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1.0 Introduction 

The Core Strategy includes all the key requirements of the Planning and Development Amendment Act 2010, as amended.  The purpose of a Core Strategy “is to articulate a medium to longer term quantitatively based strategy for the spatial development of the area of the planning authority, and in doing so, to demonstrate that the development plan and its objectives are consistent with national and regional development objectives set out in the National Spatial Strategy and Regional Planning Guidelines (RPG’s).’[1]
In accordance with the requirements of the Act, therefore, Cavan County Council and Cavan Town Council has prepared a Core Strategy to be incorporated into the Cavan Town and Environs Development Plan (2008-2014), by way of Variation under Section 13 of the Planning and Development Act 2000 (as amended).  The Core Strategy includes the following:  

· A Written Statement outlining broad aims of the strategy, including: the population targets and housing demand for allocation for the remainder of the plan period.

The strategy will also demonstrate how the development plan is compliant with Article 10 of the Habitats Directive insofar as its policies and the implementation thereof, have been designed to protect the Natura 2000 network of sites throughout the county.  In addition, the plan shall also demonstrate how the promotion of compliance with environmental standards and objectives established –(i) for bodies of surface water, by the European Communities (Surface Waters) Regulations – through the implementation of the River Basin Management Plans and the land use implications thereof.   

The strategy will also include: policies on sustainable transport and proposed measures to implement same; a schedule of existing infrastructure capacity: social, economic and physical infrastructure and amenities and details of proposed Capital Works projects – in particular the Water Services Investment Programme (WSIP) 2010-2012, and identification of Floodrisk areas within the county. 

· A Core Strategy Map; which is a schematic map depicting how the planning authority anticipates that its area will develop out over the plan period in line with the availability of infrastructure, services and amenities; and

· A Core Strategy Table which demonstrates the allocation of population distribution and housing throughout the county in both zoned and unzoned lands.
2.0 Baseline Information 
The Regional Planning Guidelines 2010-2022 have indicated that Cavan Town, as a Hub Town, will grow from its 2006 population of 7883 to 11,600 in 2016 and 12,800 by 2022. These Population targets will be addressed in this Core Strategy document. It is a Strategic Goal (2.2) of the Border Regional Planning Guidelines to ‘ensure that the development of the… Hubs…. as strategic drivers of growth for the Region and to facilitate integrated sustainable development between urban and rural areas’. 
Figure 1 below, indicates the Core Strategy Map which depicts the location of Tier1, 2 & 3 settlements throughout the County.  Cavan Town is the Tier 1 town and has been designated Hub status. 
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The current Cavan Town and Environs Development Plan 2008-2014 was prepared following a period of strong population growth. This plan utilised the population targets set out in the National and Regional Population Projections 2006-2020 which indicated a population target in Cavan Hub Town and its environs  of 15,404 in 2016 reaching the target of 16,000 by 2010. The preliminary figures released by CSO in 2011 does not include a figure for Cavan Town and Environs, however the figure for Cavan Urban population has fallen from 3934 in 2006 to 3607 in 2011. This indicates to the Planning Authority that the Town Core area of Cavan Town is experiencing population decline. Having regard to the overall population increase of the County in the 2011 CSO preliminary figures (2006 – 64,003 to 72,874 in 2011) it is assumed therefore that population growth is occurring outside of the town core of Cavan Town. In order to encourage the growth of a sustainable Cavan Town, it is considered that development in the Town Core area and immediate lands should be supported in this Core Strategy. The benefits of this sustainable growth will encourage the critical mass required to develop Cavan Town and will create sustainable travel within the town. It is imperative therefore that infill, backland development and redevelopment of Brownfield sites is encouraged in this document. 
The Housing Land Availability Returns 2010, carried out by the Planning Department in Cavan County Council, indicated that there were 92 uncompleted dwelling units in the Cavan Town and Environs plan area and that there was permission granted for 748 units with 2 years life remaining. These statistics indicate that there is adequate housing stock in vacant and permitted developments (total 840 units vacant and un-commenced with 2 years left on planning permission) to meet the housing needs of Cavan Town and environs for this plan period (2008-2014). 
The Cavan Town and Environs Development Plan 2008-2014 has approximately 622 hectares of undeveloped zoned residential land. The average density for this plan is 18 units per hectare and thus this is a potential 11,520 dwellings for the plan period. The Border Regional Guidelines population target results in a need for 54 hectares of land for the period 2010-2016. The Cavan Town and Environs Plan period is 2008-2014 and thus it is estimated that 36 hectares of zoned residential land is required for the plan period. This figure includes the headroom requirement of 50% extra. 
There is a need, therefore, having regard to the existing area of undeveloped Residential Lands, the vacant dwelling units, the number of dwellings granted planning permission and the anticipated population growth to re-align the zoning provision of the Cavan Town and Environs Development Plan 2008-2014. To maintain this over-zoning creates an unsustainable town, does not encourage critical mass, is uneconomic in the provision of services and is not in the interests of proper planning and sustainable development.  The development of land in the Cavan Town and Environs Plan shall thus be phased as per this Core Strategy and as per the Core Strategy Phasing Map.  

