
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 

   URATHDOWNEY  - KNOCKHIEL  
    UMASTERPLAN  
      



 

Forward Planning     Knockhiel 

Laois County Council     Masterplan 2008 

________________________________________________________________________________________________________________________________ 

________________________________________________________________________________________________________________________________  

       1  

UTABLE OF CONTENTS  
 
U1.0 INTRODUCTION      
1.1  Purpose of the Masterplan    2 
1.2  Status of the Masterplan    2 
1.3  The Area     2 
1.4  Vision      2 
1.5 Masterplan Objectives    3 
 
U2.0 SURVEY OF THE AREA    
2.1  Existing Land Uses    4 
2.2 Site Topography     4 
2.3  Archaeological Assessment   4 
2.4 Architectural Assessment   5 
2.5  Access      5 
2.6  Planning History    7 
 
U3.0  PLANNING POLICY CONTEXT    
3.1  Introduction      9 
3.2  National context     9 
3.3 Regional Context    9 
3.4 Local Context     9 
 
U4.0  GENERAL DEVELOPMENT PRINCIPLES  
4.1  Introduction     10 
4.2  Golden Rules     10 
4.3 The Masterplan Area    10 
4.4 Masterplan Areas    11 
4.4.1 Area 1      12  
4.4.2 Area 2       13 
4.4.3 Area 3       14 
4.4.4 Area 4      15 
4.5 Urban Design Principles    16 
 
 

 
 
U5.0 REQUIREMENTS FOR PLANNING APPLICATIONS  
5.1 Introduction      22 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Forward Planning     Knockhiel 

Laois County Council     Masterplan 2008 

________________________________________________________________________________________________________________________________ 

________________________________________________________________________________________________________________________________  

       2  

U1.0 INTRODUCTION       
 
1.1  Purpose of the Masterplan  
The key purpose of a masterplan is to ensure that development areas 
are assessed in their entirety and that lands are developed to their full 
potential incorporating all necessary support elements including 
physical and social infrastructure, access and amenities. This approach 
ensures that all development is sustainable, integrated, does not occur 
in a piecemeal or uncoordinated fashion and safeguards against any 
developable site becoming landlocked or overdeveloped with 
substandard amenities or services.  
 
A masterplan establishes a framework that will be used to assess any 
future planning applications, and provides advice on the nature of 
acceptable development, potential uses, design issues and phasing.  
 
The Council has prepared this masterplan to guide the future 
development of an extensive land bank on the south-western side of 
Rathdowney. The masterplan has been prepared having regard to the 
Rathdowney Town Plan and the relevant development standards 
contained therein. 
 
Following a consultation period, the Council will consider all responses, 
and amend the draft document as appropriate. The results of the 
consultation exercise, along with the amended masterplan will be 
reported back to the Forward Planning Section before being presented 
to the Council members for adoption. 
 
1.2  Status of the 
Masterplan 
It is an objective of the 
Rathdowney Town Plan 2007-
2013 to prepare two Masterplans 
for the town in the lifetime of 
the Plan (Section 9): one for 

lands beside the town centre, the other at Knockhiel southwest of the 
town centre. 
This Masterplan for Knockhiel has been prepared in the context of the 
Rathdowney Town Plan 2007-2013, Laois County Development Plan 
2006-2012 and the policies contained in Section 2.3.  
 
In addition, in its adjudication on a recent planning application in the 
masterplan area [Pl Ref 05/1115], An Bord Pleanala strongly 
highlighted the need for an overall strategy for the lands in question. 
 
1.3  The Area 
The Masterplan Area is within the development boundary of 
Rathdowney. Lying to the southwest of the town centre, it covers an 
area of approx. 42 hectares [103.7 acres].  
  

 
 
1.4  Vision 
A core element of the masterplan process is the articulation of a vision 
which is clear, concise and outcome focused. 
 
