
CHAPTER 3 
POPULATION AND SETTLEMENT 

 
 
 
 
 
 
 
 

 
 

 
 

 
 

 
 
 
 
 

 
 
 
 
 
 

 
 

 
 

 
 



Population and Settlement 

 North Tipperary County Development Plan 2010-2016                         21 
 

 

3. POPULATION AND SETTLEMENT 
 
Main Sections in this Chapter include: 

1. North Tipperary in Context 
2. Housing Strategy 
3. Current and Projected Population 
4. County Settlement Pattern 
5. County Settlement Strategy 
6. Preferred Settlement Strategy 
7. Existing Development Plans and Local Area Plans 
8. Social Inclusion  

 
3.1 North Tipperary in Context 
 
The size of County Tipperary led to it 
being split into two ‘Ridings’ in 1838. 
While many of the inhabitants of 
Tipperary do not readily differentiate 
between North and South Tipperary, as it 
is culturally identified as one county, they 
are two separate counties for the purpose 
of local government. All references to 
‘County’ in this Plan will, therefore, be to 
North Tipperary. 
 
North Tipperary is an inland county in the 
mid-west/midlands of Ireland and covers 
an area of 202,430 ha or 500,000 acres (in 
extent). It is also situated in the Mid West 
Region of the County for the Regional 
Planning Guidelines and Economic 
Strategy and the Midlands Region for the 
Waste Management Plan.  
 
There are three Town Councils, each with 
their own statutory Development Plan. A 
statutory Local Area Plan was adopted for 
the town of Roscrea in 2006, for the town 
of Newport in 2004, Holycross in 2006, 
for the Ballycurrane area of Thurles in 
2007 and for the Western Area of the 
County in 2006. 
 
The River Suir begins to the north of 
Templemore and flows through the 
County in a south to south-easterly 
direction. The western boundary of the 
county is dominated by Lough Derg. The 
western side of the County comprises of 
the Nenagh plain, which is fringed by the 
Silvermines Mountains to the south, the 
Arra mountains to the southwest and the 
Devil’s Bit to the east, and is formed by 

rivers such as the Nenagh, Ollatrim and 
Ballintotty Rivers.   
 
The county is largely underlain by 
limestone with the higher terrain of the 
County composed of geological deposits 
dating from Silurian and Devonian 
periods.  Over the centuries the valleys 
and hills formed into rich peatlands, which 
occupy approximately 28,333 hectares 
(70,000 acres) or 13% of the total area of 
the County. 
 
The Motorways and National Primary 
Roads: M8 (Dublin to Cork) and N7/M7 
(Dublin to Limerick) traverse the County, 
as do the National Secondary Routes the 
N62 (Roscrea to Thurles), the N65 
(Borrisokane to Portumna), the N75 
(Thurles to Turnpike) and the N52 (Birr to 
Nenagh). Two rail lines traverse the 
county; the Cork-Dublin line serving 
Thurles and Templemore, and the single-
line railway from Limerick and connecting 
to the Cork-Dublin line serves Nenagh, 
Cloughjordan, Roscrea and Ballybrophy 
carrying passengers and freight. 
 
3.2 Housing Strategy 
 
The Council updated its Housing Strategy 
in 2009.  This was as a result of the 
changes in economic circumstances and so 
as to provide up-to-date data for the 
review of the County Development Plan.  
The figures contained within the Housing 
Strategy feed into and direct the policies, 
objections and predictions of the Plan. 
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3.3 Current and Projected 
Population 
 
The Census 2006 shows that population 
figures for Ireland increased by 8.2% from 
2002 to 2006, resulting in a total 
population of 4,239,848 in the Country 
compared to 3,917,203 persons in 2002, 
representing an increase of 322,645 
persons or 8.2% in six years.  This rate of 
population growth was the highest on 
record and as resulted from both natural 
increase and significant net inward 
migration. The average annual rate of 
population increase from 2002 to 2006 
was 1.64% compared with 1.3% between  
1996 to 2002 and 0.6% for the 1991-1996 
period. 
 
The Mid West Region had a total 
population of 361,028 in 2006 up from 
339,591, an increase of 21,437 or 5.8%.  
The County therefore accounts for 18.28% 
of the mid-west regional population (an 
increase from 17.98% in 2002) and 1.55% 
of the national population unchanged from 
2002 (See Figures 3.1 and 3.2).  
 

Figure 3.1: Mid-West Region v State 
 

Population of Mid-West Region 
compared with the State

8.5%

91.5%

Mid-West Region Ireland
 

  
 

Figure 3.2: North Tipperary v Mid-West 
Region 
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The 2006 total for the population of the 
County is 66,023 persons. This is an 
increase of 5,013 or 8.2% increase from 
the 2002 Census figure of 61,010.   
 
Table 3.1 indicates the change in 
population for the County from 1986 to 
2006. 
 
Figure 3.3 provides a graphic presentation 
of the change in population of the County 
since 1986.  
 