2.1
Strategic Development Options 

The ‘balanced development’ model has been selected as the preferred option for development of the Region in the Regional Planning Guidelines as it follows best practice and good planning principles. To translate this to Cavan Town and Environs will result in
· Employment and major development being primarily centred in Cavan Town with capacity for growth and services; other settlements accommodate growth and limited services and employment reflective of their status; and smaller centres will have limited growth potential identified.
· Consolidate Cavan Town and Environs by improving urban environments, encouraging brownfield and infill development and strengthening physical and social infrastructure.

· Support the role of the Cavan Town as a regionally important employment, retail and service centres through enhancing infrastructure. Channelling new development into other large and medium sized towns focusing on key infrastructure nodes and maximising the use of serviced land at key locations.

· Protect valued rural environments while strengthening the rural economy through supporting its diversification and strengthening rural communities in a sustainable and strategy-led manner.

2.2
Options for dealing with Overprovision of Residential Lands
Guidance Notes for Core Strategies issued by the Department of Environment Heritage and Local Government, November 2010, has outlined 3 mechanisms of addressing excess lands. 
· Prioritising/phasing of development –any surplus capacity of land/housing will be regarded as strategic reserve and the proposals for development of such lands/housing will not be considered for development purposes during the plan period. 

· Alternative options  - by indicating lands that will be considered for alternative appropriate uses within the plan period such as employment, amenity, community or other uses

· Discontinuing the Objective - by deletion of the zoning objective and related lands from the written statement and maps of the development plan. 

From the selection of options above, this Core Strategy has selected Prioritising/phasing of development and Alternative Options in this proposed Core Strategy as the legislation does not include Discontinuing the Objective for Variation of a Development Plan. The option of de-zoning will be thoroughly examined in the review of the Development Plan. 

2.3   Population Targets  

In September 2009 the Department of the Environment, Heritage & Local Government (DoEHLG) published specific population targets for the Gateways and Hubs as designated in the NSS to ensure that the Gateways and Hubs are accorded priority in the RPGs.

The population target for the Border Region for 2022 is 595,000 (see Table 2))
Table 1: DoEHLG Population Targets for Border Region 

	
	2008
	2010
	2016
	2022

	Border Region
	492,500
	511,000
	552,700
	595,000

	State
	4,422,000
	4,584,900
	4,997,000
	5,375,200


This reflects and increase of 7.1% from the 2006 CSO population census data which indicates clearly that despite the recent downturn in the economy, the Border Region experienced a stronger population growth than the national average of 5.18% in the 3 years up to April 2009.  The RPG’s thus suggest that the strong population growth provides the region with a significant resource.

