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1.0 OVERVIEW
Kenneth Hennessy Architects Ltd. have been commissioned to prepare a planning application
for a residential development at Boherclough Street, Cashel, Co. Tipperary.
This Development Impact Assessment (DIA) has been prepared to accompany that
application as it is a new residential development proposal which is subject to the provisions
of Part V of the Planning and Development Act 2000 (as amended)); it and should be read in
conjunction with the application drawings, reports and schedules.
The proposed development comprises of development of residential units on lands currently
zoned as “Town Centre” within Cashel and Environs Development Plan 2009-2015.
The development contained in this application comprises the following specific works:
the construction of a new social housing development of 9 dwellings at the corner junction of
Boherclough St and Deerpark Road, Boherclough, Cashel, Co. Tipperary.
Works comprise of the demolition of existing trees, removal of vegetation and demolition of
existing dilapidated two storey dwelling, shop and one storey and the construction of 9 no.
new dwelling houses comprising 3 No. 2 bedroom, two storey houses, 4 no. 1 Bedroom
apartments and 2 no. 2 Bedroom apartments. Works also comprise provision of new
roundabout, road realignment, internal site access roads, footpaths, underground services,
drainage systems, car parking, boundary treatments, landscaping, open spaces, connection
to existing sewers and watermain and all associated site works.
This report will address:






Settlement Form and Character
Housing Need, Housing Mix and Part V
Capacity of Community/Public Facilities
Retail/Commercial/Service Uses
Waste Water and Water Services Infrastructure

2.0 SETTLEMENT FORM AND CHARACTER
2.1. SEQUENTIAL APPROACH

Approx.
location of
proposed
developed

The proposed development is located within the Cashel and Environs
Development Plan 2009-2015 on lands zoned as:
TC – To preserve, enhance and/or provide for town centre facilities. Proposals for
development on lands zoned for town centre are to comprise of mixed-use developments
consisting of a combination of retail, office, service, community and/or residential uses.
Residential use is permitted in principle on lands zoned ‘Town Centre’.

The site bookends an existing residential terrace and was previously a mix of residential and
retail use. As it is the end of an existing terrace and currently in a dilapidated condition –
for last 10-15 years, the development of a residential scheme of this scale and nature at
this site is both suitable and appropriate. The area is largely residential and is the logical
location residential development in this area; the development is self-contained, and it will
not preclude the future development of other zoned lands abutting it.
Indeed, the road improvement works included as part of this proposal improve the access
and road safety of the area in general.
The scheme does not create issues of excessive overlooking of existing residential
properties and enhances the security of their private amenity.
The development will not impact upon the usability and security of existing public open
space and will provide its own public open space that is secure and overlooked and of
size that meets the requirements of the relevant Development Plans and national
guidelines. Indeed, a street facing amenity area is proposed as part of the development
that is a semi-public space for enjoyment of users beyond the residents of the
development.
Furthermore, the proposed site is located within proximity of town centre at approx. 5-10
min walking distance/850m. It is also well connected to the town centre and within walking
distance of several public and community facilities as identified in sections 2.3 and 4.0 of
this report.
The housing mix can help create a sustainable neighbourhood for people of different ages
and different lifestyles. A satisfactory mix of dwelling types including 1–2-bedroom units are
proposed, with direct access from ground level. A range of sizes and orientations are
available. It is envisioned that the proposal will facilitate the creation of a successful
residential neighbourhood where the residential community can become established and
grow.
2.2. SCALE, FORM AND CHARACTER
The proposed development consists of 9 no. residential dwellings in the form of terraced
houses along with self-contained apartments which have ‘own door’ street access.
While the scheme has the appropriate density of 52 units/hectare (9 units / 0.43acre /
0.1754ha) the buildings have been limited to two storeys in keeping with scale and form of
neighbouring buildings whilst also allowing for a more prominent and visually attractive
design at the corner of the site.
Separation distances that meet requirements within South Tipperary Development Plan are
adhered to.
The houses and apartments are located in a terrace block. The house types have been
designed so that although they give a unified composition the individual door access and
delineation of each unit is apparent.
A planted buffer along the street frontage allows for some set back privacy whilst still
maintaining a strong street edge. The elevation treatment of the gable is visually attractive
and allows for an animated façade as this location as well as passive overlooking of the
amenity area and access.
The dwelling heights have been varied to provide some variety to the overall sense of
place and to meet the requirements of the site levels.
The units are orientated to take best advantage of the sun path across the site for the
internal spaces and private garden areas.

