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1.0 INTRODUCTION 
 
This County Retail Strategy 2010 has been prepared in accordance with the 
‘Retail Planning Guidelines for Planning Authorities’ (hereafter referred to as 
the RPGs), published by Department of the Environment, Heritage and Local 
Government (DoEHLG) in 2005. The RPGs recommend that the Council 
prepare a general statement of strategic intentions and future policy for 
retailing across the county.   
 
The RPGS recommend that general retail guidelines should not be 
constrained by administrative boundaries that cut across retail catchment 
areas, therefore, this Country Retail Strategy 2010 has been prepared by 
South Tipperary County Council Forward Planning Section on behalf of all of 
the South Tipperary Local Authorities, including South Tipperary County 
Council, Clonmel Borough Council, Carrick-on-Suir Town Council, Tipperary 
Town Council and Cashel Town Council. The South Tipperary Local 
Authorities will be referred to collectively as ‘the Council’, hereafter in this 
document. This County Retail Strategy 2010 replaces the County Retail 
Strategy 2003 and has a lifespan of 6 years. 

1.1 Contents and layout of the County Retail Strategy 
This County Retail Strategy 2010 is set out in seven chapters.  
 
Chapter One outlines the statutory basis for the review of the County Retail 
Strategy 2003. Details of consultation with all stakeholders including the 
Elected Members of the Council, the public and all other stakeholders is 
outlined. 
 
Chapter Two is a review of baseline data and forms the basis for an 
assessment of demand for additional retail floorspace. Per capita expenditure 
levels in the county, figures for current floorspace and population projections 
are discussed. 
 
An existing floorspace assessment, assessment of the nature of retailing in 
the county and detailed health check for retailing in each of the main county 
towns is outlined in Chapter Three.  
 
Chapter Four describes the County Settlement Strategy as set out in the 
County Development Plan 2009-2015. Considering the County Settlement 
Strategy, the County Retail Hierarchy is outlined. A key element of this County 
Retail Strategy is the active achievement of a clear County Retail Hierarchy 
based on the findings set out in Chapter 3.  
 
Strategic guidance on the nature, location and scale of new retail 
development as set out in the current Development Plans and Local Area 
Plans and criteria for assessment of new retail development is set out in 
Chapter Five.  
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Action initiatives for town and village centre improvement for settlement 
centres are set out in Chapter Six.  
 
Finally, Chapter Seven outlines key criteria for the assessment of retail 
proposals.  
 
Appendices are set out to the back of the document.  
 
Appendix One outlines an annual monitoring scheme for retailing in the 
County. Appendix Two outlines a detailed methodology for an annual primary 
retail area health check in each of the main county towns. Maps illustrating 
the primary retail areas are also set out in Appendix 3. Appendix 4 sets out a 
detailed comparison of retail rent values across settlement centres in the 
Country when compared with Clonmel, Carrick-on-Suir, Tipperary, Cashel and 
Cahir. A Glossary of Terms is set out in Appendix 5. A detailed illustration of 
the Retail Hierarchy for Tipperary and adjoining counties is outlined in 
Appendix 6. 

1.2 Retail Planning Guidelines 2005 (RPGs) 
The RPGs state that retail development should be guided by Development 
Plans and that retail policy should set out five key objectives which have equal 
weight, as follows: 

 To ensure that 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 retail 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. 

 To support the continuing role of town and district centres as the 
preferred location for retail development due to better accessibility for 
both public transport and the private car.   

 A presumption against large retail centres located adjacent or close to 
existing, new or planned national roads/motorways.’ 

 
The RPGs state that the matters to be addressed in all Retail Strategies are: 
 

i. Confirmation of the retail hierarchy, the role of centres and the size of 
the main town centres; 

ii. Definition of the boundaries of the core shopping area of town centres; 
iii. A broad assessment of the requirement for additional retail floorspace; 
iv. Strategic guidance on the location and scale of retail development; 
v. Preparation of policies and action initiatives to encourage the 

improvement of town centres; and 
vi. Identification of criteria for the assessment of retail developments. 

 - 4 - 



___________________________County Retail Strategy 2010_________________________ 

1.3      Relationship with other Plans and Guidelines  
The County Retail Strategy forms part of a hierarchy of national, regional and 
local level plans. In preparing the County Retail Strategy the Council has had 
regard to all Ministerial Guidelines and well as the relevant polices and 
objectives set out in the following principle documents; 
 
 National Spatial Strategy 2002 
 National Development Plan 2007-2013 
 South East Regional Planning Guidelines 2004 
 Sustainable Development: A Strategy for Ireland 1997 
 Retail Planning Guidelines for Planning Authorities 2005 
 National Roads Authority – Policy Statement on Development 

Management and Access to National Roads, 2006 
 Second Review of the Strategy for Economic, Social and Cultural 

Development, County Enterprise Board, 2002-2012 
 County Retail Strategy 2003 
 South Tipperary County Development Plan 2009 - 2015 
 Clonmel and Environs Development Plan 2008  
 Carrick on Suir Development Plan 2008  
 Tipperary Town and Environs Development Plan 2007 
 Cashel Town and Environs Development Plan 2009 - 2015 
 Cahir Local Area Plan 2005  
 Fethard Local Area Plan 2005  
 Limerick Junction Local Area Plan 2005  
 Knocklofty Local Area Plan 2006  
 Holycross Local Area Plan 2006  
 Marlfield Local Area Plan 2006  

 
Reference was also made to the following documents and sources: 
 
 Recent Planning Decisions by An Bord Pleanála 
 Sustainable Retail Development ‘An Evaluation of the effectiveness of 

the Retail Planning Guidelines’, McCabe Durney and Barnes 
Consulting, 2008.  

 Central Statistics Office (CSO) 

1.4 Statutory Basis for this County Retail Strategy 
Detailed Development Plans have been prepared for each of the South 
Tipperary Local Authorities and Local Area Plans have been prepared for six 
settlements within the County. The inclusion of detailed policies for retail 
development is set out within each Development Plan and Local Area Plan. 
There is no statutory process for preparation and adoption of this County 
Retail Strategy. Where reference is made to the County Retail Strategy in any 
existing Development Plan or Local Area Plan, it shall be assumed that this 
refers to this County Retail Strategy 2010 and any further review of the 
County Retail Strategy. 
 
The Council has decided to prepare a County Retail Strategy because retail 
planning requires consideration of the catchment areas of retail centres which 
do not coincide with local authority boundaries. However, the RPGs state that 
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South Tipperary1, being a rural county, is not required to prepare a detailed 
retail planning strategy.  The RPGS state that in respect of rural areas;  
 

‘a more general statement of strategic intentions and future policy will 
be required and that it should not be necessary to estimate in any 
detail the future requirement for additional development. A broad 
assessment of requirements for additional development reflecting the 
local evidence of market interest and the need to provide good 
opportunities for retail provision to serve the main settlement centres in 
the county ought to be sufficient in order to formulate appropriate 
polices and criteria for dealing with new development proposals’. 

1.5 Consultation Process 
There is no statutory process for public consultation for the County Retail 
Strategy. However, to ensure that the County Retail Strategy is as relevant 
and complete as possible the Council has undertaken a public consultation 
process as follows: 
 

1) The Draft County Retail Strategy was placed on public display for a 
period of 6 weeks (Monday 12th October 2009 – Monday 23rd 
November 2009). Written submissions were invited from all 
stakeholders. 

2) After the public display period all written submissions were summarised 
and a response to each submission was prepared. Proposed 
amendments to the Draft County Retail Strategy were prepared as a 
result of the public consultation process. 

3) The Report on Submissions with attached proposed amendments to 
the Draft County Retail Strategy was issued to each of the Elected 
Representatives of the Council for their consideration (06th January 
2010). 

4) The Draft County Retail Strategy and the proposed amendments were 
presented to the Elected Members of each council for their 
endorsement at the February Council meetings 2010. 

5) The County Retail Strategy 2010 was published in March 2010. 
 
 
 
 
 
 
 
 
 
 
 
 
 

  Figure 1.1 Comparison Retailing 

                                                      
1 Refer to Section 38 of the RPGs 2005 
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2.0  REVIEW OF BASELINE DATA   

2.1 Introduction 
The South Tipperary County Development Plan 2009-2015 sets out the 
population projections for South Tipperary to 2015. These population 
projections are based on the assumption that at least 18% of the Southeast 
Region’s population will be resident in the County by 2020. This projected 
population increase is indicative of a projected increase in demand for 
retailing. However, trends in expenditure per capita in the county will influence 
the extent to which population increase actually increases demand for goods 
and commodities. This County Retail Strategy sets out details of the increase 
in floorspace dedicated to retailing across the county since the preparation of 
the County Retail Strategy 2003. An examination of population projections, 
expenditure per capita trends and recent growth across the retail sector are 
indicators of current and future demands for new retail development in the 
county. 

2.2 Population  
The population of South Tipperary exceeded 83,000 in 2006 for the first time 
since 1926. The population growth for the county over the period 2002-2006 
was 5.2% and the population of South Tipperary now accounts for 18% of the 
total for the South East Region. The population growth of 5.2% from 2002-
2006 in South Tipperary is viewed positively and indicative of likely sustained 
population growth in future periods.   
 
Keeping in line with past trends it is reasonable to assume that at least 18% of 
the anticipated regional growth will occur within South Tipperary. Therefore, it 
is projected that the county will have a population of at least 104,376 in 2020.  
 
An analysis of the current populations and rates of growth in the principle 
towns indicates that there has been a population increase in each of the main 
county towns. Table 2.1 below illustrates the population growth of the five 
main county towns over the last census period and also the percentage of the 
total population of South Tipperary resident in these towns. It is illustrated that 
the population of Clonmel town accounts for almost 20% of the total county 
population. Carrick-on-Suir and Tipperary town represent the next settlement 
tier with population percentages of 7.0% and 6.1% respectively. 

Table 2.1: Settlement Population 

  Settlement   02 Pop.   06 Pop. 
% change from % of South Tipp. 

Pop ‘06 ’02 –‘06.   

  Clonmel and Environs      16,132     16,274 0.9% 19.5% 

  Carrick on Suir      5,542      5,856 5.6% 7.0% 

  Tipperary and Environs       4,964      5,065 2.0% 6.1% 

  Cahir      2,794      3,381 21.0% 4.1% 

  Cashel and Environs      2,770      2,936 6.0% 3.5% 
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2.3  Expenditure per Capita  
Expenditure per capita is an estimate of the total expenditure per person in a 
particular area. Such figures are useful to determine the total available 
expenditure in a county based on its population. Retail Strategies and Retail 
Impact Statements undertaken in recent years have used the figures supplied 
under the Household Budget Survey which is produced by the Central 
Statistics Office (CSO) to calculate expenditure per head of population per 
annum. This survey was last carried out in 2004/2005 and it was found that 
the estimated average weekly expenditure2 in 2004-2005 for all households in 
the state was €787.12. This was over 36% higher than the €577.72 recorded 
for the previous survey in 1999/2000. The Household Budget Survey is 
carried out every five years, therefore, the next survey is due in 2010, and 
thus, updated figures for expenditure per capita are not yet available from the 
CSO. However, in the interim period careful examination of key economic 
indicators provides evidence that the average weekly expenditure has 
declined and is now similar to 2004/2005 levels after reaching peak levels in 
2007.  
 
Economic trends in the intervening years, notably the economic confidence of 
2006/2007 and the more recent economic downturn of 2008/2009 and 
increasing unemployment rates (unemployment rates for 2004 and 2005 were 
4.5% and 4.4% respectively, whereas unemployment for April 2009 was 
recorded at 11.4%) suggest that any increase in expenditure per capita since 
2004/2005 has been eroded in the current economic climate. 
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0

2

4

6

8

10

12

Apr-03

Apr-04

Apr-05

Apr-06

Apr-07

Apr-08

Apr-09

 
Figure 2.1: CSO Unemployment Rate by Month3 

 
The CSO publishes4 seasonally adjusted indices of the value and volume of 
retail sales in the country by retail business type and combined business 
group. This is called the Retail Sales Index5. The value of retail sales 
decreased by 19.9% in January 2009 compared to January 2008. It was 
found that the volume of retail sales decreased by 20.4% in January 2009 
compared to January 2008. Details of the Retail Sales Index by Volume and 
by Value during the period 2004-2009 are set out below; 
 
                                                      
2 CSO survey of average weekly household expenditure, determines nature and type of items 
purchased by households, please refer to Appendix 5 for further detail. 
3 Seasonally adjusted standardised unemployment rate (%) Month 
4 http://www.cso.ie/releasespublications/documents/services/2008/rsi_dec2008.pdf 
5 www.CSO.ie 
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Table 2.2 Value of Retail Sales 
Year Retail Sales 

Index 
Annual % Change 

2004 114.1 4.4 
2005 121.2 6.2 
2006 130.7 7.8 
2007 140.6 7.6 
2008 137.8 -2.0 
2009 116.9 -19.9 

 

Table 2.3 Volume of Retail Sales 
Year Index Annual % Change 
2004 103.7 3.2 
2005 109.2 5.3 
2006 116.0 6.2 
2007 122.8 5.9 
2008 117.2 - 4.6 
2009 101.0 -20.4 

 
It is illustrated that the retail sales index peaked in 2006/2007 for both value 
and volume of retail sales and since then has dropped. Thus, at present the 
2004 figures for retail sales by both value and volume are broadly similar to 
figures recorded in January 2009. However, current trends indicate that 
figures for retail sales may still be decreasing in line with the economic 
downturn.  
 
The CSO National Accounts6 were published in June 2009. It was found that 
consumer spending (personal consumption of goods and services) in volume 
terms was 9.1 per cent lower in the first quarter of 2009 compared with the 
same period in 2008. These figures support the assumption that expenditure 
per capita levels are decreasing. 
 
The Annual Services Inquiry (ASI) is published every year since 1991 and 
provides estimates of economic activity in the services sectors. However, the 
ASI final figures are published 22 months after the end of the reference 
period; therefore, figures for 2007 were published at end of 2009. It is 
considered that figures for expenditure per capita recorded in 2007 do not 
accurately reflect the current economic situation (January 2010). 
 
It is concluded that in the absence of current CSO statistics for expenditure 
per capita and considering figures for retail sales and trends in consumer 
spending, that the 2004/2005 figures for expenditure per capita (based on the 
Household Budget Survey) are now the most reasonable indicator of 
expenditure trends and will be acceptable for the purposes of Retail Impact 
Assessments until the CSO publishes its new figures for expenditure per 
capita in 2010. 

                                                      
6 http://www.cso.ie/releasespublications/documents/economy/current/qna.pdf 

 - 9 - 



___________________________County Retail Strategy 2010_________________________ 

2.4 Retail Floorspace within the County  

The RPGs identify three categories of retail goods7 that can be identified and 
quantified based on the amount of retail floorspace dedicated to each. These 
three categories may be defined as follows: 
 

(a) Convenience Goods:  
 

o Food 
o alcoholic and non-alcoholic 

beverages 
o tobacco 
o non-durable household goods 

 
 

(b) Comparison Goods 
 

o clothing and footwear 
o furniture, furnishings and 

household equipment (excluding 
non-durable household goods) 

o medical and pharmaceutical 
products, therapeutic appliances 
and equipment 

o educational and recreation 
equipment and accessories 

o books, newspapers and magazines 
o goods for personal care and goods not elsewhere classified 

 
(c)  Bulky Goods (Retail       

Warehousing) 
Goods generally sold from retail 
warehouses where DIY goods or 
goods such as flatpack furniture 
are of such a size that they would 
normally be taken away by car 
and not be manageable by 
customers travelling by foot, 
cycle or bus, or that large floor areas would be required to display 
them e.g. furniture in room sets, or not large individually, but part of 
a collective purchase which would be bulky e.g. wallpaper, paint. 
 

These three distinct categories of retailing can be identified across the county, 
and the total floorspace dedicated to each has been estimated. 
 