The 2006 Census population figures recorded a population of 64,003 for County Cavan.  The 2011 preliminary figure was 72,874. The population of Cavan Town & Environs in 2006 was 7,883 and no preliminary figure for this area was released.  Population projections outlined in the previous Development Plan were derived from projections made by the Border Regional Authority (BRA) in 2007.  In the Border Regional Authority paper “National and Regional Population Projections 2006-2020; Border Regional Authority Review and Update 2007” the population of County Cavan was estimated to grow to 80,836 by 2020.  The population of Cavan Town was set to grow to 16,000 by 2020.   

This Core Strategy for Cavan Town and Environs will demonstrate that the development plan and housing strategy are consistent with the NSS and Regional Planning Guidelines. It will also provide a more realistic population target for the Hub Town and its environs and this figure will be reflected in housing and housing land requirement. Thus, the population targets for the Border Region as contained within the Border Regional Authority Regional Planning Guidelines (2010-2022) and which were adopted in September 2010, are set by a national framework of population targets published by the DoEHLG in January 2009 which outlined the growth of the state up to 2022.  These figures will form the framework for this Core Strategy and the Cavan Town and Environs Development Plan (2008-2014), for the remainder of its life-cycle.  

Table 2 outlines the population of County Cavan, Cavan Town (Hub) and remaining share of the county, from the 2006 CSO data and the likely breakdown of the Regions population in 2010, based on the DoEHLG 2009 figures.  

Table 2 - Border Regional Population Breakdown 2006 (CSO Data) & 2010 (Estimates) and Population Targets 2016 & 2022

	
	2006
	2010 (estimate) 
	2016
	2022

	Cavan County 
	64,003
	71,540
	77,378
	83,300

	Cavan Town
	7,883
	10,000
	11,600
	12,800

	Remaining Share
	56,120
	61,540
	65,778
	70,500


Comparison of 2007 and 2010 Projections: 

Cavan Town had previously been projected to have a population of 16,894 by 2020 and now it is projected to have a population of 12,800 by 2022.    

The required area of land and housing units for the Cavan Town and Environs area for the plan period, (2008-2014) is clearly outlined in Table 3. This has summarised that there is a need for 426 housing units or 36 hectares of Residential Zoned land for the period 2010-2014. 
Table 3: Core Strategy Table  
	2010


	2010-2016


	Population increase

2010-2014

(Plan Period)
	Population Increase 2010-2016

(RPG’s)
	Potential no. Residential Units required over period 2010-2014
	Potential no. Residential Units required over period 2010-2016
	Total zoned housing land required 2010-2014
	Total zoned housing land required 2010-2016 

	10,000
	11,600
	1066
	1600
	426
	640 
	36ha
	54ha


Source: The Border Regional Authority: Regional Planning Guidelines (2010-2022)

Notes: 

The number of housing units that are projected to be required in Cavan Town is based on the average household size falling to 2.5 persons in 2016.   

The extent of lands that are projected to be required in Cavan Town from the period 2010 to 2016 are based on average housing density of 18 units per hectare in Cavan Town & Environs. This figure also incorporates 50% over zoning in accordance with DoEHLG Development Plan Guidelines.
3.0
Development Areas in Cavan Town and Environs 

3.1
Town Centre Area
The town centre of Cavan Town is zoned as Town Core in the existing development plan and remains unchanged in the proposed variation. The objective of this zoning is to protect and enhance the special physical and social character of Cavan Town Centre while providing and/or improving town centre facilities. A mix of commercial, recreational, civic, cultural, leisure, residential and civic space is encouraged as it will enhance quality of life. The Town Core area in Cavan Town is extensive and includes 2 large tracts of undeveloped land -land around the Royal School and lands to the rear of the Cathedral and Department of Agriculture. 
The existing Cavan Town and Environs Development Plan adopted the Integrated Framework Plan which was a long term plan (up to 2020) outlining how the Hub Town would grow and develop. This document sought for a sustainable and efficient town with a balanced range of functions, facilities and amenities. It set out the options for future development of the town and its environs and selected that town centre consolidation, with limited expansion and the co-ordinated development of exiting and future residential areas as the most sustainable approach to grow Cavan Town and its environs. The principles for this type of growth for the town remains relevant. 
The Cavan Town Urban Design Framework was adopted with the Cavan Town and Environs Development Plan 2008-2014 and this has also indicated key areas for urban and significant development in the town core area. These areas are