Existing boundaries will be maintained to the north and west site boundary and
supplemented by rendered wall where required. (See accompanying drawings to this
application for detail).
The apartments, all with own door access, are located within the terrace and are of similar
appearance of the two storey terrace houses. Private amenity for the ground floor
apartments is provided in the form of rear gardens. First floor private amenity is provided in
the form of balconies that overlook the public open space and not the private open space
of the apartment below.
The proposed material treatment is a simple palette of three main materials: render and
tile accents that are reminiscent of the previous tiled façade of the existing building on the
site – O’Connor’s shop. A metal finish trocal roof is proposed to the corner of the
development.
A visual impact assessment accompanies this report which outlines the positive visual
impact the proposed development has on the area.
2.3. OPEN SPACE
The area of useable site (excluding road works is 1754m2, with 15% open space
requirement equating to 263m2.
266m2 of usable public open space is provided within the scheme in one large area that
is overlooked by all the dwellings within the scheme and is universally accessible.
An additional 165m2 of open space is included in form of shared space and a further 48m2
to the front of the development, which acts as a semi-public space for enjoyment of the
public beyond the residents of the development.
A landscape design scheme is included on the site layout, indicating seating, paving and
planting.
All dwellings have private open space that meet the standards required in the South
Tipperary Development Plan as identified within the drawings which accompany this
report.
2.4. PEDESTRIAN AND CYCLIST CONNECTIVITY & TRANSPORT
The scheme will fully integrate into existing pedestrian and cyclist routes of the
neighbouring Boherclough Street that give access to Cashel town centre within approx. 9
min walking distance/2 min cycling distance/850km.
The proposed development is accessed by a new access road from Boherclough street.
A new footpath connects into the existing footpath at this location. The access road will
become a shared surface, designed to DMURS standards with traffic calming measures.
New road alignment, traffic calming, and new roundabout are proposed to ensure safe
access to the development at this location.
Safe pedestrian movement through and across the site is facilitated via clearly defined
pedestrian routes and a raised table at the entrance to the site. Communal amenity areas
are separate from footpaths and clearly visible to vehicular traffic.

A total of 11 car parking spaces are provided consisting of 1 car park space for 1 and 2
bed dwellings (9 paces), with 2 visitor car park spaces are provided at a rate of 2 per 5
dwellings. One accessible car parking space is provided.
Please refer to Engineering Design Services Reports as prepared by DRA Consulting
Engineers regarding traffic related issues that accompanies this application.
2.5. PHASING
The development will be developed in one phase.
3.0 HOUSING NEED, HOUSING MIX AND PART V
3.1. HOUSING NEED
The intended use of these units is as housing for older people, as well as family homes.
According to the 2016 Census, the population of Cashel stands at 4422 an increase of 8%
in comparison to the 4051 people that resided in the town in 2012.
The proportion of older people (aged 50 and over) has increased in this time from 26% to
28% and is set to increase further.
There is availability of suitable housing for older people, with accessible layouts, of an
appropriate scale, with energy efficient designs whilst also in a suitable location for town
amenities is low; as of 26.05.21, a search of houses for sale in Cashel on daft.ie revealed
only 5 of the 35 houses for sale were 2 bed and located in the same town centre walking
distance, with 3 of these requiring improvement works.
The proposed development provides a supply for this housing needs, whilst also ensuring a
variety of types and sizes and allowing also for families to reside here, ensuring an
intergenerational mix of residents.
3.2. HOUSING MIX
The housing mix of the proposed development is shown as per the below table:
Dwelling Type
NO.

1B/2P Apt
4

2B/4P House
3

2B/4P APT
2

There is adequate mix of dwelling type and size to cater for the housing demand in the
area and achieves a housing density of 50 units/hectare.
All dwellings are dual aspect, and all dwellings meet the minimum space standards as per
ministerial guidance and are shown in the accommodation schedule on the drawings
accompanying this report.
3.3. PART V
The proposed development is social housing provided by TCC and as such is not subject
to a separate Part V Agreement. In accordance with the Planning and Development Act
2000 as amended by the Planning and Development (Amendment) Act 2002, and the
Urban Regeneration and Housing Act 2015.
4.0 CAPACTIY OF COMMUNITY/PUBLIC FACILITIES
4.1. CHILDCARE FACILITIES
There are 14 childcare facilities listed on Tipperary Childcare Committee List (Feb 2021) for
Cashel and the surrounding area, with two located within walking distance of the
proposed development.
As the proposed development is for 5 no. 2 bed and 4 no. 1 Bed units, there is adequate
capacity within existing childcare facilities to cater for the scale of this proposed
development and the scheme is well below the mandatory threshold of 75 houses.
It is not anticipated that the proposed development will therefore overburden existing
facilities. School traffic should not be adversely affected due to the central location of our
development.
Additionally, as the proposed development will be facilitating occupation by elderly
residents it is not envisaged these users will have the need to access childcare facilities.
4.2. PRIMARY SCHOOL
The town is well served by St. John the Baptist National School, as well as School Cormaic
Special needs school and Scoil Aonghusa for children between ages 4-18 with learning
disabilities.
All are located within the town centre and within walking distance of the proposed
development. All are open to new enrolments and have potential capacity.
As the 4 no. 1 bed apartments are unlikely to have a child living in them, the remaining 5
houses are assessed for primary school facilities.
5x2.8=106.4@12% = 2 children of primary school going age within the proposed
development.
This is well within capacity of existing primary schools. Additionally, as the proposed
development will be facilitating occupation by elderly residents it is not envisaged these
users will have the need to access school facilities.
4.3. SECONDARY SCHOOL
There is 1 secondary school in the town of Cashel, Cashel Community School and is within
walking distance of the proposed development (approx. 15 min walking distance/1.2km).
Cashel Community School is operating at near to full capacity currently though these
numbers are constantly changing with the school adapting to meet changing needs.