A detailed floorspace survey8 of the county’s main centres9 was undertaken 
in June 2002 by DTZ Sherry Fitzgerald as part of the 2003 County Retail 

                                                      
7 Annex 1 Retail Planning Guidelines 2005. 
8 Floorspace figures are an estimate of total gross retail floorspace 
9 Due to the significant scale of the Dovehill Shopping centre, it has been included in the floorspace 
assessment.  
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Strategy. This assessment indicated that there was approximately 65, 52110 
sq m of retail floorspace (this figure includes both occupied and vacant 
floorspace) within the main settlement centres of the county.  The total 
amount of floorspace was categorised as follows; 
 

Table 2.4  Composition of existing retail floorspace 2002 

Location Convenience Comparison Retail 
Warehousing 

Total Sqm 

Clonmel 10,378 18,722 1,050 30,150

Carrick-on-
Suir 

2,668 3,609 312 6,589

Tipperary 
Town  

4,595 5,249 1,062 10,906

Cashel 2,114 1,573 480 4,167

Cahir 1,207 3,647 4,000 8,854

Fethard 524 784 0 1,308

Dovehill 0 250 0 250

Total Sqm 21,486 33,834 6,904             62, 224

Including Vacant Floorspace (5.3%) 65,521

 
A survey of existing floorspace (includes both occupied and vacant) 
undertaken by the Forward Planning Section of South Tipperary County 
Council has updated these figures to spring 2009, these figures are set out in 
Table 2.5 below11; 
 

Table 2.5  Composition of existing retail floorspace 2009 

Location Convenience Comparison Retail 
Warehousing 

Total Sqm 

Clonmel 18,122 29,653 14,901 62,676

Carrick-on-
Suir 

3,374 4,586 3,516 11,476

Tipperary 
Town  

7,503 7,173 6,062 20,738

Cashel 5,324 5,721 2,620 13,665

Cahir 1,402 3,647 4,000 9,049

Fethard 546 611 0 1,157

Dovehill 0 5,700 0 5,700

Total Sqm 36,271 57,091 31,099  124,461

                                                      
10 Indicates total retail floorspace including existing vacant floorspace. Retail warehouse units at Cahir 
Abbey Industrial Park are also included. 
11 The figures set out in Table 2.3 refer to existing floorspace and floorspace under construction. 
Permitted developments that have not commenced construction and current planning applications on 
appeal to An Bord Pleanála are not included.    
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Table 2.5 indicates that there is now approximately 125,961sqm of retail 
floorspace in the main shopping destinations. This figure is also inclusive of 
floorspace in the Dovehill Shopping Centre, which is a significant retail 
development located on the N24 east of Carrick-on-Suir. In 2002 there was a 
total of approximately 65, 521 sqm retail floorspace in the county, compared 
to 2009 where the total retail floorspace has more than doubled across the 
county.  

2.4.1 Permitted Retail Floorspace in the County 
This section examines significant retail development that currently has live 
planning permission, however, where development has not commenced. The 
following centres currently have live Planning Permission; Clonmel, Tipperary 
and Cahir, as follows: 
 
Clonmel: Planning Reference 07100, Borc Partnership. 

Mixed use town centre development incorporating 9 comparison 
retail units with a total floorspace of circa 2, 725sqm.  
Planning Reference 08/72: Parma Developments Ltd. 
Mixed use out-of-centre development comprising Hotel and 10 
no. retail units comprising two anchor units and 8 no. 2 storey 
units. Total gross floor area 12,899sqm. 

Tipperary: Planning Reference 06 1715, Dermot Delaney 
Mixed use town centre development incorporating 18 
Comparison Units with a total floorspace of 5,562sqm. 

Cahir:  Planning Reference 05 1725, Alchemy Properties. 
Mixed use edge-of-centre development incorporating 
convenience store of 1,989sqm and comparison floorspace of 
2,669sqm. Total retail floorspace of 4,669sqm. 

  Planning Reference: 08/1139, William & Joseph Devereaux. 
Mixed Use edge-of-centre development incorporating 
convenience store of 1673sqm. 

 
Therefore, the total permitted retail floorspace in the county is circa 
27,529sqm. 
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2.5 Retail growth among the Main Shopping Destinations 
An analysis of Tables 2.4 and 2.5 above allows for an assessment of 
comparative growth rates among each of the main shopping destinations. 
Table 2.6 below sets out the percentage change in total retail floorspace 
share among each shopping destination over the period 2002 to 2009. The 
assessment of the relative percentage share of total retail floorspace within 
each shopping destination is a good indicator of their performance and growth 
since 2002. 
 

Table 2.6 Percentage change for total retail floorspace from 
2002 to 2009 in the Settlement Centres 

 
Location % 2002 of total 

floorspace 
% 2009 of total 

floorspace 
Clonmel 48.5 50.4 
Carrick-on-Suir 10.6 9.2 
Tipperary 17.5 16.6 
Cashel  6.7 11.0 
Cahir 11.2 7.3 
Fethard 2.1 0.9 
Dovehill 0.4 4.6 

 
Table 2.7 illustrates the current place of each settlement centre in the county 
based on its overall percentage of the county’s retail floorspace; 
 

Table 2.7 Current Placing of the main towns 
based on percentage share of  county retail 

floorspace 
 

Location Place 
Clonmel First 
Tipperary Second 
Cashel  Third 
Carrick-on-Suir Fourth 
Cahir Fifth 
Fethard Sixth 

2.6 Conclusion  
In line with the provisions of the RPGs a broad assessment of factors that 
influence demand for additional floorspace has been carried out. The 
significant issues that are apparent are as follows; 

 
(A)  It is projected that the population will continue to grow across the 

region, however, reduction in expenditure per capita may offset an 
increase in total expenditure which would be expected as a result of 
population growth, until a time that economic recovery contributes to an 
increase in expenditure per capita. 
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(B) Total retail floorspace in the main county towns has almost doubled 
from a figure of 65,521 in 2002 to 124,461 in 2009. The strongest retail 
growth area was retail warehousing which increased from 6,904sqm to 
31,099sqm, followed by growth in comparison retailing which increased 
from 33,834sqm to 57,091sqm, growth in convenience retail floorspace 
was also significant from 21, 486sqm to 36, 271sqm . It is considered 
that the overall growth in retail floorspace is very significant over the 
past eight years since the 2002 floorspace survey. 

 
(C) In 2002 it was found that Clonmel town supported approximately 48.5% 

of the total retail floorspace across the main shopping destinations in 
the county. In 2009, Clonmel increased its share of total retail 
floorspace to 50.4%. This illustrates the importance of Clonmel as the 
main retailing centre of the county. 

 
(D) The percentage share of total retail floorspace located in Carrick-on-

Suir has decreased from 10.6% to 9.2 %. This is indicates that Carrick-
on-Suir is not retaining its competiveness in the County despite being 
the next largest settlement after Clonmel, and therefore, Carrick-on-
Suir is now placed fourth as a county retail destination. However, the 
proximity of the Dovehill Shopping Centre to Carrick-on-Suir enhances 
the overall catchment offer associated with the town and the 
enhancement of linkages between Dovehill and Carrick-on-Suir has 
potential to strengthen the position of the town in the county retail 
hierarchy. 

 
(E) The percentage share of total retail floorspace located in Tipperary has 

decreased from 17.5% to 16.6%; however, Tipperary’s share of total 
retail floorspace is significantly in excess of Carrick-on-Suir. Despite a 
small decrease in retail floorspace share, significant new retail 
floorspace has located in Tipperary town with strong growth recorded 
in each of the retail categories. As a result of recent growth Tipperary 
Town is now placed second as a county retail destination. 

 
(F) The percentage share of total retail floorspace located in Cashel has 

increased from 6.7% to 11.0%. This reflects significant development of 
new retail floorspace in Cashel which increases Cashel’s share of total 
retail floorspace to above that of Carrick-on-Suir. Cashel is now placed 
third as a county retail destination. 

 
(G) The percentage share of total retail floorspace located in Cahir has 

decreased from 11.2% to 7.3%. This suggests that despite significant 
population growth, significant new retail development has not located in 
Cahir. Cahir is now placed fifth as a county retail designation. However, 
planning permission exists for two significant edge-of-centre retail 
developments in Cahir. 

 
(H) The percentage share of total retail floorspace located in Fethard has 

decreased from 2.1% to 0.9%. This is indicative of the role of Fethard 
as a local retail centre only which serves the basic convenience needs 
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of its catchment, retention of basic convenience consumer retailing in 
Fethard should be promoted. 

 
(I) The Dovehill Shopping Centre represents a new form of retailing that is 

associated directly with tourism and leisure. The Dovehill Shopping 
Centre accounted for 4.6% of the total county retail floorspace 
recorded.  

 

 
   
                               Figure 2.2 Clonmel Farmers Market 
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3.0 NATURE OF RETAIL PROVISION IN THE 
COUNTY 

 
Ireland has witnessed unprecedented rates of economic growth since 1990; 
however, economic downtown since 2008 has dramatically affected retail 
trends in the country. It is important to examine closely retail trends in the 
county in order to set out an effective strategy for retail development. 
Economic growth was manifested in the retail sector through both provision of 
increased floor space and development of new trends/types of retailing not 
previously present in the retail market.  Outlined below is a summary of the 
key emerging trends. 
 
Reduction in the Number of Small Independent Retailers:  This has been 
the trend across the country and was identified in the 2003 County Retail 
Strategy. A number of factors underpin this with competition from national and 
international multiples and symbol group stores (Spar, Centra, Mace etc) 
being a main feature of the trend.  
 
Reduction in number of small local convenience outlets in rural 
settlements: It is apparent that there is a decreased reliance on local rural 
convenience shops; this is evident in the number of rural settlements that no 
longer have convenience outlets. Local convenience outlets play a vital role in 
community self-sufficiency especially for those without access to public 
transport.  
 
Increased Concentration among Fewer Multiples/Operators:  There is 
evidence that this is happening throughout the County for main food 
shopping.  The trend of shopping in national and international brand 
foodstores of a medium to larger floorspace can be seen through the 
increased representation of retailers such as Dunnes Stores and Tesco and 
the discount operators Aldi and Lidl in the main county towns. This trend is 
further marked by intense competition between these retailers and by strong 
advertising campaigns. 
 
Emergence of mixed-goods retailing  
Comparison retailers of whose offer includes a large range of non-bulky or 
high-end comparison goods. This form of retailing has implications for retailing 
policy and creates uncertainty as to whether stores should be classified as 
bulky goods or comparison goods outlets and whether they are best located in 
the town centre or on out-of-centre locations. In determining the definition of 
bulky goods retailing, the council will require the operator to demonstrate that 
they specialise in the sale of bulky-goods dependant on car-borne transport. 
 
The Emergence of New Forms of Retailing especially in out of centre 
locations:  These may include retail warehousing, retail parks, Factory Outlet 
Centres (FOCs), warehouse clubs, e-retailing etc. In South Tipperary these 
new forms of retailing have generally been limited to out-of-town retail 
warehouse development, sometimes coupled with out-of-town or edge-of-
town convenience anchor stores. In 2002, retail warehousing was identified as 
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being relatively underprovided for in the County. However, in the interim 
period there has been a significant increase in retail warehouse floorspace 
provision. The Dovehill Shopping Centre contains approximately 5,700 sqm of 
high end comparison units, this stand-alone dedicated shopping facility 
represents a new form of out-of-town retailing in the county.  

3.1 Brand Names 

The examination of large-format12 convenience store brand names in each of 
the county towns is a good indicator of how each town is providing for the 
convenience retail needs of its catchment and whether or not expenditure 
leakage is occurring from the catchment. Table 3.1 illustrates locations of 
brand name stores across the county; 
 

Table 3.1 Convenience Store Brand Names in the County Towns 
 

Town Brand names – 
2009 
 

Comment 

Clonmel Marks & Spencer,   
Tesco, 
Dunnes Stores, 
SuperQuinn,  
Supervalu, 
Lidl, 
Aldi. 

Clonmel is very well represented by 
brand name stores; this supports its 
role as main county town. The location 
of Marks & Spencer in Clonmel will 
contribute to the retention of 
expenditure within the catchment of 
Clonmel. 

Carrick-on-Suir Supervalu, 
Aldi. 

Carrick-on-Suir is under represented by 
brand names, especially, when 
compared with Tipperary Town. 
However, both Tesco and Lidl have 
expressed interest in locating in the 
town. 

Tipperary Town Supervalu, 
Tesco, 
Dunnes Stores, 
Lidl. 

Tipperary is well represented by brand 
names. Both Dunnes and Tesco have 
recently located in Tipperary thereby 
expanding the retail choice in the town. 
Aldi has also recently expressed 
interest in locating in the town. 

Cashel Supervalu, 
Tesco, 
Lidl. 

Cashel is well represented by 
convenience store brand names, and is 
better represented then Carrick-on-Suir 
at present. 

Cahir Supervalu. Considering the population of Cahir, 
choice of convenience retailing is 
limited. However, Aldi13 have recently 
expressed interest in locating in Cahir. 

Fethard N/a. Smaller format stores located in 
Fethard offer choice for convenience 
retailing in Fethard. 
 

                                                      
12 Generally stores with floorspace  greater than 700sqm 
13 Planning Reference 08/1139. 
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3.2 Shopping Centres 
As a result of demand for new custom built shopping centres catering for large 
format anchor convenience stores and small comparison units, new shopping 
centres have been developed in the county. The provision of new shopping 
centres in the County town and in two lower tier centres is in line with the 
objectives of the RPGs and the County Retail Strategy 2003, which aimed to 
direct new large-scale retail development to urban areas. These 
developments have provided sites for many of the large brand name 
convenience retailers set out in Table 3.1 above. New custom built shopping 
centres have been developed in Clonmel, Tipperary and Cashel. These 
shopping centres are characterised by an anchor convenience store, non-
bulky goods comparison units and car parking, such large formats are not 
easily accommodated within the central areas of towns due to physical 
constraints. The development of shopping centres ensures that existing urban 
centres can retain expenditure potential within their catchments and has 
enhanced the status of the towns of the county as retail centres. 
 
The RPGs define edge-of-centre and out-of-centre locations as;  
 

Edge-of centre: 
‘A location within easy walking distance (usually not more than 300 – 
400 metres) of the PRA of a town centre, and providing parking 
facilities that serve the centre as well as the new development thus 
enabling one trip to serve several purposes’.  
 
Out-of-centre: 
‘A location that is clearly separate from a town centre but within the 
urban area, including programmed extensions to the urban area in 
approved or adopted development plans’.  

 

 
Figure 3.1 Tipperary Town Shopping Centre 
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Table 3.2 below sets out the nature and locations of shopping centres in the 
county towns: 
 

Table 3.2 Shopping centres in the County Towns 
 

Town Shopping 
Centres 

Comment 

Clonmel The 
Showgrounds 
Shopping 
Centre, the 
Western Road. 
 

Location approximately 520 metres from the 
edge of the Primary Retail Area (PRA). 
Multiple unit development anchored by Marks 
& Spencer with high-order comparison uses. 

Carrick-on-
Suir 

N/a N/a 

Tipperary 
Town 

Tipperary 
Shopping 
Centre, 
Limerick Road 

Location approximately 1000 metres from the 
edge of the Primary Retail Area (PRA). 
Shopping Centre anchored by Dunnes Stores 
with seven independent retail units. 
 

Cashel Cashel Town 
Shopping 
Centre, Cork 
Road 

Location approximately 500 metres from the 
edge of the Primary Retail Area (PRA). 
Shopping Centre anchored by Tesco with 15 
independent retail units. 
 

Cahir N/a N/a 
Fethard N/a N/a 

 
The shopping centres of Clonmel and Cashel are located proximate to the 
defined ‘easy walking distance’ (RPGs) of the Town Centre prime pitch 
locations, and it is considered that they have enhanced the draw of custom to 
each of these towns and to their central areas. The Tipperary Town Shopping 
centre is located on an out-of-centre site on the Limerick Road, however, has 
contributed to the overall vitality of Tipperary Town as a retail centre.  
Planning permission exists (refer to Table 2.4.1) for a new shopping centre 
and mixed-use development in Tipperary Town beside the Excel Theatre and 
in Cahir Town on the old Co-op site; these sites offer excellent opportunities 
for further development of urban shopping centres. 
 
In order to further develop and enhance town centre retailing, a focus of this 
county retail strategy will be on the promotion of retailing though the 
development of linkages and beneficial synergies with new shopping centres 
and town centre prime pitch areas. (See Chapter 6.0 Action Initiatives for 
Town Centres).  
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3.3 Retail Warehousing 
As set out in Chapter Two above, there has been a new trend towards the 
construction of retail warehouse parks. The RPGs define a retail warehouse 
park as;  
 

‘A single development of at least three retail warehouse units with 
associated car-parking’.  
 

Retail warehouse units are defined as;  
 

‘Large single-level stores specialising in the sale of bulky household 
goods such as carpets, furniture and electrical goods, and bulky DIY 
items, catering mainly for car-borne customers and often in out-of-
centre locations’. 

 
Dedicated retail warehouse parks have been developed in Clonmel, Carrick-
on-Suir, Tipperary Town and Cashel, and a mixed use industrial and retail 
warehouse park has been developed at Chair. Table 3.3 below sets out the 
locations and nature of retail warehouse parks in each of these towns: 
 

Table 3.3 Retail Warehouse Parks 
 

Town Location Comment 
Clonmel The Poppyfields 

Retail Park 
 

Planning Reference PA6602. Seven 
units totalling 10,300sqm. 
 

Carrick-on-Suir Tinvane Retail Park Planning Reference 05/6 Mixed use 
development comprising industrial units 
and four retail warehouse units (approx 
3000sqm).  
 

Tipperary Town Tipperary Shopping 
Centre Park, 
Limerick Road 

Planning Reference 04/1572 Shopping 
centre including six retail warehouse 
units (circa 5000sqm). 
 

Cashel Cashel Retail Park, 
Ashwells Lot, Cork 
Road. 

Planning Reference 05/1280 
Warehousing and Retail warehouse 
park (approximately 2140sqm of retail 
warehouse floorspace). 
 

Cahir Cahir Abbey 
Industrial Park, 
Cahir Abbey, Cahir 

Warehousing, industrial and retail 
warehousing park. Established mixed 
use park with four retail warehouse 
units.  
 