Table 3.1: County Population at Census Periods 
1986 – 2006 

Year Population % Change 

1986 59,522 +0.1 

1991 57,854 -1.02 

1996 58,021 +0.3 

2002 61,010 +5.3 

2006 66,023 +8.2% 

 
Figure 3.3: Change in County Population over 

Census Periods 1986 – 2006 
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This growth of 8.2% since the last Census 
in 2002 is higher than the regional average 
of 5.8%, and the same as the national 
figure of 8.2%, as shown in Figure 3.4. 
 
This overall growth pattern is significant – 
the 2004 County Development Plan 
projected an increase in population to 
64,765 persons or 6.05%. The 
unprecedented performance of the national 
economy over the last Plan period resulted 
in an unforeseen upswing in financial, 
social and development trends. This 
resulted in an actual population growth of 
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8.2% to 2006, demonstrating how difficult 
it is to accurately predict population 
change over a 6-year period.  
 

Figure 3.4: % Growth in Population 
from 2002-2006 for the County, Region 

and State 
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Table 3.2 Population  Distribution in North Tipperary  
Settlement ‘96 % 02 % ‘06 % 

Thurles TC 6603 11.3 6852 11.23   6831  10.34 
Environs of 

Thurles 
336 0.58 573 0.94      851  1.28 

Nenagh TC 5645 9.73 6121 10.03   7415  11.23 
Environs of 

Nenagh 
268 0.46 333 0.55      336  0.33 

Roscrea 4170 7.19 4578 7.50   4910  7.43 
Templemore 

TC 
2115 3.65 2159 3.54   2255  3.41 

Environs of 
Templemore 

129 0.22 111 0.18      129  0.19 

Total Towns 18533 31.9 19710 32.3 21411  32.4 
Total Town 

Environs 
733 1.26 1017 1.67   1316  1.99 

        
Total Small 
Settlements 

6063 10.4 8247 13.52 8,728  12.7 

        
Settlement 

Total 
24596 42.4 27957 45.8 30,139

  
45.6 

Rural Total  33425 57.6 33396 54.2 35,884
  

54.4 

North 
Tipperary 

Total 

58021  61010  66023   

 
Table 3.2 shows the changes in population 
in urban and rural areas between 1996 and 
2006. It demonstrates that the urban / rural 
division of population in North Tipperary 
has remained almost the same between 
2002 and 2006 with 54.4% of the 

population living in rural areas in 2006.  
This compares to a National figure of 
39.3% in rural areas. 
 
3.3.1 Local Population Trends 
Information on population changes is 
important in order to be able to plan for 
the amount of land needed for housing, 
industry and infrastructure. It is also 
important to see where growth has taken 
place and how some areas have changed in 
relation to others. “Problem areas” or areas 
of population decline can be identified, 
and measures can be taken to reddress 
decline and lack of growth. 
 
A disturbing trend has emerged over the 
period of the last two County 
Development Plans, in that certain key 
settlement areas in the County have 
experienced declining populations, 
including the Urban area of Thurles, and 
some of the larger rural settlements such 
as Toomevara, Cloughjordan, Littleton, 
Puckaun and Templetuohy. Some of the 
rural areas in the County have also 
suffered steady decline during this period, 
including the DEDs of Ballycahill, 
Ballymurreen, Foilnamon, Glenkeen, 
Redwood, Lackagh, Templederry, and 
Upperchurch.  Figure 3.5 shows the DEDs 
that experienced population decline 
between 1996-2002, while Figure 3.6 
shows DEDs in decline in the period 2002-
2006. 
 
The 2002 to 2006 period saw significant 
increases in the populations of a number of 
key settlements in North Tipperary, with 
Nenagh Town and Environs increasing by 
21.1%, Ballina increasing by 57% and 
Newport by 45%.  The impact of the 
Gateway of Limerick/Shannon can be 
clearly seen in the population growth in 
these settlements.  The Council is anxious 
to ensure that these settlements do not 
become dormitory towns for the 
Limerick/Shannon Gateway, and that the 
south west of the County does not 
dominate in terms of investment and 
resources, due to the increasing 
population, to the detriment of the 
remainder of the County. 
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Figure 3.5 - % Population Change ’96-‘02  
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Figure 3.6 - % Population Change 2002-2006  
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3.3.2 Household Size 
The performance of the national economy 
over recent years has also had an impact 
on the average household size. With 
higher incomes and changing lifestyles, 
many more people are choosing to live 
alone or in smaller family units.  
 
Between 1996 and 2006 the average 
household size decreased from 3.20 to 2.8 
in North Tipperary, at an average annual 
rate of decline of 0.04. The 2006 County 
figure was lower than the national 
household size of 2.81 which was again 
higher than the European average of 2.43 
(1999 figure). The North Tipperary 
County Housing Strategy 2009-2016 
assumes that households will continue to 
decrease in size leading to an average 
household size of 2.5 by 2016. This could 
have a profound impact on the 
development of the County, as smaller 
household sizes mean greater demand for 
housing. 
 
