






Application for a Declaration under Section 5 of the Planning and Development 
Act, 2000 

DESCRIPTION OF PROPOSED CONSERVATION WORKS AT BORRIS HOUSE, BORRIS, CO. CARLOW

1. The applicant, Morgan Kavanagh is applying for a Section 5 Declaration for an alteration to 
landscape features within the curtilage of Borris House. 

2. Borris House, Borris is a protected structure   RPS No. CW37   
NIAH No. 10400802  N, A, H, Int, Art

3. RPS Description 
The house is on the site of a late-medieval castle which was sited in front of the present 
house. The cellars of the castle survive running out in front. The house is an 18th century 
structure remodelled by the Morrisons in the early 19th century in their tudor-gothic revival 
style. It has a seven-bay, three- storey façade with corner towers and a gothic, arched porch. 
The house is covered with patent cement and highly decorative embellishments including 
drip labels and heraldic heads hinting at the historic past of the Kavanagh family. Apart from 
the tall, tudor stacks the roof is hidden by a tall parapet decorated with blank tracery and 
topped with finials. Later additions were made at the rear in the 1840’s with billiard rooms 
and additional accommodation. The interior is classical with very fine neo- classical 
plasterwork designed by the Morrisons.

4. The application has been discussed with the Heritage O!cer, Dr Eoin Sullivan, who has 
visited the site.

5. The application is based on Restoration of Character which is listed in the Architectural 
Heritage Protection Guidelines Guidelines for Local Authorities as a possible exemption 
where a previous inappropriate alteration is being reversed. See Clause No.4.13.3, p66.

6. The applicant wishes to reverse a previous inappropriate alteration. This was the insertion of 
an L-shaped low masonry wall between Borris House and the parkland in which it stands and 
the contemporaneous infilling of a ha-ha, a below-ground ditch which was the 19th century 
historic boundary between the house and the parkland. 

7. These alterations were carried out before the Planning and Development Act, 2000 and, 
almost certainly, before the Local Government (Planning and Development) Act, 1963, by a 
family member - then owner.  The aim was to increase the productivity of the land by 
reducing the extent of the amenity grounds in front of Borris House. The formal entrance 
avenue from Factory Cross  at this time had already ceased being used as the main 
approach.  

8. The applicant’s aim is to restore the parkland setting of Borris House as it was designed – 
standing on a terrace facing south above extensive planted parkland sweeping down to the 
river Barrow. This was largely designed in the eighteenth century and developed to 
complement the Morrisons’ nineteenth century re-modelling of the house.

9. A Conservation and Management Plan was prepared for Borris House and Demesne in 2010 
by the undersigned. This has informed works at Borris House since then.  Part of the Plan 
was a Historic Landscape Analysis prepared by Dr Finola O’Kane, an eminent landscape 
historian and author. This describes the development of the Borris House landscape and 
assesses its significance.  It concludes with recommendations - one of which is the most 
relevant here
8. The Environs of Borris House 

The terraces, specimen trees, shrubberies, chapel and other elements of the house environs 
were altered over time, as landscape and architectural taste evolved. This immediate setting of 
the house should be conserved and where possible restored.  

An extract is attached 
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10. The works will be carried out under architectural and archaeological supervision. The stone 
in the wall being taken down will be examined and carefully removed for storage on site for 
use in future conservation and repair works. Any stone showing evidence of salvage from an 
earlier structure will be set aside. The removal of the infill in the ha-ha will be monitored. 
The ground will be carefully graded from the levels sloping down from the terrace to the re-
opened ha-ha and re-seeded.

11. An archaeologist, Dave Pollock MIAI, has been engaged in connection with the removal of the 
infill material to the ha-ha. A licence application has been lodged with the National 
Monuments Service.  The intention had been to include profile details of the ha-ha with this 
application. However, NMS queried the planning status of the project so the sequence was 
reversed and this application is made first to allow the licence application to be processed.

12. Photographs of the existing landscape feature and historic photographs of the designed 
landscape pre-alterations are attached.

13. The applicant plans to restore the historic landscape as part of the ongoing conservation 
programme being implemented at Borris House, supported by Carlow County Council and 
the Department of Housing, Local Government and Heritage. It is hoped that Carlow County 
Council will adjudge this restoration of character to be an exempt development.
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1st edition OS map  c1840 showing old avenue

2nd edition OS map  c1900 showing no change around house
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line of infilled ha-ha (to be reinstated)  

line of old avenue

wall to be 
removed

The present arrangement with wall to front and side of house

1886 photograph of the house in parkland with no intervening wall
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Present frontage with wall between parkland and house

1926  No wall in front of house

House frontage taken from ha-ha location with old avenue still in use and no 
wall between house and parkland



APPENDIX 3

Historic Landscape Analysis of Borris Demesne

Dr. Finola O'Kane Crimmins
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Inventory, Condition Survey and Recommendations for Historic Landscape 
Features

1. The Demesne Structure
The demesne structure of Borris is substantially intact and bears witness to its 
continued development and alteration over the past three hundred years. It is 
perhaps blessed in that few  if any of  these developments have detracted from its 
integrity as a designed and managed demesne landscape, The working, productive, 
industrial, antiquarian, leisure and aesthetic aspects of  this demesne still survive 
intact.

Saving the loss of Ballycoppigan Borris demesne is still intact. The extant structure of 
the demesne should be conserved, and where possible restored.

