Table of Contents

7Chapter One: Purpose, Content and Context


71.1 Introduction


71.2 Rationale for the Preparation of the Cavan Town Plan and Cavan Town and Environs Development Plan


71.3 Role of the Development Plan


81.4 Content of the Development Plan


91.5 Aim of Development Plan


91.5.1 The aims of the Plan are:-


101.6 Consultation


101.6.1 Pre draft consultation


111.6.2 Pre draft Workshops


111.6.3 Draft Development Plan


121.7 Policy and Legislative Context


121.7.1 International Context


121.7.2 National and Regional Strategic Planning Guidelines and Legislation


131.8 Strategic Environmental Assessment


15Chapter Two:  Settlement Strategy


152.1
Introduction


162.2 Baseline Information


172.3
Strategic Development Options


182.4
Options for dealing with Overprovision of Residential Lands


182.5   Population Targets


202.6
Development Areas in Cavan Town and Environs


202.6.1
Town Centre Area


202.6.2
Local Centre or Neighbourhood Centres


212.6.3
Retail Development


212.6.4
Mixed Use


212.6.5
Brownfield/Infill Sites


222.7
Phasing Plan


222.7.1
Town Core, Infill sites, backlands and Brownfield sites


222.7.2
Phase 1 – circa 500 metres of the town core


222.7.3
Phase 2 – circa 800m -1 km of the town core


222.7.4
Phase 3– Undeveloped Residential Lands


232.7.5
Phase 4 – Previous Housing Consolidation Area


232.7.6
Justification Test


232.7.7
Sequential Test


232.7.8
Existing Planning Permissions


242.7.9
Masterplans


242.7.10 Natura 2000 Sites


252.7.11 Housing Strategy


252.8
Flood Risk Assessment


252.9
Monitoring and Implementation


26Chapter Three: Economic Development


263.1 Overview of Economic Development


273.2 Enterprise and Enterprise Related Development Patterns (History)


293.2.1
Planning Applications for Enterprise and Industrial processes should include:


303.3 Employment and Enterprise


303.3.1
Micro, Small and Medium Sized Enterprises (SMEs)


303.3.2
Strategic Employment Locations


333.4 Energy


343.5 Retail


343.5.1
Retail Development Patterns


363.5.2
Commercial/Retail


373.5.3
Convenience and Comparison Retail


373.5.4
Large Convenience Outlets


383.5.5
Retail Parks and Retail Warehouses


383.5.6
Local Shops and Petrol Filling Stations


393.5.7
Retail Impact Assessment


393.6
Cavan Town Centre


403.6.1
The aims of the plan in relation to Town Centre Development are:


413.6.2
The components of the Urban Design Framework for Cavan Town (prepared by O’Mahony Pike Architects) are:


423.7 Retail Protection Areas


423.8 Major Accident Directive


44Chapter Four: Physical Infrastructure


444.1 Main Structural Planning Considerations


444.1.1
Bypass


454.1.2
Accessibility (Refer to Cavan Town & Environs 2020 Integrated Framework Plan Transportation Study)


464.2
Transportation and Traffic Management


464.2.1
The aim of this plan in terms of Transportation and Traffic Management is;


474.2.2
Transport and Traffic Management Objectives


494.2.3
Roads Infrastructure Requirements – (Indicative Routes as per Transportation Study)


504.2.4
Pedestrian Route Objectives


514.2.5
Local Transportation & Parking


514.2.6
 Schedule of specific work objectives within the Plan are:-


524.3
Accessibility


524.3.1 Traffic and Transportation Assessments


524.3.2 Road Safety Audit (RSA)


524.3.3 Mobility Management Plans


534.4
Parking Standards


544.4.1
Carparking Contribution Zone


564.5
Cycling and Walking


574.6
Water Services


574.6.1
Environment, Water and Sanitary Services


584.6.2
Public Sewerage System


584.6.3
Public Water Supplies


604.6.4
Flood Prevention


604.6.5
Private Servicing of Sites


614.6.6
 Overhead Lighting


614.7 Schedule of Environmental Objectives


614.8 Environmental Enhancement Schemes


614.8.1
Main Street Enhancement


624.8.2
Con Smith Park


624.9 Environment


624.9.1
Water Quality


634.9.2
Waste Management


654.10
Utilities Infrastructure


654.10.1
Electricity


654.10.2
Gas


664.10.3
Renewable Energy


664.10.4
Telecommunications and Information Technology


69Chapter 5: Housing


695.1 Aim


695.2 Context


705.3 Review of the Housing Strategy 2001- 2006


705.4 Social and Affordable Housing in County Cavan


715.5 Key Conclusions from Housing Demand and Supply Analysis


715.6 Housing Policy and Implementation


715.6.1 Objectives


725.6.2 Land requirement for the provision of Social and Affordable Housing


77Chapter 6: Social Strategy and Community Facilities


776.1 Introduction


776.2 Statutory Context


786.3 Policy Context


796.4 Social Inclusion


806.5 The Elderly


806.6 Persons with Disabilities and Special Needs


816.7 The Travelling Community


826.8 Ethnic Minorities


836.9 Open Space/Amenity


846.10 Recreation


846.11 CLÁR


856.12 Education and Training


856.12.1 Primary


856.12.2 Secondary


856.12.3 Third Level


866.12.4 VEC


866.12.5
Outreach


876.13 Libraries


886.14 Arts and Culture


896.15 Burial Grounds and Places of Public Worship


896.16 Fire Service


906.17 Childcare


916.18 Health Care Facilities


926.19 Cavan County Development Board


94Chapter 7: Built Heritage & Archaeology


947.1 Architectural Heritage of Cavan Town


957.2 Cavan County Council Heritage Plan


957.2.1 Legislative Framework


967.3 Protected Structures


967.3.1 What is a Protected Structure?


977.3.2 Purpose of Designation


977.3.3 Section 57 Declarations


1007.3.4 Older Buildings


1007.3.5 Non –Structural Elements Objective


1017.3.6 Shop Fronts Objective


1017.3.7 Other


1017.4 Record of Protected Structures within the Plan Area


1057.5 Architecture


1057.5.1 Architectural Conservation Areas


1057.5.2 What is an ACA


1067.5.3 Purpose of Designation


1077.5.4  Architectural Conservation Areas in Cavan Town and Environs


1077.6 Archaeology


1077.6.1 Archaeological Heritage


1087.6.2 What is our Archaeological Heritage


1087.6.3 Importance of Archaeological Heritage


1097.7 Recorded Monuments


1097.7.1 Cavan Town and Environs Recorded Monuments


112Chapter 8: Natural Heritage


1128.1 Introduction


1128.2 Guiding Principles for Natural Heritage


1138.3 Objectives for Natural Heritage & Landscape


1148.4 Strategic Context


1148.5 International Conventions


1148.5.1 Others Conventions include;


1148.6 European Directives, Programmes and Strategies


1158.7 National and Regional Legislation


1158.8 National Strategies, Plans and Guidelines


1158.9 Local Level Documents


1168.10 Bio-diversity in County Cavan


1178.11 Invasive Species


1178.12 Natural Heritage Areas (NHAs)


1178.12.1 Development in or near Heritage Areas


1198.13 Public Amenity Areas


1198.13.1 What is a Public Amenity Area?


1198.13.2
High Landscape Areas


1208.13.3 Special Amenity Areas


1208.13.4 Public Open Space Areas and Amenities


1208.13.5 Private Open Space Areas & Amenities


1208.13.6
Tree or Tree Groups


1218.14 Obsolete– Derelict Sites


122Chapter 9: Development Management


1229.1 Introduction


1239.2 Existing Landuse Arrangement


1249.3 Housing Development Patterns


1259.4 Housing Development Aims


1269.5 Spatial Distribution


1269.5.1 Housing


1269.5.2 Residential Areas


1289.6 Environmental Residential Protection and Enhancement Policies


1299.7 Land Use Zoning Objectives


1309.8 Zoning Descriptions


1309.8.1 (TC) Town Centre


1329.8.2 Residential


1349.8.3 Housing Consolidation Areas


1369.8.4 Industrial/Enterprise/Employment


1379.8.5 Mixed Use


1389.8.6 Mixed use (adjacent to town core)


1409.8.7 Mixed use (peripheral)


1429.8.8 Commercial and Associated Services


1439.8.9 Amenity /Recreation:


1449.8.10 Public /Community


1459.8.11 Integrated Waste Management Facility/ Industry


1479.8.13 Mixed Use Strategic Reserve


1529.9 Schedule of Map Specific Objectives


1529.9.1 Town Centre Specific Objectives (refer to Town Council Map)


1559.9.2 Environs Specific Objectives (refer to Town Environs Map)


1589.10 Masterplans


1609.11
Implementation Objective:


1619.13
Security Bonds


1619.15 Development Management Standards


1619.15.1 Building Heights


1629.15.2 Overlooking


1629.15.3 Overshadowing


1629.15.4 Sightlines and Building Lines


1629.15.5 Materials


1629.15.6 Access for All


1639.16 Residential Development


1639.16.1 Quality Housing Environments


1659.16.2 Housing Layout


1669.16.3 Density


1669.16.4 Apartments


1679.16.5 Residential Mix in House and Apartment Development


1679.16.6 Separation between Dwellings


1679.16.7 Private Open Space


1699.16.8 Road Layouts in Residential Areas


1699.16.9 Car Parking in Residential Areas


1709.16.10 Landscaping


1709.16.11 Development Taking in Charge


1719.16.12 Naming of Estates


1719.16.13 Street Lighting and Public Utilities


1729.16.14 Childcare Facilities


1739.17 Retail Warehousing


1739.18 Service Stations


1759.19 Shopfront Design


1759.20 Advertising Signs


1769.21 Fast Food Outlets/Take Aways


1769.22 Development in Architectural Conservation Areas


1779.23 Development in relation to Protected Structures


1789.24 Extension to Dwellings.


1789.25
Security Bonds


1799.26 Development Management Standards –Specific Objectives for 

Unfinished Estates in the County




Chapter One: Purpose, Content and Context
1.1 Introduction

A Development Plan must be made every six years and must be reviewed after four years.  Essentially, it is a blueprint for the planning and development of the area to which it applies for the following six years. 

The Plan will set out the overall strategy for the proper planning and sustainable development of Cavan Town and Environs Area.  Public consultation was initiated, as part of this process and issues raised during public consultations were taken into account during the making of the Development Plan.
1.2 Rationale for the Preparation of the Cavan Town Plan and Cavan Town and Environs Development Plan

Section nine of the Planning and Development Act 2000, as amended, obliges every planning authority to make a development plan every six years and to review their existing plan after four years.  The Cavan Town and Environs Development Plan2003 – 2009 has been reviewed along with Variation Number 1 of the Cavan Town and Cavan Town and Environs Development Plans 2003-2009.
1.3 Role of the Development Plan

The role of a high quality planning service is a vital and central function of any Local Authority.  It acts both as a guide to the requirements and policies of the Planning Authority for those interested in pursuing development as well as informing the general public as to how these development proposals are likely to be assessed.

The structure of this service is guided by planning legislation and contains two primary components; 

(1) the Development Plan which sets general policies and development standards, 

(2) Development management which is the process whereby individual applications are assessed against the policies of the Development Plan. 

1.4 Content of the Development Plan

A Development Plan sets out the overall strategy for the proper planning and sustainable development of its functional area, in this case Cavan Town and Cavan Town and Environs.  The Development Plan plays a vital role in development promotion and regulation and must therefore have a clear vision of the area now and into the future. The Development Plan relates to the whole functional area of the planning authority, in this case Cavan Town Council and part of the functional area of the planning authority of Cavan County Council.  The plan consists of a written statement and attendant maps that give a visual representation of the objectives contained in the Plan.  All Development Plans must have regard to relevant International, National, Regional, as well as Local Policy and Guidelines.  Each Development Plan must include objectives for:

· Land use zoning of areas for residential, commercial, industrial, educational, recreational, community facilities, agricultural uses;

· Provision of infrastructure – transport including the promotion of public transport and road/ rail development, energy, communications facilities, water supplies, waste recovery, disposal facilities, waste water services, etc.;

· Conservation and protection of the environment;

· Protection of structures and preservation of the character of Conservation Protection Areas;

· The integration of social, community and cultural requirements with planning and sustainable development of the area;

· The preservation of the character of the landscape including preservation of views and prospects and the amenities of places and features of natural beauty or interest;

· The renewal and development of areas in need of regeneration;

· Provision of Traveller accommodation;

· Preserving, improving and extending amenities and recreational amenities;

· Major Accidents Directive (siting of new establishments, modifications of existing establishments, development in the vicinity of establishments);

· Provision of community services; including schools, crèches, childcare facilities and other educational facilities;

· Protection of the linguistic and cultural heritage of Gaeltacht areas.

1.5 Aim of Development Plan

The principles of sustainable development will inform all the objectives, policies, decisions and actions of the Council for the period of the Plan. It is recognised that sustainable development has an economic, social and cultural dimension as well as an environmental one, and that only the integration of these policies can guarantee the quality of life of this and future generations. The need to strike a balance between development and conservation is at the heart of sustainability.

1.5.1 The aims of the Plan are:-

1. To facilitate the sustainable economic and social development of the town, through the promotion of a positive climate for development initiative within the plan area.

2. To consider provision of a transportational and landuse structure that will provide the orderly planning and development of the town and accommodate sustainable urban growth.

3. To upgrade and expand the towns physical infrastructure in order to accommodate existing and projected needs.

4. To integrate housing and retail strategies, residential densities and childcare facilities as required under Part V of 2000 Act into the plan as is appropriate.

5. To conserve the natural and built environment of the town where it is recognised as having special value.

6. To strengthen the urban structure in the County through the planned orderly development of the County Town.

7. To accommodate urban fringe development where it is considered appropriate in the context of the planned orderly development of the established built-up urban area and to avoid extensive haphazard uncoordinated urban sprawl which maybe prejudicial to the towns economic and social vitality.

8. To have reference to appropriate Departmental Directives in respect of location of retail development and its impact outside of the central area.

9. To have reference to the Town Renewal Plan designations and objectives as stated in the community’s Town Renewal Plan as appropriate. 
10. To have regard to the Regional Planning Guidelines for the Border Area.

11. To incorporate the principles of Cavan Town & Environs 2020 Integrated Framework Plan, Transportation Study and Urban Design Framework.
1.6 Consultation 

1.6.1 Pre draft consultation

Under Section 11 of the Planning and Development Act 2000, as amended every Planning Authority, not later than four years after the making of a development plan, is required to give notice to the public and interested parties regarding their intention to review their existing development plan and prepare a new development plan.  The notice invites submissions or observations, to be made during a period which is to be not less than eight weeks.  To comply with these requirements the Planning Section of Cavan County Council and Cavan Town Council produced ‘A Strategic Issues Paper’ which outlined some of the important issues to be explored in the Review of the existing Development Plan.  The aim of this Issues Paper was to function as an instigator of debate and familiarise readers with the topics and issues which will be addressed by the proposed draft Development Plan and thus aid them in the making of submissions and observations.  From the 9th of March to the 8th of May 2007 written submissions were accepted by the Planning Section.   Following the 8th of May a Managers Report was drawn up, which outlined the issues raised and made recommendations on the incorporation of these issues into the proposed draft Development Plan.  The elected members of Cavan Town Council and Cavan County Council considered the Managers Report at a Cavan Council Meeting on the 3rd September 2007 and a Cavan Town Council Meeting on the 10th September 2007 and directed the Planning Authority to prepare a Draft Cavan Town and Cavan Town and Environs Development Plan.  


1.6.2 Pre draft Workshops

Additional to the invitation for written submissions a workshop was held in Cavan Town. An open invitation was published in local newspapers on the Cavan Town Council and Cavan County Council Website and to community groups through the Community Forum.  The workshop was held on;

17th April 2007    Johnston Library, Cavan Town       
The Workshops where attended by 39 individuals who discussed suggested topics in small groups.  The findings for these workshops were collated and compiled into a written report which, along with the aforementioned Managers Report, was taken into account when preparing the Cavan Town and Cavan Town and Environs Development Plans.

1.6.3 Draft Development Plan

Notices were issued inviting submissions or observations on the Draft Development Plan, these submissions were from 28th January 2008 to 14th April 2008. Upon the culmination of this period these submissions and observations were examined in detail and a Managers Report was drawn up outlining the issues raised and making recommendations regarding their incorporation into the Draft Development Plan.  The Draft Development Plan was amended accordingly. The amendments were then made to the Draft Cavan Town and Environs Plans and Environmental Report. These documents were put on public display from the 11th August, 2008 until the 8th September, 2008. Submissions and observations with respect to the amendments of the Draft Development Plan received during this period were compiled into the Manager’s Report which was put before the members of the Council at their monthly meeting. The Council Members made the Cavan Town & Environs Development Plan, 2008-2014 on the 13th October, 2008, and it came into effect 4 weeks from that date, the 10th November, 2008.
1.7 Policy and Legislative Context

Cavan Town Council and Cavan County Council have an obligation to comply with certain International, National, Regional and Local Strategies, Policies and Guidelines.  Compliance will be effected by the incorporation of appropriate policies and objectives within the Development Plan.

The issue of sustainable development is of paramount importance at each level with sustainability referring to economic, physical as well as social sustainability.  Achieving sustainable development enables all facets and elements that make up our communities, lifestyles and environment to exist together in a balanced and equitable fashion without comprising the needs or rights of future generations.

1.7.1 International Context

National and international policies and perspectives are increasingly influencing physical planning in Ireland.  One of the main issues rising from the international context is that of sustainability, which now impacts all facets of life from the fuel we burn to the policies we make.  The European Union has a major influence on the plans and policies we make through publications such as Agenda 2000, Local Agenda 21, The European Spatial Development Perspective (ESDP), and various relevant EU Directives.

It is the policy of Cavan Town Council and Cavan County Council to implement through Development Plans, as is appropriate, the internationally agreed obligations in respect of bio-diversity, sustainability and greenhouse gas abatement.  These obligations may be further expressed through National Legislation.

