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Public Realm Improvement Design Scheme for Castle Street, Carrick on Suir, Co. Tipperary
Part 8 Description of proposal

1. Project Background
1.1 Main Purpose of the Project
It is the aim of the Council and key stakeholders to make Carrick on Suir a more attractive
place to visit and to live in. The recent renovation work to the Ormond Castle (reopened in
summer 2017) has enhanced the visitor experience to the town and it is planned to build on
this achievement. The Ormond Castle Quarter is located to the east of the town and is slightly
removed from the Main Street in its location.
The current design scheme will incorporate the upgrade of Castle Street, and parts of New
Street, Main Street, Brewery Lane, Castle Lane and Castle View. The focus is on enhanced
pedestrian movement through the area with facilitation of local residential and visitor access
to the Castle.
The project is being undertaken by the County Council through the Part 8 Planning Process
(Planning and Development Regulations 2001 (as amended)).
1.2 Previous Reports
The up-grading of Castle Street formed an integral part of a project commissioned by the
County Council, to consider public realm enhancements to link the Castle and the town and
parking improvements to access in ease of access and navigation for visitors to the Castle.
Following a competitive Tender competition, the commission was awarded to Nicholas de Jong
Associates (Urban Design) and Systra (Traffic Management) in January 2018. The purpose of
this initial report was to assess a number of potential bus set down areas identified within the
town and determine the most suitable options in terms of likely impact on heritage/landscape
resources and traffic management considerations. It was a requirement that all the Options
considered should include up-grading the public realm of Castle Street.
The report considered six possible options and recommended three viable approaches to
accommodating coach set-down and parking facilities which could enhance the Ormond Castle
Quarter of the town as a visitor destination. The three options were then further assessed in
terms of their likely impact on any archaeological fabric, and taken forward to draft design for
consideration of the Council.
Following further consultation and input from the OPW during August 2018, the option for
incorporating a possible bus set down and turning circle to the front of Ormond Castle was not
pursued due to the adverse visual impact on the setting of the Protected Structure and
Recorded Monument. The preferred approach was to incorporate bus set down facilities
within the existing New Street Car Park, which is in a short walking distance of the Castle and
would encourage some interaction of visitors with town centre activities. Also, there would be
no archaeological impact on the Castle itself. This was considered as an achievable short-term
option and was progressed to design.
This document has been prepared to describe the works which relate to the Castle Street
section of the works, between the entrance to New Street Car Park (opposite the Town Hall)
and the entrance to Ormond Castle.
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1.3 The Existing Situation
As Castle Street links the Main Street with the Ormond Castle Quarter it is of strategic
importance to the tourism potential of the town. Although short in length, the street currently
appears cluttered, run-down and unattractive in its appearance. It does not attract visitors
(pedestrians in particular) either from the town to the Castle or from the Castle to the town. It
is recognised that the mixture of uses along Castle Street, including residential, businesses and
the Brewery Lane Theatre, need to be complemented by an improved public realm that
reinforces the streetscape character, and to ensure that visitors feel welcome to move along it
and fully experience the heritage attraction of the Castle.
Ormond Castle
This unique Elizabethan mansion, a National Monument in the ownership of the State, is the
architectural highlight of the town. It was built by Thomas the 10th Earl of Ormond in the
1560s. It is the country's only major unfortified dwelling from that period and is considered to
be one of the best examples of the style nationally in Ireland. The Castle fronts onto the
picturesque Castle Park and is adjoined by the river Suir to the rear.
Ormond Castle is a historical asset to the town and offers considerable tourist potential. It is a
policy of the Development Plan that new development does not have a negative impact on the
setting or amenity of this asset. Although in easy walking distance of the town centre, visitor
access is constrained by the lack of bus-set down and turning area in the vicinity, and the