· Civic Regeneration Precinct 

· Town Centre Quarter 

· New Southern Gateway 

· New Eastern Gateway

This document seeks to strengthen Cavan Towns Character through re-activation of the laneway network and preserve aspects of the original built form of the town centre. The document investigates pedestrian movement in the town and linkages from residential areas to town centre. It identifies potential intensification of Brownfield sites to facilitate the permeability or the town centre area. This document indicates that there is a potential for re-development of land in the town core. The ethos of this document will be strongly encouraged as it clearly demonstrates the potential of the town centre for re-development and the benefits of same. 
3.2
Local Centre or Neighbourhood Centres 
These areas as described in the Retail Planning Guidelines, January 2005 are small groups of shops, typically comprising a newsagent, small supermarket/general grocery store, sub post office and other small shops of a local nature serving a small localised catchment population. The plan can identify a number of development areas in the town and environs plan namely 
· Drumalee 

· Swellan 

· Moynehall 

· Pullamore 

These areas in the plan have existing services to meet the needs of their growing populations and house numbers. The areas are located a distance from town cores and have facilities and services which creates small sustainable communities. Services vary at each location but include doctors, public houses, restaurants, supermarkets, local shops, hotels etc. These areas are noted and acknowledged in this document and are considered in the allocation of phased lands. The zoning description of Strategic Reserve –Phase 2, 3 and 4 lands has been detailed in Section 9.8.12 of the Cavan Town and Environs Development Plan 2008-2014.
3.3
Retail Development 

Retail development is encouraged and promoted in the Town Core zoning designation in the Cavan Town and Environs Development Plan. Further retail development is also encouraged in areas as indicated in the document Urban Design Framework, which was adopted as part of the Cavan Town and Environs Development Plan. The retail strategy did not map locations suitable; however Chapter 6 of same indicated that there was a requirement for more retail, amenity, meeting places and redevelopment of the town square. An aim of the Retail Strategy is to strengthen and develop the town core. It identified a masterplan area bordered by Thomas Ashe Street, Main Street, Farnham Street and Town Hall Street as a key location for retail development. Details of this area have been expanded upon in the Urban Design Framework Document. 
3.4
Mixed Use 

There are a number of Mixed Use Sites located within the development boundary of the Cavan Town and Environs Development Plan. These lands can have a housing yield and thus must be considered in the context of this Core Strategy. It has been estimated that 10% of any Mixed Use site may be utilised for Residential purposes and thus these sites have to be considered in the context of this Core Strategy. On examination of Mixed Use sites, any site which may have had a potential for residential has been placed into the zoning Mixed Use Strategic Reserve due to its location and distance from the town core and also due to the availability of services, facilities and infrastructure. There is therefore no residential output from Mixed Use sites in the proposed Variation.  Some Mixed Use sites have suitable alternative zonings in the proposed Variation. These are detailed in Section 9.8.13, 9.8.14 and 9.8.15 of the varied Cavan Town and Environs Plan 2008-2014.
3.5
Brownfield/Infill Sites 

Brownfield sites are defined as 

‘any land which has been subjected to building, engineering or other operations, excluding temporary uses or urban green spaces’ Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas, May 2009.

As per the above Guidelines where these or other suitable infill sites exist in close proximity to the town core/centre area, the opportunity for their redevelopment shall be promoted. Inner suburban/infill sites can revitalise areas by utilising the capacity of existing social and physical infrastructure. 

Redevelopment of these sites, close to the town core area is strongly encouraged in this document. Assessment of applications in these areas shall ensure that proposed developments will not result in sterilisation or backland areas to become landlocked. 