1.7.2 National and Regional Strategic Planning Guidelines and Legislation

Central Government over the last number of years has indicated that there is a need to apply the concept of sustainability to all matters relating to the preparation of Development Plans, sustainability is now the foremost concept in achieving proper planning.  In the context of a planning policy this concept has been understood as indicating a need to direct development to established urban areas where there is access to existing services, amenities and places of work.  There has been an emphasis therefore to develop a landuse strategy to promote housing development, in established urban areas and to apply higher densities without prejudicing good design and amenity.

At National Level the Development Plan will take cognisance of The National Development Plan 2007- 2013, Sustainable Development : A Strategy for Ireland, 1997; The National Spatial Strategy (2002 – 2020) and various other planning guidelines.  These various reports along with specific planning guidelines in relation to Retailing, Telecommunications, Renewable Energy, Built Heritage, Childcare, Sustainable Rural Housing, Quarries etc. have informed the policies and objectives contained in this Plan.
The Border Regional Guidelines were adopted in 2010 with key parameters for the Region as building on the NSS, the gateways of Dundalk, Sligo and Letterkenny, the hubs of Cavan and Monaghan, building distinct sub regional identities, promoting strategic links with Northern Ireland, sustaining rural areas and rural communities, transport and communication links and high quality built and physical environment, with essential infrastructure. 
Cavan borders the counties of Fermanagh, Monaghan, Meath, Westmeath, Leitrim and Longford and as such cognisance has been taken of their Development Plans and other relevant documents along with certain Northern Irish Publications such as; ‘Shaping our Future; The Regional Development Strategy for Northern Ireland’. 

1.8 Strategic Environmental Assessment

Strategic Environmental Assessment (SEA) is the formal systematic evaluation of the likely significant environmental effects of implementing the Cavan Town and Environs Development Plan before the decision was made to adopt the plan.  This complies with SEA Directive (2001/42/EC) and the Planning & Development Regulations 2004.  Cavan County Council and Cavan Town Council ensured full compliance with the requirements of Directive 2001/42/EC on the assessment of the effects of certain plans and programmes on the environment- The SEA Directive and associated Planning and Development (Strategic Environmental Assessment) Regulations, 2004.  An ‘Environmental Scoping Issues Paper’ was prepared and put on display along with the ‘Development Plan Strategic Issues Paper’. 

This Development Plan and any amendments to it, were the subject of an SEA.  The Environmental Report has examined the likely significant environmental impacts of Policies and Objectives of the Cavan Town and Cavan Town and Environs Development Plan.

Chapter Two:  Settlement Strategy

2.1 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.
2.2 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.  

2.3
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.

2.4
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.  The option of de-zoning will be thoroughly examined in the review of the Development Plan. 

2.5   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.
2.6
Development Areas in Cavan Town and Environs 

2.6.1
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. 
2.6.2
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.
2.6.3
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. 
2.6.4
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.
2.6.5
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. 

2.7
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 

2.7.1
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. 
2.7.2
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.

2.7.3
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.  

2.7.4
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. 

2.7.5
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.  
2.7.6
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.
2.7.7
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. 

2.7.8
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. 




2.7.9
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. 

2.7.10 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 utmost importance in the Cavan Town and Environs area. 

2.7.11 Housing Strategy 

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

2.8
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. 
2.9
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.

Chapter Three: Economic Development
3.1 Overview of Economic Development 

Sustainable economic development seeks to achieve the balance of optimising the output from available resources to achieve modern day objectives in a way that enables future generations to meet their own needs and objectives. 

In short, sustainable economic development is the lifeblood of community building.  Modern day development objectives focus on building strong inclusive communities supported by adequate employment, housing, education, transportation, sanitary infrastructure, health services, community support services, security, amenities and leisure services. The quality of life opportunity within a community can be measured by the availability of these services, and their delivery in turn is inextricably linked to economic development.

The Cavan County Development Boards ‘A Strategy for the Economic, Social and Cultural Development of County Cavan’, 2002-2012, overall aim for the development of County Cavan’s economy is ‘to stimulate and sustain the growth of Cavan’s economy through increased innovation and research’. 

Economic Development is considered to be of primary importance in the successful implementation of the above Strategy and in the achievement of making Cavan a better place in which to live and work. 

The Strategy for the Economic, Social and Cultural Development of County Cavan has highlighted the importance of identifying and developing niche markets with high value-added products. Investment in areas such as transport infrastructure, telecommunications, energy and Research and Development (R&D) is of paramount importance.  

Sustaining a vibrant and healthy economy will;
· Attract people to the County to live and work,
· Encourage enterprises and employers to invest in the County 
· Necessitate investment and contribute to infrastructure, Research and Development, Housing, Sports and Recreational Facilities, Education and Training,
· Support sectors such as agriculture by identifying added-value processing opportunities and providing alternative employment to those unemployed or underemployed,
· Create employment and foster social inclusion,
· Build critical mass,
· Create an environment which is attractive to further decentralisation/expansion of state and semi state services,
· Strengthen the ‘Virtuous Circle’ which nourishes indigenous entrepreneurship and life long learning/upskilling, 

· Encourage existing enterprises to deepen their involvement in the County through increased Research and Development activity, diversification and expansion of export potential. 
3.2 Enterprise and Enterprise Related Development Patterns (History)
· While there is some significant individual industrial or industrial related users identified at Railway Road and at the Dublin Road there is a noted concentration of industrial related activity orientated about the N3 (Cavan-Dublin Road) between the town and the industrial ‘Business Park’ at Killygarry, and at the Moynehall office and business centre on the N55.

· The pattern is thus that the main industrially based activity in the plan area is located in peripheral locations out-of-centre on the main transportational corridors connecting the town to the adjoining regions and east coast ports.

· The continued growth in the industrial related sector has been marked within the last plan period with an ongoing expansion of industrial related uses on the Dublin Road where capacity has been available for such further growth. There is a continued interest in road frontage for commercial and service operations linked to fast foods, forecourt activities, vehicles sales and service businesses. The vibrancy of the commercial and industrial activity in this area is noted and its maintenance is to be supported.

· Within a structural context the locational characteristics of industrially related activities sited in this area are compatible with general good planning practice. The area benefits from good accessibility to the national road network (N3 & N55) with the availability of the N3-N55 Bypass as constructed and planned. It was essential for the proper planning and sustainable growth of the area that the N3 Bypass linkage to the N55 be completed within the shortest time possible. Planning policies and planning control decisions have been made on this basis for a number of years and continued health of the area, in a functional and environmental context, was dependent upon the finalisation of the Bypass road system.

· The capacity to further provide for the industrial and commercial expansion of the town can be accommodated in a planned manner within this general area provided planning policies are put in place to avoid future incompatibilities arising through unregulated and uncoordinated landuse development. The current pattern of development which is one of rapid and ongoing expansion requires accommodation within the planning statement.

· The large scale planning commitment to an industrial campus relating to an electronics business at the Ballyhaise Road Bypass interchange has determined an industrial landuse zone incorporating these lands which are located ‘outside’ the Bypass route. This has separated this site from lands associated with the urban area west of the Bypass and has provided a reasonable level of amenity to be maintained within these lands to permit consideration for landuses consistent with the established use which is one of urban peripheral residential development within an agricultural area which is now serviced or serviceable and can be considered for urban related development purposes.

· The intention is therefore to limit this landuse zone to the immediate area of the campus and to discourage further development of this nature transferring across the Bypass to the ‘town side’ of the road. The Bypass is to provide the interface between these two potentially incompatible landuses. Extension out of town will be limited by services and certainly by the established industrial activity located at ‘Gem Oils’ approximate to the site on the Ballyhaise side of the site.

· The construction of the N3 link to the N55 connecting at Moynehall/Corlurgan where some industrial related activity is already established provides an opportunity for limited expansion of this activity at this location. This allows for a more flexible landuse commitment through the landuse plan for this area which may extend towards the town on the existing N55 to connect with the existing commercial area at Moynehall.

· The established pattern of industrial development in the plan area is thus well defined and concentrated zonally which assists a clear and unambiguous planning policy and landuse zoning structure to be considered. The Dublin Road area industrial zone is well placed, is fully serviced and has continuing capacity for further growth. The extent of development is indicated by the extent of serviced land in the area. Development terminates at Killygarry Industrial ‘Business Park’ and while it may be possible to service some of the immediate bounding land any further linear extension must be serviceable and industrial-commercial (non-retail) in content.
3.2.1
Planning Applications for Enterprise and Industrial processes should include:

· Detailed description of the process being undertaken and the number of people likely to be employed at the various stages of development.

· Detailed analysis of the chemical nature, volume and rate of discharges of all effluents, wastes and atmospheric emissions emanating from the industry and detailed proposals for their treatment, discharge and disposal. 

· Detailed design drawings using appropriate design and materials, security fencing and signage. 

· Adequate space to be made available for on-site storage of materials and refuse, on-site circulation, loading and unloading of goods (including fuels) in areas clear of the public road, and preferably behind the building line. 

· Car park spaces – clearly delineated. 

· Landscaping/planting strip especially on road frontages.

· Full details of the public road serving the site and the impact of any increased traffic volume.

· Proposals for waste storage prior to collection or recycling. 

· Proposals for the disposal of construction and demolition waste. 
3.3 Employment and Enterprise 
Cavan has developed as a key strategic location for industry and employment generating activities. Mixed use development, including residential, is promoted within the expanded town centre. This will allow more convenient access to facilities, greater opportunities for social interaction, a reduction in both travel demand and town centre congestion and provide a greater urban vitality. In order to support the national, regional and local objectives for sustainable development and to support the local and wider economy, the plan seeks to ensure that business and industry continue to play an important role, together with a wide range of other commercial and service activities, in providing job opportunities and business activity locally.

3.3.1
Micro, Small and Medium Sized Enterprises (SMEs) 
These are a crucial component of the economy. Small enterprises can be 
considered to be a main driver for innovation, employment, and social and local integration. Aiding the growth of the SME sector in Cavan can be seen as an important development instrument providing valuable employment, social benefits, and sub-contracting functions for larger companies along with many other positive impacts.  As a consequence, the Council will seek to identify specific policy initiatives aimed at encouraging existing and potential enterprises and entrepreneurs 

3.3.2
Strategic Employment Locations 
Strategic Employment Locations have been identified to accommodate employment generating uses based on their scale and strategic location and overall accessibility. The proposed employment nodes are generally concentrated in and adjacent to the main development areas and are well located to take advantage of the strategic transport networks. In designated locations a Masterplan will be required. Masterplans, to be approved by the planning authority, will be framed within the development plan policy.  They will be prepared prior to the submission of planning applications, and be undertaken in conjunction with relevant stakeholders as designated by the planning authority. The cost of preparation will be borne by the landowners/developers.

Strategic Employment Locations within the Town can be broken down into six different categories:
1. Science and Technology:   Areas for these businesses requiring a high quality environment should be accommodated and encouraged in suitable locations.

2. General Industry:  Areas for these enterprises with less demanding requirements should be accommodated in suitable locations. 

3. Office based industry: Within town expansion areas and limited areas to the inner eastern bypass area and Killygarry
4. Hospital Campus: The hospital is recognized as an employment generator and a valuable resource for the Town.  Its expansion and development is to be accommodated.
5. Cavan Town Centre:  The town centre is a place of exchange of goods, services and ideas, providing the focus for a wide range of personal, community, and commercial services.  In order for the town centre to achieve its full potential and continually improve as a retail and service destination, it will be appropriate and necessary to adopt a pro-active role in enhancing its vitality and viability. 
6. Home working: The advances in technology is having an increasing impact on employment by bringing home and workplace closer together by supporting home-based working which does not impinge on residential amenity. The benefits of supporting a positive approach to the development of suitable home working are numerous.  As organisations become more flexible and responsive, the potential for ‘smart working’, reduction in commuting, and ultimately quality of life, is attained.

Objectives

· Promote the existence of an enterprise culture in Cavan, encourage start-up business and reduce barriers to success where possible.

· Provide for economic growth by ensuring that adequate and suitably located serviced employment zoned land is available at appropriate locations.

· Promotion of more mixed forms of development should be encouraged in the expanded town centre. Town centre office employment shall be located above shopping developments along main streets.

· New employment will be focused in locations that reduce the demand for travel and be appropriate in density and type of activity to its location. 
· Work in partnership with government agencies and the private sector to promote sustainable economic development and to provide employment opportunities for inhabitants.

· Encourage development that is likely to generate significant levels of freight traffic to locate at sites close to the existing national roads network.

· Promote the regeneration of land and premises in a manner which enhances the diversification of the local economy and encourages business and industry to locate or remain in the County.

· Support the development of high-end science and technology parks at appropriate locations within the Town and County in order to try to encourage and support the start up and incubation of innovation led, high growth, and knowledge based businesses.

· Encourage the development of science, technology and knowledge based enterprise in appropriate locations and to work with Government Departments, Universities, Research Institutions and the private sector to achieve such development.

· Generate stronger working relations between, relevant Institutes of Technology, Cavan Institute, industry, and the Cavan Innovation and Technology Centre.
· Seek to facilitate the availability of a range of business accommodation, including that suitable for small business.

· Encourage developers and other providers to take account of the possibilities of home-working in the design of new houses and the layout of housing areas including provision for broadband facilities.

· Allow for the development of home based economic activities and small-scale commercial activities carried out by residents of the dwelling which are subordinate to the main use of the property as residential accommodation and are in compliance with the relevant legal requirements including planning.

· Encourage the development of satellite type office facilities and serviced office premises rented on an ‘as needed’ basis as part of large schemes on lands in urban and industrial areas where appropriate.

· To work in partnership with the IDA, Enterprise Ireland, County Enterprise Board and County Development Board to promote and facilitate the location of industry and enterprise (including the technology sector) and to ensure the provision of necessary infrastructure supports and that linkages are developed having regard to the need to ensure conservation and protection of the natural and cultural development of the county. 

· To facilitate the re-use of dis-used industrial buildings for alternative uses. 

· To encourage and facilitate home-based employment of appropriate type, size and scale subject, at all times, to the consideration of the proper planning and sustainable development of the area. 

3.4 Energy  
At present, most of Ireland and the world’s energy needs are met by fossil fuels; oil, coal and natural gas. Reserves of these fuels are finite, and the present trend of increasing fossil fuel consumption is unsustainable. The development of renewable energy resources, replacing the need for conventional power plants, can help to conserve limited fossil fuel reserves, reduce environmental damage and slow the rate of climate change. 

Objectives 

· To promote and encourage sustainable energy supplies in appropriate locations subject to normal technical and environmental considerations.
· To promote and encourage sustainable residential, industry and commercial developments.

· To encourage the use of waste biomass in energy production. 

· To support the waste-to energy projects under REFIT scheme (Renewable Energy Feed In Tariff). 
· To support national and international initiatives for limiting emissions of

greenhouse gases through energy efficiency and the development of renewable energy sources which makes use of the natural resources of the County in an environmentally acceptable manner, where it is consistent with proper planning and sustainable development of the area.

· To encourage the production of energy from renewable sources, including in particular that from biomass, waste material, solar, wave, hydro and wind energy, subject to normal proper planning considerations, including in particular, the potential impact on areas of environmental or landscape sensitivity.
· To support the National Climate Change Strategy and, in general to facilitate measures which seek to reduce emissions of greenhouse gases.
3.5 Retail

3.5.1
Retail Development Patterns
· Retailing in the central area has stabilised following the completion of a rapid expansion in the scale and quality of service in the 1990’s. The development of two central area sites for two major shopping groups provided approximately 7,000 square metres of convenience/comparative retailing within the central business area. This has maintained the retailing vibrancy of the central area and has secured the continuing ‘health’ of the central area in a retailing context.

· The application of the Planning Authority’s policies to direct retailing into the established central shopping area has been reflected in the site selection of central area locations for these shopping centres.  While some relaxation of this policy has been applied in considering alternative out-of-centre locations for bulky comparative retail goods (Cavan Retail Park etc.) and some convenience ‘discount’ store development (Lidl), developments out of centre are required to prove, through a site selection procedure, that centrally located alternatives are not available or suitable for their trading purposes, and that an out of centre location will not threaten central area retailing vibrancy and vitality.
· The Planning Authority is open to considering proposals for the development of lands for limited retail convenience and comparison offers in conjunction with retail warehousing developments. The retail convenience element shall not exceed 1,800 square metres and the comparison element shall not exceed 1,500 square metres. Any application for the lands must be supported and accompanied by a detailed Retail Impact Assessment and Sequential Test. The scope of the Retail Impact Assessment and Sequential Test shall be determined by the Planning Authority.

· Past retailing patterns are therefore expressed by a continued concentration of activity in the traditional retailing core area which is orientated about Main Street and its access streets.  This has showed some dynamic recently, with the rationalisation of large bulky goods operations to out of centre locations where ample carparking and operational service parking can be easily accommodated.  These relocated retailing activities out of centre are now placed within the commercial and associated services zones related to the Dublin Road and ‘Mixed Use’ zones on the N55.  These are areas where such activities are established. The relocation is thus limited in scope and range to existing compatible landuse zones.

· There has been some modest strengthening of the small retailing sub-centre at Drumalee. Continued growth of local suburban shopping facilities at selected established locations has not been discouraged and may show indications of becoming more attractive as an alternative to central retailing. The existing retailing activity on the Railway Road, Drumalee and at Moynehall are indicators of future suburban retailing patterns.

3.5.2 Commercial/Retail 
Cavan Town is the primary comparison goods destination within the County and serves a wide catchment area that extends outside the County of Cavan.  There is a high demand for retail units in the town and, in particular, in the central core areas, competition for outlet space is healthy. Cavan Town is named as a third tier retail centre in the Retail Planning Guidelines
.  Third tier centres such as Cavan Town are characterised by the availability of national supermarket chain stores and as having a significant proportion of comparison goods outlets.  
Objectives 
· Protect and maintain established central retailing and service areas.

· Ensure vehicular and pedestrian accessibility to established retailing areas.

· The need to have a sequential site selection process and retail impact assessment for any significant new retailing to ensure that alternative out of centre locations are both justified, minimise the ‘decentralisation’ of retailing activity and are non-threatening to the established retailing in the central area.