 
Dedicated retail warehouse floorspace has been permitted in each of the four 
main county towns, thus, increasing the variety and choice for comparison 
retailing in these centres. General non-retail warehouse developments have 
also occurred in each of the main county towns. Inspection of these general 
warehousing developments indicate that in some instances there is pressure 
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to locate retail warehouse units and comparison retail uses in such units, 
despite their permission as warehouse units. This highlights a need for clear 
differentiation between retail warehousing, warehousing and comparison 
retailing of non-bulky goods and clear vision for retail development within 
each Development Plan.  
 
In addition, there is pressure from retailers of non-bulky goods to open stores 
in out-of-town retail warehouse units. The RPGs state that retailing of non-
bulky goods should be directed to town centre locations and that retail 
warehousing should be designed to cater for the sale of bulky goods and car-
borne custom therefore, appropriate assessment of planning applications at 
planning stage, use of appropriate conditions and long-term enforcement 
procedures should be considered to ensure that retail warehousing is 
designed for and confined to the sale of bulky goods as defined by the RPGs. 

3.4 Primary Shopping Areas 
It is stated in the RPGs that the Development Plan shall define the boundaries 
of the core shopping area of town centres. Furthermore, it is stated that ‘as far 
as possible new development is to be sited within town centres or, if no sites 
are available immediately on the edge of town centres’.  
 
The Core Shopping Area (CRA) is defined as; 
 

‘That part of the retail area of a town centre where pedestrian flows are 
greatest, competition for representation is greatest and rents are 
noticeably higher than elsewhere, also known as the ‘Prime Pitch’’.  

 
The Primary Retail Area is the central retail area of a settlement centre and is 
usually located in the historic and social core of a town, typical uses located in 
the PRA include high-end and niche comparison shopping. The PRA 
incorporates the Prime Pitch/Core Retail area and is immediately adjoined by 
the secondary retailing areas of the town centre. The PRA is defined in each 
relevant Development Plan and may be amended during the review process 
of the relevant Development Plan.  
 

 
Figure 3.2 Primary Retail Area of Clonmel 
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Table 3.4 below sets out the PRA of the main settlements: 
 

Table 3.4 Main Settlement Primary Retail Areas 
 

Town Description of PRA as given in Plan Total Number 
of units 

Clonmel and 
Environs 
Development 
Plan 2008 

O’Connell Street, Gladstone Street, Mitchell 
Street and the Market Place Shopping Centre. 
The PRA is illustrated in Section 4.1.13 of the 
Development Plan 
 

126 

Carrick-on-Suir 
Development 
Plan 2008 

Main Street, West Gate, and Bridge Street No’s 
1-8 and 35-37 inclusive. The PRA is described 
in Section 7.2 of the Development Plan. 
 

99 

Tipperary Town 
and Environs 
Development 
Plan 2007 
 

Main Street and Bank Place between Church 
Street and Blind Street. The PRA is described 
in Section 7.2 of the Development Plan. 
 

85 

Cashel and 
Environs 
Development 
Plan 2009 
 

Main Street, as illustrated in Section 6.3 of the 
Development Plan. 
 

86 

Cahir Local Area 
Plan 2005 

Castle Street and The Square. The PRA is 
described in Section 7.1 of the Local Area Plan.
 

43 

 
A high concentration of high-end comparison retailers where shoppers are 
offered variety and a niche-shopping experience is indicative of a vibrant 
PRA. Most non-retail uses are more appropriately located off the PRA itself 
and on the adjoining streets in the town centre area. It is the policy of each 
Development Plan and Local Area Plan to restrict non-retail uses from 
locating at ground floor level in the PRA as non-retail uses do not generally 
contribute to the vitality and vibrancy of the PRA. Non-retail uses are 
encouraged to locate in the town centre outside of the PRA. Please refer to 
Appendix Three for an illustration of each PRA. 
 
The existing PRAs for each settlement as set out in Table 3.4 above should 
be reassessed and amended if necessary, during the review of each 
Development Plan and Local Area Plan.  
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3.5 Dovehill Shopping Centre 
There is one shopping development located in South Tipperary that may be 
defined as an ‘out-of-town’ development. The RPGs define an out-of-town 
development as: 
 

‘An out-of-centre development on a green field site or on land not 
clearly defined within the current urban boundary’.  

 
The Dovehill Shopping Centre is located approximately three miles east of 
Carrick-on-Suir on the N24. This development was permitted in 200514 at the 
site of the former Tipperary Crystal factory as part of an integrated tourism 
development with hotel and leisure centre15. Retail development was 
permitted as an ancillary element to a proposed hotel and leisure centre and 
comprises 5,700 sqm of comparison retail floorspace. This development is a 
retail attraction for visitors to the county and also caters for local shoppers 
within the county especially during peak seasonal shopping periods. However, 
it is expected that any further development at Dovehill shall be directly 
associated with tourism, and that no further extension of retailing shall occur 
in advance of significant tourism development. (Please refer to Action 
Initiative 6.7 for further detail).  
 
Dovehill comprises approximately 10 amalgamated units with high end brand 
name stores and a large restaurant is also provided, making Dovehill a 
popular leisure destination. In accordance with the RPGs the retail element of 
Dovehill is similar to the definition of Retail Mall as set out in the RPGs;  
 

‘A purpose built centre incorporating a mix of larger stores and 
individual shops usually concentrating on comparison goods, together 
with some convenience shopping and sometimes commercial leisure 
and / or food court’.  
 

However, the primary purpose of the Dovehill Centre is as a tourism 
development with ancillary retailing, therefore, in the event that the proposed 
development including Hotel and leisure centre is completed at Dovehill, the 
description of Dovehill as a purpose built Retail Mall would no longer apply. 
 
Note: Please refer to Chapter 7.0 for detail of criteria that would be used in 
assessing new retail development on out-of-town sites. 

3.6 Retail Health Checks and Vacancy 
The retail floorspace figures outlined in Chapter Two are inclusive of existing 
vacant retail units. The detailed floorspace survey of the county’s main 
centres undertaken in June 2002 as part of the 2003 County Retail Strategy 
indicated that approximately 3,247 sq m (5.3%) of the County’s floorspace 
was vacant at that point in time.  
 

                                                      
14 Planning Reference: 04 823 Blarney Woollen Mills 
15 Planning Reference: 04 1614 Blarney Woollen Mills 
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For the purpose of this County Retail Strategy an overall percentage 
floorspace vacancy across all sectors and categories of retailing was not 
acquired. Due to the very significant increase in retail floorspace in certain 
sectors i.e. retail warehousing the calculation of a total percentage vacancy 
rate would have been difficult and potentially misleading.  Rather it was 
considered more accurate and practical to focus on the health of the key retail 
categories and locations in the County, in addition, this would provide a 
baseline against which future studies of vacancy in these areas could be 
assessed.  Therefore, health checks were carried out in February 2009 to 
assess vacancy rates across the following key retail categories; 
 

(a) Town Centre Primary Retail Areas of the main towns 
(b) Retail Warehouse Parks 
(c) Shopping Centres 
(d) Dovehill Shopping Centre (out-of-town) 
 

An assessment of the status and operational vitality of shopping centres, retail 
warehouse parks, PRAs and the Dovehill out-of-town shopping centre gives 
an indication of the vibrancy of retailing in the county, the demand for certain 
types of retailing, the need for additional floor space and most importantly, the 
vibrancy and vitality of the town centres of each county town. Each distinct 
retail format was assessed. 

3.6.1 Shopping Centres 
Table 3.5 below sets out the current occupancy status of existing shopping 
centres; 
 

Table 3.5 Shopping centres in the County Towns 
 

Shopping Centre Comment 
The Showgrounds Shopping 
Centre, The Western Road, 
Clonmel. 
 

Opened in June 2009. Marks and Spencer 
anchor the centre. 

Tipperary Shopping Centre, 
Limerick Road, Tipperary Town.
 

Dunne’s Stores in operation, one vacant unit out 
of seven independent retail units. 

Cashel Town Shopping Centre, 
Cork Road, Cashel. 
 

Tesco in operation, 13 vacant units out of 15 
independent retail units 

 
The Showgrounds Shopping Centre opened in June 2009. The Showgrounds 
Shopping centre opened in June 2009 and has been operating almost 6 
months to date (December 2009). A number of high profile units such as 
Marks and Spencer, Pamela Scott, Jack and Jones etc have opened stores in 
the Shopping Centre thus increasing the profile of and attractiveness of 
Clonmel as the main retail destination of the county. There is no dedicated 
shopping centre in Carrick-on-Suir at present, however; recent interest from 
branded multiples in the town is encouraging as such stores would broaden 
the existing choice of convenience retailing in the town.  The Tipperary Town 
Shopping Centre appears to be trading successfully; six of seven retail units 
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are occupied. The Cashel Town Shopping Centre is the most recent centre to 
open and has been trading over a year to date. Tesco is trading in this centre, 
however, only two out of 15 retail units have been occupied, and thus the 
overall centre appears to lack vibrancy. However, it is considered that the 
recent opening of this centre is a contributing factor to its current high level of 
vacancy.  

3.6.2 Retail Warehouse Parks 
The County Retail Strategy 2003 identified that compared to other counties 
South Tipperary was poorly provided in terms of retail warehousing. In the 
interim period the demand for retail warehouse units has increased steeply in 
response to the strong economic climate and increased spending power of 
consumers. As a result, the construction of retail warehouse space increased 
with dedicated retail warehouse parks provided since the last County Retail 
Strategy 2003 in Clonmel, Carrick-on-Suir, Tipperary and Cashel. There is no 
dedicated retail warehouse park in Cahir town; however, retail warehousing 
units are located within the established Cahir Abbey Industrial Park. An 
assessment of the occupancy of dedicated retail warehouse parks located in 
Clonmel, Carrick-on-Suir, Tipperary and Cashel is a good indicator of current 
demand for new retail warehouse floor space.  
 

Table 3.6 Retail Warehouse Park Occupancy Rate April 2009. 
 

Town Location Comment 
Clonmel The Poppyfields Retail 

Park. 
 

Six retail warehouse units 
provided. 
Five units are occupied. 

Carrick-on-Suir Tinvane Retail Park. Four retail warehouse units 
provided. 
All are vacant.  

Tipperary Town Tipperary Shopping Centre 
Park, Limerick Road. 

Six retail warehouse units 
provided. 
All are vacant. 

Cashel Cashel Retail Park, 
Ashwells Lot, Cork Road. 

Three retail warehouse units 
provided. 
Two are vacant. 

Cahir Cahir Abbey Industrial 
Park 

Four Retail Warehouse units, all 
are occupied. 

 
Clonmel 
Clonmel has one dedicated retail warehouse park known as the Poppyfields 
Retail Park, this currently comprises six retail warehouse units and adjoins a 
neighbourhood centre and a hotel. This centre is operating successfully, and 
at present has only one vacant retail warehouse unit. A recent planning 
application (PA 07/143) for another dedicated retail warehouse park on the 
inner relief road near the existing Tesco development was refused planning 
permission16 by An Bord Pleanála.  
 

                                                      
16 An Bord Pleanála Ref PL52.230356, February 2009 
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There is no other dedicated retail warehouse park in Clonmel, however, it is 
noticeable that existing light industrial/warehousing parks in the town i.e. 
Gortnafleur Industrial Park, Carrickdale Industrial Park, have become the 
location for comparison and retail warehouse uses. It is also noticeable that a 
trend has developed towards single retail warehouse units i.e. Tile Savers on 
the Inner Relief Road. Further development of single retail warehouse units 
should be in line with the RPGs which recommend that retail warehouse units 
be clustered in a single retail warehouse park.  
 
Clonmel is the main county town. Considering the recent decision of An Bord 
Pleanála, further development of retail warehousing in Clonmel must 
demonstrate that the cumulative impact of new retail development would not 
impact negatively on the vitality and vibrancy of the town centre. 
 
Carrick-on-Suir 
Carrick-on-Suir is the next largest town in the county after Clonmel in terms of 
population and therefore, has capacity to accommodate a limited offer of retail 
warehousing that would not compete with the status of Clonmel as the main 
county town. A dedicated retail warehouse park has been constructed at a 
prominent location on the Waterford Road. This development is currently 
vacant. This indicates that there may be little current demand for additional 
retail warehouse floor space in the town. 
 
Tipperary Town 
A dedicated retail warehouse park has been constructed as part of the 
Tipperary Shopping Centre on the Limerick Road. This development is 
currently vacant. The extent of this vacant floorspace indicates that there is 
little demand for additional retail warehouse floor space in the town. 
 
Cashel 
The Cork Road, Cashel has seen significant retail development recently, as 
represented by the new Cashel Shopping Centre and the dedicated Cashel 
Retail Warehouse Park. In view of the current vacancy rates in the new retail 
warehouse park on the Cork Road, there appears to be little demand for 
further retail warehouse development in Cashel at present.  
 
Cahir 
There is no dedicated retail warehouse park located in Cahir. The Cahir 
Abbey Industrial Park was permitted and designed as a mixed use 
development combining light industry, warehousing and retail warehousing. 
There are presently four retail warehousing units with established 
carpet/flooring sales, tile sales, and furniture and hardware sales units. In line 
with the objectives of the Cahir Local Area Plan 2005 (as amended) further 
retail warehousing units are open for consideration within the Cahir Abbey 
Industrial Park. 
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3.6.3 Primary Retail Areas 
It is stated in the RPGs that ‘in order for town centres to achieve their full 
potential and continually improve as retail destinations it will be appropriate 
and necessary to adopt a proactive role in enhancing the vitality and viability 
of their centres’. It is a key objective of this County Retail Strategy to identify a 
pro-active approach towards the enhancement of town centres. In order to do 
this it is necessary to identify the ‘health’ of town centres in achieving their 
functions as core retail areas.  
 
The PRAs of the five main county towns were inspected and assessed in 
February 2009. The health check comprised of a count of numbers of units at 
ground floor level, the vacancy rate of these units and the diversity of uses17 
at ground floor level. A high concentration of retail/hostelry/restaurants units at 
ground floor level is considered an indicator of town centre vitality and a low 
vacancy rate is an indicator of a commercially strong town centre. Use types 
were classified as follows: 
 

1. High Retail Value:   Retail, pubs, restaurants. 
2. Medium Retail Value:  Service i.e. Health and Beauty, educational. 
3. Low Retail Value:   Residential/Office i.e. Auctioneer,   Bookie. 
 

Table 3.7 illustrates vacancy rate18 and percentage19 of high value uses 
located at ground floor level in the PRA for each of the main county towns. 
 

Table 3.7 PRA: % High Value use type and % vacancy at Ground 
Floor Level. 

 
Town % High Value Use Type % Vacancy of total floorspace 
Clonmel 81.6% 10.3% 
Carrick-on-Suir 68.0% 20.2% 
Tipperary Town 78.9% 14.0% 
Cashel 64.0% 15.1% 
Cahir 72.0% 25.6% 

 
There are no national statistics available for average vacancy rates in town 
centres or what may be considered to be acceptable or unacceptable vacancy 
rates. The actual floorspace size of vacant units is an important consideration 
in an acceptable rate of vacancy in a town centre, i.e. a low vacancy rate may 
have an unacceptable impact on town centre vitality if a small number of 
vacant units are of a large floor size. In this assessment a comparison is 
made of vacancy across the five largest settlements in the county and 
consideration is also given of the size of vacant units. 
 
Clonmel 
Clonmel demonstrated both the highest percentage (81.6%) of high value use 
types and the lowest PRA vacancy rate (10.3%) in the county. This is 

                                                      
17 Please refer to Appendix 2 for methodology for PRA Health Check 
18 Ground floor retail unit of any use type that appears vacant upon visual inspection of exterior. 
19 Includes units that are vacant at present. 
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indicative of a vital and vibrant PRA. However, it should be noted that while 
the vacancy rate is considered low, the actual floor area of a number of these 
vacant units is very large and includes units such as the former Tesco site 
and the former Bank of Ireland unit. These are important comparison units 
and until these are occupied the PRA will not achieve its full potential. The 
town centre comparison offer is underrepresented by multinational and brand 
name comparison retailers. 

 
Figure 3.3 Vacant units in Clonmel PRA (February 200920) 

 
Carrick-on-Suir 
Carrick-on-Suir has a relatively high (20.2%) vacancy rate among units in the 
PRA when compared with vacancy rates in the other main county towns, 
when this is coupled with the high percentage of use types (32%) that are not 
high value uses i.e. Residential, Bookmakers, auctioneers, this is indicative of 
a PRA that is under performing.  
 
Unit size in the PRA of Carrick-on-Suir is generally small; this highlights a 
potential need for site amalgamation with the objective of forming larger retail 
units to attract high end retailers to the town. 
 
Tipperary Town 
Tipperary has a smaller population than Carrick-on-Suir; however, the PRA is 
stronger in terms of its vibrancy and vitality with a lower vacancy rate (14%) 
and a greater percentage (78.9%) of high value uses. In addition, Tipperary 
town appears to have retained a strong element of independent traders, this 
gives the PRA an interesting variety and selection of retail units and helps the 
PRA retain much of its original market town character.  

                                                      
20 Represents baseline survey as of 2009, a survey of vacancy rates should be carried out annually. 
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Cashel 
Cashel demonstrated an acceptable level of vacancy in the PRA at 15.1% 
when compared with the other county towns, however, the PRA assessment 
did not include for retail units located within a new town centre development21 
located to the western end of Main Street, this development is built around a 
plaza with a pedestrian access off Main Street and has 12 retail units of which 
only two are occupied. The PRA demonstrates a disappointing percentage of 
high value uses (64%). This is due to the high numbers of office type units 
and residential uses within the PRA. There needs to be a much higher focus 
on high value uses i.e. retail units, restaurants etc in the PRA if Cashel is to 
achieve its full potential as a tourist and retailing destination. 
 