3.3.3 Population Forecast 
Forecasting population accurately is a 
difficult undertaking. The 2004 
Development Plan predicted an annual 
increase in population of 0.84% and an 
increase of 6.05% population growth over 
the Plan period.  However, what actually 
occurred was an 8.2% increase up to 2006, 
as the national economy prospered. 
Demographic forecasts are however 
generally seen as guidelines for future 
population growth rather than accurate 
predictions.  The 2006 population Census 
has been used to provide some data for 
forecasts within this Plan, as has the most 
recent regional population targets from the 
Department of the Environment, Heritage 
and Local Government and the Mid West 
Regional Authority (MWRA). 
 
The Regional Planning Guidelines are a 
new feature that provides population and 
household targets for North Tipperary and 
the rest of the Mid West Region and must 
be taken into account in this review, while 
the Department’s updated population 
targets have been provided in the context 
of these Guidelines. 
 

The 2004 County Development Plan 
forecasted the following increases in 
population during the period of the plan.  
The actual 2006 Census figures are 
included and highlighted.  
 
Table 3.3 Population Projection from 
2004 County Development Plan 
 

Year Population %change 

1996 Census 58,021 3.8 

2002 Census 61,010 8.4 

2006 Census 66,023 8.2 

2009 Estimate 64,765 9.8 

2015 Estimate 68,171 2.1 

Source: North Tipperary County 
Development Plan 2004 and CSO 
 
It will be noted from this that the 2006 
population exceeded the anticipated 
population for 2009 by 1,258. The annual 
growth rate between 2002 and 2006 was 
1,253 per annum. It is difficult to say 
whether this rate of population growth will 
continue though with the economic 
downturn and other factors, it is possible 
that it won’t. 
 
The population growth targeted for North 
Tipperary in the Regional Planning 
Guidelines 2004 was 16,000 between 2002 
and 2020 or an average of 888 per year.   
 
The most recent Regional Population 
Targets from the Department of the 
Environment Heritage and Local 
Government as allocated by the Mid West 
Regional Authority on the basis of the 
2006 shares of county populations suggest 
the County’s population could grow up to 
80,723 by 2022, as outlined below– 
 
 
 
 
 
 



Population and Settlement 

 North Tipperary County Development Plan 2010-2016                         27 
 

 

Table 3.4 Population Projections for the 
Mid-West Region 
 

 2006 
CSO* 

2016 
MWRA 

** 

2022 
MWRA 

** 
North 

Tipperary  
66,023 75,671 80,723 

Limerick  131,516 144,217 154,665 
Limerick 

City  
52,539 77,642 86,990 

Clare 110,950 129,786 139,650 
Total 361,028 427,316 462,028 

* Central Statistics Office 
**Mid West Regional Authority/DoEHLG 
Source: MWRA Draft Regional Planning 
Guidelines 2009 
 
A Draft Regional Planning Guideline 
document distributing these population 
targets throughout the Region was 
published in December 2009. 
 
These targets are based on the expectation 
of a return to growth in the Irish economy, 
with a return to immigration and a 
reduction in levels of out-migration.  
Recent times have seen changes in the 
national and global economy and the 
severe decline in the Irish construction 
industry. However, given that these figures 
are targets set out by the DoEHLG and the 
MWRA in October 2009 and December 
2009 respectively, and in the absence of 
alternate targets, it is prudent to use those 
that are available and those against which 
the Region as a whole will be working 
towards. 
 
The MWRA target figures have increased 
the target population for North Tipperary 
to 2022 by an additional 14,700 persons.  
The Draft Regional Planning Guidelines 
direct that this increase should be 
accommodated within an enlarged Zone 1 
area which includes Nenagh, Ballina and 
Newport and sub-zone 6 i.e. Thurles / 
Thurles Town and sub-zone 7 Roscrea / 
Roscrea Town (see Map 1.1 and Table 3.4, 
Table 3.5 and Table 3.6 for a breakdown).   
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Table 3.5 Population Targets Breakdown for 2016  
(Source: Draft Mid West Regional Planning Guidelines 2009) 
 
 Population 

2002 
Population 
2006 

Service 
Towns 

Gateway Hub Rest 
Z1 & 
Z2 

Other 
allocation 
by Zone 

Target 
2016 

Zone 1 
& 2 

17,504 21,006    3,282  24,288 

Zone 6 
Thurles 
(Thurles 
Town) 

23,798 24,494 1,706    1,838 28,038 

Zone 7 
Roscrea 
(Roscrea 
Town) 

19,708 20,523 1,247    1,575 23,345 

Total 61,010 66,023 2,953   3,282 3,413 75,671 

 
 
Table 3.6 Population Targets Breakdown for 2022 
(Source: Draft Mid West Regional Planning Guidelines 2009) 
 
 Population 

2002 
Population 
2006 

Service 
Towns 

Gateway Hub Rest 
Z1 & 
Z2 

Other 
allocation 
by Zone 

Target 
2022 

Zone 1 
& 2 

17,504 21,006    5,000  26,006 

Zone 6 
Thurles 
(Thurles 
Town) 

23,798 24,494 2,600    2,800 29,894 

Zone 7 
Roscrea 
(Roscrea 
Town) 

19,708 20,523 1,900    2,400 24,823 

Total 61,010 66,023 4,500   5,000 5,200 80,723 
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Table 3.7 Population Targets Breakdown for 2022 Based on Settlement, Retail and 
Economic Hierarchy  
(Source: Draft Mid West Regional Planning Guidelines 2009) 
 