· The need for the application of the Retail Planning Guidelines in particular the retailing thresholds and the locational assessment criteria applied to any proposed development.

· Protect retail function on the ground floor of central area premises.
· Encourage a residential component at upper levels.
· Promote and encourage in-centre locations for all major retailing activity.
· Limit significant out-of-centre peripheral retailing to bulky comparison goods only and restrict local convenience goods outlets in size and location and only where a positive Retail Impact Assessment is completed.

· Limit forecourt trading in floor area and range of services provided.

· Facilitate appropriate nodal retailing in designated neighbourhood areas.
· Promote Main Square upgrading in particular, remodelling footpaths and carriageways to reflect pedestrian dominated use.

· Investigate town centre pedestrianisation.
· The Council will support the continued expansion of Cavan Town as the primary retail and service centre in the County.
· To promote, strengthen and protect the retail function of Cavan Town.

· To facilitate the expansion and improvement of existing shopping areas in Cavan town centre, whilst facilitating the provision of local needs, where appropriate.
· To encourage high standards and innovative design in terms of architecture, materials and layout in order to make a positive contribution to the streetscape of Cavan Town.

· To ensure that the retail needs of the County’s residents are met, as far as possible, within the County.
· To encourage and facilitate the re-use and regeneration of derelict buildings for retail uses.
· Proposals for large out-of-centre retail developments which could threaten the vitality and viability of Cavan Town will be discouraged. Developments such as retail parks, retail warehouses, warehouse clubs, factory shops and factory outlet centres will require careful consideration.

· The Council has prepared a detailed Retail Strategy, as stipulated in the Retail Planning Guidelines, in order to provide a comprehensive framework for the retail development of the county. 
3.5.3
Convenience and Comparison Retail 

The majority of convenience and comparison retail developments should be located in Cavan town centre. This is in order to provide for the most efficient and equitable transport possible by all modes including pedestrian and vehicular.

3.5.4
Large Convenience Outlets

This description covers supermarkets, superstores, discount food stores and hypermarkets. Large convenience outlets are generally accompanied by substantial car-parking space requirements because of the weekly nature of many of the shopping trips they generate. 

Large convenience outlets will be encouraged to locate within the town centre or in edge-of-town locations in order to provide for universal accessibility. Vehicular and pedestrian access and circulation provisions will be dealt with as a matter of priority.

Applications for development of convenience outlets where a significant portion of the sales area is reserved for non-food items should clearly differentiate between food and non-food sales area. A floorspace cap of 3,000m2 applies to total net retail space of superstores and the convenience goods portion of hypermarkets.  

Smaller discount food stores between 1,000m2 and 1,500m2 are encouraged to be located in the town centre or on suitably zoned land (such as mixed use) on the edge-of-town centre sites. Discount stores have the potential to strengthen and anchor smaller centers and neighborhood centers.  
3.5.5
Retail Parks and Retail Warehouses

Retail warehouses, due to their large floorspace requirements, the bulky nature of their goods and the subsequent need for good carparking facilities and ease of servicing tend to locate on sites outside the town centre. It is appropriate that these warehouses are grouped into planned retail parks on the edge of the town centre if such sites are available or in an out of centre sites, if the applicant can demonstrate that there are no edge of centre sites available. As stated in the Retail Planning Guidelines, individual retail units should be not less than 700m2 in floor area. 
3.5.6
Local Shops and Petrol Filling Stations

Local shops are an important part of the retailing industry in the urban area. Convenience outlets and local shops because of the proximity to residential areas, provide a readily accessible service for basic goods, especially for the less mobile sectors of the community such as the elderly and people with disabilities. The development of local shops is encouraged in larger residential areas in the main towns. 

Local shops with attached petrol filling stations are becoming a more common trend especially on edge-of-town and out-of-town centre sites. As stated in the Retail Planning Guidelines, a shop of up to 100m2 of net retail sales area may be allowed when associated with a petrol filling station.   

3.5.7
Retail Impact Assessment

All retail applications, which are considered by the Council to be large scale, in relation to Cavan Town Centre should be accompanied by an assessment of their likely impact. This assessment will be carried out by the developer and it will be required to demonstrate whether the proposal will or will not;
1. Support the strategy for the town centre set out in the Cavan Town and Environs Development Plan.
2. Adversely impact on one or more town centres, either on its own or in conjunction with other proposals.
3. Diminish the range of activities and services in the town centre.
4. Increase vacancies. 

5. Be easily accessible to all sections of society.
6. Create synergy and link with the existing town centre.
3.6
Cavan Town Centre 
The town centre remains the heart of the community and the principal focus for activity.  Part of the approach in preserving quality of life is bringing people, employment and services closer together through designing for higher residential densities. In tandem with this, there is the need to promote a high quality built and natural environment, which is attractive to industry. Planners and designers involved in the creation of successful urban centres and residential developments must ensure the following components are incorporated: 
· Inclusive communities,

· Mixture of uses,
· And a focus on locating housing relative to employment and recreational opportunities. 

Within the existing urban fabric and through innovative urban design approaches, there are considerable opportunities for co-ordinated backland development with the creation of new streets, civic spaces and squares. The lands east and west of the existing town core provide a unique opportunity to extend the town centre through creative urban design which will allow for sustainable transport links whilst controlling the general movement of vehicles. This, together with the implementation of the road proposals as recommended in the Transportation Study, will allow for the creation of a significant pedestrian priority zone in the existing centre.  The result will be a much extended and very attractive town centre with a mix of uses, including residential, and with capacity to accommodate the additional shopping, civic spaces, commercial and other uses arising from the expansion of the town (refer to the ‘Urban Design Framework for Cavan Town and Transportation Study’).    
3.6.1
The aims of the plan in relation to Town Centre Development are: 
A diversified town shall be created where people of any age, income, ethnicity, and culture can live, work, shop, meet, and play;
· To facilitate new town centre development to include a mix of shopping, commercial, community and residential uses in appropriate higher density development around pedestrian friendly streets and squares with high quality urban design. 

· To ensure a new expanded town centre will create strong physical and functional links with the existing town centre.

· Infill and rehabilitation development will be encouraged within traditionally commercial areas that include proportionately significant residential uses.
· Public safety will be promoted through the provision of pedestrian-oriented street-level uses, sufficient footpath widths, adequate visibility from adjacent buildings and primary pedestrian access from buildings to adjacent footpaths.
· Forge a link between planning and design to produce better living environments for people.
· Prepare urban design codes within the town centre.
· Protect historic fabric through conservation, preservation and redevelopment.
· Provide sufficient, safe and accessible parks, plazas and greenways for active and passive enjoyment.
Town Centre Policies and Objectives 

· To promote mixed use developments comprising retail, commercial and housing.
· The Council will seek to maintain a good mixture of retail units within town core areas in order to ensure the vitality and viability of the town centre.
· The scale, layout, form and design of all new retail development must respect and enhance the existing town character. 

3.6.2
The components of the Urban Design Framework for Cavan Town (prepared by O’Mahony Pike Architects) are:

· Development Precincts, 
· Public Open Spaces, 

· Permeable Streets, 

· Historic Fabrics, 

· A Landscape Structure, 

· A Land Use Framework. 
The guiding principles are:

· The development precincts should develop as distinct areas, while maintaining a coherent identity between districts. 
· The height, massing and scale of the town should respect the existing historic and natural context while establishing a new form for the town. 

· An overall identity for the town should be developed. 

· The identity and legibility of each precinct should be reinforced by building on the established patterns of urban structure and focusing on key routes, entrances, spaces, and landmarks, as points of expressing local identity. 

· The overall town should be permeable with a hierarchy of urban connections linking precincts, and encouraging pedestrian and cyclist movement.

· The urban continuity of the area should be developed by ensuring that buildings fully define urban spaces, that streets are created, and that public and private realms are clearly defined. 

· A landscape structure should reinforce the urban connections, and facilitate a green network throughout the overall town form, thereby making connections to the countryside, and the main green spaces and corridors within the town while retaining the open character of the area. 

· A degree of flexibility in the location of main urban spaces, access points and green areas identified within this plan is required to facilitate inertia and land ownership issues. The plan promotes co-operation and partnership approaches to and between developers. 

· A vibrant and living town should be encouraged through sufficient density, a mix of uses and ground floor activities that contribute to all day activities within the context of the character of each precinct. 

· The visual appearance of the precincts are suggested through façade articulation, elements, details and a materials palette which are proposed as a starting point for new development. 

· The environmental quality of the overall area should occur through the redevelopment of existing amenity areas reducing the impact of the car in existing and new development areas.  A simple palette of street furniture, paving, public art and planting, should be introduced within the development precincts. 

3.7 Retail Protection Areas
This concept shall be retained and applied in the core area of the central business district. That is the area extending from the Bank of Ireland to the top of Bridge Street (west side) and the Allied Irish Bank to the Farnham Hotel (east side).  The insertion of service and office uses at ground floor level can seriously affect central area vitality and the retailing commercial vitality of the core shopping area. There is a need to secure the predominance of central area retailing in favour of service and office activity.

3.8 Major Accident Directive
No industries in County Cavan are currently affected by the Seveso II Directive (96/082/EEC) which seeks to prevent major accidents involving dangerous substances and to limit the consequences of accidents on people and the environment. 

The Health and Safety Authority have established Consultation distances surrounding establishments designated as containing hazardous substances. In addition to normal planning criteria, it will be an objective to ensure that development within these distances complies with the requirements of the Major Accidents Directive (Seveso II). The Council will consult with the Health and Safety Authority regarding any such proposals. 
Objectives 

· To ensure that proposed new establishments or modifications of existing establishments classified under Seveso II Directive shall not present an unacceptable risk to the health and safety of existing populations.
· To ensure that development in the vicinity of Seveso II sites shall be assessed having regard to the Major Accidents Directive, the potential risks to health and safety and the need to maintain a suitable separation distance between such sites and new developments.

· To reduce and to limit the consequence of major accidents involving hazardous substances by consulting with the Health and Safety Authority in respect of all proposals for development involving Dangerous Substances or for development in the vicinity of such establishments. 
Chapter Four: Physical Infrastructure
4.1 Main Structural Planning Considerations
In providing a planning strategy for the development plan area, it is necessary to investigate the major planning considerations in the making of such a plan and apply these key concepts in this document.

These main structural elements are:

· Cavan Town Bypass.
· Zoned Land.
· Landuse arrangement.
· Accessibility.
· Natural amenities and topographic features.
· Peripheral Development.
4.1.1
Bypass
· The eastern Bypass determines the extent of housing and other development within the plan area.
Where development has taken place beyond the bypass it is, for the most part, of a commercial or industrial nature and is located generally on the N3 (Dublin Road).  While there are ‘pockets’ of residential developments ‘outside’ the line of the Bypass on the N3, they are small, limited and isolated by intervening alternative land users. They shall be contained and shall not be expanded in the interests of the primary users in the larger area which are commercial-industrial in character.

· The large area north of the N3 town link road within the bypass shall be preferred for industrial development.  It is not intended to designate this area for major housing development except and beyond that which is already approved and/or exists.  This is because the commitment for commercial and similar developments along the road frontage has fundamentally altered the character of the area to this type of land user. The area is not therefore included as a designation that would indicate it’s suitability for housing schemes in that the residential amenities afforded to such schemes would likely be adversely affected by the proximity of alternative land users.

4.1.2 Accessibility (Refer to Cavan Town & Environs 2020 Integrated Framework Plan Transportation Study)
· Accessibility in the Cavan Town & Environs area will be subject to the provision of the ‘Cavan Town and Environs Integrated Framework Plan 2020 Transportation Study’.  The Transportation Study provides the overall future transport network of the town which is described in terms of its component route networks for general road traffic with existing road links and new strategic road links and route networks for pedestrians, cyclists and public transport.  It identifies a road and street hierarchy and outlines traffic circulation, traffic calming, traffic reduction, parking, parking standards, Mobility Management Plans and Transport Assessments.

· Good levels of road design and control of development through limiting access and high levels of design and location where permitted, in the interests of ensuring maintenance of public safety and carrying capacities, will apply on the road linkages between the bypass and the built up area.

· Traffic management in the central area, shall be complimented with recognition of the need for every significant proposal to develop or redevelop within the area to include a parking impact assessment and plan which shall maintain good traffic management of the central area. 

· There will be a continuing improvement of the central area’s pedestrian facilities by way of extending pedestrian areas, upgrading quality and providing for better levels of safety and amenity.

· New developments shall adhere to the ‘Guide to Road Design and Road Safety Issues in Planning Control’ published by Cavan County Council. 
· To have regard to the Local Action Biodiversity Plan for County Cavan (when finalised) in the provision of any new Council roads. 
· To have regard to the draft Spatial Planning and National Roads Guidelines for Planning Authorities, DoEHLG, June 2010 or any subsequent adopted issue. 
4.2
Transportation and Traffic Management 
The availability of good transportation is of great importance to all aspects of modern life and has a vital part to play in shaping future development and the environment.  The accessibility of homes and jobs, of services and public facilities, and of opportunities for recreation and leisure, are key factors affecting the quality of life of every individual.  Close integration of transportation and land use is vital in order to ensure the provision of the most effective links, the minimisation of the demand for travel, and the most efficient use of resources. The Integrated Framework Plan - Transportation Study established the preferred scenario for the development of the town up to 2020. 
4.2.1
The aim of this plan in terms of Transportation and Traffic Management is;
1. To develop a safer, more efficient and integrated transport system within Cavan, with improvements to the road network, other forms of the transport network including public transport, cycle ways and to create a pedestrian friendly environment.

2. To have regard to the policies and recommendations as outlined in the Cavan Transportation Study.
3. To provide for an efficient bypass road system and to relieve the roads system in the town’s central area.

4. To consider additional central carparking area management to relieve congestion in the central area and to allow for the continuing retail growth of the central area.

5. To provide for improved pedestrian and cycle linkages between residential areas, central carparks and retail areas.

6. To consider kerbside parking facilities while ensuring that unobstructed free-flow of vehicle traffic is maintained.

7. To ensure all major new traffic generators are located and/or developed in a manner that ensures that:-

i) Free-flow of traffic is maintained on nearby public roads.

ii) Additional carparking demands are accommodated.
iii) That additional dis-amenities arising from noise and disturbance do not seriously detract from any established residential amenities.

iv) That retail impact studies include traffic impact as appropriate.

v) That costs arising from provision of or proposed provision of improved traffic management, including parking, are defrayed in part by the developer on the basis of likely additional demands generated on the roads and traffic related infrastructure.

8. To defray expenditure in extending, improving or upgrading public services that facilitates development for the developer through a ‘Development Contribution’ to be determined on a per house unit or equivalent.

9. To ensure a safe and comprehensive roads system capable of satisfying the requirements of both vehicular traffic and pedestrian traffic within the town. 

10. To carry out traffic management schemes within the town generally, and outside the built-up area as the need arises.
11. To have regard to the NRA documents ‘Policy Statement on Development Management and Access to National Roads’ and  ‘Traffic and Transport Assessment Guidelines’.

4.2.2
Transport and Traffic Management Objectives 
1. 
The rerouting of the N.3 Enniskillen/Dublin cross border link has been completed from Belturbet to Aghalane (border crossing) and from Cavan to Butlersbridge. The intermediate link between Butlersbridge and Belturbet is at construction stage and due for completion and opening in 2013. It will provide effective by-passing of the towns for long distance traffic - particularly heavy commercial vehicles.

The Cavan By-Pass connector between the N.3 Dublin-Enniskillen to the N.55 has been completed. 
The completion of the by-passing section will:-

i)
Improve accessibility to all parts of the town including the central area.

ii) 
Improve the environmental quality for all using and residing in the central areas and alongside the existing N.55.
iii) 
Promote the vitality and viability of the central area.

To maximise the benefits of the completion of the phased road works by-passing the town, the Planning Authority has upgraded link roads to the by-passing N.3 to facilitate improved accessibility.

2.
The Cavan Bypass provides for good accessibility north-south and east of the town. Accessibility west is problematic. Traffic exiting the Bypass and accessing the R.198 (west) necessarily must pass through suburban areas and central area congestion to connect to the R.198. The upgrading of the existing network or consideration of designating alternative new routes is required to accommodate through traffic generation utilising the R.198.

The upgrading options cannot satisfactorily resolve the congestion and adverse environmental impact considerations.

The Planning Authority’s objective is thus to re-route this traffic to avoid the Cavan Town area by way of utilising the Regional Route network or designation of new regional route corridors.
The options are thus:

i) 
Promote the use of the N.55 link to the R.154 to the R.198 via Ballinagh and Crossdoney.

ii)
Initiate a study to identify the route corridor of a road link, peripherally located to the town’s environs, between N55 and the R198.  

The objective of the Planning Authority is thus to promote the N.55 – R.154 - R.198 link. This was examined during the Cavan Town & Environs Integrated Framework Plan 2020 Transportation Study and the above options will remain.

3.
The local road network provides generally good accessibility to the Bypass and between areas. 

The Cavan Town & Environs Integrated Framework Plan 2020 Transportation Study, has identified the main requirements and priorities to reduce deficiencies in the local road network.

i. To co-operate with relevant transport bodies and authorities to secure improvements to the public transport system. 

ii. To preserve free from development proposed road re-alignment/improvement lines and associated corridors where such development would prejudice the implementation of the National Roads Authority or County/Town Council plans. 

iii. To ensure that access to buildings and public spaces are accessible to people with mobility needs.  Car parking shall generally be provided in accordance with ‘Buildings for Everyone’, 2002 published by the National Disability Authority and other relevant authorities. 
iv. To promote road safety measures in conjunction with Government Departments and other agencies to avoid the creation of traffic hazards and to ensure traffic management issues are adequately addressed at pre-planning and planning application stage. 
4.2.3
Roads Infrastructure Requirements – (Indicative Routes as per Transportation Study)

	Future Distributor Route Corridor (including junctions and junction upgrades)

1. (Green Lough) Link passing to the south of Tractamotors site from the Ballinagh Road (R-935/ N-55) to the junction on the Dublin Road (R-212-4/ N-3) west of McIntyres Furniture Store.