Cahir 
Cahir demonstrated a reasonable percentage of high values uses at 72%, 
however, the town has the highest vacancy rate (25.6%) in its PRA of all the 
county towns. In general the PRA is visually attractive and appears relatively 
vibrant. Should the permitted edge-of-centre developments proposed on the 
old Co-Op site, Clonmel Road and a brownfield site on Lower Abbey Street be 
redeveloped along with the existing vacant and substantial PRA site formerly 
know as Fleurys Antiques, this should prevent excessive leakage of retailing 
expenditure from the catchment of Cahir. 

3.6.4 Dovehill 
Dovehill comprises approximately 10 retail units in a single open plan 
development, and approximately three individual retail units attached to the 
larger unit. At present all units in the single open plan store are in operation 
and two of the individual units are occupied. A large restaurant is currently in 
operation.  

3.7 Summary of location of existing Retail Developments 
The appropriate interaction and the performance of the main retail facilities i.e. 
the PRA of each town, out-of-town shopping centres and retail warehouse 
developments is critical for the future of retail development in South Tipperary. 
The location of each of these facilities in the four main towns, along with the 
approximate location of each of the brand name large format convenience 
stores, is set out below: 

                                                      
21 Planning Reference 03/993 Delaney 
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Figure 3.4 Location of retailing in Clonmel 

 
Figure 3.5 Location of Retailing in Carrick-on-Suir 
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Figure 3.6 Location of retailing in Cashel 

 
Figure 3.7 Location of retailing in Tipperary 
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Figure 3.8 Location of retailing in Cahir 

 
From assessment of these illustrations the following key locational trends can 
be identified: 
 

1. In recent years there has been a trend towards the location of large 
convenience stores away from town centre areas and to edge-of-
centre and out-of-centre sites. This trend is pronounced in Clonmel, 
where out of eight convenience stores, only one (Superquinn) is 
located in the PRA. The location of large convenience stores in the 
PRA is vital to providing a complete shopping experience in the 
central area and attracting shoppers, therefore, the retention of 
large format convenience stores in the PRA or the location of large-
format convenience stores on edge-of-centre sites where they have 
excellent linkages with the PRA is a key requirement for town 
centre vibrancy. 

 
2. New shopping centres have been developed in Clonmel, Cashel, 

Tipperary. This trend has increased the retail profile of each town 
by providing a modern format retail facility in line with modern 
demands and expectations. However, potential cumulative impact 
on town centre vitality due to trade draw towards out-of-centre 
locations must be a key consideration in assessing any further 
proposals for out-of-centre retail development proposals. 

 
3. In both Cashel and Tipperary, there has been a noticeable 

concentration of new retail development (comprising both 
convenience retailing and retail warehousing development) on the 
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Cork Road and the Limerick Roads respectively. This trend may 
also be emerging in Carrick-on-Suir at Tinvane, Waterford Road 
where a large Aldi store is adjoined by a retail warehouse park. The 
cumulative impact that such developments at out-of-centre sites 
have on the viability and vitality of the town centre must be a key 
consideration in any assessment of proposals for new retail 
development in these towns. 

3.8        Summary of Retailing in Main Centres 
Based on the assessment set out above regarding the nature of retail 
provision in the main centres of the county the following key factors can be 
identified; 

3.8.1 Clonmel 
Clonmel is very well represented among national and multinational large 
format convenience stores. The following stores are located in the town; 
Marks and Spencer, Tesco, Dunnes Stores x 2, Superquinn, Supervalue, Aldi 
and Lidl.  
 
In recent years there has been a noticeable trend towards the development of 
retailing on locations removed from the town centre. Out of the eight 
convenience stores listed above, only one is located in the town centre area. 
This highlights a need to consider the impact of trade draw on town centre 
vitality as part of the assessment of any further retail developments on sites 
removed from the town centre area. 
 
The Showgrounds Shopping Centre opened in June 2009; this shopping 
centre is likely to ensure that shoppers in the county retain their expenditure in 
the main county town. The Showgrounds Shopping centre is located within 
walking distance of the PRA and the potential for increased connectively with 
the town centre should be examined to ensure that this high profile retail 
development confers an overall benefit to and develops a mutually beneficial 
synergy with the town centre. 
 
Clonmel has one dedicated retail warehouse park, located at the Poppyfields. 
As the main county town, it is envisaged that a second dedicated retail 
warehouse park may be developed subject to demand. Any proposal for 
further retail warehousing development in Clonmel will be assessed against 
the criteria for the assessment of retail proposals outlined in Section 7.0, and 
the policies and objectives of the Clonmel and Environs Development Plan. 
 
Vacancy rate in the PRA of Clonmel is the lowest among the main county 
towns. However, existing vacant units in the PRA are important retail sites 
due to their large floorspace, and this increases the significance of existing 
vacancy. In addition, there are sizable disused/underused sites located on 
edge-of-centre sites. Despite the high profile of Clonmel as a convenience 
shopping destination, the comparison offer of the town centre is poor. National 
and multinational brand names are underrepresented. Clonmel has potential 
to enhance the profile of its town centre comparison offer with town centre 
and edge-of-centre vacant units available to new retail development at 
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present. This illustrates a need to direct new retail proposals to existing 
vacant or brownfield town centre sites or to edge-of-centre sites with excellent 
linkages with the PRA. The amalgamation of existing sites will contribute to 
the delivery of larger unit sizes in the PRA, this approach would enhance the 
attraction of national and multinational brand names to the PRA. Planning 
permission exists for a new mixed use development on the former Clonmel 
Arms Site, this comprises a large multi-storey car-park and 9 comparison 
retail units, if constructed this development would contribute to town centre 
vitality by virtue of increased car-parking availability and new retail floorspace 
that is well linked to the PRA. 
 
A study was carried out of rent prices in Clonmel when compared with other 
similar centres to determine whether rent prices act as an inhibitor to 
development of new retail floorspace in Clonmel town centre. Details of rent 
price comparison are set out in Appendix 4. It was found that rents in the 
Primary Retail Area of Clonmel town are comparable to Athlone and Carlow 
and significantly lower than in Kilkenny, and rents in the town centre outside 
of the prime pitch area are significantly lower than Athlone, Carlow or 
Kilkenny. It is therefore assumed that rent prices in Clonmel town centre are 
in line with or slightly lower then in centres of a similar size in the country. 

3.8.2 Carrick-on-Suir 
Carrick-on-Suir has the next largest population after Clonmel Town, however, 
has not seen the same level of retail development in recent years. When 
compared with Tipperary Town, Carrick-on-Suir is under-represented by 
national and multinational convenience stores. The geographical proximity of 
Carrick-on-Suir to both Clonmel and Waterford City may attract retail trade 
away from the town. In order to address expenditure leakage especially due 
to the limited offer of convenience shopping choice there is potential for the 
development of another convenience store in the town. This highlights the 
need to actively accommodate new retailers in central area or edge-of-centre 
sites in line with the objectives of the Carrick-on-Suir Town Development 
Plan. 
 
Carrick-on-Suir has one dedicated retail warehouse park located at Tinvane, 
Waterford Road. This new development is currently vacant and illustrates 
poor demand for retail warehouse floorspace in the town at present. However, 
in order to ensure that Carrick-on-Suir retains its place as a key shopping 
destination for the south east of the county, it is vital that this dedicated retail 
warehouse park is retained and occupied to fulfil retail warehousing 
floorspace requirements for the town. 
 
The Dovehill Shopping Centre has attracted shoppers to the general 
catchment of Carrick-on-Suir. The development of a synergy between 
Dovehill and the town by focusing on tourism in the area and developing 
linkages with Carrick-on-Suir and Dovehill may have potential to bring 
shoppers in search of niche comparison retailing to the town itself. The 
development of the Town and Dovehill and a synergy between both is 
outlined in detail as an action initiative in Chapter 6.  
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When compared with Clonmel and Tipperary town Carrick-on-Suir has a high 
level of vacancy in the PRA. It was found that retailing in the town centre 
generally lacks vibrancy. A renewed focus on the development of new retail 
floorspace on vacant town centre units must occur to prevent expenditure 
leakage from the catchment of Carrick-on-Suir. New development in the town 
centre has historically been inhibited by physical constraints. Amalgamation of 
town centre units should be actively facilitated. 

3.8.3 Tipperary Town 
Tipperary town is well represented by national and multinational convenience 
retailers. Since the 2003 County Retail Strategy both Dunnes Stores and 
Tesco have opened stores in the town and Aldi has expressed interest. It is 
considered that Tipperary Town is now retaining much of its convenience 
expenditure. 
 
The Limerick Road has become a focal point for new retail development. The 
cumulative affect of new retail development on the vitality and viability of the 
town centre must be considered in the assessment of any further retail 
development proposals on out-of-centre sites.  
 
Tipperary Town has one dedicated retail warehouse park located at the 
Tipperary Shopping Centre, Limerick Road. This development is currently 
vacant and illustrates poor demand for retail warehouse floorspace in the 
town at present. 
 
Tipperary town has a lower vacancy rate in its PRA than either Carrick-on-
Suir or Cashel. The town centre appears relatively vibrant and has retained 
many long-established independent traders, however, there remains 
availability for new retail development on town centre sites. The retention of 
this town centre vibrancy must be a key consideration in the future, with 
linkages between the town centre and any new developments being a priority. 
 
Planning Permission exists on a large town centre site located adjacent to the 
Excel theatre, if constructed this development would comprise 18 retail units, 
library, pharmacy and additional car-parking. This development would be 
located within easy walking distance of the PRA and would confer an 
advantage to the town centre by increasing the retail profile of Tipperary 
Town. 

3.8.4 Cashel 
Cashel is the fourth largest settlement in the county, however, since the 2003 
County Retail Strategy a significant amount of retail floorspace has been 
developed in the town. Due to the location of Supervalu, Lidl and Tesco, the 
convenience needs of the population are largely addressed within the town. 
 
A very significant amount of comparison retailing floorspace has been 
developed in the town. High end comparison units have been provided in a 
courtyard development at the western end of Main Street and significant retail 
floorspace has been provided at the Cashel Shopping Centre, Cork Road. 
However, at present both of these developments have a very high vacancy 
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rate. Further retail development at the Cork Road, should consider existing 
vacancy rates in retail units and consider how linkages with the town centre 
area can be improved.  
 
Cashel Town has one dedicated retail warehouse park located at the Cork 
Road. This development is poorly occupied and illustrates poor demand for 
retail warehouse floorspace in the town at present. However, the retention of 
this dedicated retail warehouse floorspace is vital to ensuring that Cashel can 
retain its place as a retail destination. 
 
The PRA in Cashel has a poor concentration of high end retail units and a 
vacancy rate similar to Tipperary Town. Despite the high concentration of 
office and retail units in the PRA, the town centre appears vibrant and well 
maintained. In order for Cashel to benefit from visitor numbers to the town and 
to the Rock of Cashel, there must be a focus on the further development of 
high end retailing in the town centre. 

3.8.5 Cahir 
Despite a significant increase in population in Cahir, there has been little new 
retail provision since the 2003 County Retail Strategy. However, Aldi has 
recently been permitted an edge of centre site and planning permission has 
been granted to a significant retail development on an edge of centre site at 
Clonmel Road. Both of these developments would be well located to benefit 
the town centre due to their proximity and connectivity and would ensure that 
expenditure leakage from the town centre is reduced. 
 
Cahir town has the highest vacancy rate among the main centres. It is clear 
that there is ample availability for new retail floorspace and especially 
comparison retailing in the town centre area.  A renewed focus on vacant 
town centre units must occur to prevent expenditure leakage from the 
catchment of Cahir. 
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4.0 SOUTH TIPPERARY COUNTY RETAIL 
HIERARCHY  

4.1 Introduction 
The determination of the County Retail Hierarchy is a key component of the 
County Retail Strategy and for the future development of retailing in the 
County.  In order to set out a retail hierarchy for South Tipperary, national, 
regional and local level guidelines must be examined. The Regional Planning 
Guidelines 2004 for the South East Region sets out a regional settlement 
strategy and the Retail Planning Guidelines 2005 sets out a retail hierarchy for 
the country.   These documents form the background for the preparation of 
the Settlement Strategy and consequently the Retail Hierarchy for South 
Tipperary. 

4.2 National Retail Hierarchy 
The Retail Planning Guidelines sets out a Retail Hierarchy for the Country; 
settlements are separated into Tiers which reflect their place in the National 
Retail Hierarchy. The only Tier 1 centre in the national hierarchy is Dublin 
which provides the broadest range of comparison goods shopping and 
supplies retail functions of a specialist nature not found elsewhere in the 
State.   
 
The other main cities in the country – Cork, Galway, Limerick and Waterford – 
represent Tier 2 centres in the national retail hierarchy.  Along with Dublin, 
these centres provide a range of high order comparison shopping which is 
largely unmatched elsewhere.   
 
Tier 3 centres are sub-divided into two categories and the centres that sit in 
both levels of this third tier are identified.  Clonmel is the only centre in the 
County identified as a Tier 3 Level 1 Centre. Other centres in the Region with 
this designation are Carlow, Kilkenny and Wexford.  These are vibrant centres 
and some of these are now attaining functions previously found only in higher 
order centres.   
 
The guidelines recognise that there is another group of centres that may also 
be regarded as third tier centres in the national hierarchy, albeit to a more 
limited extent.  These are the Tier 3 Level 2 Centres.  These centres do not 
have the scale or diversity of retail floorspace as Clonmel or Kilkenny, 
however they do act as urban anchors for a rural economy. The RPGS state 
that Thurles, Mallow and Dungarvan are examples of towns that have the 
attributes of Tier 3 Level 2 centres. In view of its recent population growth and 
increase in retail diversity and floorspace it is now concluded that Tipperary 
Town has the attributes of a Tier 3 Level 2 centre. In view of its recent 
population growth, to 5,856 Carrick-on-Suir has exceeded the parameters for 
a Tier 4 centre in terms of population, however, its retail offer, especially 
convenience retailing, has not improved in line with retail growth in Tipperary 
Town. However, having considered recent interest in the Town by 
multinational retailers it is considered that Carrick-on-Suir may also be 
considered a Tier 3 Level 2 centre. 
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The Fourth Tier in the hierarchy comprises a large number of small towns in 
the 1,500 to 5,000 population category. In South Tipperary this category is 
represented by Cashel and Cahir. Cashel’s retail offer now closely resembles 
that of a Tier 3 Level 2 centre however, due to its current population which is 
less than 5,000 it remains a Tier 4 centre. 
 
Beyond these tiers, shopping at the most local level is provided by village 
stores and post-offices etc. In South Tipperary Fethard town is the largest 
Fifth Level Tier.  
 
Detail of the National Retail Hierarchy as it applies to the South-Eastern 
region is set out in Appendix 6.  

4.3 County Retail Hierarchy 
The South Tipperary County Development Plan 2009-2015 sets out the 
Settlement Strategy for South Tipperary. The overall objective of the 
Settlement Strategy is to provide strong service centres at strategic locations 
throughout the county. This approach supports the local population and 
provides a strong basis to encourage and expand employment growth and 
strengthen community and social services for all, while providing important 
linkages and connectivity between these service centres and their adjoining 
hinterlands.  
 
Through implementation of the Settlement Strategy, the Council shall seek to 
provide all necessary services, enterprise and social development to establish 
strong settlements and maximise community participation. The designated 
settlements are presented in Table 4.1 below which illustrates the urban 
hierarchy of the county, comprising of Primary and Secondary Services 
Centres and the rural hierarchy of the county comprising of District and Local 
Service Centres and Settlement Nodes. 
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Table 4.1 County Settlement Hierarchy 

Urban Settlements Rural Settlements 

Primary 
Service 
Centre 

Secondary 
Service 
Centre 

District 
Service Centre

Local 
Service 
Centre Settlement Nodes 

Clonmel Cahir Ardfinnan Annacarthy Ahenny Knocklofty 

  Carrick on Suir Ballingarry Ballysloe Ardmayle Lisronagh 

  Cashel Ballyclerihan Boherlahan Ballagh Marlfield 

  Tipperary Town Ballyporeen Burncourt Ballinure Monard 

    Bansha Cloneen Ballylooby Moyglass 

    Cappawhite Clonoulty Ballyneill Ninemilehouse

    Clogheen Donohill Ballynonty Rossadrehid 

    Dundrum Drangan Kilcash Rossmore 

    Emly Dualla Coalbrook Solohead 

    Fethard Glengoole Cullen The Commons

    Golden Gortnahoo Donaskeagh Thomastown 

    Holycross Grangemockler Faugheen Toem 

    Killenaule Hollyford Goatenbridge  

    Kilsheelan Ballypatrick Gouldscross   

    Limerick Junction Kilfeackle Grange   

    Lisvarrinane Lattin 
Grange 
(Clonmel)   

    Mullinahone Rosegreen Killusty   
    Newcastle  Kilross   
  New Inn  Knockavilla  
 
The Retail Planning Guidelines (RPGs) state that retail functions reflect broad 
tiers of urban development. Considering this approach set out in the RPGs 
and based on the County Settlement Strategy, a County Retail Hierarchy for 
South Tipperary is set out in Table 4.2. All settlements in the county act as 
service centres to their adjoining hinterlands; however, it is a core concept of 
the retail hierarchy that the urban areas represented by the Primary and 
Secondary Service centres and to a lesser extent the District Service centres, 
act as the main retail centres of the county. 
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Table 4.2 County Retail Hierarchy 
 

Tier 3 Level 1 (Clonmel) 
 

Tier 3 Level 2 (Tipperary Town, Carrick-on-Suir) 
 

Tier 4 (Cashel, Cahir) 
 

Tier 5 Level 1 (District Service Centre) 
 

Tier 5 Level 2 (Local Service Centre) 
 

Tier 5 Level 3 (Settlement Nodes) 
 

 
The County Retail Strategy sets out a broad approach to retail development in 
the county.  The primary focus of the County Retail Strategy is on the upper 
levels of the hierarchy namely the County Town (Clonmel) and Sub-County 
Town Centres (Tipperary Town, Carrick-on-Suir, Cashel and Cahir). The 
distribution of new floor space shall reflect the retail hierarchy for South 
Tipperary and should be appropriate in scale and character to the hierarchical 
role of the centre.  However, it is also the objective of the County Retail 
Strategy to encourage appropriate forms of retail development and investment 
in smaller centres in South Tipperary.   