Hierarchy 
Position 

Town Population 
2006 

Population 
2016 

Population  
2022 

House No. 
required 
based 
Households 
of 2.5 

Land to 
be zoned 
in 
Hectares* 

Nenagh 7,751 8,957 9,590 736 74 

Thurles 7,682 8,791 9,372 676 68 

Roscrea 4,910 5,858 6,354 578 58 

Tier 1 
Primary 
Service 
Centres 

Templemore 
 

2,270 2,594 2,631 144 24 

Borrisokane 832 994 1,079 99 16.5 Tier 2 
Secondary 
Service 
Centres / 
Market 
Towns 

Borrisoleigh 626 711 756 52 9 

Ballina 1,861 2,150 2,301 176 29 
Newport 1,286 1,490 1,597 124 21 

Tier 3 
District 
Service 
Centres 

Cloughjordan 394 469 508 46 11 

Holycross 343 394 421 31 8 
Littleton 463 531 567 42 10 
Toomevara 286 336 362 30 7 
Twomileborris 550 635 680 52 13 
      

Tier 4 
Local 
Service 
Centres 
(see Table 
3.7 for full 
list) 

      

Tier 5 
(see Table 
3.7 for full 
list) 

      

Tier 6  
Rural 
Countryside 

      

 
* Based on an average density of 25 dwellings to the hectare in Nenagh, Thurles and Roscrea, 
15 dwellings to the hectare in Templemore, Borrisokane, Borrisoleigh, Ballina and Newport 
and 10 dwellings to the hectare elsewhere, and using a multiplier of 2.5. 
 
Reviews, Variations and Modifications to Town Plans and Local Area Plans should have 
regard to the targets as set down in Table 3.7 as appropriate. 
 
3.3.4 Household Forecast 
In the last County Development Plan 
household formation was projected using 
natural increases only.  The critical factor 
in the population growth in North 
Tipperary over the 2010 – 2016 period 

will be in-migration and out-migration. 
These are notoriously difficult factors to 
predict, related as they are to a range of 
factors that lie both within and without the 
state and covering a range of social and 
economic factors as well as Government 
policies. The 2006 Census suggests that 
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immigration accounted for two-thirds of 
the population growth in the county 
between 2002 and 2006. This would 
reflect well with the locations of greatest 
population growth which are close to large 
population centres outside the county and 
to major transport networks.  
 
Predicting the average number of housing 
units required between 2010 and 2016 is 
difficult to do. Using the Regional 
Population targets set out above, and 
assuming an average household size that 
remains at 2.8 suggests an average number 
of dwelling units per year of 438. If, 
however, the household size falls to 2.5 it 
will increase the demand to 490 per year. 
Assuming that a small amount of 
replacement dwellings will be required 
(say 10%), this would give a figure of 540 
based on the Regional population targets 
and a 2.5 occupancy. 
 
Between 2002 and 2006 housing 
construction in the county averaged over 
1,500 per year, approximately three times 
the predicted level of need based on 
population projections (See Figure 3.8). 
This level of construction dropped to 
about 1,000 in 2007 and dropped 
significantly in 2008.  In the coming years 
house construction in the County is likely 
to be small compared to the 2002 to 2006. 
 
Figure 3.7 Housing Construction North 
Tipperary, 1994-2008 
 

 
 
It has been suggested that a sustainable 
amount of housing nationally is about 
40,000 units per annum. Using the North 
Tipperary percentages of national 
construction would suggest an annual 

requirement of between 600 and 1,000 on 
the basis with a mid-range of 800. 
 
3.4 County Settlement Pattern 
 
North Tipperary is composed of a 
hierarchy of urban and rural settlements 
(See Table 3.7). Some 21.57% of the 
population of the County is concentrated 
in Thurles and Nenagh, with 32.41% in the 
four main urban centres (Thurles, Nenagh, 
Roscrea and Templemore) up from 32.3% 
in 2002. The County is rural in character 
with 54.4% of the population living in 
rural1 DEDs. The County has a low 
density, populated with a population 
density of 32 persons per square kilometre.  
 
Apart from Nenagh, Thurles and Roscrea, 
and to a lesser extent Templemore, 
Newport, Ballina and Borrisokane, much 
of the County suffers from weak urban 
fabric of towns and villages in addition to 
a wide dispersal of housing in the open 
countryside. This pattern has been 
amplified in recent years where the 
numbers moving out to the countryside 
has increased. 
 
In the period January 2004 to December 
2007 a total of 1,847 one-off dwellings in 
the rural countryside were granted 
planning permission, or an average of 462 
per year or 38.5 per month.  This was 
down from a figure of 2,474 for the years 
1997 to 2002, or 494 per year or 41 per 
month.   
 
In 1996 the rural population in North 
Tipperary was 57.6% of the County, this 
figure decreased to 54.2% by 2002 and 
increased marginally to 54.4% in 2006. If 
the trend towards living in the open 
countryside continues, the population 
projections for 2016 contained above 
should see the following urban / rural 
living pattern by 2016.  (see Table 3.8).  
This equates to an additional 969 ha 
(2,413 acres) of agricultural land required 
for one-off housing over this period, if the 

                                                 
1 ‘Rural’ as defined by the CSO categorisation of ‘rural’, 
includes ‘all settlements with a population of less than 
1500 and the open countryside’. 
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2.8 household figure is used and if the 
dwellings are on an average of one acre 
plots.   
 