Castle is attracting far less visitor numbers than it should. Furthermore, the majority of visitors
to the Ormond Castle currently do not visit or spend any revenue in the town itself.
Built Heritage
The western end of Castle Street lies within the town’s Architectural Conservation Area and
lies within a Zone of Archaeological Potential. There are two Protected Structures on the south
side of the street. For further details refer to Section 2 Planning Context.
The Site
The full length of the site between the entrance to Ormond Castle and The Town Hall on new
Street is approximately 250 metres.
Currently Castle Street provides pedestrian and two-way vehicle access to properties on both
sides, and to houses on Ormond Court and to a short cul-de-sac of new houses on the
northern side. Castle Lane, Brewery Lane and Callanan’s Lane extend southwards from Castle
Street. The Camphill Community building and Bnest café (serving light refreshments and local
crafts) is located at the western end of the street. The Brewery Lane Theatre is located to the
south side, at the end of Brewery Lane. At the eastern end of the street, the junction with New
Street provides one-way traffic access along Main Street, while the western end is signified by
the entranceway to Ormond Castle and Castle Park.
There are approximately nine linear on-street parking spaces, and sixteen (approximately)
perpendicular spaces located close to the park entrance, together with a Bus parking space.
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On the approach to Castle Park there are three immature trees and two mature (Sycamore)
trees within a grass verge on the north side of the street, and two over-mature (Sycamore)
trees within the parking area to the south side. A third tree (Beech) on the south side had been
recently felled due to its poor condition and paved-over root zone.
The four mature Sycamore trees were the subject of an earlier Arboricultural Report (Dermot
Casey Tree Survey Castle Street, July 2016), which identified them as being in poor or fair
condition and requiring remedial pruning works and reinspection in the dormant season.
1.4 The Proposed Development
As set out in the Site Notice, the works include:
 Up-grading of the public realm of the streets, comprising re-surfacing in materials
including asphalt, granite setts, limestone kerbs and concrete paving slabs; street furniture
(bollards); replacement street lighting; removal of some existing trees and replacement
tree planting; signage and all ancillary site works.
 The streets are in public ownership. No works will be undertaken on private lands without
the prior written consent of the relevant owner.
The main features of the proposals comprise:
 Re-surfacing of footways in high quality pre-cast silver-grey aggregate concrete slabs;
 Re-surfacing of roadway in asphalt with exposed limestone chips;
 Irish limestone kerbs throughout, with drop kerbs at pedestrian crossing points;
 Directional signage and interpretation material at the entrance to New Street car park;
 Provision of 10 linear on-street parking spaces on Castle Street and 13 spaces at entrance
to Ormond Castle (including 2 disabled spaces);
 Creation of raised table at junction of Castle Street and New Street, for traffic calming
purposes, with imprinted asphalt surface finish;
 Granite setts surfacing at pedestrian crossings and vehicle cross-overs, at edges to
roadway and within entrance area to Ormond Castle;
 Re-surfacing of Brewery Lane in granite setts;
 Provision of tactile paving slabs at pedestrian crossings;
 Pole-mounted street lighting along Castle Street and wall-mounted lights along Brewery
Lane;
 Removal of bus parking space to west of Castle Lane, and widened footway;
 Paved area outside Bnest café;
 Planting of 6 semi-mature street trees between Castle Lane and entrance to Castle;
 Shrub planting and grass areas to western end of street;
 Removable bollards at entrance to Ormond Castle and at end of Brewery Lane;
 Removal of two over-mature trees at entrance area to Ormond Castle; and
 Under-grounding of utility cables.
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1.5 Archaeological Impact Assessment
An ‘Archaeological Impact Assessment of a public realm improvement design scheme for Castle
Street, and a turning area at Ormond Castle, Townparks townland, Carrick on Suir, Co.
Tipperary’ was undertaken by ÆGIS Archaeology Limited in July 2018.
The Assessment concludes that the proposed development on the subject site may have a
potential negative impact on the potential subsurface archaeology of the site. In relation to
the Castle Street public realm works, the Assessment identifies predicted impacts of proposed
development on cultural heritage of subject site as:
Predicted
Impact Number
1