4.4 The Role of Centres in the County 
The RPGs set out guidance on the nature and scale of retail development 
appropriate to each settlement tier in the national retail hierarchy. Table 4.3 
below sets out details of the nature and scale of retail development 
appropriate to the settlements in South Tipperary based on their place in the 
national retail hierarchy. 
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Table 4.3 
Retail Planning Guidelines Retail Hierarchy 

Tier Settlement in South 
Tipperary 

Function 

Tier 1 Dublin. This Tier is not 
Applicable to South 
Tipperary. 

Convenience, broadest range of 
comparison and specialist shops not 
found elsewhere in State. 
 

Tier 2 Cork, Limerick and 
Waterford. This Tier is not 
Applicable to South 
Tipperary. 
 

Convenience and high order comparison 
largely unmatched elsewhere. 

Tier 3 
Level 

1 

Clonmel. Convenience, comparison and now 
attaining functions previously only found in 
higher order centres. 
 

Tier 3 
Level 

2 

Tipperary Town and 
Carrick-on-Suir. 

Third tier to a more limited extent contain 
convenience goods outlets on a par with 
the core third tier towns.  Most have 
national supermarket chain 
representation.  Important in less densely 
populated areas of the State. 
 

Tier 4 Cashel and Cahir. Basic convenience shopping in small 
supermarkets or convenience shops.  In 
some cases lower order comparison 
shopping such as hardware. 
 

Tier 5 
Level 

1 

District Service Centres 
Fethard is the most 
significant Tier 5 Level 1 
settlement. 

Rural shop, local services and post office, 
these are important in supporting social 
and economic life. 

Tier 5 
Level 

2 

Local Service Centres. Rural Shop which will give self-sufficiency 
to rural settlements and reduce the need 
for travel. 
 

Tier 5, 
Level 

3 

Settlement Nodes. Rural Shop which will give self-sufficiency 
to rural settlements and reduce the need 
for travel. 
 

 
In view of the increase in retail floorspace in Clonmel since the preparation of 
the County Retail Strategy 2003, Clonmel has retained its place as a Tier 3 
Level 1 centre in the County Retail Hierarchy. The population of Tipperary 
Town has increased to over 5,000 and its national and multinational 
convenience store representation has improved significantly. In view of this, 
Tipperary’s place in the National Retail Hierarchy is now that of a Tier 3 Level 
2 centre. The population of Carrick-on-Suir has also increased, interest has 
been expressed from large national and multi-national retailers, therefore, not 
withstanding a lower retail growth rate then Tipperary town, Carrick-on-Suir is 
considered a Tier 3 Level 2 centre. Cashel’s level of convenience shopping 
appears to be typical of a Tier 3 Level 2 centre, however, its smaller 
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population maintains Cashel as a Tier 4 centre. Cahir town has not seen 
significant growth in retailing and its retail base remains that of a Tier 4 centre. 
The Tier 5 centres can be separated into three levels, the District Service 
Centres represent Level 1, the Local Service Centres represent Level 2 and 
the Settlement Nodes represent Level 3. 

4.5 The Main Retail Centres 
Each settlement centre has unique attributes that make it distinct from the 
other settlements in the County. These attributes are identified in the 
Development Plan or Local Area Plan where relevant for each town and 
ultimately may influence current and future trends for retail development and 
influence the retail catchments of each settlement. 

Clonmel. The County Town for South Tipperary is Clonmel.  This is the main 
retail centre of the County and is a Tier 3 Level 1 centre in the national retail 
hierarchy.  It serves a catchment that extends across the entire county. In 
accordance with comparable towns at this level in the RPG hierarchy, it has 
significant comparison floor space, including some higher order shopping and 
offers a wide range of non-retail services.  Significantly, the multi-national 
retailer Marks and Spencer has chosen to locate at Clonmel, thus, 
strengthening its place as a Tier 3 Level 1 settlement. Clonmel will continue to 
act as the main convenience and comparison provider in the County. 
However, it is anticipated that as the retail offer of the other main centres 
improve and mature then the town’s dominance of the convenience sector will 
reduce.  This highlights a need to concentrate on the development of 
comparison floorspace and specifically higher order comparison floorspace at 
Clonmel.   

Tipperary Town. At the next level in the retail hierarchy, Tipperary Town has 
emerged as a Tier 3 Level 2 settlement in the County Retail Hierarchy.  This 
reflects its population size, quantum and type of retail floorspace, 
geographical location and the extent of its catchment area.   
 
Tipperary town is smaller than the County Town Centre and should be 
anchored by convenience shopping, offer lower order comparison retailing 
and have a more limited service role.  However, town centre vitality and 
viability and the improvement of the comparison offer of the town is a critical 
issue in retaining Tier 3 Level 2 status in the national retail hierarchy. 
 
Carrick-on-Suir. Despite having a larger population base, Carrick-on-Suir 
has not increased its convenience retail offer in line with Tipperary town. This 
must be addressed if Carrick-on-Suir is to fully develop as a Tier 3 Level 2 
centre, thereby reducing trade draw towards Clonmel or Waterford for main 
the convenience shopping needs of its catchment.  
 
Carrick-on-Suir is smaller than the County Town and should be anchored by 
local convenience shopping, offer comparison retailing and have a more 
limited service role.  In view of its proximity to both Clonmel and Waterford, 
Carrick-on-Suir will need to focus on speciality and niche shopping that will 
set it apart from the larger centres. As stated above, there is potential to 
develop linkages with the tourism attraction of the Dovehill centre, that will 
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benefit retailing in the town. For Carrick-on-Suir, town centre vitality and 
viability, national and multinational convenience offer and the improvement of 
the comparison offer of the town are critical issues in fully attaining and 
retaining Tier 3 Level 2 status in the RPGS. 
 
Cashel. Cashel is also designated a Tier 4 centre in the RPGs. In the 2003 
Strategy, Cashel was seen to contrast with the other centres in the County 
with convenience floorspace being the largest component of the town’s retail 
offer; this offer has been reinforced by the opening of Tesco in the town. 
Based on its significant increase in convenience and comparison retail 
floorspace, Cashel is demonstrating the attributes of a Tier 3 Level 2 
settlement despite its much smaller population base then Carrick-on-Suir. 
However, existing unit vacancy rates indicate that Cashel town has not yet 
truly attained the status of a Tier 3 Level 2 centre. 
 
Cashel attracts high visitor numbers to its historical cores, however, to further 
enhance the economic benefit of tourism of high visitor numbers, there needs 
to be a focus on small scale high-end comparison units, local and niche 
shopping and quality hostelries in the town centre.                                                                        
 
Cahir. The 2003 County Retail Strategy identified that, as with all of the 
centres in the County, the floorspace in Cahir was predominantly comparison 
and there was a need to better provide for convenience needs22. Although 
there has been very little new floorspace in Cahir, there is planning 
permission23 for a new convenience and comparison anchor store and 
supporting retail uses in the town which will serve to greatly enhance its 
attraction within its catchment area.  As a Tier 4 centre Cahir must focus on 
the provision of convenience retailing to adequately serve the needs of its 
catchment. 
 
Fethard has been identified as a Tier 5 Level 1 settlement. This primarily 
reflects its smaller population and retail function.  It has a limited retail and 
service offer due to its small catchment area.  In centres of this size, there 
should be a greater representation and quality of convenience floorspace to 
meet the needs of the local population.  Due to its strategic importance as a 
service base for the northeast of the county, Fethard is considered the most 
important Tier 5 Level 1 settlement.   

4.6 Retail Catchments 
From an assessment of these key points above it is possible to gain a better 
understanding of the nature and function of a retail hierarchy and how this 
influences retail catchments. Figure 4.1 below is an illustration of the location 
of each settlement centre and its place in the County Retail Hierarchy. 

                                                      
22 South Tipperary County Retail Strategy 2003: Section 5.1  
23 Pln Ref 05/1725: Alchemy Properties 
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Figure 4.1 County Retail Hierarchy 

1. Clonmel 
Clonmel draws from a catchment area of the entire county and beyond. 
Specifically the higher order comparison demands of this large catchment are 
facilitated by Clonmel. The Tier 2 settlements of Limerick City and Waterford 
City prevent the catchment of Clonmel extending further into these counties, 
however, it is expected that the continued investment by existing and new 
town centre traders, the strong convenience retail base of Clonmel and new 
developments such as the Showgrounds Shopping Centre will ensure that 
expenditure leakage out of the catchment towards the larger Tier 2 and other 
Tier 3 Level 1 settlements such as Kilkenny will be reduced, and that Clonmel 
will be able to retain convenience and comparison expenditure appropriate to 
a Tier 3 Level 1 settlement. 
 
2. Carrick-on-Suir 
Carrick-on-Suir provides for the convenience and lower order comparison 
needs of a catchment that extends towards the rural areas around the town. 
The general extent of the catchment area of Carrick-on-Suir is restricted by 
the proximity of Clonmel and Waterford, and the proximity of these larger 
settlements may adsorb potential expenditure from the catchment of the town 
especially for lower order comparison goods. The location of the Dovehill 
centre close to Carrick-on-Suir strengthens the comparison retail base of the 
catchment area of Carrick-on-Suir.  
 
 

 - 44 - 



___________________________County Retail Strategy 2010_________________________ 

3. Tipperary 
Tipperary provides for the convenience and lower order comparison needs of 
a catchment that extends to the rural areas around the town. As Tipperary is 
located a significant distance from both Clonmel and Limerick, it does not 
suffer from expenditure leakage as much as Carrick-on-Suir and this is 
reflected by the fact that both Dunnes Stores and Tesco have recently located 
in the town. 
 
4. Cashel 
Cashel generally provides for the convenience needs of the rural catchment 
surrounding the town. Demand for higher order comparison retailing is 
generally met outside of the catchment. However, should the new Cashel 
Shopping Centre and Cashel Retail Warehouse Park become fully occupied, 
Cashel Town should be able to retain more of its comparison expenditure.  
 
4. Cahir 
Cahir provides for some of the convenience needs of the rural catchment 
surrounding the town. Demand for higher order comparison and convenience 
goods are currently met outside of the catchment either in Tipperary Town or 
Clonmel. 
 
5. Fethard 
Along with each of the District Service Centres, Fethard provides for the basic 
convenience needs of the rural catchment surrounding the settlement. 
Demand for higher order comparison or convenience goods is met outside of 
the catchment in the larger settlement centres in the county. 
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5.0 GUIDANCE ON LOCATION & SCALE OF 
NEW RETAIL DEVELOPMENT  

5.1 Introduction 
The previous sections of this report examined trends for retailing and set out 
the quantitative foundations for the County Retail Strategy. This section sets 
out the strategic policy approach of the Council regarding the development of 
retailing in the county and sets out the key planning considerations for new 
retail development as set out in the statutory Development Plans.  

5.2 County Development Strategy 
Although settlement hierarchies have different functions and are related to a 
wider range of considerations and factors than retailing alone, it is important 
that the Council’s objectives as set out in each Development Plan have a 
direct relationship between the County Settlement and Retail Hierarchies. The 
preferred growth/settlement strategy as set out in the County Development 
Plan 2009-2015 is based on the creation of a hierarchy of growth nodes.  This 
is summarised as follows: 

 Clonmel will be promoted as the primary growth centre for high-
growth, high-tech industries, as a primary retail centre, a third level 
education provider and a strong and an attractive residential centre 
for a growing population; 

 Carrick-on-Suir will be promoted as a secondary business centre 
servicing the town and catchment population. Its residential function 
will be strengthened, its retail function as a market town enhanced 
and its strong leisure resources protected and improved; 

 Tipperary will be promoted as a market town for West Tipperary and 
as one of three heritage towns in the County.  Its residential function 
will be strengthened, its retail function as a market town enhanced 
and its strong leisure resources protected and improved; 

 Cashel and Cahir will be further developed as tourist destinations and 
as residential centres for local catchments; 

 Fethard will remain a rural settlement with strong links with the 
equine industry and will be further developed as both a residential 
centre and a historic town; and 

 The many villages identified in the County Development Plan 2009-
2015 and especially the District Service Centres will require major 
improvements in infrastructure to ensure that they will become 
attractive settlement centres and assist in the long term viability and 
vitality of rural South Tipperary. 
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5.3 Strategic Policy Approach to Retail Development 
The RPGs set out primary considerations for the development of retailing in 
the county.  The key elements are set out below: 
 

 
(a) The County Retail Hierarchy. 
(b) The Primary Retail Areas of County Towns. 
(c) The use of a Sequential Approach to new Retail Development. 
(d) Appropriate Spatial Distribution of new Retail Development. 
(e) Consideration of Need for New Retail Floor Space. 
 

5.3.1 The County Retail Hierarchy 
The County Retail Hierarchy is set out in Chapter Four.  In assessing 
proposals for new retail development careful consideration must be given to 
how the proposal will ensure that the county retail hierarchy can be 
strengthened. Proposals for new retail floor space should strengthen rather 
then undermine the structure of the County Retail Hierarchy.  

5.3.2 The Primary Retail Areas of County Towns 
Primary Retail Areas (PRAs) are set out in each Development Plan and Local 
Area Plan for the five main settlements, and are illustrated in Appendix 3.  The 
emphasis in the RPGs is on town and village centres, their enhancement, 
redevelopment and expansion.  Therefore, the priority is on locating new retail 
development within PRAs and on edge-of-centre sites within close walking 
distance of the PRAs. 

5.3.3 The Sequential Approach to new retail development 
Proposals for new retail development especially on out-of-centre, out-of-town 
sites or on edge-of-centre sites with poor linkages with the PRA must be in 
accordance with the principles of the ‘Sequential Approach’ as set out in the 
RPGs.  The Sequential Approach, in summary, defines that: 
 

i. The preferred location for new retail development, where practicable 
and viable, is within a town centre (or large village centre); 

ii. Where it is not possible to provide the form and scale of development 
that is required on a site within a town centre then consideration can be 
given to a site on the edge of the town centre so as to encourage the 
possibility of one journey serving several purposes.  An edge of centre 
site is taken to be one that is unlikely to be more than 300 – 400 
metres from the edge of the prime shopping area and less in smaller 
settlements.  The distance considered to be convenient will however 
vary according to local circumstances; and 

iii. Only after having assessed the size, availability, accessibility and 
feasibility of developing sites and premises, firstly within a town centre 
and secondly on the edge of a town centre, should alternative out of 
centre sites be considered where it can be demonstrated that there are 
no town centre or edge of centre sites which are suitable, viable and 
available. 
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A sequential test will generally not be required for new development proposals 
in PRAs or on edge-of-centre sites with town centre linkages that enable easy 
walking distance to and from the PRA. 

5.3.4 Appropriate Spatial Distribution of New Retail Development 
The County Retail Hierarchy sets out the framework for the general spatial 
distribution of convenience and comparison floor space, as follows; 
 
 Clonmel (Tier 3 – Level 1) 

Convenience and high order comparison (both small scale and bulky 
goods) retailing is appropriate, the scale of which should not compete 
directly with Tier 2 settlements. Balanced retail growth is required with 
a renewed focus on town centre vitality and viability. 
 

 Tipperary Town and Carrick-on-Suir (Tier 3 - Level 2) 
Convenience and mid-to-high order comparison is appropriate, 
however, the scale of which should not compete directly with Clonmel 
as the Main County town. In order to consolidate their positions as  Tier 
3 – Level 2 settlement strong and vital town centres should be fostered 
in both towns.  Carrick-on-Suir has not grown at the same rate as 
Tipperary Town, and in order to enhance its retail offer additional 
convenience and comparison retailing in the central area is desirable. 

 
 Cashel and Cahir (Tier 4) 

Basic convenience shopping and lower order comparison shopping is 
appropriate. Due to natural growth Cashel has developed the attributes 
of a Tier 3 – Level 2 settlement. 
 