òThe vision for this masterplan area is the creation of a sustainable, 
high quality residential environment which is attractive, vibrant, safe, 
adequately serviced, easily accessed and well connectedó.  
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1.5  Masterplan Objectives 
In order to realise the vision for the Masterplan area, the following key 
objectives have been identified: 

 

 To deliver a quality of life which 
residents are entitled to expect, in 
terms of amenity, sustainability, 
design, layout and density;  

 

 To create a safe and secure 
environment; 

 
 

 

 To provide a wide range of 
community and support 
facilities, where and when 
they are needed; 

 
 
 
 

 

 To present an attractive, well-
maintained appearance with a 
distinct sense of place; 

 

 To promote high standards of 
public realm design; 

 
 
 
 
 

 

 To enhance access to the 
existing urban centre; 

 

 To improve public transport 
facilities and facilitate priority 
of movement for pedestrians 
and cyclists; 

 

 To reduce the impact of traffic 
on the surrounding 
environment; 

 
 

 To achieve high levels of 
accessible and inclusive 
design in all new buildings, 
places and spaces;  

 
 

 

 To encourage social integration and make 
available accommodation for a diverse 
range of household types and age groups.  

 

 
 
 
 
 
U2.0 SURVEY OF THE OVERALL AREA    
 
2.1  Existing Land Uses 
Located on the southwest side of the town centre, the masterplan area 
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is bounded: 
 
[a] To the north by a mix of longstanding and recently constructed 
residential estates [Quigley Park, Sliabh Bloom Heights, Mooreville] 
and the soccer club grounds; 
 
[b] To the east by Rathdowney GAA grounds and another long 
established housing estate [Knockhiel Drive]; 
 
[c] To the south by 4 no. one-off buildings, a farmyard complex and 
Local Primary Road LP-L1557-0 and; 
 
[d] To the west by a large expanse of undeveloped agricultural land.  
 
The adjoining residential areas are generally of a low to medium 
density. The overall land bank is made up of 8 no. large rectangular 
shaped pasture fields, enclosed by a combination of mature hedgerows 
and ditches. The current predominant land use in the masterplan area is 
pastoral agriculture. 
 
2.2 Site Topography 
The topography is varied; ground levels generally decline on a west-east 
and north-south basis with the maximum levels present in field 2.1. 
There are no watercourses of any significance in the masterplan area. 

 
 
2.3  Archaeological Assessment 
A desk based archaeological assessment of the masterplan area has 
been undertaken. This found that there are no recorded sites within the 
study area. 
 
Nonetheless, given its proximity to Rathdowney town centre which has 
a rich archaeological legacy as well as numerous protected structures, it 
is possible that the subject lands also have some potential in this regard. 
 
 
 
 
 
 
 
 
 

Topography rises 

in these directions 
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2.4 Architectural Assessment 
 
2.4.1 Protected Structures 
There are no Protected Structures within or bounding the Masterplan 
area. 
 
2.5  Access 
A no. of access roads of varying types and significance serve the two 
sub areas. These are: County Road LP-1557-0 on the southern side and 
Strategic Regional Route R435 on the northern side.  
 
Three potential access points at the northern frontage were examined.  
 
[a] From an initial examination, the most direct access way to the R435 
is via Mooreville Road, a cul de sac road which already serves Quigley 
Park and Mooreville housing 
estates, the health centre and  the 
soccer club and as a result has only 
limited capacity to cater for any 
further in-depth development. In 
addition, its junction with the R435 
is severely deficient due to the 
close proximity of adjoining 
buildings and the limited radii 
available. This was one of the key 
reasons cited in a recent An Bord Pleanala decision to refuse 
permission for a large residential development in this area-Pl Ref 
05/1115 refers. Consequently, this potential route is ruled out save for 
ventilation of a limited area to the rear of Mooreville and Quigley Park. 
 
[b] Another potential access point 
from the northern end examined was 
the vacant, in-fill site west of the 
Garda station and directly adjacent to 
the junction of the R433 [to Errill] 

and R435 [to Borris-in-Ossory]. This option is also excluded because 
the required space for a roundabout is only available if existing 
buildings close by, are removed. In addition, sight distances at this 
location are inadequate. 
 