4.0
Phasing Plan  

The Phasing Strategy is graphically illustrated in the Core Strategy Phasing Map attached. The lands within the development envelope have been phased and have the following meaning 

4.1
Town Core, Infill sites, backlands and Brownfield sites 

The development of these lands ensures sustainable development through proximity to existing town core services, sustainable transport and mixed use development. There are a substantial number of sites suitable for development and redevelopment in the Town Core area of the town. There are also a number of backland, infill and brownfield sites and many of these have been identified in the Urban Design Framework. These lands are shaded purple in the Cavan Town and Environs Plan 2008-2014 Map. The development of infill, brownfield and backland lands will be strongly encouraged in this zoning. To aid the redevelopment of these lands, the document Urban Design Framework, adopted with the Cavan Town and Environs Development Plan 2008-2014 should be referred to. 
4.2
Phase 1 – circa 500 metres of the town core 

These lands comprise of the 36 ha estimated to be required for the plan period 2008-2014. The sequential development of these lands approximately within 500 metres of the town core ensures that the development of the town is organic and sustainable. The development of Phase 1 lands near the town core is in areas like Keadue, Swellan, Aghnaskerry and Killynebber are in close proximity to the town core.

4.3
Phase 2 – circa 800m -1 km of the town core 

Phase 2 lands are located a further distance from the town core and thus not as easily assessable to town core services and sustainable transport modes. Further investment is required to fully integrate these sites into the town. The sites are located at Drumelis, Lisdarn, Swellan, Breffni Lane, Drumalee, Cullies, Drumlark and Killynebber. Some of these sites require infrastructure upgrade and thus are not immediately suitable for development.  
4.4
Phase 3– Undeveloped Residential Lands 

These lands are considered suitable for development in a period of time outside the development plan, due to their distance to services, amenities and town core. These lands would require service investment and are not immediately suitable for development. Some of lands included in this phase are previous parcels of lands that were Masterplans. These areas would not have been suitable for development in the current plan period unless accompanied by a detailed masterplan for the entire parcel of land and could display clearly that any development would be accompanied by necessary services and facilities required to ensure a sustainable community. 

4.5
Phase 4 – Previous Housing Consolidation Area

This is fringe urban housing located on the periphery of the town. The existing plan recognised the established residential groups or clusters. Many of these sites are unserviced in terms of public sewer and the existing plan sought to acknowledge them with this class of use. 
Essentially Phase 2, 3 and 4 lands are not suitable for residential development within the lifetime of this current plan i.e. 2008 to 2014 and as such these lands are placed in Strategic Reserve. Uses permitted on Residential Strategic Reserve –Phase 2,3 and 4 lands has been clearly outlined in Section 8.8.12 of the varied Cavan Town and Environs Development Plan.  
4.6
Justification Test
As is clear from the analysis of potential future housing stock as generated from the extant planning permissions which far outweigh the projected demand, no further residential development will be permitted in the lands zoned for ‘Phase 2, 3 and 4’. The release of Phase 2, 3 and 4 zoned lands will only be considered with the submission of a Justification Test which is based on the Principles and Policy Objectives of this Core Strategy and should include a Sequential Test.
4.7
Sequential Test
Applications for development on lands zoned for ‘Phase 2, 3 and 4’ will only be considered with the submission of a Sequential Approach included in the Justification Test.  The Sequential approach, as set out in the Departments’ Development Plan Guidelines (DoEHLG,2007) specifies that zoning shall extend outwards from the centre of an urban area, with undeveloped lands closest to the core and public transport routes being given preference, encouraging infill opportunities, and that areas zoned shall be contiguous to existing zoned development lands and that any exception must be clearly justified in the written statement in accordance with the principles of this Core Strategy.

*Completion of a development is where all dwellings are constructed and permission is 

in full compliance with planning conditions. 

4.8
Existing Planning Permissions 

The phasing of lands in the Cavan Town and Environs Development Plan does not affect the rights of any planning permission granted under Section 34 of the Planning and Development Act 2000.  The principles of the Core Strategy, including a Justification Test and a Sequential Test, shall be considered for any application under Section 42 of the Planning and Development Act (as amended) 2010. 