2. (Town and Killymooney/Killynebber) Link from junction on the Dublin Road (R-212-4/ N3) at Advance Tyres to St. Clare’s National School (Tullymongan Lower). At construction stage. 
3. (Town and Killymooney/Killynebber) Link from the Dublin Road (R-212-4/ N3) east of Brady’s Garage to Swellan Lower and including a spur northeast to Killynebber.

	Future Local Access Route Corridor (including junctions and junction upgrades) 

1. (Lisdarn) Along the disused railway line from the Loreto Road (L-1513-0) south to the Town Council boundary.

2. (Latt) From the old Butlersbridge Road (L-1532-0) south to the Latt area between Keadue Lane (L-5538-0) and the Ballyhaise Road (R-212-1)

3. (Killymooney/Killynebber) From the Dublin Road (R-212-4/ N-3) near Supervalu going north to the Killynebber area

4. (Green Lough) From the Dublin Road (R-212-4/ N-3) near Supervalu going south to Pullamore Near area

5. (Green Lough) Link from the old Ballyjamesduff Road (L2501) east to the Green Lough area

6. (Green Lough) Link from the old Ballyjamesduff Road (L2501) east to the Gortnakesh area

7. (Town & Kilnavara) From the Dublin Road (R-212) north of Breffni Park going west to Kilnavara Lane

8. (Rosscolgan/ Kilnavara/ Swellan Lower) From the probable Strategic New Road Link no.4 (between the  Ballinagh Road (R935/ N55) at Burgess Acre north-west across the disused railway line to the Swellan Road (L1519)):

i. South to the Roscolgan Area                

ii. South to the Kilnavara Area

iii. North to the Breffni Park Area

iv. North to the Swellan area west of Kilnavara Lane

v. South to the Derrycramph Area

	Possible Future Local Access Route Corridor (including junctions and junction upgrades)

1. (Killymooney – Killynebber) Linking Future Distributor Road (no.3) with Future Local Access Road (no.3)

2. (Swellan) From the Swellan Road (L-1519-0) North–west to the Crossdoney Road (R198-1) with one/ two access points on to the Crossdoney Road.   

	Possible future national route corridor (including possible future junctions)

1. Linking the Killygarry ‘mixed use zoned’ area (former ‘industrial’ area) to the N3 By-pass east of Killynebber.

	Probable Strategic New Road Link Corridors (including junctions and junction upgrades) 

1. (Swellan & Keadue) From the east of Cavan General Hospital going north past the sewage treatment works and Keadue Lane to the old Butlersbridge Road (L-1532-0)

2. (Swellan & Keadue) From the east of Cavan General Hospital going south past the sewage treatment works and Keadue Lane linking ‘Probable Strategic New Road Link Corridor no. 1)

3. (Drumalee) From the intersection of the old Butlersbridge Road (L-1532-0) and the Ballyhaise Road (R-212-1) to the to the Cootehill Road (R-188-2) near the interchange with the N3 Cavan By Pass 

4. (Rosscolgan/ Kilnavara/ Swellan Lower) From the Ballinagh Road (R935/ N55) at Burgess Acre North-west across the disused railway line to the Swellan Road (L-1519-0)

5. (Town) From the Swellan Road (L1532) north to Crossdoney Road (R198-1)

	Potential Outer Western Route Corridor

	1. From New Roundabout at Moynehall on the Ballinagh Road (R935/ N55) to Kilnavara, Drumconnick, Coras Point exiting on the Crossdoney Road (R198-1)


4.2.4
Pedestrian Route Objectives 
i)  
Create pedestrian route ‘marked way’ in association with other developments related to and integrated within the redevelopment of the former railway line between the Loreto Road and Railway Road (Coleman Road).

ii) 
Create pedestrian route ‘marked way’ in association with other developments to provide access between housing areas at:

a) 
Rosscolgan & Breffni Park.

b)
Cullies and Latt Cross.

(iii) Create pedestrian routes along rivers and streams. 
4.2.5
Local Transportation & Parking 
Central car parking is considered to be adequate for present needs.  The additional circa 400 spaces made available by the multi-storey carpark brings total central carparking to approximately 900 spaces with a further 300 as short-term kerbside facilities. There is no need to examine provision of further carparking within the plan period although the existing supply and demand position will be continually monitored.

Objectives 
The Planning Authority will seek to maintain, and provide for improved access to buildings and places within the town. This is to be achieved by:-

a) Maintaining all existing main road systems free of developments that would likely cause serious disruption to traffic.  To this end all significant traffic generating development proposals in the plan area will be assessed accordingly.

ii) Continued upgrading of public footpaths, overhead lighting and road pavements as indicated in the Roads Authority’s Programme for road works.

iii) Monitor the need for development of further public carparks within or convenient to the central area.

iv) 
Provide improved pedestrian facilities in the Plan Area particularly linking residential areas and the central area.

v) 
Assessing buildings for public use in the context of ‘Buildings for Everyone’ (1998 NRB) and other relevant documentation.
4.2.6
 Schedule of specific work objectives within the Plan are:-

i) 
Promote east-west traffic routing via N.55 – R.154 – R.198 (Cavan-Ballinagh-Crossdoney-R.198).

ii)
Upgrade route lighting on the appropriate roads.

iii)
Provide and/or upgrade pedestrian footpaths in the following areas:

a)
Tractamotors junction area to Bypass roundabout and to Killygarry Industrial Estate. 

b)
Tractamotors junction area to the former Rehabilitation Centre Workshop at Moynehall.

c)
Proposed College site on Cathedral Road to Latt Cross.

d)
Terminus of footpath at Swellan to Swellan Cross.
iv) Extend pedestrianisation within central area.
vii)
Provide for cycle stands within the central area and consider provision of an integrated cycle dedicated route between central area and main suburban residential areas.

viii)
Implement and monitor parking regulations within the central area where traffic circulation continues to be seriously compromised by vehicle parking.

ix) Not withstanding the need to maintain main road systems free of congestion, the possibility of congestion arising from car usage shall not, in itself, mitigate against consideration of a town centre development proposal providing the location is likely to be facilitated by (future) public transport facilities or where measures to alleviate congestion can be or are provided.

4.3
Accessibility
4.3.1 Traffic and Transportation Assessments

Refer to ‘Guide to Road Design and Road Safety Issues in Planning Control’ published by Cavan County Council. 

4.3.2 Road Safety Audit (RSA)
Refer to ‘Guide to Road Design and Road Safety Issues in Planning Control’ published by Cavan County Council. 

4.3.3 Mobility Management Plans
Mobility Management Plans consist of a package of measures put in place by an organisation to encourage and support more sustainable travel patterns among staff, clients and other visitors.
Mobility Management Plans are an effective tool for land use planning and transport demand management and as a result are now viewed by planners as an essential component for large scale commercial developments.  Such a plan usually concentrates on staff commuting patterns but may also include business travel and fleet management.  Mobility Management Plans seek to encourage sustainable travel through:

· Home working.
· Car sharing.
· Cycling and walking.
The plan is usually implemented as a planning condition and should take the form of a formally published document which outlines the organisations proposed measures and achievable targets.  A realistic plan with achievable targets can provide many benefits for employers, employees and to members of the wider community.  Benefits include reduce congestion, improve accessibility and cost savings in time and money.  Plan guidance should be sought from the ‘The Route to Sustainable Commuting – An Employers Guide to Mobility Management Plans’ issued by the Dublin Transportation Office.

To this end, it is recommended that Mobility Management Plans be sought for all new large scale developments or collection of smaller developments.  Whilst varying levels of guidance exists on the threshold levels for requesting Mobility Management Plans, it is recommended that the need for a Mobility Management Plan be determined by the Council on an case by case basis.

4.4
Parking Standards
Parking is an integral element of overall landuse and transportation policy.  The purpose of the parking standards is to ensure that an appropriate level of parking is provided to serve new development. 

As a guideline for car and cycle parking needs generated by development, the Planning Authority shall have regard to the ability of the site to accommodate parking needs and, where a shortfall exists, to ensure that either:

a) 
Public carparks are available or can be made available to accommodate the additional needs or,

b) 
Existing kerbside parking can accommodate the excess demand without causing traffic obstruction.

Furthermore, the question of operational carparking demands will be assessed as will service vehicle requirements in the context of the sites capability.  Where on-site parking cannot be accommodated, and where public carparks are available or a programme of works is in place to make a public carpark available in the area, a carparking contribution will be levied by the Planning Authority on the developer to assist in defraying costs incurred by the Authority in providing the carpark which will facilitate the development.  Secure cycle parking facilities shall be provided for an industrial and commercial development or where deemed necessary by the planning authority. 
4.4.1
Carparking Contribution Zone

Where on-site parking cannot be provided a cash contribution, in lieu of spaces required, will be levied within the area determined by the established ‘Pay & Display’ zone in the central area.
The following table indicates the standard car and cycling parking provision to assess carparking demands for both the town centre and environs areas. 
	Development


	Development Unit or Area that Requires a Single Parking Space (Maximum Standards)

	
	Car Parking Standards


	Cycling Standards

	
	Town Centre 
	Environs
	All Zones 

	Residential
	2per unit
	2 per unit
	 To be agreed

	Residential – Apartments
	1per unit 
	1 per unit & 10% visitor parking 
	1 per 10 units 

	Student Accommodation 
	1 per 6 student beds
	1 per 6 student beds
	1 per unit

	Shop/ retail units
	12 m. sq of retail floor space
	20 m. sq of retail floor space
	100 m.sq. of retail floor space

	Shopping Centres > 1000sqm
	Individually assessed

	Supermarkets. 
	20 m.sq of retail floor space
	18 m.sq of retail floor space
	100 m.sq. of retail floor space

	Retail warehousing/ Cash & Carry 
	40 m. sq.
	35 m.sq
	150 m.sq.

	Garden Centres 
	30 m. sq.
	25 m.sq.
	150 m.sq.

	Car Showrooms: Gross Floorspace 
	200 m.sq.
	100 m.sq.
	N/A

	Factory Retail Floorspace. 
	N/A
	40 m. sq
	150 m.sq.

	Public Houses (Public Area).
	5 m. sq
	5 m. sq
	150 m. sq

	Restaurants.
	1 per 10 m.sq of dining space
	1 per 10 m.sq of dining space 
	 100 m.sq

	Café 
	1 per 7 m.sq of dining space
	1 per 7 m.sq of dining space
	100  m.sq

	Take aways
	 3 per takeaway
	3 per takeaway
	100 m.sq

	Offices, Financial & Professional Services(including banks other agencies, betting shops): Gross Floorspace 
	25 m. sq.


	20 m. sq.
	100  m.sq.

	Manu. Industrial/Light Industrial.: working  floorspace  
	40m.sq.
	40 m.sq.
	500 m.sq.

	Garage (service) Working space 
	300 m.sq.
	300 m.sq
	N/A

	Warehouses: Gross Floorspace
	75 m. sq
	 150 m.sq
	500 m.sq.

	Conference Centres: Public Area 
	50 m.sq. 
	25 m. sq. 
	To be agreed

	Surgeries, Clinics and Group Medical Practices 
	1 per Public Consulting Room 1 per 20sqm of public rooms
	2 Spaces per Public Consulting Room
	1per Public  Consulting room

	Guesthouse/Hotels                     (excluding Public Areas) 
	1 per  bedrooms 
	1 per Bedroom
	1 per 20 beds

	Hostels 
	1 per 2 bedrooms
	1 per 2 bedrooms  
	1 per 10 beds

	Cinemas, Theatres, Stadia 
	15 seats 
	15 seats 
	1 per 20 seats

	Swimming Pools, Ice Rinks, etc. 
	1 space per 10 m.sq. of pool/ rink plus one per three staff
	1 space per 20 m. sq. of pool/rink plus one per three staff
	1 space per 20 m. sq. of pool/rink plus one per three staff.

	Bowling alleys 
	2 spaces per Lane. 
	4 spaces per Lane. 
	2 per Lane.

	Amuse./Entertainment: Gross Floorspace 
	50 m.sq. 
	30 m.sq. 
	50 m.sq.

	Community centre
	1 per 10m.sq of public floorspace 
	1 per 10m.sq of public floorspace
	75 m.sq

	Places of Worship 
	25 seats 
	10 seats 
	10 seats

	Crèches
	1 per 6 children & 1 per staff
	1 per 6 children & 1 per staff
	1 per 6 staff

	Gymnasium
	1 per 50 m² public space 
	1 per 30 m² public space
	150 m.sq.

	Sports Clubs, grounds
	  1 space per 15 m. sq. & 6 spaces for each pitch, 2 for each court.
	1 space per 15 m. sq. & 6 spaces for each pitch, 2 for each court.
	1 space per 15 m. sq. & 6 spaces for each pitch, 2 for each court.

	Hospitals/Nursing homes
	1per Bed 
	1per Beds + staff parking
	1 per 10 staff on duty

	Library 
	50 m. sq. 
	30 m. sq. 
	1 per 50 m. sq.

	Funeral Home 
	15 spaces 
	15 spaces 
	N/A

	Schools (Primary) 
	1 per Classroom, set down area and bus stop


	1 per Classroom 
	1 per 5 students.

	Schools (Secondary) 
	1 per Classroom, set down area and bus stop
	1 per Classroom, set down area and bus stop 
	1 per 5 students (non bus).

	Post Second Level
	1 per Classroom and1 per 10 Students, set down area and bus stop
	1 per Classroom and1 per 10 Students, set down area and bus stop
	1 per 3 students


4.5
Cycling and Walking 
Cycling and walking are environmentally friendly, fuel efficient and healthy modes of transport to work, school, shopping and recreational purposes.  It is considered an efficient, fast and relatively inexpensive form of transport and its development is in line with the principles of sustainable development.  The overall purpose of these objectives is to encourage the increased use of walking and cycling as a mode of transport. 

Objectives

· To promote and facilitate the development of cycling and walking facilities in the Town and Environs Area. 

· To promote the development of cycling by the development of cycle links. 

· To encourage the provision of secure bicycle parking facilities in towns, at neighbourhood centres, at public facilities such as schools, libraries and in all new developments (refer to car and bicycle parking standards). 

4.6
Water Services 
4.6.1
Environment, Water and Sanitary Services 
At present Cavan Town is undergoing a significant degree of growth both in terms of population and development of the town itself.  Such growth requires a commensurate improvement and development of water supply, sewer and surface water infrastructure, as well as the provision of adequate waste re-cycling and disposal facilities. 
The primary objective is to safeguard the environment while ensuring the highest possible standards in the provision of a range of services that is essential for urban development and for the health and safety of the population.  Relative to other counties in the region the extent of flooding is low; however there are areas in Cavan which are at risk of flooding.  Given the varying predictions about climate changes due to global warming, this issue must now be given serious consideration and will have implications for ground-water levels and storm drainage requirements for the future.  The Council recognises the sensitivity of the river catchments both to disruption of the natural flow regime which can cause flooding, and to pollution.  These issues must be comprehensively addressed in any application within or draining to these catchments.

The Council aims to ensure sustainable growth by continuing the development of modern, state-of-the-art and high quality public infrastructural services and facilities and to ensure a safe and secure water supply. Cavan County Council and Cavan Town Council are committed to implementing and promoting compliance with the requirements of the Water Framework Directive with regard to a sustainable approach to water services management.
4.6.2
Public Sewerage System
The completion of the Swellan, Latt Area and Drumalee Sewerage Scheme extension works expands the zoned land to facilitate most likely development needs within the plan period.
The main areas to be incorporated into the public system include the established housing area at Swellan and surrounding lands.  Also the Latt area is extended as is the Cullies Area which will be serviced almost to the line of the By-pass.  The extended facilities will allow for balanced urban growth and conform with the County Plan’s policy to sustain and strengthen the urban structure in the County.

4.6.3
Public Water Supplies
The existing public water supply is not proposed to be augmented or extended within the Plan period.  The existing level of supply is considered adequate to meet existing and projected needs.  Group Water Schemes do not facilitate any significant development within the plan area.  Cavan County Council and Cavan Town Council shall have regard to the recommendations of ‘The Provision and Quality of Drinking Water in Ireland- A Report for the Years 2006-2007’ (Office of Environmental Enforcement- EPA, 2007).  Cavan County Council and Cavan Town Council shall also have regard to the recommendations of the ‘Urban Waste Water Discharges in Ireland for Population Equivalents Greater than 5000 Persons- A Report for the Years 2004 and 2005’ (Office of Environmental Enforcement-EPA, 2007).
Public Sewerage and Water Supply Objectives

1. 
To upgrade and maintain existing services to meet existing and projected need as addressed in the Water Services Investment Programme 2007-2014.

2. 
To plan and design for expanded facilities to meet likely future demands within the area.

3. 
To identify the areas that can be developed and be facilitated by existing or extended serviced areas and to encourage development into these areas by way of permitted higher densities of development and/or intensity of use /activity.
4.
To ensure that Cavan Town and Environs is provided with an adequate wastewater treatment plant within the limits of cost effectiveness and availability of finance.

5.
To ensure that the siting of all Wastewater Systems will have regard to the County Cavan Groundwater Protection Scheme (when finalised).
6. 
To permit the construction of extended public services by private developers acting as agents of the Council where appropriate.

7. 
To defray expenditure in extending, improving or upgrading public services that facilitates development from the developer through a ‘Development Contribution’ (separate to connection charge) to be determined on a per house unit or equivalent.

8. 
To regulate and control connections to public utilities to ensure adequate capacities are maintained for essential (prospective) services or developments.

9. 
Promote public awareness and involvement in water conservation measures.

10.
To both prevent and minimise the amount of waste generated in accordance with the Regional Waste Management Plan. 

11.
Ensure that developers provide efficient drainage systems with separate foul and surface water networks.

12.
To promote conservation of water resources.

13.
To protect groundwater resources having regard to the County Cavan Groundwater Protection Scheme (when finalised).
14.
To review the water quality standards of Cavan Town and Environs in the light of European Communities (Drinking Water) Regulations 2007 (S.I. No. 439 of 2000), as may be amended to ensure continuing compliance. 
15.      Cavan County Council and Cavan Town Council shall have regard to the recommendations of the ‘Urban Waste Water Discharges in Ireland for Population Equivalents Greater than 5,000 Persons- A Report for the Years 2004 and 2005 (Office of Environmental Enforcement- EPA 2007)’.
4.6.4
Flood Prevention

Objectives 

· To ensure that all new developments are assessed with respect to their potential cause of flooding and that appropriate control measures are applied through development management conditions. 