Description & type of impact

Comment

Upgrading of public realm of Castle St
to include upgrade of street surfaces,
crossings, and other street furniture,
and removal of older materials and
trees (physical impact)

2

Undergrounding of existing over
ground cables and services (physical
impact)

The subject site along Castle Street is located
within the zone of potential for the historic
town of Carrick on Suir and within the circuit of
its town defences. As such, it is predicted that
these intrusive works may have a negative
impact on previously unrecorded subsurface
archaeological remains and/or artefacts.
The subject site along Castle Street is located
within the zone of potential for the historic
town of Carrick on Suir and within the circuit of
its town defences. As such, it is predicted that
these intrusive works may have a negative
impact on previously unrecorded subsurface
archaeological remains and/or artefacts.

Suggested archaeological mitigation in respect of the predicted negative impacts comprise:
Suggested
Mitigation No.

Mitigation

Reason

1

Archaeological Monitoring of
public realm improvements
proposed along entire length Castle
Street.
Shallow undergrounding of cables
and services along Castle Street.

So that a suitably qualified archaeologist is on
site should archaeological material be
encountered during the works, so that it can be
recorded in the proper fashion.
As far as is practicable that underground services
be kept as shallow as possible to attempt to
avoid impinging on possible archaeological layers
subsurface. This is dependent on other factors
such as health and safety etc.

2

1.6

Environmental Impact Assessment
The proposal has been subject to both Appropriate Assessment (AA) and Environmental
Impact Assessment (EIA) Screening. This screening process determined that AA and EIA
were not required.

1.7

Scheme Benefits to be Gained
The proposed public realm works will significantly enhance pedestrian movement through
the area, encouraging visitors to participate in the activities of the town while accessing the
heritage attraction of Ormond Castle. The improvements will strengthen the streetscape
character of the area, and ensure that visitors feel welcome and safe, while facilitating local
Page | 4

Public Realm Improvement Design Scheme for Castle Street, Carrick on Suir, Co. Tipperary
Part 8 Description of proposal

residential access and parking requirements. The overall enhancement in the amenity of the
area will therefore be of considerable benefit to both visitors and local residents.
The public realm proposals are in accordance with the objectives and policies of the Town
Development Plan (refer Section 2) and will contribute towards improving the town’s image,
making it a more attractive place to live and securing the tourism potential of the town.
The archaeological mitigation measures will be complied with as recommended in the
Archaeological Assessment and through ongoing consultation with the National Monuments
Service.
Having a detailed plan in place for Castle Street will enable the Local Authority to pursue
potential sources of funding from central Government for implementation of the proposals.
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2. Planning Context
2.1

National/Regional Policy and Guidelines
The works will be undertaken in compliance with all National/Regional Policy and
Guidelines, including:






2.2

Smarter Travel (2009)
National Spatial Strategy (2002 -2020)
Draft National Planning Framework ‘Ireland 2040:Our Plan’
Design Manual for Urban Roads and Streets (2013)
South Tipperary County Development Plan (2009)