[c] The third potential access point 
considered is the most favoured one. 
This access is from the R433 outside 
the development boundary of the 
town. Even though the land here is 
unzoned, there are a no. of 
advantages associated with this access 
point including the availability of 
more suitable sight distances and its 
distance from the built-up urban area.  
 
There are two potential access points on the southern frontage. 
 
[d] The first one is via Knockhiel Drive 
a long established cul de sac housing 
estate. For reasons of maintaining 
existing residential amenities and 
general traffic management, this access 
point is deemed unsuitable.  
 
[e] The preferred access point is further 
out along the County Road LP-1557-0, 
at an open agricultural field just outside 
the speed limit sign. Optimum sight 
distances are achievable at this location. 
Also there is ample scope for 
infrastructural works given the absence 
of any in-depth development in the 
immediate vicinity. 
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4.4 Access

Mooreville Road Cul de Sac; 

Very poor junction (as per An 

Bord Pleanala decision 05/1115) 

Possible ventilation 

point but deemed 
unsuitable for large 

scale development R433 to 

Errill/Templemore 

R435 to Borris-in-

Ossory/Roscrea 

LP1557-0 to 

Templetouhy 

Rathdowney Town 

Centre 

R435 To 

Johnstown 
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 2.6  Planning History 
There are two previous large-scale planning applications of relevance to 
the masterplan area; 

 

 
 

1/  Pl Ref 06/2319: permission sought to demolish an existing dwelling 
and erect 34 no. detached dwelling units and ancillary services on a 2 
hectares site directly west of Knockhiel Drive estate in the southern 
end of the masterplan area.  

 

The application was refused permission by Laois County Council on 
grounds inter alia of: 

[a] Design and layout -unsympathetic and uncoordinated style 

 

[b] Foul drainage; 

 
[c] Premature pending approval of an overall masterplan for the area; 
 
[d] Overdevelopment; 

2/  Pl Ref 05/1115: permission sought for a residential development of 
294 no. units comprising a mixture of semi-detached dwellings, 
townhouses, apartments, duplexes and ancillary services including 
crèche and associated site works on an extensive site area of 9 hectares 
situated at the central and northern part of the masterplan area.  
 
The application was refused permission by both Laois County Council 
and An Bord Pleanala, following a first party appeal, on grounds inter 
alia of: 
 
[a] Layout and density, unsympathetic and uncoordinated suburban 
style; 
 
[b] Poor disposition of public open space; 
 
[c] Traffic safety; premature pending upgrade of the junction of 
Mooreville Road and Main Street/Strategic Regional Route R433 and 
provision of footpath linking the existing built-up area to the site of the 
proposed development; 

 
[d] Inappropriate provision of apartments; 
 
[e] Substandard connectivity to the existing urban centre; 
 
[f] Being contrary to the ethos of Rathdowney.  
 
 

Site Outline of 

05/1115 

Site Outline of 

06/2319 
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Any re-application for these two and adjoining sites must have regard 
to the parameters established by both refusal decisions. In particular, 
until such time as the Mooreville Road itself and its junction [seriously 
deficient at present] with Main Street have been upgraded including 
provision of footpaths along its western side, this potential access way 
to the masterplan area cannot be utilised for any large scale 
development.  
 
Furthermore, all aspects pertaining to the design, layout, density and 
disposition of any potential scheme must bear strict adherence to the 
existing nature and character of Rathdowney notwithstanding the 
opportunities presented by the DoEHLG Density Guidelines.  
 
There shall be due consideration afforded to the suburban context and 
character of the lands as well as the adjacent pattern of low to medium 
density residential development in Quigley Park, Mooreville, Slieve 
Bloom Heights and Knockhiel Drive. Moreover, there will be a strong 
presumption against the widespread use of apartments and duplexes as 
a type of housing unit in this area.  
 
In addition, the critical issue of creating functional linkages [for use by 
vehicular and just as importantly pedestrian and cyclist traffic] with the 
existing urban area must be prioritised.  
 