A change in emphasis in the promotion of 
urban settlements through the settlement 
hierarchy can help reduce the amount of 
agricultural land which will be lost during 
this period and will help in protecting and 
promoting the vitality and viability of 
existing settlements. 
 

Table 3.8: Rural/Urban Population 
Distribution 1991 - 2006 

Year Aggr. 
Rural 

Aggr. 
Urban 

Total 

1991 32,666 25,188 57,854 

1996 33,425 24,596 58,021 

2002 33,053 27,957 61,010 

2006 35,884 30,139 66,023 

2016 40,621 35,050 75,671 

 
* The 2016 figures are based on the MWRA 
and DoEHLG projections and use the existing 
54.4/45.6 rural/urban split in the period up to 
2016.  
 
While much of North Tipperary is rural, 
there is a distinct and definable settlement 
hierarchy in the County, which is a healthy 
indicator of a sustainable, developed 
society.  
 
Managing the sustainable development of 
the County over the next plan period 
requires a focussed approach.  
 

Table 3.9: Population change in 
settlements between 2002-2006 

Population 2002 2006 

 
% 

Change 

Ballina 
     
1,185  

     
1,861  57 

Birr Environs 
       

846  
       

990  17 

Borrisokane 
       

832  
       

832  0 

Borrisoleigh 
       

598  
       

626  4.7 

Cloughjordan* 
       

431  
       

394  -8.6 

 
Dromineer  -    118  0 

Holycross 
       

610  
       

700  14.8 

Littleton* 
       

500  
       

463  -7.4 

Nenagh Town 
     

6,121  
     

7,415  21.1 
Nenagh 
Environs 

       
333  

       
336  0.9 

Newport 
       

887  
     

1,286  45 

Newtown  -  
       

191  - 

Portroe 
       

401  
       

454  13.2 

Puckaun* 
       

269  
       

239  -11.2 

Roscrea 
     

4,578  
     

4,910  7.3 

Silvermines 
       

257  
       

269  4.7 
Templemore 
Town 

     
2,159  

     
2,255  4.4 

Templemore 
Environs 

       
111  

       
129  16.2 

Templetuohy* 
       

325  
       

322  -0.9 

Thurles Town* 
     

6,852  
     

6,831  -0.3 
Thurles 
Environs 

       
573  

       
851  48.5 

Toomevara* 
       

321  
       

286  -10.9 

Twomileborris 
       

474  
       

550  16 
* Settlements in Decline 
 
3.4.1 Gateways and Hubs 
While North Tipperary does not have any 
Gateways or Hubs as identified under the 
National Spatial Strategy 2002, the 
Limerick/Shannon Gateway is located 
close to the south west of the County 
while the Ennis Hub is also close by.  
North Tipperary provides a supporting role 
to the Limerick/Shannon Gateway under 
the NSS and it is envisaged that the 
majority of the investment in the Mid-
West Region will take place within either 
the Gateway or the Hub.   
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Figure 3.8 Mid West Region together 
with the Gateways and Hubs 
 
Policy S1: Limerick/Shannon Gateway 
It is the policy of the Council to support 
the Limerick/Shannon Gateway as 
identified in the National Spatial Strategy 
2002. 
 
3.5 County Settlement Strategy 
The County Housing Strategy identified a 
need for an average requirement of 550 
housing units per year. It can be assumed, 
based on the population projections 
outlined in Section 3, that an average 
annual requirement of 550 units will 
continue throughout the life of this Plan 
giving a total requirement of 3,300 
between 2010 and 2016. The location of 
these houses will be determined by the 
following factors:  
a) The settlement strategy outlined in this 

Plan 
b) Local housing requirements 
c) Market Forces and  
d) The various Town Development Plans 

and Local Area Plans.  
 

Section 3 has demonstrated that the 
population of most rural areas accounts for 
a large portion of the population of the 
County, at the expense of some smaller 
urban areas and villages. In view of the 
nature of development within the County 
over the last two County Development 
Plans, it is important that a clear 
settlement strategy is outlined within this 
Plan.  This strategy needs to provide for 
sustainable growth and to manage 
development pressure within both the 
urban and rural environment, in 
accordance with the settlement strategy 
while at the same time promoting quality 
of life and achieving a sustainable balance 
between economic, social and 
environmental factors.  
 
The County’s settlement strategy concept 
is based on the creation of a hierarchy of 
growth nodes which reflects the 
development role of each settlement type, 
while also providing for appropriate 
growth at each level of the hierarchy.  
Rural populations will continue to be 
supported through the settlement centres 
and through a sustainable, flexible 
approach to maintaining the rural economy 



Population and Settlement 

 North Tipperary County Development Plan 2010-2016                         33 
 

 

and population, balanced against 
responsible environmental protection. 
 