· To ensure that all significant developments impacting on flood risk areas shall submit a Flood Impact Assessment at planning application stage to identify potential loss of flood plain storage and how it is to be offset in order to minimise the impact on the river flood regime at application stage. 

· To ensure that development that is sensitive to the effects of flooding will generally not be permitted in flood prone or marginal areas. 

· That, where considered necessary, the Council will require a Flood Impact Assessment and proposals for the storage or attenuation of run off discharges (including foul drains) to ensure the development does not increase the flood risk in the relevant catchment.  This must accompany applications for planning permission for development. 
· To undertake a hydrology study within the Cavan Town Area.
· Prevent the alteration of natural drainage schemes and in the case of development works, require the provision of acceptable mitigation measures in order to minimise the risk of flooding and negative impacts to water quality.

4.6.5
Private Servicing of Sites
All developments unable to connect by gravity to the public sewerage system will need to provide on-site treatment of wastewater and disposal of effluent in a satisfactory manner.  Site assessment will be required.  When concentrations of systems, large effluent volumes or marginal ground characteristics are involved, systems will necessarily be of the proprietary mechanical waste-water secondary treatment type.
Objectives 

· To require that the septic tanks and proprietary effluent treatment systems comply in full with the requirements of the Environmental Protection Agency Wastewater Treatment Manuals. 

· To continue to operate the Water Pollution (Wastewater Treatment Systems for Single Houses) Bye Laws, 2004.
4.6.6
 Overhead Lighting
All multiple housing schemes of the “estate type” will be required to install overhead lighting in accordance with requirements of the E.S.B.

4.7 Schedule of Environmental Objectives
The Planning Authority, in association with other executive departments of the County Council, has an on-going programme of assessment, planning and implementation of enhancement schemes on a County-wide basis.

There have been a number of townscape studies completed for the town and the benefits of the studies are evident in the context of recent upgrading of the town’s amenity particularly in street enhancement works.

The town’s ‘Enhancement Scheme’ reports in association with the Department sponsored 'Urban and Village Renewal Programme’ provides clear prioritisation of suitable schemes and is a basis for the stated objectives of this section of the plan.

In addition to the infrastructural works programme providing improved quality of the environment, the Planning Authority recognises the amenity value of property in it’s ownership in the plan area.

Appropriate objectives are considered in the context of these properties in the visual environmental context as well as appropriate use.

Tree Preservation Orders are considered and regarded as generally inappropriate in the context of this plan.  Trees of amenity value are noted as listed items accordingly.
4.8 Environmental Enhancement Schemes
4.8.1
Main Street Enhancement
i) The redesign, replacement and reconstruction where necessary of central area footpaths with appropriate dishing and tactile paving.

ii) Pedestrian linkages to rear carparks – including River Street area and Main Street carpark – to be upgraded.

iii) Carriageways redefined to minimise opportunity for illegal parking and to increase the levels of pedestrian activity and safe use.

iv) 
Extend upgraded system within the central area.
v) 
Consider the provision of pedestrian crossings at key points within Main Street.

4.8.2
Con Smith Park
i) 
Continue to landscape and improve public use and enjoyment.

ii) 
Improve pedestrian access to and within the area.

iii) 
Consider extending use with provision of appropriate park furniture and equipment.
iv) Create pedestrian linkage to new College campus.

4.9 Environment 
Protection and enhancement of the physical environment is of primary importance to the County.  The role of the Council in this regard is to protect, enhance and control water, air and noise pollution and to ensure the provision of the highest standards of waste management and drainage facilities.

4.9.1
Water Quality

Objectives
· To participate in the implementation and promote compliance with the requirements of the Water Framework Directive through the River Basin Management Plans for North-Western
 River Basin District.

· To co-operate with relevant stakeholders
 including the River Basin Management Group and Steering Committee in the implementation of River Basin Management Plan when finalised.
· To ensure the protection and improvement of all drinking water, surface water and ground waters throughout the county by implementing the EU Water Framework Directive, and any other associated legislation.

· To work in co-operation with all organisations and all major stakeholders to ensure a co-ordinated approach to the protection and improvement of the water resources. 

· To continue to improve water quality under Local Government (Water Pollution) Act 1977, as amended and by implementing the measures outlined under the Phosphorous Regulations and Nitrates Directive.
4.9.2
Waste Management

Cavan Town and Cavan County Council together with Meath County Council, Louth County Council and Monaghan County Council adopted the North East Region Waste Management Plan in 2005.  Section 22 of the Waste Management Act 1996 (as amended by Section 4 of the Waste Management (Amendment) Act 2001) provides the link between a Development Plan under the Planning and Development Act 2000 and the Waste Management Plan. The Waste Management Plan sets out the overall waste management objectives for a period of five years, and also includes statistics on waste production and sets specific objectives for infrastructure in County Cavan.  The Waste Management Plan sets out specific policies on Waste Prevention and Minimisation, Waste Collection and Recycling, Biological Treatment, Energy Recovery and Landfill Policy. 
Objectives 

· To have regard to the following in the assessment of planning applications for waste management facilities:

-
North East Waste Management Plan 2005 -2010.
-
Waste Management Act 1996 (as amended).
-
EU Landfill Directive.
-
EPA Landfill Manuals.
-
EU Packaging and Packaging Waste Directive.
-
DoEHLG policy statements including ‘Changing Our Ways’ and ‘Preventing and Recycling Waste-Delivering Change’.
· To facilitate the implementation of the North East Region Waste Management Plan 2005-2010 and any subsequent amendments during the period of the plan.
· To ensure the provision of recycling facilities in the form of a kerbside type collection, civic amenity sites and/or bring bank-recycling facilities in accordance with the North East Waste Management Plan 2005-2010. 
· To encourage waste prevention, minimisation, reuse, recycling and recovery as methods of managing waste.  Where waste management is not being carried out properly, the Waste Management Acts, 1996 (as amended) will be used as a means of ensuring specific national policies and regulations are being adhered to. 

· To encourage recycling facilities (i.e. bottle banks, bring centres etc) in close proximity to large scale commercial/residential developments.
· To adhere to document ‘Waste Requirements for Apartments and Housing Developments in Cavan Town and County’ or as may be amended, refer to Appendix. 
· To promote and facilitate communities to become involved in environmental awareness activities, community based recycling initiatives or environmental management initiatives that will lead to local sustainable waste management practices. 

· To ensure the provision of an adequate residential and commercial waste collection service within Cavan Town and Environs Area. 

· New apartments shall comply fully with ‘Design Standards for New Apartments’, Guidelines for Planning Authorities, September 2007, in relation to Refuse Storage. 

4.10
Utilities Infrastructure 

Telecommunications and I.T. facilities are essential to anchor Cavan’s position both as an ideal location for business and a modern urban area.  Up-to-date and efficient Broadband and I.T. facilities are essential components of life in a modern town.  Cavan Town Council and Cavan County Council recognises that Broadband is an essential infrastructure utility required for the development of towns and villages and in terms of capitalising on investment opportunities within the County.  Broadband with its resultant improvement in speed and efficiency of use, provides a considerable advantage to home users, businesses and industry and is an important asset in attracting new industry/business and Foreign Direct Investment into an area.  As such, it is essential that such facilities are provided in Cavan Town.
Objectives 
· All new multiple residential developments and industrial/commercial developments shall as a minimum requirement provide the physical infrastructure necessary within their site to accommodate the provision of Broadband connections throughout the development. 
4.10.1
Electricity 

Cavan Town Council and Cavan County Council supports the provision for new high voltage electrical infrastructure, including high voltage transformer stations.  This infrastructure will be required for re-enforcement of the transmission network, related to growing electricity demand from existing customers, as well as connection of new generation and large demand customers e.g. industry.  The development of secure and reliable electricity transmission infrastructure is recognised as a key factor for supporting economic development and attracting investment to the area.

4.10.2
Gas

Bord Gais New Towns Analysis- Phase 1 and 2 Towns has identified investigations in Cavan Town, for servicing of Gas. 

4.10.3
Renewable Energy

It is an objective of the Planning Authority to encourage and facilitate renewable forms of energy production.  The main sources of renewable energy are wind, solar (the sun), hydro (water), geothermal (heat from the earth) and biomass (wood, energy crops). 

4.10.3.1  Wind Turbines in Urban/Industrial Locations. 

There is a potential within the County for wind energy developments within urban and industrial areas, and for small community proposals.  These will be assessed in terms of location, spatial extent, cumulative effect, spacing, layout and height. 

4.10.3.2   Solar Energy

In recent years the use of solar energy in Ireland in addition to ground source heating systems has provided sustainable sources of energy for buildings and has reduced demand for electricity supply from the national grid.  Planning permission for a certain size of solar panel on domestic dwellings is no longer required, in this regard consult with Planning and Development Regulations 2001, as amended. 

4.10.4
Telecommunications and Information Technology


Telecommunications investment is essential to furthering the social and economic development of Cavan Town and Environs.  A high quality and competitive telecommunications service is considered essential in order to promote industrial and commercial development, to improve personal security and to enhance social inclusion and mobility. 

Objectives  
· Ensure and facilitate the promotion and provision of broadband and ICT facilities.
· Ensure that all new developments are served with adequate public lighting and other available public utilities.

· Facilitate the provision of utilities, such as electricity and telecommunications, to serve the projected population growth and consumer demand within the area.

· Co-ordinate with utility providers, particularly in the early stages of major projects, to limit the proliferation of unsightly lines, aerials and/or antennae, and to limit continuous disruption to public roads from the alternate provision of infrastructure by different companies.

· Encourage, where feasible, the joint usage (co-location) of utility facilities and services.

· Support the infrastructural development of ESB networks.

· Require the provision of electricity cables underground, especially in the urban environment and in areas of public open space.

· The Planning Authority will consider all applications for support structures provided the proposals are supported with documentation ensuring that the use of the structure shall be within the criteria laid down by the International Radio Protection Agency and be licensed and monitored by the Director of Telecommunications in respect of power outputs and radio emissions. 

· The Planning Authority will consider all applications in the context of the clustering or co-location concepts expressed in the Department of Local Government’s Guidelines.  The Planning Authority will generally consider any location with three or more separate support structures as having attained a visual or landscape capacity to absorb any further structures.
· Masts will only be permitted;  
1. within the town when accompanied by satisfactory proposals for dealing with dis-amenities and in locations of compatible location. 

2. if supported by an acceptable Visual and Environmental Impact Assessment Report’ 
· Careful consideration will be given to further masts where there are already a number of clustered masts.  A concentration of masts may threaten the fundamental landscape character of an area.  Shared use of existing support structures will be preferred.

· All masts approved will be for a temporary 5 year period only.  This will allow review and reassessment in relation to numbers and concentrations, technology and the general dynamic nature of both the industry and the receiving environment within which these masts are sited.

Chapter 5: Housing

5.1 Aim

The aim of this section is to set out in the development plan a strategy for the purposes of ensuring that the housing needs of the existing and future population of the County of Cavan are met.

5.2 Context

Part V of the Planning and Development Act, 2000, as amended requires that Planning Authorities prepare Housing Strategies for their functional area and integrate them into their Development Plan/s.  The Act makes the need for social and affordable housing a material planning consideration which must be taken into account when formulating Development Plan policies, preparing a Housing Strategy and deciding on planning applications or appeals.  The first Housing Strategy for the County was prepared for the period of 2001-2006 and was incorporated into the 2003 – 2009 Development Plans for Cavan County, Cavan Town and Cavan Town and Environs. 

It is acknowledged, that many aspects in determining the need for housing are based on estimates and assumptions.  This is particularly the case when attempting to determine the estimation of house prices and affordability.   However, this aspect has been addressed as best as possible in the Housing Strategy, the full text of which is included in the Appendix 23.  
Under the provisions of the Planning and Development Act, as amended, two years after the adoption of the development plan incorporating the Housing Strategy, the County Manager will prepare a report for the elected members which shall include a review of the progress in implementing the Housing Strategy.  A report will also be prepared if there has been a change in the housing market or in the regulations made by the Minister for the Environment, Heritage and Local Government, under the Act, which significantly affect the Housing Strategy.

The policies and objectives in this section have been derived from the Housing Strategy. 

5.3 Review of the Housing Strategy 2001- 2006

The Act requires that a development plan set out the Housing Strategy for the purposes of ensuring that the housing needs of the existing and future population of the area are provided for.  The strategy for 2008-2014 will supersede the previous strategy prepared for 2001-2006.

A different approach was taken in the preparation of the 2008 -2014 Housing Strategy.  The Housing Strategy concludes that the need for social housing relative to the projected number of household formations up to 2015 requires the allocation of 20% in all towns and villages to ensure that this need is addressed.  The Housing Strategy will be reviewed two years after its adoption.  The review will afford opportunities to address any significant inconsistencies and also to react to major changes that might occur in the housing market.
5.4 Social and Affordable Housing in County Cavan

Since the adoption of the 2001 – 2006 Housing Strategy, the County experienced an unprecedented level of housing construction, which now appears to be slowing down.  House prices have been steadily rising also bringing some parts of the County in line with Counties that traditionally had higher average house prices. 

Figures for grants of planning permissions indicate that sufficient lands were zoned and permissions granted to meet the demands of the housing market.

The house types in recent years have become much more mixed with a significant increase in apartment construction.  This would reflect and match the increasing trend towards smaller household sizes.

The delivery of social and affordable housing from Part V has begun to gain momentum.  In County Cavan, the preferred option for developers before 2005 has been to comply with Part V by way of financial contribution.  When the scheme was first introduced it was the expressed view of Cavan County Council that the perceived implications arising from the introduction of Part V had resulted in a level of uncertainty within the housing construction sector.  This was clearly reflected in the downward trend in planning applications experienced in 2002.  It was the Council’s view, that a continuation of this net decrease in housing output would impact negatively on house prices and therefore flexibility with regard to the initial implementation of Part V was seen as a means of stabilising output.  This situation was reviewed in 2004, as a result, all planning applications since the beginning of 2005 are being assessed on the basis of all Part V options.


Since 2005, negotiations have taken place with developers with regards to the provision of affordable housing units under Part V of the Act.

5.5 Key Conclusions from Housing Demand and Supply Analysis
· Based on the 2006 census of population and population projections of the Border Regional Authority in 2007, household size and household formation projections were made for the County up until 2015.  It was projected that there will be 3,737 new households formed by 2016 requiring circa 207 hectares of land zoned for residential use, using an average density of 18 per hectare.

· The Core Strategy document is broadly compliant with the existing Housing Strategy which forms part of the Cavan Town and Environs Development Plan 2008-2014. This Housing Strategy will be reviewed in parallel with the full Development Plan review which is due to commence in October 2012.
· A 20% reservation of land zoned for residential purposes or for a mix of residential and other purposes will be required for the provision of social and affordable housing units in County Cavan.

5.6 Housing Policy and Implementation

The following policies and objectives are derived from the findings of the Housing Strategy. These policy statements will be used in the development control process to secure the goals of the Housing Strategy.

5.6.1 Objectives
It is the objective of the County and Town Council;
· To ensure the provision of accommodation for all those who require it and who are unable to obtain it through their own means.
· To implement the provisions of the Housing Strategy.
· To ensure that undue social segregation does not occur.
5.6.2 Land requirement for the provision of Social and Affordable Housing

The Local Authorities require, as provided for under Section 95 of the Planning and Development Act, 2000, as amended, that 20% of land zoned for residential use or for a mixture of residential and other uses shall be reserved for the provision of housing for the purposes of (either or both):

- Housing for persons referred to in Section 9 (2) of the Housing Act, 1988,

- Affordable housing (as defined at Section 93 of the Planning and Development Act, 2000).

This objective will apply to all applications for the development of more than 4 residential units or residential development on land of more than 0.1 hectares on lands zoned for residential use or for a mixture of residential and other uses.  This includes land zoning where the objectives are not specifically for residential use but where housing can be accommodated, for example town cores and mixed use areas.  Where an application relates to the development of houses on part of a ‘mixed use’ development, this requirement shall relate to all of the residential element of the proposed development.

This objective will be implemented following consultation with the applicant and having regard to their proposals for meeting the requirements of the Strategy and by the attachment of conditions to planning permissions for residential developments on lands zoned for residential use or a mixture of residential development and other uses.

1. Consultation with Developers
· Ensure the development of social and affordable housing units is carried out in consultation with the applicant/developer.

The Planning and Development (Amendment) Act, 2002 has provided for a number of alternative options to satisfy the requirements to reserve lands under section 94 (4) (A) of the Planning and Development Act for social and affordable housing.  In consideration of these options it will be the preference of the Council subject to agreement, to require developers to build units of accommodation and transfer them into the ownership of the Council, or persons nominated by the Council, at an agreed cost.  It is considered, that this is the best option to effectively and efficiently achieve the objectives of the Housing Strategy, and would constitute the best use of resources and counteract undue social segregation.

The range of other options available under the amending legislation, including the transfer of fully or partially serviced residential sites, the transfer of suitable alternate land, the payment of an amount to the Council or a combination of some or all of the foregoing will be of a lesser priority. 

These additional options may be examined where the attributes of the site render it impractical to pursue the preference of the Council.  These may arise in cases where the unit cost is excessive owing to existing land value cost, because of the type of units proposed, or where the units proposed do not meet the housing needs of persons on the housing (social/affordable) waiting lists or voluntary group housing needs. 

Where a financial contribution is accepted, this will be ring-fenced and used only by the Council in it’s functions under Part V and/or functions in the provision of housing under the Housing Acts.

The transfer to the Planning Authority of the ownership of the land shall be the default option if no agreement is reached between the Council and the applicant/developer.  In this instance the applicant/developer will be required to transfer the relevant percentage of the land, which is the subject of the application for permission, into the ownership of the Council for an agreed cost.