Carrick on Suir Town Development Plan 2013
The Development Plan is the main public statement of planning policies for the local
community. It is the blueprint for the planning and development of Carrick on Suir for the
next six years.
Public Realm
Section 3.2 of the Development Plan stresses that the continued enhancement of the town’s
public realm is essential for Carrick on Suir to secure its tourism product. The development
of a high-quality public realm integrated with the enhancement of the setting of the historic
buildings and spaces will greatly support the economic viability and vitality of the town, will
improve the town’s image and will make the town a more attractive place to live and secure
the tourism potential of the town.
In relation to Public Spaces & Pedestrian Linkages, it is an ongoing objective of the Council
to improve the pedestrian environment, permeability and legibility within the town centre.
Direct, compact, attractive, well lit and overlooked linkages between destinations will
encourage the residents and visitors to the town to walk further and appreciate the towns’
heritage. An increase in pedestrian traffic will also improve the vitality and viability of the
town.
An important part of the pedestrian experience is the network of laneways that exist within
the town centre. The improvement of these historic routes (including Brewery Lane to the
south side of Castle Street) will improve the pedestrian permeability and add value to the
tourism product.
Vehicular Parking
Section 3.3 of the Development Plan indicates that there are approximately 696 car parking
spaces within the town. In an average hour there are 392 car parking spaces available within
the town centre area, 361 of these spaces are public car parking spaces and 81% of these
spaces are located within a 5 minute walk of the Main Street. It is therefore considered that
there is sufficient existing car parking to meet the needs of the town.
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The Plan does however identify a deficit in coach parking. It is a Specific Action to identify
suitable locations within the town and examine the possibility of adapting existing car parks
to provide for coach parking bays.
Tourism
As set out in the Development Plan, the attractive setting of the town, natural and manmade environment including the River Suir and associated attractions, the historic Ormond
Castle and the Town Wall and associated attractions such as boating, river fishing, river
walks and cycling holidays all combine to provide considerable tourism potential.
In relation to Ormond Castle, it is recognised that this unique building is attracting far less
visitor numbers than it should and represents an unharnessed visitor destination. In order to
increase the visitor numbers to the Castle, the Development Plan considers it necessary to:
a) Actively promote and market the Ormond Castle and Town Wall in order to raise
awareness among visitors travelling independently and organised tours. Tour organisers
to be contacted and encouraged to include the Ormond Castle and Town Wall on their
itineraries and bundle with other attractions in South Tipperary i.e. Butler Trail.
b) The value of first impressions of Carrick on Suir must not be overlooked. A number of
different factors effect such impressions, some of which lie outside the scope of this
Plan (such as quality of hospitality etc). However, several physical conditions have a
significant role to play and should therefore be coordinated in a strategic manner. These
include the positioning and character of new development on approach roads, the
appearance and quality of existing properties in prominent locations and the design and
maintenance of public spaces at arrival points. Visitors must also be made to feel
welcome to the town and be actively encouraged to explore and spend time in the
town. This will be achieved through good quality orientation and interpretation, quality
of new development in the town and surrounding areas the details of which are
proposed in the specific actions set out under the Plan.
c) The OPW currently only allows 25 people undertake the tour of Ormond Castle at any
one time. Therefore when larger tours are visiting the site there are invariable a portion
of the tour waiting. The majority of visitors wait at the Castle/Bus and do not walk to
the Town Centre. Appropriately qualified FAS Job Bridge to be appointed to escort any
members of a tour group on a short free tour of the Town Walls and Coffee Shop whilst
they are waiting to visit Ormond Castle.
d) The Ormond Castle is located approximately 230m from the edge of the Primary Retail
Area. Visitors to Ormond Castle should be enticed to visit the town centre through
offers of food and beverages in the town’s establishments. As a short term measure,
signposting, street furniture, improved pedestrian linkages and planting are required in
order to encourage people to walk to the town centre.
e) Leaflets advertising local coffee shops, attractions and eateries should be distributed to
tours on their arrival.
f) As a medium – long term objective a Coach Parking Facility is required between the
Ormond Castle and town centre. Any Coach Parking facility needs to allow easy access
to the Ormond Castle and the Town Centre along direct, inviting and attractive
pedestrian linkages/routes.
g) Tourism Arrival Point
h) Interpretation and Orientation (See Section 3.2 Public Realm)
i) The promotion and enhancement of the town’s built heritage – town wall, medieval
townscape, ecclesiastical buildings, castle - as a tourist package integrated with Cashel,
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Cahir, Clonmel and Fethard (Walled Town Circuit) to improve the understanding and
interpretation of the town’s built heritage.
Policy TOUR 1: Tourism Development
It is the policy of the Council to enhance the visitor experience to the town and to cooperate with all stakeholders and appropriate agencies in promoting sustainable tourism
and securing the development of tourist-based attractions and products, enterprises,
facilities and related services in the town.
Specific Tourism Actions (5.3) include:
T 4 To improve pedestrian linkages between Ormond Castle and the Town Centre by
addressing signposting, footpaths, street furniture and lighting.
T 5 To develop an appropriately located coach parking facility within easy walking distance
of the Ormond Castle and the Town Centre.
Built Heritage
Architectural Conservation Area (ACA)
The western end of Castle Street lies within the town’s ACA, which also includes Main
Street, West Gate, Sean Kelly Square and parts of Bridge Street and New Street. The ACA is
so designated owing to the area having particular architectural and environmental qualities
which derive from the unique layout, design, unity of character and the mellowing of time.
The Council considers that the protection of the historic townscape within this area is a
critical element in the successful regeneration of the town as an attractive retail, tourism
and heritage product, but also acknowledges that many of its buildings, frontages and open
spaces require improvements and visual enhancement.
Policy AH 2: Architectural Conservation Area (ACA) It is the policy of the Council to ensure
the enhancement and management of the ACA. Within the ACA the Council will have regard
to: (a) The impact of proposed development on the character and appearance of the ACA in
terms of compatibility of design, colour and finishes, and massing of built form; (b) The
impact of proposed development on the existing amenities, character and heritage of these
areas; and, (c) The need to retain important architectural and townscape elements such as
shopfronts, sash windows, gutters and down pipes, decorative plasterwork, etc.
Protected Structures
There are two Protected Structures on the south side of Castle Street:
RPS
Ref.
1.14