Given the limited number of housing units 
that will be required annually, and in order 
to establish the most effective settlement 
pattern for the allocation of these new 
houses, the following settlement options 
were presented as part of the 2004 Plan.  It 
is considered appropriate to continue with 
these options: 
 
3.5.1 Do Nothing  
Allow the County to develop naturally 
without intervention.   
 
Likely Result: This will result in 
continued pressure from: the Limerick 
housing market in villages such as 
Newport and Ballina; rural areas around 
the larger towns and rural areas within 
commuting distance of Birr, Tullamore, 
Kilkenny and Clonmel will also be under 
continued pressure; rural housing in the 
Limerick catchment and the immediate 
areas around the towns and large 
settlements and rural areas in close 
proximity to the lake.   
 
3.5.2 Promote the rural area and 
allow towns grow naturally  
The rural parts of the County continue to 
be attractive places to live and this is 
currently the lifestyle option for a 
significant sector of the population, which 
is confirmed, in the significant rise in the 
rural population around the County. 
 
Likely Result: While the town of Nenagh 
increased in population between 2002 and 
2006, other towns such as Thurles, 
Cloughjordan, Puckaun and Borrisokane 
saw their population stagnate or fall.  
While the population in Thurles Town fell, 
the surrounding rural population increased 
substantially with a 48.5% increase in the 
rural area around the town. This trend, if 
left unchecked will undermine towns and 
villages at all points in the settlement 
hierarchy and will reduce the achievement 
of a critical mass in the main settlement 
centres. There is also likely to be 
increasing social imbalance in some 

settlement centres, with over-supply of 
social-to-private housing. 
 
3.5.3 Promote all settlement centres 
equally 
Since 2004, all the main towns in the 
County have had either Town Plans 
reviewed or Local Area Plans prepared for 
them.  Consequently, all centres have 
serviced land that is currently available, 
suitable, accessible and affordable.  While 
all the towns have urgent employment 
requirements, high-growth, high-tech 
industries, including indigenous industries, 
are generally attracted to areas that have 
existing successful economies and can 
benefit from economies of scale.  
 
Likely Result: Spreading economic 
activity across the County will dilute our 
competitiveness and undermine the 
potential for economies of scale. 
 
3.5.4 Create a hierarchy of growth 
nodes 
Nenagh is our County town and is a 
regional nodal centre with a combined 
catchment population of 35,000 in the 
County.  Nenagh is located within Zone 2 
of the Mid Western Regional Planning 
Guidelines and its importance is not only 
to North Tipperary but to the Region, 
given its supporting role to the 
Limerick/Shannon Gateway.  Thurles’ 
catchment extends into South Tipperary 
and Kilkenny and is the main retail centre 
on the eastern side of the County. The 
smaller market towns of Roscrea and 
Templemore will continue to provide for 
their immediate catchments and local 
needs; and the many villages provide 
centres for rural communities, and the 
open countryside will continue to provide 
for local need.  
 
Likely Result: Economic competitiveness 
is improved where there is a critical size of 
population and where retail, business and 
industry can benefit from economies of 
scale and agglomerations. Therefore, 
significant retail and economic activity 
should be located in Thurles and Nenagh. 
Secondary centres such as Roscrea and 
Templemore will benefit through 
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reinforcing existing retail and economic 
development while at the same time 
forging stronger links with Thurles and 
Nenagh and also improved links with the 
Gateways of Limerick/Shannon, and the 
Midlands Gateway.  See Figure 3.11. 
 
3.6 Preferred Settlement Strategy 
 
3.6.1 Summary 
The preferred growth strategy is based on 
‘Creating a hierarchy of growth nodes’ as 
set out in Section 3.5.4 and can be 
summarised as follows: 
 
Table 3.10 Settlement Hierarchy 

North Tipperary County Settlement 
Hierarchy 
Primary Service Centres 
Nenagh, Thurles, Roscrea, Templemore 
Secondary Service Centres/Market Towns 
Borrisokane, Borrisoleigh 
District Service Centres 
Ballina, Newport, Cloughjordan 
Local Service Centres 
Puckaun, Silvermines, Holycross, Littleton, 
Portroe, Rearcross, Toomevara, 
Twomileborris, Templetuohy, Newtown, 
Upperchurch 
Villages 
Aglish, Ardcroney, Ballinahinch, Ballinderry, 
Ballingarry, Ballycahill, Ballycommon, 
Ballymackey, Ballynaclough, Birdhill, 
Carrig, Carrigahorig, Castleiney, 
Clonakenny, Clonmore, Coolbaun, Dolla, 
Drom, Drumbane, Dromineer, Garrykennedy, 
Gortagarry, Horse & Jockey, Kilbarron, 
Kilcommon, Kileen, Killoscully, Knock, 
Lelagh, Lorrha, Loughmore, Moycarkey, 
Moyne, Rathcabbin, Riverstown/Killeen, 
Templederry, Terryglass, The Ragg 
(Bouladuff).  
Rural Countryside 
The County Settlement Hierarchy above 
is set out in Figure 3.9 

 
Policy S2: Settlement Strategy 
It is the policy of the Council to support 
the settlement strategy as outlined in this 
Plan, and to direct future development in 
the following ways: 
·  Prioritise the allocation of funding 

towards the improvement of 
environmental, community and 

infrastructural facilities, where 
appropriate, in settlements, to ensure 
that they become attractive settlement 
centres and assist in the long term 
vitality and viability of rural North 
Tipperary. 