 Fethard and each of the District Service Centres (Tier 5 Level 1) 
Development of rural shops, post office and similar type services 
appropriate, as retail development is necessary for the support of 
social and economic rural life. The District Service Centres have a 
greater capacity for retail growth than the other rural villages 
 

 Local Service Centres and Settlement Nodes (Tier 5, Levels 2 and 
3) 
Development of rural shops, post office and local services appropriate, 
as retail development is necessary for the support of social and 
economic rural life. Self-sufficiency of rural villages for basic 
convenience retailing is desired. 

5.3.5 Consideration of Need for new Retail Floor Space 
The need for new retail floor space can be estimated by examining existing 
and permitted retail floor space and consumer expenditure patterns to 
determine whether or not there is sufficient retail floor space to meet 
consumer expectations. The consideration of need at the strategic level must 
take also account of the following; 
 

 The County’s Competitiveness; and 
 The Geographical Location of new Floor Space. 
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County’s Competitiveness 
The retention of the County’s competitive position is a key objective of the 
County Retail Strategy.  At present, South Tipperary has a high level of both 
convenience and comparison expenditure retention and the potential of the 
County to retain its expenditure potential has been further strengthened by the 
opening of the Showgrounds Shopping Centre in the main county town. As 
the main county town, Clonmel must retain its competitiveness against the 
main competing retail locations of Kilkenny, Limerick and Waterford, which 
are identified as gateways and hubs in the National Spatial Strategy.  To 
ensure that this continues, the main focus for new retail development must be 
Clonmel town, especially on the development of existing vacant sites in 
Clonmel town centre and the improvement of the appearance and 
attractiveness of the town centre for shoppers. 
 
Distribution of New Retail Floorspace 
1. Over the lifetime of the County Retail Strategy 2003, floorspace 

provision for bulky comparison goods has increased. This has 
addressed a deficiency in retail warehousing floorspace that was 
identified in the 2003 Strategy. New retail warehouse developments 
have been constructed in Clonmel, Tipperary, Carrick-on-Suir and 
Cashel. At present there is high vacancy rate in units in Carrick-on-
Suir, Tipperary town and Cashel.  As the main county town Clonmel 
has the capacity to accommodate further retail warehouse 
development and new retail warehousing proposals should be 
generally directed to Clonmel. 

 
2. Since 2002, with the exception of Carrick-on-Suir and Cahir, there has 

been a very significant increase in new convenience floorspace in each 
of the four main county settlements. As a result, there may be little 
demand for additional convenience floorspace for the foreseeable 
future except in Carrick-on-Suir and Cahir due to the significant 
increase in convenience floorspace in recent years.   

 
3. The reuse and redevelopment of vacant town centre floorspace in the 

county’s main centres is a sustainable option for new retail 
development as an alternative to the development of edge-of-centre or 
out-of-centre greenfield sites. It has been identified that there are 
suitable unoccupied sites within each of the town centres for new retail 
development. It is the key focus of the RPGs that the town centres and 
PRAs should be enhanced, therefore, it is considered in view of 
existing and permitted floorspace in the county that the main focus of 
this County Retail Strategy should be on the redevelopment of town 
centres for high end and niche comparison retailing. 
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5.4 Planning for New Retail Development 
It is the objective of the Council to develop the retail base of the county in line 
with the County Retail Hierarchy and in line with the objectives and policies of 
each Development Plan and Local Area Plan. A summary of Development 
Plan and Local Area Plan polices are set out below, as Plans are reviewed 
these may change. 

5.4.1 South Tipperary County Development Plan 2009 
The County Development Plan sets out polices and objectives for new retail 
development in the District Service Centres, Local Service Centres, 
Settlement nodes and in rural areas. Cahir and Fethard are the largest of the 
settlements that do not have statutory Development Plans and these 
settlements have dedicated Local Areas Plans. 
 
Policy for the development of retailing is set out in Section 5.5 Retail 
Development, of the County Development Plan 2009 - 2015, Volume 1. Retail 
development is promoted in District and Local Service Centres and 
Settlement Nodes in accordance with the zoning designations for each 
settlement identified in Volume 3.   
 
Cahir Local Area Plan (LAP) 2005   
The Cahir LAP sets out a detailed framework for planning and development in 
Cahir during the period 2005-2011. The Town Centre Strategy for Cahir is set 
out in Chapter 7. The key aims for new retail development as set out in the 
current LAP are set out below: 
  
Table 5.1 Key Aims for Retail Development in Cahir LAP 2005 
 
 Key Aim Current Policy 
1 To Strengthen the town centre as a commercial, 

cultural and living centre 
TOWN 1 

2. To retain retail uses at ground floor level in the 
PRA and promote the town centre for improved 
retail services 

TOWN 4 

3. To encourage the retention of shop fronts of quality TOWN 5 
 
Map 1 and 2 of the LAP set out key zoning categories for the town. Appendix 
1 identifies eight categories of zoning, where uses classes are permitted in 
principle, open for consideration or not permitted.  
 
A development brief for seven key opportunity sites is set out in Appendix 4. 
These sites are illustrated on Map 4. The brief attached to each site 
recommends uses for each site including retail development where 
appropriate. 
 
The review of the Cahir LAP 2005 shall have regard to the findings of this 
County Retail Strategy. 
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Fethard LAP 2005 
The Fethard LAP sets out a detailed framework for planning and development 
in Fethard during the period 2005-2011. The ‘Town Centre Strategy’ for 
Fethard is set out in Chapter 7. The key aims for new retail development as 
set out in the current LAP are set out below: 
  
Table 5.2 Key Aims for Retail Development in Fethard LAP 2005 
 
 Key Aim Current Policy 
1 To Strengthen the town centre as a commercial, 

cultural and living centre 
TOWN 1 

2. To encourage the retention of shop fronts of quality TOWN 4 
 
Map one of the LAP sets out key zoning categories for Fethard. Appendix 
One identifies seven categories of zoning, where uses classes are permitted 
in principle, open for consideration or not permitted.  
 
A development brief for six key opportunity sites is set out in Appendix Four. 
These sites are illustrated on Map Three. The brief attached to each site 
recommends uses for each site including retail development where 
appropriate. 
 
The review of the Fethard LAP 2005 shall have regard to the findings of this 
County Retail Strategy. 
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5.4.2 Clonmel and Environs Development Plan 2008 
The Clonmel and Environs Development Plan 2008 sets out a detailed 
framework for planning and development in Clonmel during the period 2008-
2014. Chapter Six: Economy and Employment and Chapter Four: Built 
Environment contains key policies to address retail development in Clonmel. 
The key aims for new retail development as set out in the current 
Development Plan are set out below: 
  
Table 5.3 Key Aims for Retail Development in Clonmel and Environs 
Development Plan 2008  
 
 Key Aim Current Policy 
1. To improve and strengthen retail provision in the central 

area and to promote Clonmel as the principle retail centre 
for the county. 
 

ECON 12 

2. To generally restrict large out-of-centre retail development 
in the interest of protecting the retail vitality of the Central 
Area. 
 

ECON 13 

3. Retail warehousing may be considered in areas zoned for 
either commercial or industrial use where it is acceptable 
in the context of the character of the site and where it will 
not detract from the retail viability and vitality of the town 
centre retail core. 
 

ECON 14 

4. To encourage the retention of shop fronts of quality. 
 

ECON 15 

5. To strengthen Clonmel as a commercial, cultural and living 
centre by encouraging uses that support vibrant activity in 
the central area. 
 

TC 1 

6. To encourage the redevelopment of under-utilised and 
derelict town centre and edge of centre sites and buildings 
for retail and other forms of commercial development.  
 
 

TC 3 

7. To retain retail uses as the predominant activity at ground 
floor level in the Central Area (PRA) and to resist the loss 
of commercial uses within and adjacent to the central 
area. 

TC 4 

8. To encourage residential development in the town centre 
except where existing commercial uses would be lost. 

TC 5 

 
Zoning Maps 1A and 1B of the Development Plan sets out key zoning 
categories for the town. The land use zoning Matrix set out in Section 9.2.2 
identifies 10 categories of zoning, where ‘Use Classes’ are permitted in 
principle, open for consideration or not normally permitted.  
 
Details of key town centre commercial sites are set out in Appendix Four. 23 
individual sites are described and a development brief is set out for each.  
Subject to sequential testing and demonstration as to how linkages can be 
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maintained with the PRA, some of these sites may be suitable for retail 
development.  
 
A development brief for three key opportunity sites is set out in Appendix Five; 
these sites are generally larger than the town centre commercial sites. These 
sites are located on out-of-centre locations and therefore development of 
these sites must be of a nature that will not detract from the vitality and 
viability of the town centre. 
 
The review of the Clonmel and Environs Development Plan 2008 and any 
variation thereof, shall have regard to the findings of this County Retail 
Strategy. 

5.4.3 Carrick-on-Suir Development Plan 2008 & Town Centre Strategy 
2007 

The Carrick-on-Suir Development Plan 2008 and the associated Town Centre 
Strategy 2007 set out a detailed framework for planning and development in 
Carrick-on-Suir during the period 2008-2014. Chapter Seven: Strategy for the 
Town Centre contains key policies to address retail development in Carrick-
on-Suir. The key aims for new retail development as set out in the current 
Development Plan are set out below: 
  
Table 5.4 Key Aims for Retail Development in Carrick-on-Suir 
Development Plan 2008  
 
 Key Aim Current Policy 
1. To actively use legislative powers in order to assemble 

lands in the town centre, thereby facilitating development 
of under utilised lands and promote the retail function of 
the town  centre. 
 

STC 1 

2. To encourage the redevelopment of opportunity sites. 
 

STC 2 

3. To seek visual improvements to the town centre and to 
retain shop fronts of quality. 
 

STC 3, STC 9, 
STC 10, STC 12 

4. To have regard to the county retail strategy and the Retail 
Planning Guidelines. 
 

STC 4 

5. To strengthen the retail function of the town centre and to 
encourage other commercial, cultural and social uses.  To 
implement the Carrick-on-Suir Town Centre Strategy as a 
means to achieve this objective. 
 

STC 5 

6. To control the provision of non-retail uses at ground floor 
level in the central area, to protect the vitality of the PRA.  
 

STC 6 

 
Zoning Maps One and Two of the Development Plan sets out key zoning 
categories for the town. The ‘Land Use’ zoning Matrix set out in Appendix 1 
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identifies nine categories of zoning, where ‘Use Classes’ are permitted in 
principle, open for consideration or not permitted.  
 
Details of key town centre commercial sites are set out in Appendix Four. 19 
individual sites are described and a development brief is set out for each.  
Subject to sequential testing and demonstration as to how linkages can be 
maintained with the PRA, some of these sites may be suitable for retail 
development.  
 
A development brief for four key Master Plan sites is set out in Appendix Five, 
these sites are generally larger then the town centre commercial sites and 
may involve a number of landowners. These sites are located at out-of-centre 
locations and therefore development of these sites must be of a nature that 
will not detract from the vitality and viability of the town centre. 
 
Carrick-on-Suir Town Centre Strategy 2007 
The Carrick-on-Suir Town Centre Strategy 2007 specifically deals with the 
development of the town centre and the Carrick-on-Suir Development Plan 
2008 has been prepared with respect to the contents of the Town Centre 
Strategy 2007. The Town Centre Strategy sets out key polices and objectives 
and identifies nine Specific Development Sites. 
  
A Report shall be prepared under Section 15 (2) of the Planning and 
Development Acts 2000 – 2007 in February 2010, this report shall be for the 
consideration of the Elected Members and shall set out detail of progress 
achieved in securing the objectives of the Development Plan including those 
which relate to retail development. 
 
The review of the Carrick-on-Suir Development Plan 2008 and any variation 
thereof, shall have regard to the findings of this County Retail Strategy.  
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5.4.4 Tipperary Town and Environs Development Plan 2007 
The Tipperary Town and Environs Development Plan 2007 sets out a detailed 
framework for planning and development in Tipperary town and its environs 
during the period 2007-2013. Chapter Seven: Strategy for the Town Centre 
contains key policies to address retail development in Tipperary town. The 
key aims for new retail development as set out in the current Development 
Plan are set out below: 
 
Table 5.5 Key Aims for Retail Development in Tipperary town and 
Environs Development Plan 2007  
 
 Key Aim Current Policy 
1. To actively use legislative powers in order to assemble 

lands in the town centre, thereby facilitating development 
of under utilised lands and promote the retail function of 
the town centre. 
 

STC 1 

2. To seek visual improvements to the town centre and to 
retain shop fronts of quality. 

STC 2, STC 4, 
STC 8, STC 9, 
STC 11 

3. To encourage the redevelopment of opportunity sites. 
 

STC 3 

4. To strengthen the retail function of the town centre and to 
encourage other commercial, cultural and social uses.   
 

STC 5 

5. To control the provision of non-retail uses at ground floor 
level in the central area, to protect the vitality of the PRA. 
 

STC 6 

6. To have regard to the county retail strategy and the Retail 
Planning Guidelines. 
 

STC 11 

 
Zoning Maps Two and Three of the Development Plan sets out key zoning 
categories for the town. The land use zoning Matrix set out in Appendix 1 
identifies eight categories of zoning, where ‘Use Classes’ are permitted in 
principle, open for consideration or not permitted.  
 
Details of key opportunity sites are set out in Appendix Four. 12 individual 
sites are described and a development brief is set out for each.  Subject to 
sequential testing and demonstration as to how linkages can be maintained 
with the PRA, some of these sites may be suitable for retail development.  
 
A development brief for five key Master Plan sites is set out in Appendix five, 
these sites are generally larger than the town centre commercial sites and 
may involve a number of landowners. These sites are located at out-of-centre 
locations and therefore development of these sites must be of a nature that 
will not detract from the vitality and viability of the town centre. 
 
The review of the Tipperary Town and Environs Development Plan 2007 and 
any variation thereof, shall have regard to the findings of this County Retail 
Strategy. 
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5.4.5 Cashel and Environs Development Plan 2009  
The Cashel Town and Environs Development Plan 2009 sets out a detailed 
framework for planning and development in Cashel town and its environs 
during the period 2009-2015. Chapter Six: Town Centre Strategy contains key 
policies to address retail development in Cashel town. The key aims for new 
retail development as set out in the current Development Plan are set out 
below:  
 
Table 5.6 Key Aims for Retail Development in Cashel and Environs 
Development Plan 2009 
 
 Key Aim Current Policy 
1. To enhance the commercial, cultural and residential 

function of the Town Centre, to improve visual quality and 
to facilitate redevelopment of central sites. 
 

TC 1, TC 5 

2. To enhance accessibility in the town centre area. 
 

TC 2 

3. To control the provision of non-retail uses at ground floor 
level in the central area, to protect the vitality of the PRA. 
 

TC 3 

4. To strengthen the retail function of the town centre and to 
have regard to the county retail strategy and the Retail 
Planning Guidelines. 
 

TC 4 

 
Zoning Maps One and Two of the Development Plan sets out key zoning 
categories for the town. The land use zoning matrix set out in Appendix One 
identifies eight categories of zoning, where ‘Use Classes’ are permitted in 
principle, open for consideration or not permitted.  
 
Development briefs for four key Master Plan sites are set out in Appendix 
Three and these sites may involve a number of landowners. These sites are 
located at out-of-centre locations and therefore development of these sites 
must be of a nature that will not detract from the vitality and viability of the 
town centre. 
 
The review of the Cashel and Environs Development Plan 2009 and any 
variation thereof, shall have regard to the findings of this County Retail 
Strategy. 
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5.5 Conclusion 
The polices of each current Development Plan and Local Area Plan are set 
out above. These polices and objectives conform to the requirements of the 
RPGS and form the statutory framework for the development and 
enhancement of retailing in the county and these policies and objectives shall 
be applied to inform planning decisions at a local level.  
 
