision  

Tipperary has three designated Key Towns , Clonmel, Nenagh and Thurles, which act as regional 

level economic drivers. Clonmel, along with five other large centres, Kilkenny City, Ennis, Carlow, 

Tralee and Wexford, are identified as self-sustaining centres, and have a comparable structure to 

the five regional centres identified in the NPF. Nenagh and Thurles are also identified as major 
























































































































































































































































































