2. House Types and Size
· Ensure that an appropriate mixture of house types and sizes are provided in residential development to cater for different sectors of the housing market, in particular encourage the inclusion of single storey dwellings in residential developments, to cater for the needs of the elderly and mobility impaired.

3. Housing for the Elderly

· Ensure the provision of accommodation for the elderly.  These units will be a mix of single, two bedroom and where appropriate three-bedroom units to cater for a variety of elderly households and provide space for the accommodation of a carer where necessary.

· In the location of accommodation for the elderly the Council is aware of the importance of social mix and accommodation of the elderly in communities and areas with which they are familiar.  The provision of elderly housing in close proximity to shops, churches, public transport and community facilities will be encouraged.

· Liaise, encourage and facilitate the voluntary and co-operative housing sector in the provision of dwelling units for the elderly.

4. Use of Existing Housing Stock

· Ensure that the Council’s housing stock is not under utilised.  In this regard the Council will encourage and facilitate Council tenants where feasible to relinquish their tenancy in larger units in return for more appropriate accommodation.

5. Accommodation for Persons with Special Needs
· Require the reservation of units for the disabled in consultation with the voluntary sector, where there exists a clear need for such accommodation.

6. Homeless and Crisis Accommodation
· Continue to work with the voluntary and public sector in the provision of emergency and crisis accommodation for the homeless at suitable locations throughout the County.  In this regard, the Council will have regard to the deliberations and actions of the Homeless Forum and the provisions of the Homeless Strategy.

7. Travelling Community
· Implement and monitor the operation of the Traveller Accommodation Programme.  The Council will meet its obligations regarding the provision of adequate and suitable accommodation for the Travelling community through consultation with Travellers, the general public, and the local Traveller Accommodation Consultative Committee.  The Council will continue to meet its targets for the completion of Traveller specific accommodation as outlined in the programme and subsequent plans.

8.  Accommodation of Minority Groups
Work in conjunction with other statutory and voluntary bodies to encourage social integration of minority groups into Cavan Communities.

9. Supply of Affordable Housing
Review the affordable housing waiting list annually where it has been established in accordance with the requirements of the Planning and Development Act, 2000 and DoEHLG guidelines in order to ensure that it reflects the most relevant elements of demand and facilitates the planning of the housing programmes.  This assessment will take account of the locational preference of households, insofar as possible, and their accommodation requirements.

10.  Role of the Voluntary Sector in the Provision of Housing
· Continue to work closely with approved housing associations and take a proactive role in the inclusion of such organisations in the provision of suitable housing accommodation.

· Provide social housing to special category groups in consultation with the relevant voluntary sector organisations.

11.  Private Rented Sector
Engage with the private rented sector to secure long term accommodation options for those who meet the criteria of the Rental Accommodation Scheme.

12.  Maintenance and Management of Social Housing
· Fulfil responsibilities as landlords of social housing units in all schemes including mixed schemes consisting of private and social units.

· Ensure the implementation of proper management regimes for all property under its control in co-operation and with the participation of all tenants.

· Continue to improve and build on the estate management structures currently in place through the encouragement of tenant participation and the development of innovative management initiatives.

13. Housing Strategy Review

The Housing Strategy will be reviewed two years after the adoption of the development plan 2008-2014, the Manager will prepare a report for the elected members which shall include a review of the progress achieved in implementing the Housing Strategy adopted in conjunction with this plan.

The County Manager will also prepare a report for the members if it is considered that there has been a major change in the housing market or if there is a change in the regulations made by the Minister for the Environment, Heritage and Local Government, under the Act, which significantly affects the Housing Strategy.

Chapter 6: Social Strategy and Community Facilities

6.1 Introduction

The creation of strong, inclusive communities where the emphasis is on quality of life and sustainable development is the key objective of this Development Plan.  One of the key methods of achieving these objectives is the creation of places that are pleasant to live in and, as such, require the provision of essential community infrastructure.  The provision of such services should cater for and consider current and future needs, this is especially so for essential facilities such as schools.  Essential community infrastructure refers to buildings and resources that are required to serve the public for social, cultural, health, educational, childcare, recreational and leisure needs.  These facilities and services are supplied by the public and private sector as well as the community themselves.  The general aim is the building of strong inclusive communities as a key element in achieving sustainable development objectives.  

The Planning Authority also recognises the role that community infrastructure plays in ensuring that tourist development reaches its potential as well as enhancing the quality of life for all.  

Cavan County Council is committed to promoting public participation as this is regarded as an essential element for building an empowered and cohesive community.  

6.2 Statutory Context  
Section 10(2) of the Planning and Development Act 2000, as amended requires that planning authorities includes a number of mandatory objectives that should be included in a development plan.  In terms of social infrastructure these are;

· The zoning of lands for the use solely or primarily of particular purposes (included recreational and open space uses) where and to such an extent as the proper planning and sustainable development of the area, in the opinion of the Planning Authority, requires the uses to be indicated.
· The integration of planning and sustainable development of the area with the social, community and cultural development of the area and its population.
· The preservation, improvement ad extension of amenities and recreational amenities.
· The provision or facilitation of the provision, of services for the community including, in particular, schools, crèches and other recreational and childcare facilities.  

The First Schedule of the Planning and Development Act 2000, as amended, lists purposes for which objectives may be included in development plans.  Part III of the First Schedule deals with community facilities and includes the following objectives:

· Facilitating the provision and siting of services and facilities necessary for the community, including the following:

a. Hospitals and other healthcare facilities.
b. Centres for the social, economic, recreational, cultural, environmental, or general development of the community.
c. Places of public worship and meeting halls.
d. Recreational facilities and open spaces, including caravan and camping parks, sports grounds and playgrounds.
e. Shopping and banking facilities.
f. Reserving land for burial grounds.
It should be noted that specific objectives concerning reservation of land for community infrastructure will be addressed in the individual plans for each urban area.  

6.3 Policy Context

The National Spatial Strategy (NSS) and the Regional Planning Guidelines for the Border Region stresses the importance of developing strong, vibrant and sustainable communities.  The overriding aim of the NSS is to promote a better spread of job opportunities, high quality of life for all and better places to live and work in.  The NSS indicates that;
“The enhancement of quality of life, through integrating the provision of social infrastructure with policies that affect where people live and work, is dependent on the fact that different types of infrastructure are appropriate to different points within the urban and rural structure.”
Cavan County Council and Cavan Town Council recognise that various settlements throughout the County require different community infrastructure.  Cavan County Council and Cavan Town Council aims to provide for the future security of the residents of the county ensuring the provision of required services and facilities by means of consultation.  

6.4 Social Inclusion 
Cavan County Council and Cavan Town Council are committed to developing a society based on equality, inclusion and participation for all, with each having a right to live their life in a pleasant, safe environment with access to necessary services and facilities to fulfil their aspirations and potentials.  In all communities, despite the provision of community services and opportunities, certain groups and individuals tend to remain isolated and face barriers in accessing the same opportunities as others.  A dedicated ‘Social Inclusion’ unit was set up in 2007.  The role of the Social Inclusion Unit will be to work with other agencies, to support the local authorities’ involvement in tackling social exclusion across the range of their activities in a cohesive and focused manner.  The unit will raise awareness of Social Inclusion issues in all Departments as well as with elected members.  

Policy

· Seek to improve equality of access to and provision of community infrastructure in the county.

· Counteract social exclusion.

· Ensure the staff of Cavan County Council and Cavan Town Council are aware of social inclusion issues and that all members of society have access to services and information provided by the Authorities as well as, the opportunity, where appropriate to make inputs.

Objectives

· Promote equality of access to community infrastructure for all members of society.

· Promote the provision of community infrastructure in areas which may experience a deficit.

· Promote local employment opportunities to enable people to live and work locally.

· Facilitate equality of access to education and childcare facilities so as to remove barriers to participation in the workforce and provide for full participation in society.

· Support and promote the work of the Social Inclusion Unit in tackling issues of social inclusion within the County Council as well as within the County.

6.5 The Elderly

Cavan County Council recognises the vulnerability of older members of our community and our need to make provision for them.  This is essential as life expectancy increases.

Policy
· To ensure the needs of vulnerable members of our community are catered for.

Objectives

· To provide residential day care for the elderly at appropriate locations especially in proximity to relevant community and social services.

· To continue to work with health and other service providers to promote the well being of the older generation in the community.
6.6 Persons with Disabilities and Special Needs
Cavan County Council and Cavan Town Council are committed to the creation of a fully inclusive society where all members are guaranteed full participation. The CRAIC (Creating Reasonable Accommodation in Cavan) Advisory Group was set up within the County to promote and ensure people with disabilities have opportunities to participate in decision making.  A CRAIC team was also set up to ensure people with disabilities have fair and equal access to facilities and services.  The Disability Act 2005 Section 25(3) requires that all public buildings should be brought into compliance with Part M of the Building Regulations (2000).  Cavan County Council and Cavan Town Council are developing an implementation plan to ensure that all our buildings and services will be accessible thus promoting an accessible barrier free environment.  It is also committed to developing an integrated interagency approach in this area. 
      Policy

· Ensure people with disabilities have equal access to community infrastructure and that their needs are catered for to enable their full participation in society.

Objectives

· Promote disability awareness.
· Ensure that provision is made for the educational needs of people with disabilities and special needs. 

· Ensure that new services or built facilities are accessible to persons with disabilities.

· Promote and ensure participation by persons with disabilities in decision making through the County Council CRAIC Advisory Group.

· Ensure access to information on local authority services for people with disabilities and similar access to information on services provided by the DoEHLG and bodies under its aegis.

· Ensure a high level of awareness among all staff in regard to the requirements of person with disabilities.

· Encourage and facilitate access to appropriate housing and accommodation for persons with disabilities.

6.7 The Travelling Community

Cavan County Council and Cavan Town Council recognise that Travellers are a distinctive minority social grouping within the community.  The Council recognises the need to ensure that appropriate community infrastructure is provided and maintained for minority groups in the County.  In 2007 Cavan County Development Board developed an Inter-agency Strategy for the Traveller Community.  The Strategy contains a number of key actions ranging from community consultation to housing.  The Strategy is striving to promote a coordinated interagency approach to the delivery of services and supports for Travellers.  An Interagency Steering Committee has been established.  The Committee comprises of representatives from state agencies, local government, local development bodies and community representatives.

Policy 

· Ensure access to community infrastructure is provided for minority groups in the County.

 Objectives

· To recognise and promote the special character of the Travelling Community.
· To promote equal access to all facilities for this minority group.
6.8 Ethnic Minorities

The changing nature of Irish society has resulted in the growing numbers and variety of ethnic minorities in our society.  The 2006 records the changing nature of Cavan County.

Table 6.1
	Nationality 2006
	Irish 
	UK
	Polish
	Lithuanian
	Other EU 25
	Rest of World
	Not Stated
	Total

	Cavan County
	No.
	56,906
	1,884
	810
	776
	858
	1,356
	674
	63,264

	
	%
	89.95%
	2.98%
	1.28%
	1.23%
	1.36%
	2.14%
	1.07%
	100%

	
	
	
	
	
	
	
	
	

	State
	No.
	3,706,683
	112,548
	63,276
	24,628
	75,323
	143,958
	45,597
	4,172,013

	
	%
	88.85%
	2.70%
	1.52%
	0.59%
	1.81%
	3.45%
	1.09%
	100%


9% of the population of Cavan record themselves as other nationalities.  It is likely that this profile will change and expand into the future.  It is essential then that we cater for the different minority groups in the county to ensure that they are integrated into our society rather than living on the fringes.  It is important that we recognise that they are unique social groupings that may have special needs and may experience difficulties such as language barriers, access to employment etc.  An inclusive society is one that embraces changing demographics and ensures integration whilst accepting and catering for differences.

Policy

· Ensure the integration of minority groups into our communities whilst recognising and catering for their cultural differences and special needs.

Objectives

· Promote awareness of the changing ethnic profile of our communities and the need to enable integration of minority groups.

· Promote the use of other languages when providing information regarding social infrastructure e.g. language classes, location of social welfare offices, libraries.
· Facilitate the provision of social infrastructure for minority groups in our County with an emphasis on integration while recognising diversity. 
6.9 Open Space/Amenity

Open space and amenity areas in Cavan Town and Environs and within individual residential developments have a major impact on the attractiveness of an area and are leisure and amenity resources.  Such spaces are part of our communities being areas where people congregate, where children play and are a focal point which adds to a sense of community and thus are factors in the creation of sustainable communities.  The provision of adequate, useable open space has amenity, leisure, as well as, social importance making villages, towns and residential areas places where people enjoy living.  

Policy

· Recognise the amenity, leisure and social importance of the provision of attractive useable open space and amenity areas. 

Objectives
· Ensure the protection of existing areas of open space in residential estates
· Ensure the protection of areas of amenity, leisure and social value within our towns and villages.
· Ensure new open space is useable and of leisure and amenity value.
6.10 Recreation  

Recreation facilities and groups are of prime importance within our rural and urban communities.  It is a priority that existing facilities are maintained and that groups are supported as much as is practical.  Cavan Town and Environs have recreation facilities including football pitches, tennis courts, community halls and so forth.  Many of these are part of school grounds and access may be limited.  Cavan County Council and Cavan Town Council are committed to supporting the development of recreation facilities for all ages, abilities and interests.  A Play Policy has been developed in conjunction with Cavan County Development Board.   The Play Policy seeks to enhance play opportunities for children in the County.  The policy focuses on play opportunities for children up to the age of 12 years and it includes information on current and planned provisions.

Policy

· Seek to ensure the provision of recreation facilities to cater for different abilities, ages and interests within the County, as far as is practical.
Objective
· Implement the provisions of the Cavan County Play Policy.
6.11 CLÁR

The CLÁR programme is an investment programme for disadvantaged rural areas and is overseen by the Department of the Community, Rural and Gaeltacht Affairs.  
Policy

· Support and facilitate the work of investment programmes in the County.

6.12 Education and Training

Cavan County Council recognises the important role that education plays in developing sustainable and balanced communities.  Responsibility for the provision of Primary, Post Primary School and Third Level education facilities in Cavan County lies with the Department of Education and Science.  In addition to the latter, facilities such as youth-reach services, adult education, literacy promotion and further education courses are available throughout the County.  The provision of life long education services and facilities is an important factor in creating sustainable communities and ensuring equal access to employment.  The ability to achieve this was greatly enhanced by the opening of the new Cavan Institute in 2006.  

The population growth in recent years has resulted in increased pressure for educational facilities.

6.12.1 Primary 
There are five primary schools located with the Cavan Town and Environs area. 
6.12.2 Secondary

There are four secondary schools located within the Cavan Town and Environs area.  Most secondary schools are particularly proactive in promoting the concepts of entrepreneurship and self-employment amongst their pupils.  This is demonstrated by numerous student achievements in enterprise competitions at regional, national and international levels.

6.12.3 Third Level
Cavan Institute (formerly Cavan College of Further Studies which was established in 1984) provides a wide range of Third Level Certificate and Diploma Courses and is now recognised as one of the fastest growing Third Level Institutes in the Country.  The college now operates from a purpose built campus in Cavan town and offers state of the art facilities for a variety of courses including life long learning.  It has over 1,000 students registered.
6.12.4 VEC

Cavan VEC is a local statutory education and training authority established under the 1930 Vocational Education Act.  The Committee's headquarters are in Keadue, Cavan Town. 
The VEC is involved in education provision for Second Level, Post Leaving Cert courses, Vocational Training, Prison Education, Adult Education, Literacy, Community Education and Youthreach. 

The VEC provides a comprehensive range of full time, part-time education and training services.  It aims to provide lifelong learning.  It achieves this through its own schools, colleges and learning centres and in conjunction with other providers of education and training and aims to meet the changing technological, economic, social and cultural needs of the community.

6.12.5 Outreach 
Cavan Innovation & Technology Centre (CITC) is an approved distance learning / outreach centre for the central border area. It has been developed as part of a cross border programme to support local, regional and national agencies in stimulating an environment conducive to innovation, entrepreneurship and inward investment in the Cavan / Fermanagh region. 
Policies
· Support existing educational and training facilities and facilitate the provision of adequate, quality, infrastructure for education and training.
· Promote social equality in the provision of and access to education and training facilities.

Objectives

· Promote the provision of education for persons with disabilities and special needs.
· Encourage full and equal access to educational and training services and facilities for people with disabilities.
· Encourage full and equal access to the provision of education and training opportunities to ethnic minorities.
· Promote the provision of lifelong learning and training services and facilities.
· To facilitate the development of primary, post primary, third level, outreach research, adult and further educational facilities to meet the present and predicted needs of the county.

· Confer with the Department of Education concerning the location and provision of adequate educational facilities. 
· To promote, support and develop opportunities to expand existing school buildings to wider community use.
· Facilitate the provision of schools by ensuring that suitable lands are zoned for the establishment, improvement and expansion of current facilities, as appropriate.
6.13 Libraries

The Public Library Service is unique in that it contributes across a broad spectrum of government policy areas and offers the largest information and cultural infrastructure in Ireland.  Cavan County Library Service is part of this network and is an essential and a fundamental quality of life service.  Cavan Library Service aims to make a substantial contribution to economic, social and cultural progress for all living and working in County Cavan. 

It aims to do so by;
· Fostering self development of the individual and the group at each stage of formal education and through lifelong learning.
· Making accurate information (local, national and international) speedily and democratically available.
· Encouraging the positive and creative use of leisure time.
· Being a key focus of Cultural life in the County and a resource for culture and the imagination.
· Providing civic spaces that act as focal points for social and cultural activities, open to and used by all.
· Contributing to making Cavan a quality tourist destination.
· Co-operating with other agencies to develop services .
The Library network is supported from Library Headquarters in Cavan Town. 

Currently three Full-Time Libraries and nine Part-Time Libraries are in operation.  The Johnston Central Library is a catalyst in driving economic, social and cultural progress for Cavan Town and the County.  Cavan Library Service offers free public access to Information and Communication Technology and is working towards provision of a fully interactive online library. 

Policy
· Ensure that all members of the community have the opportunity to avail of services provided by our county and local libraries and that all services are fully accessible.