·  To encourage residential development 
to locate within the development 
envelope of towns and villages where 
infrastructure and facilities are 
available. 

·  To seek to provide resources to 
consolidate settlements and facilitate 
appropriate  amenity, commercial and 
service infrastructure within these 
settlements so as to build sustainable 
communities and improve the physical 
and social fabric of settlements as 
places to live and work. 

·  To implement the aims and 
recommendations of the National 
Spatial Strategy 2002, and the 
Sustainable Rural Housing Guidelines 
2005 in considering applications for 
one off rural housing. 

·  To implement the aims and 
recommendations of the Sustainable 
Urban Housing Guidelines 2008 and 
accompanying Design Manual within 
all settlements. 

 
3.6.2 Primary Service Areas 
Nenagh with a catchment population of 
over 35,000, is the administrative capital 
for the County.  Given its proximity to the 
Gateway of Limerick/Shannon, and its 
strategic location on the M7 motorway it 
will be promoted as the primary growth 
centre for medium-scale and high-growth 
industries, as a primary retail centre and as 
a residential centre for population growth.  
Nenagh provides a supporting role to the 
Limerick/Shannon Gateway in terms of 
the critical mass needed for the Gateway 
to compete at a national level.  

 
Thurles, with its location on the 
Dublin/Cork rail route, and its proximity 
to the M8, will be promoted as a strong 
retail centre, a strong centre for 
employment, a third-level education 
provider and a strong and an attractive 
residential centre for a growing 
population; 
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Figure 3.9: County Settlement Hierarchy  
 
 
Roscrea, with its location on the new M7 
will be promoted as a strong retail centre, 
a centre for employment growth and a 
centre with a unique heritage in the Region 
supporting the Midlands Gateway. The 
town will be promoted and developed as a 
tourist destination and as an attractive 
place to live. Roscrea’s long association 
with the pharmaceutical industry will be 
built upon and supported. 
 
Templemore with its location on the 
Dublin/Cork rail route will be promoted as 
an attractive place to live and to do 
business.  The town offers unique 
opportunities as a centre for employment 
and entrepreneurship.  The town’s 
residential function will be strengthened, 
its retail function enhanced as the 
population grows, and its strong leisure 
resources, including its 70 acre parkland 
and lake, protected and enhanced. 
 
Policy S3: Primary Service Areas 
It is the policy of the Council to secure the 
sustainable growth of the primary service 
areas of the County to become self-

sufficient settlements and to act as service 
centres for the inhabitants of their rural 
hinterlands.  The Council will seek to 
underpin the role of these settlements as 
drivers of social and economic growth and 
prosperity within the County. 
 
3.6.3 Secondary Service Areas / 
Market Towns 
Borrisokane will be promoted as a market 
town for north of the County and parts of 
Offaly. Borrisokane’s residential function 
will be strengthened and its retail function 
as a market town enhanced; 
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Borrisoleigh’s residential function will be 
strengthened, its retail function as a market 
town enhanced, and its strong employment 
resources protected and supported; 
 

 
 
The overall perception of these market 
towns as desirable places to live and work 
will be promoted and enhanced.  These 
towns will provide a supporting role to the 
towns of Nenagh, Thurles, Roscrea and 
Templemore. 
 
Policy S4: Secondary Service 
Areas/Market Towns 
It is the policy of the Council to ensure 
that population growth within these 
settlements is appropriate in pace, scale 
and diversity of uses and services within 
their identified role in the settlement 
hierarchy.  The Council will apply 
appropriate management measures in 
ensuring that such growth and/or pace of 
growth is appropriate and in compliance 
with the strategy. 
 
3.6.4 District Service Centres 
Cloughjordan will remain as a rural 
settlement with capacity to further develop 
as a rural residential centre; 
 
Ballina and Newport have experienced 
significant development in recent years 
and have been identified in the Mid-West 
RPGs as centres around the 
Limerick/Shannon Gateway which could 
see significant growth over the period to 
2022.  These settlements will continue to 
require appropriate intervention to control 
development and plan for the sustainable 
growth of these villages.   
 
 
 
 
 

Policy S5: District Service Centres 
It is the policy of the Council to enhance, 
strengthen and conserve the District 
Service Centres within the County, while 
ensuring that the appropriate scale of 
growth is supported.  It is generally in 
favour of increased population growth, 
however, the Council will apply 
appropriate management measures to 
ensure that such growth and/or pace of 
growth is appropriate, sustainable and in 
compliance with the envisaged role of the 
District Services Centres in this Plan and 
in the Mid-West RPGs. 
 
3.6.5 Local Service Centres 
The many settlements identified in the 
Plan will require major improvements in 
infrastructure to ensure that they will 
become attractive settlement centres and 
assist in the long-term vitality and viability 
of rural North Tipperary. 
 