4.9
Masterplans 
A number of Masterplans in the proposed Variation are located in Phase 2 and 3 lands. The purpose of the Masterplans as per the current Development Plan is to ensure the sustainable development of the area and to provide the necessary services to areas subject to development. The requirement for Masterplans in lands zoned 2 and 3 will be assessed upon release of these lands for development purposes. Phase 1 has included a parcel of land that has been subject to the completion of a Masterplan, which will be referenced in any application for development on these lands. All other lands in Phase 1 have not been subject to the requirement of the preparation of a Masterplan. 
4.10 Natura 2000 Sites 
As documented in a separate document, part of this variation, full screening for AA was carried out on the proposed variation. It is considered that the existing policies and objectives in the development plan (in section 8.12) to protect Natura 2000 sites are robust to ensure that no unsuitable development would be permitted. Notwithstanding the outcome of the screening for AA and the SEA screening carried out, the protection of the natural environment and the flora, fauna and habitats associated with same are of upmost importance in the Cavan Town and Environs area. 

4.11 Housing Strategy 

The population targets in the County Cavan Housing Strategy comply with the proposed Core Strategy and therefore do not any amendment. 

5.0
Flood Risk Assessment 

Any information recorded since the adoption of the 2008 Development Plan in relation to flooding has been considered in this Core Strategy. Lands that have been denoted as having a history of flooding have been omitted from available residential lands for the plan period. The existing objectives in relation to Flooding contained in section 4.6.4 of the existing Cavan Town and Environs Development Plan 2008-2014 are considered robust in relation to Flood Risk Management. 
6.0
Monitoring and Implementation 

The Identification of lands for prioritising or phasing of Residential zoned lands – is for the purposes of ensuring that proposals for the development of such lands

or housing will not be considered during the plan period.  Lands identified for phasing, may have live planning permissions which if development commenced, would contribute to the excess of housing yield-this has not factored in to the overall zoning quota and potential housing yield.  
Development expressly permitted on lands zoned on Phase 2,3 and 4 will be the development of one-off houses, i.e. the assumption is that there will be a demand for single detached houses on these lands. The development objective will be to allow for applications for the development of single houses, subject to the submission of a justification test for housing need at the location. This application will be subject to Rural Housing Policy. 

A justification test in terms of the market demand for new residential development will also generally be required in the case of all new applications for residential schemes (two or more dwellings) Normally the requirements of a justification test will be in the from a “Property Development Surveyors Report”.
The implementation of the Core Strategy will be undertaken on an annual basis where, a progress report to the Council on the following issues will be presented:

1. Extent and number of planning permissions which have commenced on the lands identified for Strategic Residential Reserve;

2. An update on the unfinished housing estates i.e.  the number of dwelling units that had commenced but were not completed on sites for which planning permission had previously been granted;

3. An update on the number of applications for Extensions of Time under Section 42 of the Planning and Development Amendment Act (2010).

4. Update on the provision of Social and Physical Infrastructure;

5. A report on the number of single houses applied for on the lands zoned Phase 2, 3 and 4.

Policy CSP4:


Applications for the development of single detached or one-off houses on Phased lands 2, 3 and 4 will be considered, subject to the submission of a housing need justification test. 








Policy CSP3: 


Applications for extensions of time shall be assessed in terms of the requirements set out in Section 42 (as amended) of the Planning and Development Act 2000-2010 and shall be consistent with the Cavan Town and Environs Core Strategy. 








Policy CSP2: 


To permit residential development on Town Core and Phase 1 lands only during the plan period. Only on completion* of 70% of lands included in Phase 1 and accompanied with a Justification Test and a Sequential Test shall subsequent phasing be considered for additional development. 








Policy CSP1:


To encourage and promote residential development of existing Brownfield and infill sites located in Town Core and Phase 1 zoned lands of the Phasing Map.





BIODIVERSITY


Policy CSP10 Encouragement will be given to proposals which improve the biodiversity value of sites and to the establishment of local nature areas where the nature conservation and landscape interest of the land will be protected and enhanced.  

