As the 4 no. 1 bed apartments are unlikely to have a child of secondary school going age
living in them, the remaining 5 houses are assessed for secondary school facilities.
5x2.8=106.4@8.5% = 1 child of secondary school going age within the proposed
development. Based on above information, it is anticipated the school could facilitate this
scale of development. Additionally, as the proposed development will be facilitating
occupation by elderly residents it is not envisaged these users will have the need to access
school facilities.

Figure 1: School and childcare facilities

4.4. PUBLIC FACILITIES
The site is in close walking distance to the town centre, supermarkets and playground
and sports facilities.
The Cashel town playground is within a ten-minute walk, as is Cashel Rugby club. This also
contains a basketball court and large open green play area. Larkspur park sports
complex, containing tennis courts, pitch and putt, badminton and squash is within a 5minute walk.
The town centre is within a 5–10-minute walk of the site, which provides a variety of
amenities including shops, café, restaurants, banks, civic and arts amenities. Some of
these amenities are summarized below:
Healthcare: Cashel Medical Centre, Cashel Primary Care, Our lady’s health centre, St.
Patrick’s Rehab Hospital are all located within a 5–10-minute walk of the site.

South Tipperary General Hospital, located in Clonmel approx. 25km from the proposed
development, provides acute general and maternity services. The hospital serves the
catchment area of South Tipperary and North West Waterford.
Emergency Services: South Tipperary General Hospital has in operation an emergency
ambulance service. Cashel Fire Station is located Ladyswell Street in the town centre.
Cashel Garda Station is located on Commandant PJ Hogan Square in the town centre.
within proximity to the proposed development.
Bring Back Sites: Cashel is served by a recycling centre which allows for the deposal of a
variety of waste materials including glass bottles, cans, newsprint and textiles. There is a
bottle bank within the town centre.
Retail: There are a variety of shops, retail & commercial outlets and supermarkets within the
town centre, all within walking distance of the site.
Post Office and Banks: There is a Post Office on Main Street and there are two banks,
including Bank of Ireland and Allied Irish Bank, along with Cashel Credit Union, located in
the town.
Restaurants & Public Houses: Cashel town is served by a vast number of Restaurants, Coffee
Shops and Public Houses and the proposed development is within walking distance of
these services and facilities.
Recreational Facilities:
recreational facilities.

As outlined above, site is in proximity to several sports and

Religious Facilities: There are several religious facilities in the area.
Third Level Education: Cashel is serviced with public transport connections to Clonmel,
Cork, Limerick and Dublin, all of which have third level education institutions. There is an
ETB Adult and Further Education Centre located within the town centre.
Ample public amenity space is provided to enable residents to avail of a variety of
recreational space on site. Wider town amenities are easily accessible from the site. Our
proposal will be beneficial to the community it facilitates accommodation for older people
in walking distance of the town, where these residents can interact with the broader
community in a safe and accessible manner. It is anticipated the proposal will provide for
adequate and safe amenity and recreational open space and facilities and access to
wider facilities.

Figure 2: recreational/sports facilities

5.0 RETAIL/COMMERCIAL/SERVICE USES
The proposed site is in walking distance to the town centre and located in between an Aldi
and Tesco supermarket. As such it is well serviced in terms of retail needs. Although the site is
zoned town centre the exclusion of retail from this development and continuation of
residential units as this location is the most appropriate use of this site. Although the site was
once a shop, it has long been closed and it is therefore not envisaged the proposed
residential development will adversely impact current town centre retailing. The proposed
development aims to improve the visual appearance and security to this part of the town.

Figure 3: Supermarket facilities

6.0 WASTE WATER AND WATER SERVICES INFRASTRUCTURE
6.1. WASTE WATER TREATMENT
It is proposed to connect to this via new connections to the existing wastewater
infrastructure.
Please refer to DRA Consulting Engineers Civil Engineering Report’ for details.
6.2. SURFACE WATER
It is proposed to connect to the existing surface water system via new connections to the
existing surface water infrastructure.
Please refer to DRA Consulting Engineers Civil Engineering Report’ for details.
6.3. WATER SUPPLY
It is proposed to connect to the existing water system via new connections to the existing
main.
Please refer to DRA Consulting Engineers Civil Engineering Report’ for details.

7.0 CONCLUSION
The proposed development has been designed and located to best integrate with its
surrounding environment and meets the policies and requirements as outlined in the
Cashel and Environs Development Plan 2009-2015
It adheres to residential design standards and guidance contained within the South
Tipperary Development Plan and Quality Housing for Sustainable Communities: Best
Practice Guidelines for Delivering Homes Sustaining Communities and has been designed
to provide both high quality housing and public open space.
As demonstrated within this document, the existing services with Cashel Town and its
environs have the capacity to cater for this development.

8.0 APPENDIX
8.1. ACCOMMODATION SCHEDULE