 Objectives

· Facilitate the on-going development and improvement of the services provided by libraries throughout the county.

· Support the provision of adequate means and facilities for exhibitions, workshops, lectures and community educational activities in the libraries throughout the county.

6.14 Arts and Culture

Cavan County Council and Cavan Town Council, through the Arts Office, Museum, Theatre and Library Services, generates a greater understanding and appreciation of the importance of the arts in society.  The Cavan County Arts Plan 2004-2009 sets out policies and objectives for the ongoing development of the arts in the County.  The main aims of the plan focus on the arts in the County, so that they become a source of civic pride and stimulate improvements in infrastructural facilities for arts and cultural activity. These aims are realised through a variety of structures, programmes and developments.  In partnership, with resource and funding agencies locally and nationally, and through the delivery and implementation of this service, the capacity for arts and culture in the County is raised to new levels.  Current public facilities supporting artistic activity include Johnston Central Library and Cavan Town Hall.  

Policy
· To continue to recognise the importance of the arts in society, its role in personal development, community development, employment and tourism and to support its continued development.

Objective

· To co-operate with Town’s Cultural Sector on any development proposal that is likely to have a significant impact on developing the artistic and cultural life of the county. 
6.15 Burial Grounds and Places of Public Worship

Cavan County Council aims to provide an appropriate level of cemetery provision taking into account both existing and future needs, as well as, the reservation and acquisition of land in order to meet the needs identified.  

Policy
· Seek the protection and maintenance of existing burial grounds, where appropriate and make provision, where necessary for the future need for burial grounds in the County.

Objectives
· Ensure that the management and maintenance of burial grounds is in accordance with the principles of best conservation practice.

· Encourage local community groups to develop, manage and maintain new burial facilities.

6.16 Fire Service

The Fire Service is the only emergency service provided by the Council.  All fire-fighters are fully trained in dealing with road traffic accidents, chemical incidents, gas leaks etc. as well as other special rescue services.  The fire service has a duty regarding fire safety activities in public and private buildings in the area of design, improvement and change of use.  Its functions include advising on planning applications, dangerous substances licensing, community fire safety activities, inspections of other non-licensed buildings.  In accordance with the Building Regulations, separate applications are sent to the Fire Service to obtain a Fire Safety Certificate before construction is commenced.  The Council shall carry on promoting its programme of fire safety promotion, prevention and protection.

Policy
· Continue to co-operate with the county fire service in the operation of its duties and in the design of new buildings.

Objectives

· Review and monitor applications for fire safety certificates through the Chief Fire Officer. 

· Co-operate in the promotion of the fire service Fire Prevention Programme.  

· Ensure the effective working relationships and co-operations between the fire service and the other local authority services is maintained and promoted.  

6.17 Childcare 

Changes in traditional roles in Irish society along with increased participation in the workforce has increased the need for childcare provision at unprecedented levels.  Cavan County Council and Cavan Town Council recognise the significance of the provision of good quality childcare facilities in order to contribute to the social, emotional and educational facilities of children.  This will improve access to employment opportunities for parents or guardians.  There are a wide range of high quality childcare facilities in strategic locations throughout the County.  The provision of childcare facilities is subject to the Child Care Act and the Child Care (Pre-School Services) Regulations 1996.  The Planning Authority recognises the necessity of properly run and suitably located childcare facilities throughout the Town and Environs area.

Policies 

· Recognise the importance of the provision of quality and accessible childcare facilities to ensure full and equitable participation in society for parents and guardians as well as providing for the educational, social and emotional needs of children.

· Co-operate with local development partnerships/groups, the HSE, the County Childcare Committee and the County Development Board in the provision and monitoring of a County Childcare Strategy.  
Objectives

· Have regard to the ‘Childcare Facilities; Guidelines for Planning Authorities’ issued by the DoEHLG, June 2001’ in assessing applications.

· Promote the provision and expansion of appropriate childcare facilities in suitable locations as a key element in the provision of sustainable communities:

· Residential areas.
· Places of employment.
· Educational establishments.
· Town centres, neighbourhood and district centres.
6.18 Health Care Facilities

Healthcare and medical facilities are provided by public, private and voluntary agencies within the county.  The Health Service Executive – North Eastern Area is the primary organisation responsible for the delivery of health care and personal social services in County Cavan.  With the Cavan General Hospital along with a number of Health Centres and Clinics the county’s current health needs are adequately catered for.  With the continuing trend of significant population increases in the county it is expected that there will be a demand for more healthcare and medical facilities within the county to cater for the resident population.  
Policy

· To co-operate with the Health Service Executive, North East Area, other statutory and voluntary agencies in the provision of appropriate health care facilities covering the full spectrum of such care from hospitals to the provision of community based care facilities subject to proper planning considerations and the principles of sustainable development.

Objectives

· To ensure that adequate lands and services are available for the improvement, establishment and expansion of health services.

· Support the development of healthcare functions at suitable locations in liaison with the appropriate health authorities.

6.19 Cavan County Development Board

The role of Cavan County Development Board is to facilitate the co-ordination of services at the point of delivery and to address the challenge of local service integration at county level. 

The County Development Board prepared a strategy in 2002 for the economic, social and cultural development of County Cavan.  The focus of the strategy is to facilitate the development of a framework that encourages individuals, organisations and agencies to work in partnership in order to improve co-ordination and co-operation between the various groups.

The four key principles of the strategy are:

1. To protect, sustain and promote the county’s economy and environment.
2. To ensure equality of opportunity and social inclusion.
3. To ensure an integrated, multi-disciplinary approach is adopted in the provision of services in the county.
4. To promote spatial equity in the access of public services throughout the county.
The main actions to be implemented over the period 2002-2012 are set out under seven sections;
1. Economic Development.
2. Infrastructure.
3. Tourism.
4. Social Development.
5. Agriculture and Rural Development.
6. Environment.
7. Cultural Development.
Detailed monitoring and evaluation of the strategy is essential to its success. The Board have developed sub-structures to monitor and facilitate the implementation of the strategy with a key determinate being the extent to which each action has contributed to sustainability, equality of opportunity, social inclusion, integration and spatial equity. 
Chapter 7: Built Heritage & Archaeology

7.1 Architectural Heritage of Cavan Town 
Cavan Town has a long history.  The town’s urban origins can be identified to the bridge at Bridge Street and the friary and abbey at Abbey Street (12th Century). As a Gaelic town, the “O’Reilly money” of the 16th Century introduced the concept of a market economy into the region.  This was unusual beyond the anglicised east coast.  The town developed as a trade service centre and a market so that by the plantation period of the early 17th Century, Cavan Town (now a Barracks Town with a fort at Barrack Hill) had already an established street pattern and buildings of notable architectural value.

The town suffered under the Williamite advance following the lifting of the siege at Derry.  As a Jacobean point of resistance it was sacked and burned by William’s forces in 1689 and the extensive damage destroyed much of the town and pre 17th Century architectural features are thus limited to the actual street patterns and some stone detailing from the friary in Abbey Street.  Indeed the only identifiable Pre-17th Century architectural detail in the town is the doorcase (now bricked up and incorporated into the boundary wall) of the Abbey.  The old church tower now stands in the Abbey grounds, which is the remains of the reformation 18th Century church and the only substantial architectural survivor of the 18th Century town (The Old Surgical Hospital is now gone (1780’s).

The modern towns architectural origins are firmly rooted in the 19th Century, a period of unprecedented prosperity of the landed ascendancy in Ireland with rising agricultural prices which was expressed through monumental building programmes in the town’s and villages of rural Ireland.  In Cavan Town, the Maxwell family of Farnham embarked on the development of the town by the layout of Farnham St. – as a mall – with the Royal School (1819), Jail (1810) and National School (1820 approx.), Church of Ireland (1820) and Courthouse (1824) at the north end of the street and the elegance of the reformist Churches, Georgian style terraces, gardens, halls and residences between, infilled the street during the mid 19th Century period.
This period ended with the solidity and security symbolised in the construction of the Town Hall (1909), Ulster Bank (1911) and Bank of Ireland (1911).

The towns architectural heritage can thus be summarised:
1.
The value of the early street pattern of the old Irish Town (pre 17th Century): that is the form and expression of Abbey Street, Bridge Street, Market Square, Main (Market) Street and Barrack Hill.

2.
The surviving architectural elements of the medieval construction including the Friary site at Abbey Street, and the remains of the old Abbey Tower.

3.
The 18th Century is a period of economic inertia and static town growth. There is a noted paucity of any surviving building of this period of architectural value.

4. 
The Georgian period of construction of Farnham Street with its important buildings – extending into the Victorian completion of the Street: that is the Church of Ireland, Courthouse, Schoolhouse, Royal School and the later terraces, non-conformist Churches and residences and Masonic Hall.
5.
The early 20th Century completion of the secular and commercial town: that is the Town Hall, Ulster Bank, Bank of Ireland and some valued surviving elements of these commercial properties – particular shop fronts in the town.

7.2 Cavan County Council Heritage Plan
The Cavan County Heritage Plan was adopted in 2006 and covers the period 2006 – 2011, the underlying aim of this plan is to;

“Ensure that the unique and diverse heritage of County Cavan is conserved, sustained and, above all, cherished and celebrated by the people of Cavan.”

It is the aim of this Development Plan to incorporate the appropriate aims and actions of the County Heritage Plan in to relevant policies and objectives.

7.2.1 Legislative Framework

The Convention for the Protection of the Architectural Heritage of Europe (The Granada Convention), was ratified by Ireland in 1997.  This resulted in legislative provisions for the protection of our architectural heritage being implemented through the Local Government Planning and Development Act 2000, as amended.  

General Objectives
· Take into consideration the advice contained in Architectural Protection Guidelines for Planning Authorities, 2004.

· To adhere to the standards advocated in the Principles of Conservation published by the Department of the Environment, Heritage and Local Government in undertaking works on elements of the built heritage. 

· To continue to develop the Council’s advisory and educational role with regard to Heritage matters and to promote awareness and understanding of the architectural heritage.

· Cavan County Council and Cavan Town Council will continue to develop its knowledge of the built heritage of the County through staff training, commissioning of surveys and other means.
7.3 Protected Structures
Part II Section 10 (2) of the Planning and Development Act 2000, as amended, shall include objectives for;

‘(f) the protection of structures, or parts of structures, which are of special   architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest.’
Part IV of the Planning and Development Act 2000, as amended makes it a mandatory requirement that Development Plans include a Record of Protected Structures (RPS).

The previous Development Plan 2003 – 2009 included a Record of Protected Structures and listed items of Architectural Importance’s in Cavan Town and Environs area.  These have been reviewed and updated and additions & deletions have been made.  
7.3.1 What is a Protected Structure?
A Protected Structure is any structure which is included in the Record of Protected Structures (RPS).  The purpose of the RPS under section 51 of the Planning and Development Act is to protect structures or parts of structures, which form part of the architectural heritage of the Town and Environs area and which are of special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest.  Each owner and occupier of a Protected Structure is legally obliged to ensure that the structure is preserved.   The Planning and Development Act 2000 (as amended) defines a structure as;

“any building, structure, excavation, or other thing constructed or made on, in or under any land, or any part of a structures so defined, and-

(b) in relation to a protected structure or a proposed protected structure, includes-


(i)  The interior of the structure,


(ii) The land lying within the curtilage of the structure,

(iii) Any other structures lying within that curtilage and their interiors, and

(iv) All fixtures and features which form part of the interior or exterior of any structure or structures referred to in subparagraph (i) or (iii).

7.3.2 Purpose of Designation

The purpose of including structures or parts of structures on the Record of Protected Structures is to ensure that any works which, in the opinion of the Council, have a material effect on the character of the structure require planning permission.  This ensures that potential changes or alterations to the character of the structure would be carried out in such as way that the existing character is retained.

7.3.3 Section 57 Declarations

Not all works to Protected Structures require planning permission.  Under Section 57 of the Planning and Development Act, 2000, owners and occupiers of Protected Structures may request a declaration from the Planning Authority stating the types of works, which it considers, would or would not affect the character of the structure. 

     Policy

· To protect, preserve and enhance the architectural heritage of Cavan Town and Environs.

· To protect all structures or parts of structures, where appropriate, that are of special architectural, historical, archaeological, artistic, cultural, scientific social or technical interest, which is included in the Record of Protected Structures (RPS).

· To encourage the sympathetic retention, reuse and rehabilitation of Protected Structures and their settings.  The Planning Authority will require that all works to Protected Structures be carried out in accordance with conservation guidelines and best practice and that the special interest, character and setting of the building be protected.  The development should also be consistent with conservation policies and the proper planning and sustainable development of the area.

· To protect the historic bridges, railway and roadside features and street furniture of the Cavan Town and Environs.

     Objectives

· Review and maintain the Record of Protected Structures on an on-going basis and to add structures of special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest as appropriate, including modern structures.

· Take regard to the National Inventory of Architectural Heritage (NIAH), as appropriate.

· To protect the architectural heritage of Cavan Town and to include all structures, or parts of structures, considered to be of special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest in the Record of Protected Structures.

· Actively encourage and promote the conservation of Cavan Town’s built heritage.

· To encourage the continued use of protected structures and their curtilage and to promote their sensitive adoption to accommodate modern requirements.

· To promote best practice conservation in works to protected structures and to encourage the use of tradesmen and professionals trained in the use of traditional skills, materials and building techniques. 

· To create an awareness of the architectural heritage of Cavan Town and to promote its protection through public appreciation of its value.

· To promote the use of under-utilised and redundant protected structures, specifically the upper floors of protected structures in Cavan Town. 

· To seek to promote the maintenance and repair of the traditional timber, vitrolite and rendered shopfronts and pub fronts in Cavan Town.

· To promote cultural tourism in Cavan Town and Environs and to fully recognise the potential of the town’s architectural heritage in this role. 

· Ensure that all planning applications relating to Protected Structures must contain the required accompanying documentation outlined in the Validation Checklist, to enable the proper assessment of the proposed works.

· Support the reuse and redevelopment of protected structures whilst ensuring that new development is sympathetic to and does not have any adverse effects on the character of the structure and ensures that it continues to offer aesthetic, environmental and economic benefits for future generations.

· Prohibit development in gardens or landscapes which are deemed to be an important part of the setting of Protected Structures or where they contribute to the character of an Architectural Conservation Area.

· Encourage the use of upper floors of Protected Structures and older buildings, as appropriate.  Such mixed use can provide vibrancy to an area and help prevent such buildings falling into disuse and dereliction.  

· To make available and distribute detailed guidance notes and provide advice to the public, developers, public bodies, groups and associations with regard to Protected Structures, Architectural Conservation Areas, Conservation Grant Schemes and architectural heritage in general.

· All applications in relation to Protected Structures should include an architectural heritage assessment report which should assess the implications of the development on the character of the existing structure and the area in which it is located.

· Prohibit the demolition of a Protected Structure except in very exceptional circumstances.  

7.3.4 Older Buildings

There are number of older buildings in Cavan Town and Environs that are not protected structures but are of local architectural, historical, archaeological, artistic, cultural, scientific, social or technical value and would warrant retention and sympathetic reuse.  The retention, rehabilitation and reuse of older buildings can play a pivotal role in the sustainable development of Cavan Town and Environs Area.  Cavan Town and Environs Area contains a number of older buildings and the Council’s recognises the contribution they make, both individually and collectively, to the unique character, heritage and identity of Cavan Town and Environs Area.  The retention and reuse of older buildings can engender environmental benefits through the reduction in waste generated. 

     Objectives

· To encourage the retention, rehabilitation and reuse of older buildings that are not Protected Structures in recognition of their contribution to both individually and collectively to the unique character, heritage and identity of Cavan Town and Environs.

· To seek the retention of original and early fabric of older buildings, including windows, doors, roof material, glazing and render or external finishes and other significant features and fabrics of historic buildings whether protected or not. The Planning Authority will encourage reinstatement of known original or early features where possible. 

7.3.5 Non –Structural Elements Objective
· To identify and retain good examples of historic street furniture  and other non structural elements that contribute to the character of an area and help create a distinctive sense of place or are in themselves unique elements of our built heritage.  These should be retained in situ, where appropriate.  Such items include water pumps, signage, lamp standards, post boxes, milestones, paving, street lighting, kerbing, plaques, statues, other monuments and stone walls etc.

7.3.6 Shop Fronts Objective
· Seek the repair and retention of traditional timber and/or rendered shop fronts and pub fronts, including, where appropriate, those that may not be Protected Structures.

7.3.7 Other

· Endeavour to strategically target conservation funding for specific priority projects.