2. The Demesne Wall, Tree-Belt
As a demesne laid out along a major river valley (The Barrow) Borris demesne is not 
delineated by a clear continuous ribbon of demesne wall. The demesne wall is most 
significant along its western edge where it helps to form the estate town of  Borris. 
The maps also suggest that Borris demesne never removed all the field boundaries 
from its confines, as many demesnes were wont to do, and the tree-belt likewise is 
located principally where the demesne puts its face to the town. 

3. The Demesne Traditions of Arboriculture and Horticulture.
Borris demesne still contains substantial areas of woodland and exceptional 
specimen trees. 
Borris's arboricultural heritage should be conserved and where possible restored with 
the original tree species if these can be determined, and otherwise using a carefully 
selected mix of  broad-leaved and coniferous tree species to sympathise with the 
landscape's historic character. The long-term management of these plantations 
should be considered in tandem with the designed approach routes.

4. The Historic Approach Routes, Lodges, Circulation Routes, Vistas & 
Eyecatchers
Borris has had a changing hierarchy of  approach routes since its amalgamation as a 
demesne sometime in the early eighteenth century. The traditional demesne lands 
are delineated by the hatching pattern shown on the first edition and second edition 
O.S. maps, giving the demesne an area of some 800 acres (legend of  the 1776 
map). Unlike some other demesnes it does not have a clear boundary condition, 
saving the natural geography of the river valleys. The experience of demesne 
landscape was also one of continuous movement. Landscape was understood as a 
changing sequence of views or tableaux, marked and emphasized by exceptional 
points along these routes, which are the highlighted vista points. 

All the approach routes should be conserved and restored. Where the vistas can no 
longer be fully appreciated (such as those framed by clumps in the parkland) their re-
instatement should be carefully assessed and managed over time. Where feasible 
circulation routes should be laid with historically accurate material (usually gravel), 
and their profile and section maintained (See Figure 17). They should not be 
widened for double vehicular access. The vistas and eyecatchers along each route 
should be protected and framed with new historic planting.

5. The Riverside Walks and Buildings
Borris demesne gave the design of its riverside edge substantial thought and 
consideration. The buildings and walks attendant along the Barrow's route should be 
conserved restored and linked into this designed route, which is not only significant 
for this demesne but for the wider landscape heritage of the Barrow  river and its 
region.
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6. The Home Farm and Outbuildings
This area forms an important node in the estate’s management tradition. Its buildings 
are of  architectural significance and should be conserved and if  possible restored. 
The walled enclosures and field boundaries form part of  the demesne's architectural 
and landscape heritage. The orchards, follies, glasshouses and other buildings in this 
area should be conserved and restored.

7. The Walled Gardens/Kitchen Garden
The various maps need to be closely compared with a detailed survey of the walled 
gardens. The various extensions and planting plans of  the walled gardens, as 
documented in the O.S. maps, should be identified and compared with the current 
layout and ground levels. No further earthworks and demolition should take place, 
and no more ground should be ploughed up or disturbed. All evidence of beds and 
earlier layouts should be carefully conserved. The walls should not be re-pointed or 
repaired until they have been surveyed in detail by an archaeologist specializing in 
seventeenth-century structures and a garden historian of the period. 

8. The Environs of Borris House
The terraces, specimen trees, shrubberies, chapel and other elements of  the house 
environs were altered over time, as landscape and architectural taste evolved. This 
immediate setting of the house should be conserved and where possible restored.

9. The Designed Landscape of the Estate Town
Borris town is notable for its divergence from the typical estate town. The main street 
has not been straightened; there is no geometric figure of  a square, no tree-lined 
mall, no Protestant church, no charter school and no market building (Fig. 11). In the 
eighteenth century no potent symbols of protestant control such as a barracks, 
courthouse nor constabulary were built. Borris became an anomaly from the general 
pattern of development, deriving its rare characteristics from the changing identity of 
the family that continues to inhabit it. 

10. The Landscape Design of the Barrow Valley
Borris forms a key part of  the composite design of  the Barrow  river valley. This is 
substantially intact today. The Barrow  differs from other Irish designed river valleys in 
that it is very easily navigated. This also meant that, unlike the Liffey for example, 
which has quite a sheer gradient, it was both pleasurable and sensible to do so. This 
encouraged the proliferation of  demesnes, vistas, views, borrowed landscape 
patterns and overall landscape significance along the river valley. 
It is recommended that Carlow  County Council commission an historic landscape 
assessment of the entire Barrow  river valley in order to identify the structure of its 
composite design, and the related vistas and views. The Barrow  river valley should 
be conserved in its entirety as an exceptional piece of Irish landscape design and 
heritage.
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Recommendations 

Assessment of Historic Landscape Significance 

The landscape of Borris is assessed to be of national significance because of:

1.  Its importance within the chronology of  Irish landscape design history as a 
key landscape in the eighteenth and early nineteenth-century composite 
design of the Barrow  river valley. The landscape of  Borris is considered to be 
most significant in the 1765-1840 period.

 Borris is also an exceptional example of the combined architectural, 
landscape design and urban design of  the architects William and Vitruvius 
Morrison, the most prolific and under-researched architects of nineteenth-
century Ireland.

2, Borris attains additional significance as an example of  the hidden Catholic 
material culture of eighteenth-century Ireland.

3.  The historic landscape is still predominantly intact despite the confusion of 
some of the approach routes by recent works, the loss of Ballycoppigan and 
its resulting dual ownership status. 

4. The historic landscape forms the setting for Borris House, a protected 
structure. The demesne possesses a significant collection of  lodges and 
pleasure buildings. Borris is one of  the demesnes included on the recent 
NIAH Survey of Historic Gardens and Designed Landscapes. However, the 
site survey report included on the survey’s website contains many errors, 
which this report aims to rectify.
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