A thriving countryside is a crucial aspect 
of the County’s competitiveness and long-
term sustainability. Based on the capacity 
approach, the Council will facilitate 
residential, commercial and community 
development where there is a proven local 
need and where it is in line with the proper 
planning and sustainable development of 
the area. 
 
The lake catchment area will require 
detailed consideration to maximise tourist 
access, while providing local residential 
need and the overall protection of the 
amenity and environment of the area; 
 
The Council is committed to working with 
Government Departments and State 
Agencies in identifying suitable locations 
for new and extensions to schools, 
recreational facilities, health and care 
facilities throughout the County and 
especially in areas which have experienced 
population increases. 
 
Policy S6:  Local Service Centres 
It is the policy of the Council to seek the 
expansion of Local Service Centres in a 
planned manner and in line with 
infrastructural capacity.  Development 
may also be permitted where it will 
facilitate the provision of the necessary 
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infrastructure provided that it is in 
accordance with policy, in particular 
concerning scale, sustainability, design 
and in accordance with the established 
character of the Local Service Centre and 
in compliance with the envisaged role of 
the Local Services Centres in this Plan and 
in the Mid-West RPGs. 
 
3.6.6 Villages 
It is the intention of the Council to actively 
plan and manage the small villages and 
their hinterlands and to work with local 
communities in supporting the vitality and 
viability of these settlements. 
 
Many of these villages suffer from the lack 
of public infrastructure and any 
development taking place within them will 
have to provide solutions to these 
problems. 
 
It is intended that the rural villages in the 
County will support their rural hinterland 
and will provide the very basic social and 
community facilities for those living in 
close proximity. 
 
Policy S7: Villages 
It is the policy of the Council to enhance, 
strengthen and conserve villages within 
the County, in accordance with their 
existing size and character 
 
Policy S7a: Villages 
It is the policy of the Council to promote 
the consolidation of the village structure 
throughout the County. 
 
3.6.7 Rural Countryside 
This includes all areas outside of the 
settlement centres identified above. 
 
Policy S8: Rural Countryside 
It is the policy of the Council to support 
the development of the rural countryside 
in a balanced, sustainable manner, having 
regard to the social, economic and 
environmental characteristics of the area, 
and its residents and in accordance with 
the relevant policies and objectives set out 
elsewhere in this Plan, relevant 
Government Guidelines and the proper 
planning and sustainable development of 
the area. 

 

 
 
3.6.8 Conclusion 
It is important that the above settlement 
strategy is mutually supportive as the ‘sum 
is stronger that the individual parts’, and 
will provide the basis for achievement of 
the stated vision as set out in Chapter 2 in 
respect of achieving: 
·  Sustainability; 
·  Competitiveness; 
·  Quality of Life; 
·  Quality of Environment; 
·  Vitality and viability of communities; 

and 
·  Social Inclusion. 
 
3.7 Existing Town Development 
Plans and Local Area Plans 
 
The County Council has adopted a number 
of Town Development Plans in association 
with the three Town Councils and Local 
Area Plans over the period of the last 
County Development Plan.  They include:  
·  Nenagh Town and Environs 

Development Plan 2007; 
·  Thurles Town and Environs 

Development Plan 2009  
·  Templemore Town and Environs 

Development Plan 2007;  
·  Roscrea Local Area Plan 2006;  
·  Western Area Local Area Plan 2006; 
·  Newport Local Area Plan 2004; 
·  Holycross Local Area Plan 2006; 
·  Ballycurrane Local Area Plan 2007. 
 
Specific Objective  
PS1  It is an objective of the Council to 
participate in the review of the three Town 
Development Plans, where appropriate, 
and to review the five Local Area Plans, 
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for Roscrea, Newport, Holycross, 
Ballycurrane and the Western Area, during 
the lifetime of this Plan. 
 

 
 
3.8 Social Inclusion 
 
An unfortunate side effect of the economic 
growth experienced by the Country over 
the last 15 years has been the increase in 
social inequalities and social polarisation.  
With the recent downturn in the economy 
and increased unemployment, it is 
important that these issues are addressed 
and policies and objectives included in this 
Plan to alleviate them.  This Section of the 
Plan considers those people in the County 
that are considered to be at risk of social 
exclusion, and provides a basis for their 
greater consideration in the planning 
process. 
 
Policy S9: Social Inclusion 
It is the policy of the Council to ensure 
that land use and other objectives of this 
Plan are in accordance with the National 
Anti-Poverty Strategy.  
 
Policy S10: Universal Access:  
It is the policy of the Council to seek 
universal access within buildings and in 
the external environment, through its own 
work programme and through the 
development management policies set out 
in statutory development plans 
 
The 2006 Census figures identified 9.3% 
of the population as having long lasting 
health problem or disability.  In North 
Tipperary this figure was 9.6%.  With an 
aging population in Ireland, this figure is 
projected to rise. It is, therefore, important 
that our living, working and leisure 

environments are designed and maintained 
in a manner that is accessible to all. 
 
Specific Objective 
 
PS2 It is an objective of the Council to 
implement, where feasible and where 
resources permit, the North Tipperary 
Social Inclusion Measures Action Plan 
2009-2012. 
 
 


