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1.0.0 Introduction

1.1.0 General

1.1.1 This report, with the drawings listed in Appendix A, comprise the material for public display and 

consultation for the proposed Town Council Ofý ces, at Rosanna Road, Tipperary Town.  We enclose the 

submission drawings, in reduced format, in Section 3.0.0.

1.1.2 The site for the new ofý ces is shared with proposed Decentralised Ofý ces for the Department of Justice, 

Equality and Law Reform.  The development includes alterations to Rosanna and Carrownreddy Roads 

and a new roundabout at the junction of these carriageways.  The shared site is within the original and 

former curtilage of the Mercy Convent on Rosanna Road, a protected structure.

1.1.3 This report and the accompanying drawings have been prepared by Coady Partnership Architects and 

their consultants in compliance with Part 8 of the Planning and Development Regulations, 2001 and the 

Planning and Development Acts 2000 - 2009.

1.2.0 Design Team

1.2.1 The design team includes:

Design Team Leaders, Masterplanners 

& Architects

Coady Partnership Architects

Mount Pleasant Business Centre

Mount Pleasant Avenue

Ranelagh

Dublin 6

Tel:         01 497 6766

Fax:        01 497 0927

Email:     admin@coady.ie 

Contact:  Tomas Sexton

Structural and Civil Engineers Tobin Consulting Engineers

Patrick J. Tobin & Co Ltd

Fairgreen House

Fairgreen Road

Galway

Tel:         091 565 211

Fax:        091 565 398

Email:     brendan.mulligan@tobin.ie 

Contact:  Brendan Mulligan
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Building Services Engineers

Acoustic Engineers

Security

Sustainability and Alternative 

Technologies Consultants

Buro Happold

The Father Mathew Hall

Church Street

Dublin 7

Tel:         01 871 6900

Fax:        01 678 6349

Email:     edith.blennerhassett@burohappold.com

Contact:  Edith Blennerhassett

Landscape Architects Mitchell & Associates

Tower 4

Fumbally Lane

Fumbally Court

Dublin 8

Tel:         01 454 5066

Fax:        01 454 5065

Email:     celia.harris@mitchellassoc.net

Contact:  Celia Harris

Access Auditors Coady Partnership Architects

Mount Pleasant Business Centre

Mount Pleasant Avenue

Ranelagh

Dublin 6

Tel:         01 497 6766

Fax:        01 497 0927

Email:     admin@coady.ie 

Contact:  Tomas Sexton

Project Supervisor for Design Process Tobin Consulting Engineers

Patrick J. Tobin & Co Ltd

Fairgreen House

Fairgreen Road

Galway

Tel:         091 565 211

Fax:        091 565 398

Email:     brendan.mulligan@tobin.ie 

Contact:  Brendan Mulligan

1.3.0 Land Ownership

1.3.1 The site for the Town Council and Department of Justice, Equality and Law Reform Ofý ces is currently 

owned by the Commissioners of Public Works in Ireland.  The site for the Town Council Ofý ces will 

shortly be transferred to that local authority.
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2.0.0 Masterplan and Planning Proposal for Tipperary Town Council Ofý ces

2.1.0 The Site

2.1.1 The site encloses 2.66 hectares, lies 600m from the centre of the town and is set between the Rosanna 

and Carrownreddy Roads, on the fringe of the developed area of Tipperary Town.  Figure 1.

2.1.2 The proposed addition of the Town Council Ofý ces and the new ofý ces for the Department of Justice, 

Equality and Law Reform  will clearly establish the town as a seat of national and local government.

Fig.1 Site Context

Site & Boundaries

2.1.3 The site for the Tipperary Town and Environs Development Plan 2007 is zoned for ‘Industrial and 

Employmentô use and is surrounded by proposed housing.  Signiý cant improvements to the adjoining 

roads are objectives of the current Development Plan.  Figures 1 and 2.

2.1.4 A 2m high stone wall encloses the Rosanna Road frontage: the western boundary is open, running 

across a paddock: the northern edge is enclosed by a hedgerow and occasional trees: the eastern 

boundary is formed by a post and wire fence and a hedgerow; and the adjoining halting site is 

separated from the proposed site by blockwork walls. Two ESB lines cross the eastern sector of the 

site. Figures 3 and 4.
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Fig.2 Site Analysis

Fig.3  View of Rosanna Road:  enclosing stone wall and large Beech tree

Fig.4  Site looking west:  farm buildings and coniferous trees screen convent

Topography

2.1.5 The site is topographically complex: from a high point, towards the centre, the land falls away in every 

direction, most steeply to the east.  On the west side the land rises again towards the boundary with 

the remaining convent lands, forming a valley that slopes generally to the north west corner.  This part 

of the site is subject to þ ooding in winter and the land drains in the area are effective.

Vegetation and Tree Condition

2.1.6 The land is divided into separate ý elds by hedgerows and by low blockwork walls.  There are few trees 

of signiý cance but the Beech tree on the Rosanna Road boundary and that towards the centre of the 

site are of good quality.  There are two Ash trees included in the northern hedgerow.  Grass covers the 

site and the land is currently used for grazing. Figure 5.

Views and Aspect

2.1.7 The site provides long, northerly views to the countryside - these will be interrupted if the planning 

permissions for housing on that side are fulý lled.  From the þ at plateau covering the centre of the site 

there are commanding views, over the town, to the Galtee Mountains in the distance.  The views to the 

west are blocked by the trees that enclose the garden to the Mercy Convent.

Access

2.1.8 Access is available to the site both from Rosanna and Carrownreddy Roads.  The Tipperary Town and 

Environs Development Plan 2007 requires a roundabout at the junction of these roads and proposes 














