Also, the question of open space and public realm provision must be 
addressed in as much a qualitative as a quantitative manner-open space 
must be suitably proportioned, hierarchical, functional, useable, 
properly supervised and easily accessible. 
 

 
 
 
 
 
 
 
 

 
Site Layout Plan of 05/1115 

 

 
Site Layout Plan of 06/2319 
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U3.0 PLANNING POLICY CONTEXT     
 
3.1 Introduction  
The future development of Rathdowney is driven and supported by a 
range of planning and regeneration policies at the national, regional, 
county and local level. These include the following: 
 
3.2 National Context 
3.2.1 The National Spatial Strategy 2002-2020 
The National Spatial Strategy has been developed to promote the 
balanced spatial, economic and social growth of the regions throughout 
Ireland.  
 
According to the National Spatial Strategy, smaller urban centres such 
as Rathdowney which have established residential, service and 
employment functions can be supported by necessary investment in key 
services. Demand for housing within easy reach of larger towns can be 
harnessed positively to strengthen the residential and other functions of 
such places. This can be achieved by attracting residential and other 
developments through availability of land and capacity of services. 
 
3.3 Regional Context 
3.3.1 Rathdowney 
The Settlement Strategy of the Laois County Development Plan aims to 
promote the development of the urban and rural network in order to 
retain and expand its role as a vibrant living, working and cultural 
county in the Midlands Region. The town of Rathdowney is identified 
in the 2006 Laois County Development Plan as a secondary settlement.  
 
Future growth and expansion of the town can be achieved through 
developing Rathdowney as a significant service centre for the 
surrounding area. This can also be achieved through expanding its 
innovative retail function as a significant national retail destination, 
particularly given improved accessibility with the proposed extension of 
the M7/M8 motorway from Dublin serving Cork and Limerick.  
 
 

3.4 Local Context 
 
3.4.1 Zoning 
In the County Development Plan 2006-2012, the masterplan area is 
exclusively zoned residential. The zoning objectives, matrix content and 
development control standards are included in the County 
Development Plan 2006-2012: 
 
Residential: To protect, provide and improve residential amenities; 
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U4.0  GENERAL DEVELOPMENT PRINCIPLES   
 
4.1  Introduction  
There are a number of underlying principles which should be adhered 
to in the development of the town centre masterplan area. These 
general and site specific principles are a starting point for design and 
are a means to an end, not an end in themselves. 
 
4.2  Golden Rules 
Four ôGolden Rulesõ underpin these development principles and should 
also underpin any planning applications for the masterplan area: 

 Buildings should make a positive contribution to the public realm, its 
character, hierarchy and scale; 

 Buildings should relate positively to neighbouring structures (both old 
and new) to create a harmonious whole entity; 

 Developments should not limit the future flexibility of neighbouring 
plots beyond the constraints already imposed; and 

 Development adjacent to the main thoroughfare shall be of the highest 
quality design, integrating successively with the character, ethos and 
integrity of the existing built environment. 
 
4.3 The Masterplan Area 
The provision of the neighbourhood centres - providing a range of 
local retail services and community facilities - should reduce the need to 
travel by car and promote a sustainable urban structure. This is further 
enhanced by the provision of a series of pedestrian and cycle routes 
throughout the masterplan 
along the most direct routes 
and anticipated 4 'desire lines.' 
These provide direct routes of 
connection between 
neighbourhood centres 
and for example, the town 
centre and in some cases these 
are segregated from vehicular 
traffic routes in the interests of 

safety and amenity. Additional walkways and trails have been 
established along the natural woodland areas that exist throughout the 
study area and these provide circuits for walkers and strollers. There are 
also proposals to provide walks through the woods to provide 
waterside viewing points. 
 
The masterplan has been developed along the principles of 
sustainability to provide for mix of residential development types, local 
retail developments, the provision of community facilities and services, 
education, and opportunities for employment and economic 
development. These have been organised within a highly integrated 
open space network to serve the area's future residents, employees and 
visitors. 
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4.4 The Masterplan Areas  
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4.4.1 Area 1   
 
ULocation and Description: UArea 1 lies to the southwest of the town 
centre immediately west of Knockhiel Drive and north of a no. of 
longstanding single-storey dwellings and farmyard complex fronting 
onto County Road LP-1557-0. Its land bank extends northwards 
towards Quigley Park and Mooreville and westwards to incorporate 
unzoned agricultural lands. 
 