Location

Description

Corner of Castle Street and Castle
Lane

1.15

Castle Street No 1

This is a 3–storey over basement to the rear, 2-bay building
with Victorian sash-windows, fan-light doorway, and vertical
slate on the western gable.
This is a 3-storey, 4-bay building, with sash-windows, coacharch on eastern side, slate roof.
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Beyond the western end of Castle Street, Ormond Castle is also a Protected Structure:
RPS
Ref.
1.1

Location

Description

Ormond Castle, Castle Lane

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

Policy AH 1: Protected Structures
It is the policy of the Council to conserve and protect buildings, structures and sites
contained in the Record of Protected Structures that are of special interest and to ensure
any development is appropriate and sensitively undertaken. In assessing development
proposals the Council will, where applicable, have regard to the Architectural Heritage
Protection Guidelines for Planning Authorities and any relevant Conservation and
Management Plans. The Council, will proactively work with developers/applicants to
facilitate the appropriate reuse/redevelopment of Protected Structures. The Planning
Authority will resist:
a) Demolition of protected structures, in whole or part
b) Removal or modification of features of architectural importance
c) Development that would adversely affect the setting of a protected structure.
Recorded Monuments
Protected under Section 2 of the National Monuments (Amendment) Act, 1994 National
Monuments and Places
Castle Street lies within a Zone of Archaeological Potential, as identified by the National
Monuments Section of the Department of Arts, Heritage and the Gaeltacht in Carrick on
Suir. This zone along with other sites and features of archaeological significance are listed
by the National Monuments Section in the Record of Monuments and Places (RMP) and are
protected by National Monument legislation.
The Council will require the preparation of archaeological assessment where a proposed
development is located at or close to known archaeological monuments or sites, including
site works that are extensive in terms of area (ground disturbance of half hectare or more)
or length (1 kilometre or more) and developments that require an Environmental Impact
Statement. In this regard the Council will consult with the DECLG and other statutory
consultees when considering applications for planning permission for development on or in
the vicinity of archaeological sites and/or monuments.
Policy AH 3: Archaeology
It is the policy of the Council to safeguard sites, features and objects of archaeological
interest generally and the Council will protect (in-situ where practicable or as a minimum,
preservation by record) all monuments included in the Record of Monuments and Places
and sites, features and objects of archaeological and historical interest generally.

For the Archaeological Impact Assessment of the public realm improvement design scheme
for Castle Street, and a turning area at Ormond Castle, refer to Section 1.5.
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3. Consultation
3.1

Public Information Session
A non-statutory public information evening was held at the Civic Offices on 16th January
2019 from 4.30pm to 6.00 pm. Around 20 members of the public attended the event.
Representatives from Tipperary County Council and Nicholas de Jong Associates were
present to describe the proposals and respond to queries raised. The following A1 boards
were used:
1. Current Situation – showing existing footpaths, trees, parking spaces, etc.
2. Concept Plan – showing overall proposals
3. Materials Palette – showing proposed new surfaces, street lighting, signage and
trees
4. Photomontages – showing representative ‘before’ and ‘after’ views of the proposals
A Feedback Sheet was available for attendees to complete.
The main issues arising from the session can be summarised as:
 Residents of Castle View were looking for 4 allocated parking spaces in front of their
houses, especially in the evening.
 A resident suggested that the owners of the garage and the undertakers (who were not
present) may have similar requirements.
 Brewery Lane Theatre requested that consideration should be given to the provision of
a water connection via the lane (as currently fed from adjoining property).
 Potential for rationalisation of the electricity mini pillars, etc along the street should be
considered as part of the undergrounding of electricity cables.
 The owner of the house within the walled garden area adjacent to the Castle highlighted
that the gully in the street does not work and the water regularly flows into their
property, and requested that this be addressed as part of the works.
 Other queries related to construction activities and minimising disruption; the condition
of some adjacent buildings along the streets; and addressing anti-social behaviour.
The observations and submissions made have been taken into account in the preparation of
the Part 8 planning scheme.

3.2

Engagement with Tipperary County Council
There has been ongoing liaison with technical officers of the County Council throughout the
preparation of the proposals.

3.3

Statutory Undertakers
Utility companies and service providers will be contacted in advance of implementation to
establish if they have any plant in the area which might be impacted upon by the works.
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