It is likely that some of these Plans will be reviewed in accordance with their 
statutory timeframes or be subject to variation over the lifetime of the County 
Retail Strategy. At this stage any review of statutory Development Plans or 
LAPs shall have regard to and build upon the findings of this County Retail 
Strategy and any review thereof. 
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6.0 ACTION INITIATIVES FOR TOWN CENTRE 
IMPROVEMENT  

6.1 Introduction 
It is set out in the RPGs that each Development Plan should set out polices 
and action initiatives to encourage the improvement of the town centres. The 
existing Development Plans and Local Areas Plans contain a broad range of 
polices and objectives that are designed to both enhance the town centre and 
stimulate retail growth. These include the identification of development 
opportunities, site assembly, better access for public transport, cyclists and 
pedestrians and environmental improvements including improving the 
attractiveness of townscape and open spaces24. The existing key policies and 
objectives for retail development are set out in Chapter 5. Priority action 
initiatives that will form a framework for the implementation of actions for town 
centre improvement are set out below; 

6.2 Reuse and refurbishment of Disused, Underused and Derelict 
Sites 

It is an objective of each of the Development Plans and Local Area Plans for 
the six largest settlements as set out below to regenerate urban areas through 
the redevelopment of existing underused, disused or derelict buildings. This is 
especially important in town centres where disused or vacant properties both 
undermine the visual quality of the streetscape and represent unavailed of 
commercial opportunities. It is set out in the RPGS that renewal opportunities 
may also arise where underused property and land might be brought back into 
more productive use through joint action, using Section 212 of the Planning 
and Development Act, 2000-2007 or through other initiatives such as 
Integrated Area Plans. Existing policy is as follows: 
 
Table 6.1 Summary of policies that address the reuse and refurbishment 
of Disused, Underused and Derelict Sites 
 
 Development Plan or LAP Current Policy 
1. Cahir LAP 2005. Policy ENV 9: Obsolete Areas 

Policy ENV 10: Painting Schemes 
HSG 6: Derelict Sites 

2. Fethard LAP 2005. Policy ENV 8: Derelict Sites 
Policy ENV 9: Obsolete Areas 

3. Clonmel and Environs Development 
Plan 2008. 

Policy TC 3: Town Centre 
Redevelopment 

4. Carrick-on-Suir Development Plan 
2008. 

Policy STC 1: Site Assembly 
Policy STC 2: Opportunity Sites 

5. Tipperary and Environs Development 
Plan 2007. 

Policy AEH10: Derelict Sites 
Policy AEH 11: Obsolete Areas 
Policy AEH 12: Brown Field Sites 

6. Cashel and Environs Development 
Plan 2009  

Policy ENV 10: Derelict Sites 

 

                                                      
24 Town Centre Strategy RPGs p10 
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An action initiative for the implementation of these policies is set out as 
follows: 
 
Action Initiative 1: Reuse and Refurbishment of Disused and Derelict 
Sites 
The Council will develop the following initiatives in the central areas of each 
main county town, commencing with the PRA of each town as phase 1. 
  
(a) The Council will actively encourage the reuse and refurbishment of 

disused or derelict sites within the town centre and especially within the 
PRA.  

(b) The Council will initiate an active programme of enforcement and 
regeneration under the Derelict Sites Act 1990 and the Planning and 
Development Act 2000 – 2007 respectively to enhance and revitalise 
the town centre areas. 

 

6.3 Town Centre Enhancement 
The physical enhancement of the town centre area is critical to promote 
viability and vitality and to ensure that customers feel safe, enjoy well 
maintained surroundings and have the facilities and amenities they need in 
carrying out their business. The typical attributes of an attractive town centre 
are as follows: 
 
 Attractive riverside/Parkside locations 
 High quality public seating, bins, public lighting and signage 
 Landscaping and seasonal planting programmes 
 Protection and enhancement of cultural or historical features / 

amenities 
 Use of quality and locally sourced materials i.e. paving, natural stone 

kerbs 
 Distinctive architectural conservation areas where appropriate 
 Highly maintained private properties and shop fronts. 
 Improved accessibility for all 
 

Tailor-made objectives and polices for town centre enhancement are set out 
in each Development Plan and Local Area Plan. In addition, dedicated town 
centre improvement plans and guidelines have been prepared for a number of 
the main county towns and a programme of village enhancement schemes is 
currently being prepared for the District Service Centres. These Plans may be 
used by the Council, the community and private developers in achieving the 
best quality approach to design and finish and by the town 
engineers/overseers in carrying out works within the town centre. Both a 
programme of facilitation and encouragement and a programme of 
enforcement where necessary, is required to improve the visual appearance 
of the Town Centres.  
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Action Initiative 2: Town Centre Enhancement 
The Council will actively support the enhancement of the town centres as 
follows: 
 
(a) The Council will liaise with all stakeholders to encourage and support 

the active enhancement of the town centre in line with current planning 
policy and objectives. 

(c) The Council will undertake enforcement action where necessary to 
address issues such as littering, unauthorised signage and derelict / 
disused properties. 

(d) Any review of an existing Development Plan or Local Area Plan shall 
include an assessment of town centre quality and shall set out policy 
and objectives designed to enhance the special character of town 
centre areas. 

(e) The Council will actively seek the implementation of Enhancement 
Schemes in conjunction with the Community. 

 

6.4 Public Realm and Accessibility 
Safe and direct public accessibility is a critical issue for town centre vitality. It 
is critical that all opportunities for public movement throughout the town centre 
are identified at planning stage. Accessibility to car-parking and security are 
powerful incentives for shoppers. In order to enhance vitality it is also 
important to provide for the needs for visitor access to cultural or historical 
features and proximity to entertainment and refreshment facilities.  
 
Public Realm Plans have been prepared for both Cashel and Fethard and 
give clear guidance for planners and developers alike. The preparation of 
Public Realm Plans will be undertaken for Tipperary, Carrick-on-Suir and 
Clonmel subject to resource availability.  
 
Out-of-Centre shopping centres have been built in Clonmel, Cashel and 
Tipperary. These centres enhance the overall retail profile of the towns. It is 
important that opportunities for improvement of public accessibility between 
these shopping centres and the town centres be assessed and provided.  
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Action Initiative 3: Public Realm and Accessibility 
The Council will actively enhance accessibility within town centres as follows: 
 
(a) The Council will prepare Public Realm Plans for Clonmel, Tipperary, 

Carrick-on-Suir and Cahir over the lifetime of this County Retail 
Strategy 2009 subject to resource availability. 

(b) The Council will investigate the potential for improved public 
accessibility between new shopping centres and the town centres of 
Clonmel, Tipperary and Cashel, as follows; 

 
 - The Showgrounds Shopping Centre 
 - Tipperary Town Shopping Centre 
 - Cashel Town Shopping Centre 
 
(c) Any review of an existing Development Plan or Local Area Plan shall 

incorporate the findings of the Accessibility Audit25 . 
 

6.5 Retail services in Tier Five Settlements 
Tier 5 settlements have been identified as District Service Centres (Level 1), 
Local Service Centres (Level 2) and Settlement Nodes (Level 3). The South 
Tipperary County Development Plan 2009-2015 sets out a requirement for 
planning applicants to submit a Development Impact Assessment (DIA) in 
respect of residential developments subject to the provisions of Part V of the 
Planning and Development Acts 2000-2007 on zoned land. The Council has 
prepared guidance notes on DIA and which provide guidance and support for 
developers who are preparing DIAs. Specifically the DIA guidance document 
sets out the facilities/services that should be located in the Level 1, 2 and 3 
Tier 5 settlements.  
 
It is acknowledged that the self-sufficiency of all Tier 5 settlements is reliant 
on ensuring that local services and retail facilities are provided at the 
appropriate scale in each village. It is envisaged that the DIA process will be 
useful tool in highlighting the needs of local communities with regards retail 
provision. 
 
Action Initiative 4: Development Impact Assessment 
The Council will consider the capacity of community facilities including retail 
facilities at Planning Application stage in Tier 5 settlements as part of the 
consideration of Development Impact Assessment. 
 

6.6 Casual Trading and Farmers Markets 

There has been a recent revival in public interest in open air/farmers markets. 
Such events are usually held once a week and give an opportunity for local 
producers to sell their products. Markets enhance local self-sufficiency, 
reduce transportation costs and enhance and stimulate interest and trading in 

                                                      
25 Carried out by Capita Symonds in 2007 on behalf of South Tipperary County Council. 
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towns. Farmers markets are most effective when they are located in the 
central area of towns, where customers can avail of parking and do their 
shopping in the existing town centre shops. Open air markets must be of 
sufficient scale to permit traders erect their stalls and power and water should 
be made available.  
 
Clonmel’s Farmers Market is located every Saturday in the grounds of St. 
Peter & Paul’s Primary School, Kickham Street.  It operates from 10am to 
2pm and farmers selling produce at the market operate under a ‘bulk casual 
trading licence’. Carrick-on-Suir has a farmers market every Saturday that 
trades from 10am to 2pm and is located in the Heritage Centre on the Main 
Street. A weekly casual trading area operates in the Excel car-park in 
Tipperary Town. The Cahir Farmers Market is located the Craft Granary Car 
Park each Saturday.  Trading is from 9am to 1pm. Fethard has an active 
casual trading environment.  No less then three events take place there quite 
regularly, as follows: Casual Trading/Country Market in the Town Hall every 
Friday, Car Boot Sale every Sunday at the Town Hall on the Cashel Road, 
and the Cattle Mart is held on the first Saturday of every month. 
 

Action Initiative 5: Casual Trading and Farmers Markets 
The Council will actively engage with operators of causal trading and farmers 
markets and with the relevant Chamber of Commerce to investigate 
opportunities to facilitate and enhance regulated causal trading and farmers 
markets in appropriate town locations. 
 

6.7 Development of Dovehill Tourism Complex 
In 2005 an integrated tourism development was permitted by the Council to 
Blarney Woollen Mills adjacent to the N24 approximately 3 miles west of 
Carrick-on-Suir. This comprised a shopping centre and a hotel and leisure 
centre. This complex is located on the site of the former Tipperary Crystal 
factory and gift-shop and is now known as the Dovehill Shopping Centre. It is 
expected that any further development at Dovehill will be designed as a 
tourism destination and no further expansion of retail floorspace will be 
permitted in advance of the provision of significant tourist facilities. Potential 
tourism and associated uses that may be suitable at Dovehill would be as 
follows; Hotel and Leisure centre, Rural/land based enterprises such as an 
arboretum, linkages with the River Suir towpath or open air venues for music, 
shows and events etc.  It is envisaged that the improvement of tourism 
facilities at Dovehill will confer direct benefits to Carrick-on-Suir as a place to 
stay and as a retail destination.  
 
Action Initiative 6: Tourism Development at Dovehill and linkages with 
Carrick-on-Suir 
The Council will actively seek the appropriate development of Dovehill as a 
tourism destination with direct linkages with Carrick-on-Suir. As part of this, 
the Council will undertake a study of appropriate tourism related uses at 
Dovehill and of how such development could benefit Carrick-on-Suir. 
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6.8 Public and Private Transport 
The RPGs state that heavy demand for access by car generates demand for 
parking spaces which can create congestion, pollution and parking problems, 
affecting the convenience, attractiveness and competiveness of the town 
centre. These issues can be offset be ensuring that good access to the town 
centre is provided and that there is a long-term strategy in place to develop 
public transport systems. The location of retail development in out-of-town 
locations militates against both of these objectives. This highlights the need to 
develop a strong retail base in the town centre and to support this objective 
with transportation planning. The RPGS set out the following objectives for 
planning authorities: 
 
 Develop a comprehensive traffic management strategy and in 

particular establish clear parking policies. 
 Ensure that parking provision serves the need of the town centre as a 

whole, rather than exclusive use of a particular development. 
 Work with public transport operators to improve services and facilitate 

the provision of park and ride schemes associated with new 
development and to serve the town centre as a whole. 

 Meet the access and mobility needs of disabled people. 
 Improve access and safety for cyclists and pedestrian visitors through 

the introduction of cycle routes, pedestrian streets and park and walk 
schemes and incorporating a careful appraisal of the safety aspects of 
new development proposals. 

 
The Council has supported local initiatives to enhance transport in the main 
county towns. The following schemes are already in place: 
 

1. Restriction of long-term car-parking in the central area – Clonmel, 
Tipperary, Carrick-on-Suir, Cashel and Cahir.  

2. Accessibility Audit carried out for the entire county in 2007. This 
data is available for each of the Towns and District Service Centres. 

3. Public and private bus service throughout the county. 
4. Installation of cycle routes in some of the main county towns. 
 

These issues represent the first steps in improving transport in and between 
the main county towns. However, it is considered that an integrated approach 
is required to strengthen the role of the town centres as follows: 
 

Action Initiative 7: Public and Private Transport 
Any review of an existing Development Plan or Local Area Plan shall 
incorporate the following: 
 
(a) Preparation of a detailed cycle strategy for the town, considering main 

residential areas and main retail areas, with route layouts and cycle 
parking facilities. 

(b) Determination of the need for town centre short term car-parking and 
long-term car-parking and prepare an appropriate strategy for providing 
for appropriate levels of both. 

(c) Continue to meet the access and mobility needs of the population. 

 - 63 - 



___________________________County Retail Strategy 2010_________________________ 

6.9 Partnership Approach 
Town centres are active and complex environments and the fabric and vitality 
of each town centre is a direct result of the interest of all the stakeholders 
involved. This review of the county retail strategy was published in draft form 
and placed on public display for a period of six weeks during which time the 
input of all stakeholders by way of written submissions and observations was 
invited. Stakeholders include: 
 
 The general public,  
 Traders Associations 
 Business owners/operators,  
 Chambers of Commerce,  
 Failte Ireland,  
 South Tipperary Development Company,  
 South Tipperary Community and Voluntary forum etc.  

 
The final County Retail Strategy 2010 therefore involved the input of 
interested parties. Going forward, the Council’s involvement in the day-to-day 
operation of the town centre must be carried out in ongoing partnership with 
local stakeholders. The involvement of all stakeholders to encourage the 
amalgamation of town centre sites as a means to provide larger town centre 
sites will be especially encouraged. 
 
Action Initiative 8: Partnership Approach 
The Council will actively foster an interactive and partnership approach with 
all stakeholders during the lifetime of this County Retail Strategy 2010 and 
any review thereof. 
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7.0 CRITERIA FOR THE ASSESSMENT OF 
RETAIL PROPOSALS  

7.1 Introduction 
In assessing proposals for new retail development the polices and objectives 
of the Development Plan or Local Area Plan in force at the time shall be 
applied and reference should also be made to the findings and strategic 
guidance set out in this County Retail Strategy. At planning stage the onus is 
on the applicant to demonstrate that a proposal complies with the current 
Development Plan or Local Area Plan. 

7.2 Framework for the assessment of Proposed Retail Developments 
All applications for retail development shall be assessed against the policy 
and design standards of the relevant Development Plan or Local Area Plan. 
The following are key considerations for all retail developments: 
 
1. Use of a sequential approach to identify the location of new retail 

development. Town Centre locations will be favoured over edge-of-
centre or out-of-centre sites. 

 
2. The cumulative impact of any retail development proposal on town 

centre vitality and viability. The impact of the proposal should be 
considered cumulatively with the impact of existing retail developments 
especially on edge-of-centre or out-of-centre locations. 

 
3. The demonstrable need for the development. Consideration should be 

given to the amount of existing vacant retail floorspace of a similar 
nature to the proposal. Amalgamation of vacant and available sites 
should be considered as an alternative to edge-of-centre or out-of-
centre sites. High vacancy rates may be demonstrable of a lack of 
capacity to accommodate additional retailing floorspace of a similar 
nature. 

 
4. The extent to which it is relevant to consider the imposition of 

restrictions on the range and type of goods permitted for sale. It may 
be appropriate to ensure that retail warehousing is used only for the 
sale of bulky goods as defined in the RPGs. 

 
5. The contribution of the development to town/village centre 

improvement. Considerations of design, scale and finish are important. 
This may require close discussion with multinational operators to 
require them improve/redesign standard format designs and signage. 
This shall ensure that each development reflects the character of the 
settlement in which it is proposed and will avoid standardisation. 

 
6. The contribution of the development to regeneration and urban area 

improvement. Preference will be given generally to developments that 
reuse brown field sites and redevelop disused areas in central 
locations. 

 - 65 - 



___________________________County Retail Strategy 2010_________________________ 

7. How the development connects and links to adjoining sites and areas. 
A critical issue for town centre and edge-of-centre proposals is their 
ability to promote permeability with their surroundings. All opportunities 
for pedestrian and vehicular linkages must be investigated thoroughly 
to the satisfaction of the Planning Authority.  

 
8. The quality of accessibility by all modes of transport including 

vehicular, cycle and foot. Provision should be made for bus stops and 
bicycle parking.  

7.3  The Sequential Approach 
In accordance with the Retail Planning Guidelines, the preferred location for 
new retail development where practicable and viable is within the town centre. 
Where is it is not possible to provide the form and scale of development that is 
required on a site within the town centre then consideration can be given to a 
site on the edge of a town centre. An edge of centre site, as defined in the 
Retail Planning Guidelines, is taken to be one which is within easy walking 
distance from the primary shopping core of the town centre. There will be a 
presumption against development elsewhere, except where identified 
neighbourhood centres are being provided to meet neighbourhood needs.  
 
Having assessed the size, availability, accessibility and feasibility of sites 
within the town centre and secondly on the edge of a town centre, alternative 
out of centre sites should be considered only where it can be demonstrated 
that there are no town centre or edge of town centre sites which are suitable, 
viable and available. This is commonly known as the Sequential Approach 
to the location of retail development. 
 
The Planning Authority may request a sequential test for any retail 
development located on edge-of-centre or out-of-centre sites. The planning 
authority will generally not require a sequential test for sites located in the 
PRA or on edge-of-centre areas where excellent pedestrian linkages with the 
PRA are available. 

7.4      Retail Impact Assessment 
In making a planning application for permission for retail development on sites 
other than town/village centre sites, the onus is on the applicant to 
demonstrate compliance with the Development Plan and that there will be no 
adverse impact on the vitality and viability of the town centre.  
 
In submitting evidence in relation to retail impact Paragraph 65 of the Retail 
Planning Guidelines requires that the applicant address the following criteria 
and demonstrate whether or not the proposal would: 
 
 Support the long term strategy for the town centre as established in 

the relevant development plan or local area plan and not materially 
diminish the prospect of attracting private sector investment into one or 
more town centres; 
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 Cause an adverse impact on one or more town centres, either singly 
or cumulatively with recent developments or other outstanding 
planning permissions, sufficient to undermine the quality of the centre 
or its role in the economic or social life of the community; 

 Diminish the range of activities and services that a town centre can 
support; 

 Cause an increase in the number of vacant properties in the primary 
retail area that is likely to persist in the long term; 

 Ensure a high standard of access both by public transport, foot and 
private car so that the proposal is easily accessible by all sections of 
society; and 

 Link effectively with an existing town centre so that there is likely to be 
commercial synergy. 