 
 
UArea 1:U is undeveloped and is presently used for pastoral agriculture. In 
terms of topography, ground levels rise on a gradual basis to the north 
and west. Pedestrian 
linkages to the town centre 
are practically non-existent 
while the vehicular linkage 
is via County Road LP-
1557-0. The lands in area 1 
are zoned residential in the 
County Development Plan 
and overlap with the site 
curtilage of planning 
application ref 06/2319.  

UPreferred Uses:U Having regard to the zoning of the lands, adjoining 
uses, landscape and topography and previous planning decisions, the 
preferred land uses are as follows: 
 
UResidentiaUl: Density no higher than in Knockhiel Drive;  
Mix of house types and sizes including single and two-storey units;  
Informal layout with multiple culs-de-sac; 
Centrally placed open space areas, fronting onto main distributor;  
Avoidance of linear pattern as evidenced in Knockhiel Drive estate; 
Discouragement of apartment/duplex dwelling unit types.  
 
Overriding objective is to create people friendly streets and spaces that 
add to the character, distinctiveness and variety of a new development. 
 
UBuilding Heights:U Maximum height shall not exceed two-storeys. Area 
immediately adjacent to single-storey dwellings on County Road LP-
1557-0 and the more elevated and exposed lands further north to be in 
range of single-storey to dormer type only. 
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4.4.2 Area 2  
 
ULocation and Description:U Area 2 is situated on the eastern edge of the 
Masterplan area. Neighbouring developments include Knockhiel Drive 
to the south, Quigley Park and Sliabh Bloom Heights to the north and 
the GAA grounds to the east. Adjoining to the west are undeveloped 
agricultural lands. 

 
 
This sub- area is undeveloped and is currently in pastoral agricultural 
use. It is also landlocked. In terms of topography, ground levels rise on 
a gradual east-west basis. The lands in area 2 are zoned residential in 
the County Development Plan and overlap with the site curtilage of 

planning application ref 05/1115. 
 
UPreferred Uses:U Having regard to the zoning of the lands, adjoining 
uses, landscape and topography and previous planning decisions, the 
preferred land uses are as follows: 
 
Amenity/leisure: facilitate expansion of GAA sports ground in form of 
training pitch, ball wall, athletics track etc; any floodlighting to be 
carefully located so as to minimise light spillage into adjoining 
residential areas;  provision of pedestrian walkway/cycle way along 
northern perimeter of sub-area to link into existing [not surfaced] lane 
beside GAA grounds and thereafter into town centre. 
 
Residential: density no higher than in Knockhiel Drive/Quigley Park, 
Sliabh Bloom Heights; 
Mix of house types and sizes including single and two-storey units; 
informal layout  with multiple culs de sac, centrally placed open space 
areas, fronting onto main distributor, avoidance of linear pattern as 
evidenced in Knockhiel Drive and Quigley Park estates;  
Discouragement of apartment/duplex dwelling unit types.  
The Overriding objective is to create people friendly streets and spaces 
that add to the character, distinctiveness and variety of a new 
development. 
 

 
 
Building Heights: Maximum height shall not exceed two-storeys in line 
with prevailing heights on adjacent sites.  
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4.4.3 Area 3  
 
Location and Description: Area 3 is at the southern end point of the 
Mooreville Rd. cul de sac and occupies the centre of the Masterplan 
area. Mooreville and Quigley Park estates adjoin to the north, the 
soccer grounds to the west and undeveloped sub-areas 2 and 3 to the 
south. 

 
 
The sub-area is undeveloped and 
is currently used for grazing 
purposes. It is also landlocked. In 
terms of topography, ground 
levels are relatively level initially 
before rising gradually as one 
proceeds southwards. The lands 
in area 3 are zoned residential in 
the County Development Plan 
and overlap with the site curtilage 
of planning application ref. 
05/1115. 
 

 
Preferred Uses: Having regard to the zoning of the lands, adjoining 
uses, landscape and topography and previous planning decisions, the 
preferred land uses are as follows: 
 
Amenity/leisure: facilitate expansion of soccer sports ground in form 
of training pitch, ball wall, athletics track etc; any floodlighting to be 
carefully located so as to minimise light 
spillage into adjoining residential areas; 
provision of pedestrian walkway/cycle 
way along northern perimeter of sub-
area to link into proposed walkway in 
sub-area 2 and thereafter into existing 
[unsurfaced] lane beside GAA grounds 
and the town centre.  
 
Residential:  density no higher than in Knockhiel Drive/Quigley Park, 
Sliabh Bloom Heights, Mooreville; 
Mix of house types and sizes including single and two-storey units; 
Informal layout with multiple culs-de-sac, centrally placed open space 
areas, fronting onto main distributor; 
Avoidance of linear pattern as evidenced in Knockhiel Drive and 
Quigley Park estates; 
Discouragement of apartment/duplex dwelling unit types;  
The overriding objective is to create people friendly streets and spaces 
that add to the character, distinctiveness and variety of a new 
development. 
 
Commercial: limited range of  commercial units in central location to 
serve basic requirements of  new residential areas e.g. one-stop shop 
comprising corner shop, hairdresser, community centre/meeting 
rooms, crèche, bring-bank  etc with apartment units overhead; size and 
scale to be such as not to  counteract town centre.  
 
Building Heights: Maximum height shall not exceed two-storeys in line 
with prevailing heights on adjacent sites with exception of commercial 
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units for which a max height of two and a half storeys can be 
considered. 
4.4.4 Area 4 
 
Location and Description: 
This is the most extensive 
of the sub-areas and is 
located on the western half 
of the Masterplan area, 
west of Mooreville and 
sub-areas 1 and 3, south of 
a no. of detached 
properties fronting onto 
Regional Route R433 and 
east of more detached 
properties fronting onto 
the same road as well as 
extensive unzoned 
agricultural lands.  
 
 
 
This sub- area is undeveloped and is currently in pastoral agricultural 
use. Vehicular entrances onto Regional Route R433 and Mooreville 
Road are available on its northern and north-eastern frontages 
respectively. However, these 
are deemed unsuitable to act 
as a major ventilation point 
for the overall area because 
of the limited open frontage 
available, the proximity of 
the junction with the R435 
and the limited capacity of 
the Mooreville Road junction 
with Main Street.  
 
 

 
 
Regarding topography, ground levels rise on a gradual east-west and 
north-south basis. The lands in area 2 are zoned residential in the 
County Development Plan and overlap with the site curtilage of 
planning application ref 05/1115. 
 
Preferred Uses: Having regard to the zoning of the lands, adjoining 
uses, landscape and topography and previous planning decisions, the 
preferred land uses are as follows: 
 
Residential: density no higher than in Mooreville; mix of house types 
and sizes including single and two-storey units; informal layout with 
multiple culs-de-sac, centrally placed open space areas, fronting onto 
main distributor, avoidance of 
linear pattern; discouragement of 
apartment/duplex dwelling unit 
types. The overriding objective is 
to create people friendly streets 
and spaces that add to the 
character, distinctiveness and 
variety of a new development.  
 
Amenity/leisure: provision of hierarchy of facilities, both hard and 
grass surfaced, catering for all age cohorts; to complement rather than 
compete with existing sports clubs in the area. 
 
Building Heights: For the majority of the area, maximum height shall 
not exceed two-storeys in line with prevailing heights on adjoining sites. 
Area immediately adjacent to single-storey dwellings on R433 and the 
more elevated and exposed lands further south to be in range of single-
storey to dormer type only. However, a limited no. of landmark two 
and a half storey buildings will be considered at suitable locations for 
focal purposes. The creation of focal points within a development is a 
good way to introduce a sense of identity and character. 
 
 