 
Annex 4 of the RPGs sets out a detailed methodology for the assessment of 
retail impact. Where a retail impact assessment is considered necessary by 
the Planning Authority the process for retail impact assessment as set out in 
the RPGs will apply. In determining the quantum of consumer retail spending 
available in the catchment areas, the Council will accept the CSO Expenditure 
per Capita levels for 2004/2005 until such a time as the CSO publishes 
expenditure per capita figures for 2009/2010. 

7.5 Retail Development on out-of-town sites 
The support of the continuing role of town and district centres is a key 
objective of the RPGs. It is stated that this will assist in reinforcing the 
investment in urban renewal which has already been made. These 
established centres should be the preferred locations for developments that 
attract may trips. It is stated that the preferred location for retail development 
should be within town centres. It is also stated in the RPGs that there is a 
presumption against large retail centres located adjacent to or close to 
existing, new or planned national roads/motorways. 
 
The County Development Plan 2009-2105 supports these objectives and it is 
the objective of the County Settlement Strategy to direct new development to 
existing settlement centres. There is a clear presumption against large-scale 
new retail development outside of settlement centres or in locations adjacent 
to the existing or proposed national road network.  
 
It is stated that visitor accommodation, interpretation centres and 
commercial/retail facilities serving the tourism sector should generally be 
located within established settlements thereby fostering strong links to a 
whole range of other economic and commercial sectors and sustaining the 
host communities. Where new retail development associated within tourism 
developments are proposed, they will be assessed in accordance with the 
policy of the County Development Plan 2009-2015. 
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APPENDIX 1  MONITORING 
 
The retail health of Clonmel, Tipperary, Carrick-on-Suir, Cashel and Cahir 
should be continually monitored over the lifetime of this County Retail 
Strategy. This will facilitate the next review of the County Retail Strategy and 
allow the Council to monitor the health of retailing in the County. 
 
Two forms of monitoring should be carried out, as follows: 
 

1. Retail Health Checks 
2. Floor Space Records. 

 
Retail Health Checks 
It is recommended that two retail health checks be carried out; 
 
1. Primary Retail Area Health Check. 
This health check determines percentage vacancy and diversity of uses at 
ground floor level in the PRA of Clonmel, Carrick-on-Suir, Tipperary, Cashel 
and Cahir and forms the basis for Table 3.7 set out in 3.6.3. This health check 
is an indicator of vitality and viability of town centres. A Methodology for this 
assessment is set out in Appendix 2. 
 
2. Retail Warehouse vacancy rate 
This exercise comprises of a count of occupied and vacant units within 
existing retail warehouse parks in Clonmel, Carrick-on Suir, Tipperary and 
Cashel. This health check will determine the percentage vacancy within 
existing retail warehouse developments and is an indicator of demand for 
retail warehouse floorspace. This assessment should be carried out by the 
Planning Authority on a regular basis to facilitate and inform the decision 
making process. 
 
Floorspace records 
Floorspace data should be kept up to date through the monitoring of planning 
permissions for both new retail floorspace and change of use. Records should 
be kept for new planning permissions for retail development according to 
retailing category i.e. retail warehouse, comparison, convenience etc. It is also 
recommended that a separate record be maintained for commencements of 
new retail developments.  
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APPENDIX 2  METHODOLOGY FOR 
PRIMARY RETAIL AREA 
HEALTH CHECK 

 
Retail health checks on the PRA of Clonmel, Carrick-on-Suir, Tipperary, 
Cashel and Cahir should be carried out once a year. The PRA for each of 
these towns is set out in the figures below, and the same PRA should be 
reviewed each year to ensure consistency.  The health check assessment 
should be carried out on ground floor units only and will record vacancy rate, 
diversity of uses and percentage of high, medium and low value uses in the 
PRA. 
 
Use types should be categorised as follows: 
 
High Retail Value  
Category 1   This includes all retail uses. 
Category 2  This includes all hostelries i.e. pubs, restaurants, hotels, 

takeaways etc. 
 
Medium Retail Value  
Category 3  This includes all service units i.e. hair dresser, 

educational, health and beauty. Also included were the 
following public services that generally remain open on 
Saturdays; Post Offices and Credit Unions. 

 
Low Retail Value  
Category 4  This includes all office type uses including banks,  

bookmakers and auctioneers. 
Category 5   This refers to ground floor residential uses. 
 
Methodology  
 
Using maps outlined below, the PRAs should be inspected on foot. The 
following survey sheet should be used to record the status of each unit. All 
survey sheets and maps can be bound into one survey book to ensure that 
records can be maintained from year to year. After a full survey is carried out 
in each town the percentage of each unit type be calculated and the 
percentage vacancy calculated. This survey should next be carried out in 
February 2010; a comparison should be made in the status of retailing within 
each PRA. 
 

Ref Unit Name Unit Location Use 
Category 

Vacant 

1 McDonalds 26 Main Street 2 N 
2 Easons 27 Main Street 1 N 
3 Powers 28 Main Street 4 N… 
…     
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1. PRA for Clonmel 

 
 
2. PRA for Carrick-on-Suir 
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3. PRA for Tipperary Town 

 
 
4. PRA for Cashel 
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5. PRA for Cahir 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 - 75 - 



___________________________County Retail Strategy 2010_________________________ 

APPENDIX 4: COMPARISON OF RETAIL RENT 
VALUES IN IRISH SETTLEMENT CENTRES 
 
Methodology: Telephone interviews and internet searches (Summer 2009) 
were conducted with auctioneers and estate agents in South Tipperary and 
other counties to determine current retail rental market trends.   
 
The purpose of this study was to ascertain relative competiveness across the 
settlement centres. However, due to the current instability of the retail rental 
market and due to measures used by owners to encourage uptake of their 
property such as the offer of the first year rent free, property fit-out etc, the 
rental rates set out should be viewed as an indication only as rental 
arrangements are subject to negotiation.  
 
Rents in each town were compared to those of another town of comparable 
size and comparable nature in the country.   
 

 CLONMEL TIPPERAR
Y 

CARRICK  
ON SUIR 

CASHEL CAHIR 

Athlone,  
Co.Westmeath 

X     

Carlow, 
Co. Carlow 

X     

Kilkenny 
Co. Kilkenny 

X     

Thurles, 
Co. Tipperary 

 X X   

Mallow, 
Co. Cork 

 X X   

Fermoy, 
Co. Cork 

   X X 

Templemore, 
Co. Tipperary 

   X X 

 
Rental rates were categorised into 4 areas for comparison purposes: 
 
1. Prime Pitch – The Main Street of the particular town. 
2. Outside Prime Pitch – Any other streets in the town centre area. 
4. Shopping Centre, Out of centre – New out-of-centre retail 

developments. 
5. Retail Warehousing – Out of centre developments for retail 

warehousing. 
 
Assessment: Figures in the tables below are the averaged figures from the 
data gathered.  ‘X’ denotes NO DATA, either that particular type of 
development does not exist in that town, or the interviewee was unable to give 
accurate data.   
 
Figures for rents are Euro Per Square Metre per Month.  This is the widely 
accepted format used when discussing Retail Rents.     
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Table 1: Clonmel Retail Rents Compared with those of Athlone, Carlow & Kilkenny 

Town 
Prime 
Pitch 

Outside 
Prime 
Pitch 

Shopping 
Centre -Out 

of Town 

Retail 
Warehousing 

Clonmel 40 15 30 8 
Athlone 40 25 45 15 
Carlow 45 25 10 10 
Kilkenny 61 27 50 11 

 
Table 2: Tipperary Retail Rents Compared with those of Thurles & Mallow 

Town 
Prime 
Pitch 

Outside 
Prime 
Pitch 

Shopping 
Centre -
Out of 
Town 

Retail 
Warehousing 

Tipperary 28 15 50 10 
Thurles 24 18 X X 
Mallow 24 23 31 X 

 
Table  3: Carrick on Suir Retail Rents Compared with those of Thurles & Mallow 

Town 
Prime 
Pitch 

Outside 
Prime 
Pitch 

Shopping 
Centre -Out 

of Town 

Retail 
Warehousing 

Carrick on 
Suir 

25 X X X 

Thurles 24 18 X X 
Mallow 24 23 31 X 

 
Table  4: Cashel Retail Rents Compared with those of Fermoy & Templemore 

Town 
Prime 
Pitch 

Outside 
Prime 
Pitch 

Shopping 
Centre -
Out of 
Town 

Retail 
Warehousing 

Cashel 25 20 40 10 
Fermoy 35 10 10 10 
Templemore 15 X X X 

 
Table  5: Cahir Retail Rents Compared with those of Fermoy and Templemore 

Town 
Prime 
Pitch 

Outside 
Prime 
Pitch 

Shopping 
Centre -
Out of 
Town 

Retail 
Warehousing 

Cahir 22 20 X 5 
Fermoy 35 10 10 10 
Templemore 15 X X X 

 
 
 
 
 
 
 

 - 77 - 



___________________________County Retail Strategy 2010_________________________ 

APPENDIX 5: GLOSSARY OF TERMS 
 

Bulky Goods Retailing 
Goods generally sold from retail warehouses where DIY goods or goods such 
as flatpack furniture are of such a size that they would normally be taken 
away by car and not be manageable by customers travelling by foot, cycle or 
bus, or that large floor areas would be required  to display them e.g. furniture 
in room sets, or not large individually, but part of a collective purchase which 
would be bulky e.g. wallpaper, paint. 
 
Comparison Retailing  
This type of retailing includes: 
 Clothing and footwear 
 Furniture, furnishings and household equipment (excluding non durable 

goods) 
 Medical and pharmaceutical products, therapeutic appliances and 

equipment 
 Educational and recreation equipment and accessories 
 Book, newspapers and magazines 
 Goods for personal care and goods not classified elsewhere 

 
Convenience Retailing  
This type of retailing includes: 
 Food 
 Alcoholic and non-alcoholic beverages 
 Tobacco 
 Non-durable household goods  

 
Discount Food Store 
A single level, self service store normally of between 1000 – 1500sqm of 
gross floorspace selling a limited range of goods at competitive process, often 
with adjacent car-parking. 
 
Expenditure per Capita 
Average expenditure per person in a particular area. In Ireland this calculated 
every five years by the CSO. The last expenditure per capita calculation was 
for 2004/2005, the next will be for 2009/2010. 
 
Expenditure Leakage 
Loss of retail revenue from a catchment area due to persons living in that 
catchment doing their shopping outside of the catchment. 
 
Floorspace 
Net retail floorspace is the area of a shop or store that is devoted to the sales 
of retail goods.  This is distinguished from gross floorspace, which includes 
the sales area, plus storage space, offices, toilets, other staff facilities and 
circulation space. 
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Independent retailer 
Privately owned retail outlet not affiliated to any multiple operator. Usually 
small family run shops. 

 
Market Share 
The percentage of total retail expenditure by persons living in the study area 
that is spent in retail outlets located in the study area.  That remaining 
proportion that is spent in other areas outside of the study area is often 
referred as leakage. 

 
Primary Retail Area (PRA) 
This is the central retail area of a town, is usually located in the historic and 
social core of a town and incorporates the ‘Prime Pitch’/Core Retail Area. 
Typical uses located in the PRA include high-end and niche comparison 
shopping. Office based uses are usually restricted in the PRA in order to 
retain high-end retailing uses at ground floor level. Non-retail uses are 
generally directed to the secondary retail areas located in the streets directly 
adjoining the PRA. The PRA is defined in each relevant Development Plan 
and is subject to change over time as the town expands in size. 
 
Prime Pitch 
That part of the retail area of a town centre or retail mall where pedestrian 
flows are greatest, competition for representation is greatest and rents are 
noticeably higher than elsewhere.  
 
Retail Area 
That part of a town centre which is primarily devoted to shopping.  
 
Retail Warehouse 
Large-single level store specialising in the sale of bulky household goods 
such as carpets, furniture and electrical goods, and bulky DIY items, catering 
mainly for car-borne customers and often in out-of-centre locations. 
 
Retail Sales Index (RSI)  
These show the Volume adjusted and Value adjusted figures for all 
businesses from January 2000. The RSI is based on sampling from various 
retail outlets of different sizes and it can also be a good indicator of consumer 
confidence. 
 
Retail Impact Assessment 
A form of appraisal and forecasting to evaluate the effect of a proposed 
development usually on the vitality and viability of town centres 
 
Sequential Test 
This test sets out the guiding principles for the location of new major retail 
schemes.  In the first instance, the priority should be in locating new retail 
development within town centres.  If town centre locations are not readily 
available within a reasonable and realistic timescale then edge of centre sites 
should be looked to i.e. sites that are within 300-400 meters of the PRA.  Only 
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after the options for town centre and edge of centre are exhausted should out 
of centre locations and sites be considered. 
 
Trade Draw  
The proportion of total expenditure in retail outlets located in the study area 
that is due to persons living outside the study area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 - 80 - 



___________________________County Retail Strategy 2010_________________________ 

 - 81 - 

 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX 6: NATIONAL RETAIL 
HIERACHY 




	1.0 INTRODUCTION
	1.1 Contents and layout of the County Retail Strategy
	1.2 Retail Planning Guidelines 2005 (RPGs)
	1.3      Relationship with other Plans and Guidelines 
	1.4 Statutory Basis for this County Retail Strategy
	1.5 Consultation Process

	2.0  REVIEW OF BASELINE DATA  
	2.1 Introduction
	2.2 Population 
	2.3  Expenditure per Capita 
	2.4 Retail Floorspace within the County 
	2.4.1 Permitted Retail Floorspace in the County

	2.5 Retail growth among the Main Shopping Destinations
	2.6 Conclusion 

	3.0 NATURE OF RETAIL PROVISION IN THE COUNTY
	3.1 Brand Names
	3.2 Shopping Centres
	3.3 Retail Warehousing
	3.4 Primary Shopping Areas
	3.5 Dovehill Shopping Centre
	3.6 Retail Health Checks and Vacancy
	3.6.1 Shopping Centres
	3.6.2 Retail Warehouse Parks
	3.6.3 Primary Retail Areas
	3.6.4 Dovehill

	3.7 Summary of location of existing Retail Developments
	3.8        Summary of Retailing in Main Centres
	3.8.1 Clonmel
	3.8.2 Carrick-on-Suir
	3.8.3 Tipperary Town
	3.8.4 Cashel
	3.8.5 Cahir


	4.0 SOUTH TIPPERARY COUNTY RETAIL HIERARCHY 
	4.1 Introduction
	4.2 National Retail Hierarchy
	4.3 County Retail Hierarchy
	4.4 The Role of Centres in the County
	4.5 The Main Retail Centres
	4.6 Retail Catchments

	5.0 GUIDANCE ON LOCATION & SCALE OF NEW RETAIL DEVELOPMENT 
	5.1 Introduction
	5.2 County Development Strategy
	5.3 Strategic Policy Approach to Retail Development
	5.3.1 The County Retail Hierarchy
	5.3.2 The Primary Retail Areas of County Towns
	5.3.3 The Sequential Approach to new retail development
	5.3.4 Appropriate Spatial Distribution of New Retail Development
	5.3.5 Consideration of Need for new Retail Floor Space

	5.4 Planning for New Retail Development
	5.4.1 South Tipperary County Development Plan 2009
	5.4.2 Clonmel and Environs Development Plan 2008
	5.4.3 Carrick-on-Suir Development Plan 2008 & Town Centre Strategy 2007
	5.4.4 Tipperary Town and Environs Development Plan 2007
	5.4.5 Cashel and Environs Development Plan 2009 

	5.5 Conclusion

	6.0 ACTION INITIATIVES FOR TOWN CENTRE IMPROVEMENT 
	6.1 Introduction
	6.2 Reuse and refurbishment of Disused, Underused and Derelict Sites
	6.3 Town Centre Enhancement
	6.4 Public Realm and Accessibility
	6.5 Retail services in Tier Five Settlements
	6.6 Casual Trading and Farmers Markets
	6.7 Development of Dovehill Tourism Complex
	6.8 Public and Private Transport
	6.9 Partnership Approach

	7.0 CRITERIA FOR THE ASSESSMENT OF RETAIL PROPOSALS 
	7.1 Introduction
	7.2 Framework for the assessment of Proposed Retail Developments
	7.3  The Sequential Approach
	7.4      Retail Impact Assessment
	7.5 Retail Development on out-of-town sites

	APPENDICES
	APPENDIX 1  MONITORING
	APPENDIX 2  METHODOLOGY FOR PRIMARY RETAIL AREA HEALTH CHECK
	APPENDIX 3
	PRIMARY RETAIL AREAS (PRAS)
	APPENDIX 4: COMPARISON OF RETAIL RENT VALUES IN IRISH SETTLEMENT CENTRES
	APPENDIX 5: GLOSSARY OF TERMS
	APPENDIX 6: NATIONAL RETAIL HIERACHY