7.4 Record of Protected Structures within the Plan Area
Table 7.1
	Ref. No. 
	Building & Address
	Special Interest
	Description 

	1.
	Brookvale Cottage,

Railway Road 
	Architectural
	Private Dwelling 

	2. 
	Cavan Number One School, Farnham St.


	Architectural and Social
	Primary School

	3. 
	Abbey, Abbey Street.
	Architectural, Historical, Social & Archaeological 
	Burial Ground 

&Park 

	4. 
	Cavan Presbyterian Church, 

Farnham Street. 
	Architectural &

Social
	Church 

	5. 
	Presbyterian Manse, 

Farnham Street.
	Architectural, Historical & Social 
	Presbyterian 

Manse

	6.
	Former Methodist Church, 

Farnham Street.
	Architectural, Historical, Social & Artistic
	Former 

Methodist

Church 



	7.
	Former Methodist 

Manse, Farnham St. 
	Architectural & 

Social 
	Private 

Residence 

	8. 
	Masonic Lodge, 90 Farnham St. 
	Architectural, Artistic 

& Social 
	Masonic 

Lodge 

	9.
	23 Farnham St.
	Architectural
	Commercial 

Offices 

	10.
	Erskine Terrace, (AXA)

Farnham St. 
	Architectural & 

Artistic 
	Offices 

	11.
	Erskine Terrace (private 

Dwelling), Farnham Street.
	Architectural &

Artistic
	Private 

Dwelling 

	12.
	Old County Library, 

Farnham St. 
	Architectural
	County 

Council Offices 

	13.
	Courthouse, 

Farnham St. 
	Architectural, Social

& Historical 
	Courthouse &

County Council 

Offices 

	14.
	Kelly, Rahill & Co 

Accountants, Farnham

Street. 
	Architectural, 

Artistic 

& Social 
	Commercial 

Offices 

	15.
	Cathedral of St. Patrick

& St. Feilim, Farnham 

St. 
	Architectural, 

Artistic, Social &

Technical 
	Church 

	16.
	Church of Ireland 

Church, Farnham St.
	Architectural, Social,

Artistic & Historical
	Church 

	17.
	7 Farnham St.
	Architectural

& Artistic
	Commercial

Offices

	18.
	6 Farnham St. 
	Architectural
	Commercial

Offices

	19.
	5 Farnham St.
	Architectural
	House & Office 

	20.
	4 Farnham Street.
	Architectural 
	House 

	21.
	18 Farnham Street
	Architectural 
	Dentist 

Surgery

	22.
	16 Farnham Street
	Architectural

Historical
	Not in Use

	23.
	1 Farnham Street

(Gaffney & Cullivan 

Architects)
	Architectural 
	Architects Office 

	24.
	Town Hall, Town Hall

St. 
	Architectural, Social,

Cultural & Artistic
	Town Hall

	25.
	Sandstone Flagstones,

Church St. 
	Architectural &

Technical
	Paving 

	26.
	63 Annesley Terrace,

Church St.
	Architectural
	Terraced House

	27.
	61 Annesley Terrace,

Church St.
	Architectural 
	Terraced House

	28.
	59 Annesley Terrace

Church St. 
	Architectural
	Commercial

Offices

	29.
	57 Annesley Terrace

Church St.
	Architectural
	Commercial

Offices

	30.
	55 Annesley Terrace

Church St.
	Architectural
	Commercial 

Offices

	31.
	53 Annesley Terrace

Church St.
	Architectural
	Commercial 

Offices

	32.
	51 Annesley Terrace

Church Street
	Architectural 
	Terraced House 

	33.
	33 Church Street

(Vanilla Boutique)
	Architectural 
	Shop 

	34.
	31 Church Street
	Architectural
	House 

	35.
	29 Church St. 
	Architectural 
	House 

	36.
	27 Church St.

(John V Kelly Solicitors)
	Architectural
	Commercial 

Offices 

	37.
	Former Convent,

Main Street
	Architectural,

Social & Historical
	Bank & Offices

	38.
	Former Convent,

Main St. 
	Architectural, 

Historical & Social
	Convent, School 

& Retail Units

	39.
	St. Clares Church,

Main Street (rear)
	Architectural, 

Historical & Social
	Chapel 

	40.
	Blacks/Elegant Gems,

Main Street.
	Architectural
	Retail & 

Apartment

	41.
	Geraldine Sheehan,

Optometrist,

Main St.
	Architectural 
	Retail &

Apartment

	42
	AOR Auctioneers,

Main St.


	Architectural
	Commercial

Office & 

Apartment

	43.
	ACC Bank/Coilte

Main St.
	Architectural, Social

& Technical
	Bank & Office

	44.
	Cavan Travel,

34 Main St. 
	Architectural &

Technical
	Retail Unit

	45.
	Ulster Bank,

Main St.
	Architectural &

Social
	Bank

	46.
	Bank of Ireland,

Main St.
	Architectural &

Social 
	Bank

	47.
	Fox Shoe Specialist,

Main St.
	Architectural 
	Shop

	48.
	Main St.

Cee Dees
	Architectural
	Shop

	49.
	Main St.

Ladbrokes
	Architectural
	Shop

	50.
	3 Bridge St. 

(Hair Gallery &

Infinitive Boutique)
	Architectural
	Shop &

Accommodation

	51.
	4 Bridge Street

99 Shop 
	Architectural 
	Retail Unit 

	52.
	The Eagle Bar,

30 Bridge St.
	Architectural
	Public House &

Private Residence

	53.
	St. Vincent de Paul,

39 Bridge St.
	Architectural 
	Shop &

Accommodation 

	54.
	Mill, Lifeforce Mill,

Mill Rock/River St,
	Architectural, Social

& Technical 
	N/A

	55.
	Mill Race, Lifeforce Mill,

Mill Rock/River St.


	Technical
	N/A 

	56.
	Royal School
	Architectural, Social,

Historical & Artistic
	School

	57.
	VEC Offices, 

Former Rectory, 

Keadue.
	Architectural, Social
	Offices

	58.
	St. Patrick’s College
	Architectural, Social & Historical 
	School

	59.
	St. Patrick College 

Gatelodge
	Architectural, Social & Historical
	Dwelling

	60.
	St. Felim’s Old Hospital
	Architectural, Social & Historical
	Offices

	61.
	St. Felim’s Gatelodge 
	Architectural, Social & Historical
	Vacant 

	62.
	Drumkeen House,

Loreto College 
	Architectural, Social & Historical
	School

	63. 
	Old Railway Station,

Anglo Celt Offices
	Architectural, Social & Historical
	Offices and Printers

	64.
	Masonry Walls,

Railway Road.
	Architectural, Social & Historical
	N/A

	65.
	Moynehall House 

Crowes
	Architectural, Social & Historical
	Dwelling

	66.
	Bridge, Bridge St
	Architectural, Social & Historical
	N/A


7.5 Architecture
7.5.1 Architectural Conservation Areas
The Planning and Development Act 2000, as amended puts an obligation on Planning Authorities to preserve the character of Architectural Conservation Areas (ACAs).

Section 81 of the Act states;


“A development plan shall include an objective to preserve the character of a place, area, group of structures or townscape, taking account of building lines and heights and, that –

(a) is of special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest or value, or

(b) contributes to the appreciation of protected structures.”

If the Planning Authority is of the opinion that its inclusion is necessary for the preservation of the character of the place, area group of structures or townscape concerned and any such place, area, group of structures or townscape shall be known as and is in this Act referred to as an ‘Architectural Conservation Area”.

The designation of an ACA does not place a ban upon all new development within its boundaries.  However, new development will normally only be granted planning permission if it can be demonstrated that it will not harm the character or appearance of the area.

7.5.2 What is an ACA

‘The Architectural Heritage Protection; Guidelines for Planning Authorities’ defines an Architectural Conservation Area (ACA) as;

“A place, area, group of structures or townscape, taking account of building lines and heights, that is of special architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest or that contributes to the appreciation of a Protected Structure, and whose character it is an objective of a development plan to preserve.”

The guidelines identify that the following can be protected as part of an ACA;

a) Groups of structures of distinctiveness or visual richness or historical importance;

b) The setting and exterior appearance of structures that are of special interest, but the interiors of which do not merit protection;

c) The setting of a Protected Structure where this is more extensive than its curtilage;

d) Designed landscapes where these contain groups of structures as in, for example, urban parks, the former demesnes of country houses and groupings of archaeological or industrial remains;

e) Groups of structures which form dispersed but unified entities but which are not within the attendant grounds of a single dominant protected structure.
7.5.3 Purpose of Designation

In designating ACAs the Planning Authority seeks to guide change and development in areas of special heritage value or interest or where Protected Structures are affected.  The aim is to retain the overall special architectural or historic character of an area or place.  Section 84 of the Planning and Development Act 2000 (as amended) enables the Planning Authority to designate all or part of an ACA as an ‘Area of Special Planning Control’ (ASPC), where it considers, it is of special importance.  In this case, the Planning Authority may prepare a scheme setting out development objectives for the preservation and enhancement of that area.

The inclusion of a structure within an ACA does not necessarily mean that this structure should be included in the Record of Protected Structures however some structures may warrant inclusion in the RPS as well as within an ACA.

7.5.4  Architectural Conservation Areas in Cavan Town and Environs
A number of areas within County Cavan have been identified as possible proposed ACA’s.  Most structures within these ACA’s are important in that they contribute to the overall streetscape or special character of the ACA and then to the area in which they are situated.  In ACA’s, protection is placed on the external appearance of such areas or structures.  Any works that would have a material effect on the character of the ACA will require planning permission.

 A detailed survey, character appraisal, and set of policies and objectives will be produced for each possible proposed ACA during the lifetime of the plan.  The appraisal will identify works which would not affect the character of each proposed ACA and which would allow for the sustainable development of the ACA.

Objectives

· Produce and publish character appraisals and area specific policies for proposed ACA’s, in order to preserve, protect and enhance the character of these areas.

· Designate Architectural Conservation Areas during the lifetime of the plan.

· Prohibit the demolition of a Protected Structure, or a structure that positively contributes to the character of an ACA, except in very exceptional circumstances.  Where demolition is granted within an ACA, an assessment of the impact of the replacement building on the character of an ACA will be required.

· Ensure all planning applications in an ACA or proposed ACA should be referred to the prescribed bodies prior to a decision being made.
7.6 Archaeology
7.6.1 Archaeological Heritage
The Minister for the DoEHLG is responsible for the protection of our archaeological heritage, including the licensing of archaeological excavations, through the exercise of powers under the National Monuments Act 1930 to 2004. The National Monuments Service (NMS) of the DoEHLG have responsibility for the designation of National Monuments through the Archaeological Survey of Ireland and implementing the protective and regulatory controls on our archaeological heritage established under the National Monuments Acts 1930 to 2004.  The NMS also provide advice to the Planning Authority in respect of individual planning applications, projects and plans that may affect our archaeological heritage. The archaeological heritage of Cavan Town and Environs is concisely documented in the Register of Field Monuments published by O.P.W. (1997) ‘Recorded Monuments – Cavan Town’.

For the purposes of this plan these monuments are listed below and may be cross referenced with the O.P.W.’s documentation.  These listed archaeological monuments are provided with the protection of this plan in that it is the policy of the Planning Authority to make reference to the National Monuments Service (part of the Department of the Environment, Heritage and Local Government), for comment on all appropriate planning applications within or immediately adjoining the designated areas associated with these registered monuments or the archaeological zone.  Development that prejudices the archaeological heritage shall not be permitted.

7.6.2 What is our Archaeological Heritage

In essence, it is the surviving remains of human presence in Cavan Town and Environs area from early times.  Any objects, materials, sites and structures from past times are all part of our Archaeological Heritage.  The main concern for Planning Authorities will be the protection of monuments and sites.  A monument can be defined as a man-made structure or group of structures or a natural structure altered by man.  They may consist of sites where there are no visible features, but where below surface archaeological remains are known or expected to exist.

7.6.3 Importance of Archaeological Heritage

Cavan Town and Environs area is abounding with evidence of early human settlement, archaeology as a study enables us to understand how these humans interacted with their environment, how their societies worked and their development into present day.  Archaeological remains help us understand our origins as a society, are a connection to our distant past, an educational tool, as well as, a tourist resource.  It is essential that the evidence of our origins and development over time is preserved for future generations to appreciate as well as learn from.  Once lost, such elements can never be replaced and, in many respects, it is the cumulative knowledge and understanding garnered from a number of archaeological monuments and structures that gives us a real picture of our past.  This makes it essential that even relatively insignificant structures are preserved or at a minimum carefully examined and recorded.
7.7 Recorded Monuments

7.7.1 Cavan Town and Environs Recorded Monuments 

1..Urban Archaeological Zone for Cavan Town.
2. Enclosure Site at Latt.
3. Rath at Cullies.
4. Rath at Cullies.
5. Rath at Carrickane.
6. Rath at Drumlark.
7. Enclosure at Drumlark.
8. Holy well at Keadue.
9. Church Site at Keadue.
10. Rath site at Drumelis.
11. Rath site at Lisdarn.
12. Rath at Lisdarn.
13. Rath at Keadue.
14. Rath at Swellan Upper.
15. Rath at Swellan Lower.
16. Rath at Swellan Lower.
17. Rath at Aghnaskerry.
18. Rath at Killynebber.
19. Church Site at Annagelliff.
20. Graveyard at Annagelliff.
21. Enclosure at Kilnavara.
22. Rath at Rosscolgan.
23. Crannog at Creighan.
24. Rath at Creighan.
25. Rath at Pollamore Near.
26. Rath at Pollamore Near.
27. Standing stone at Pollamore Near.
28. Rath at Gortnakesh.
29. Rath at Oldtown.
30. Bawn site at Moynehall.
31. Rath at Moynehall.
Policy 

· To protect and enhance archaeological monuments, their settings and zones of archaeological potential.

· To facilitate appropriate guidance in relation to the protection of the archaeological implications of a proposed development.

· To promote pre-planning consultations in relation to the archaeological heritage with the Planning Authority and with the Department of the Environment, Heritage and Local Government in its capacity of being charged with the implementation of the National Monuments Acts.

· To endeavour to ensure the dissemination of the results of archaeological excavation in a timely and appropriate manner.

· To promote public awareness of the rich archaeological heritage in the area.

· To secure the preservation of sites and features of historical and archaeological interest.

Objectives

· The preservation in-situ of archaeological monuments and sites as a preserved option.
· Where archaeological sites or monuments have to be removed as a result of development it is essential that they be preserved by record, through archaeological excavation and recording, which is to be undertaken by a suitably qualified professional archaeologist.

· Ensure the preservation in-situ of any part of our archaeological heritage is to be undertaken by Archaeological assessment which is to be carried out by a suitably qualified professional archaeologist.

· The avoidance, as far as possible, of developmental impacts on the archaeological heritage of Cavan Town and Environs.
· Costs of archaeological work necessitated by development will be borne by the developer. 

· When an owner or occupier of a property, or any other person proposes to carry out, to cause, or to permit the carrying out of any work at or in relation to a Recorded Monument they must give notice in writing to the Minister of the Environment Heritage and Local Government two months before commencing the works.  The National Monuments Service will advise them on how the work may proceed in accordance with the protection of the monument or site.

· For National Monuments in the ownership or guardianship of the Minister or a local authority or which are subject to a preservation order the prior written consent of the Minister is required for any works in proximity to the monument.
Chapter 8: Natural Heritage

8.1 Introduction

Our natural heritage includes the variety of life all around us.  The Heritage Act (1995) defines natural heritage as including flora, fauna, wildlife habitats, landscapes, seascapes, wrecks, geology, inland waterways, heritage gardens and parks.

Natural heritage can be described in terms of its biological diversity or ‘biodiversity’, which is the diversity of plants and animals (including genetic diversity), and the habitats
 or landscape where they are found.  The biodiversity that we see today is the result of billions of years of evolution, shaped by natural processes and increasingly by the influence of human beings.  It is however, threatened by development pressure.  Biodiversity plays a vital role in human health as we are dependent on the natural environment to provide use with the essentials of life such as food, medicine, fresh water, clean air, recycling of nutrients and places to visit to enhance our spiritual well being.

Our natural heritage is valuable for its social, educational and recreational benefit but also as a major resource for the development of tourism and for economic development, whilst contributing to the quality of life for people of Cavan and visitors alike.  The unique character of the landscape and the rich biodiversity will be explored, managed and developed in a sustainable manner for residents and future generations through Development Plan objectives and policies and the development management function of the Planning Authority.  The Planning Authority is committed to working with other statutory and non-statutory bodies and all relevant agencies or bodies with the aim of conserving both the natural and built heritage.
8.2 Guiding Principles for Natural Heritage

Cavan Town Council and Cavan County Council will seek to identify, conserve, protect and enhance Cavan’s unique and diverse natural heritage, biodiversity, landscape and culture where possible.  

Cavan Town Council and Cavan County Council recognises the value of locally important sites that are our local habitats for nature and the biodiversity of the wider countryside.  It is important to implement policies to protect our entire natural heritage.  The National Spatial Strategy (2002) acknowledges that the sensitive development and conservation of these resources and heritage is essential to the underpinning of strengthened rural and national economies.

The National Biodiversity Plan (2002) recognises that many activities and management operations undertaken by Planning Authorities are relevant to biological diversity.  Apart from ensuring such activities do not adversely affect or minimise their impacts on biodiversity such activities, in many circumstances, may afford opportunities not only to maintain but also to proactively enhance the status of biodiversity. (e.g. planting of native species alongside roads; or the adoption of biodiversity friendly management practices). The ‘National Climate Change Strategy 2007-2012’ builds on the Government’s commitment to sustainable development as outlined in ‘Towards 2016’ and the ‘National Development Plan 2007-2013’ and is one of a number of inter-related Government initiatives that will address energy and climate change issues.  This necessitates a commitment to the protection and improvement of air quality in the county particularly in areas zoned for increased urban and transport related development.
8.3 Objectives for Natural Heritage & Landscape

The Council shall seek to;
· Encourage the promotion of public awareness of water, energy and biodiversity.
· Conserve, protect and manage the Cavan Town and Environs natural heritage assets for future generations while encouraging appreciation/ understanding and enjoyment of the amenity value for the present generation.

· Maximise the social and environmental benefits that may be derived from conservation of the environment, as well as to foster the enjoyment and understanding of the natural heritage.

· Co-operate with the relevant statutory authorities, environmental organisation and community groups to conserve, protect and manage sites of natural heritage importance

8.4 Strategic Context

Legislation and policy on Natural Heritage in the context of a Development Plan is based on International, European, National and Regional agreements which aim to protect and enhance natural heritage.  The main documents are listed.  

8.5 International Conventions

Ireland is party to the following relevant conventions;
· UN Convention of Biological Diversity 1992 (Rio Convention, ratified 1996).
· European Landscape Convention 2000.
· Convention on the Conservation of European Wildlife and Natural Habitats 1982 (The Berne Convention, 82/72/EEC).
· Convention of the Conservation of Migratory Species of Wild Animals 1983 (The Bonn Convention, 82/461/EEC).
8.5.1 Others Conventions include; 

· Agreement on Conservation of Bats in Europe (Bonn Convention), 1993 (ratified 1995),
· International Tropical Timber Agreement 1994, (1996),
· Agreement on the Conservation of African-Eurasian Migratory Waterbirds (AEWA) (Bonn Convention), 1996,
· Pan-European Biological and Landscape Diversity Strategy, (endorsed 1995); and

· UNESCO Convention for the Protection of the World Cultural and Natural Heritage, 1971 (ratified 1991).

8.6 European Directives, Programmes and Strategies

· Water Framework Directive 2000 (Council Directive 2000/60/EC). 

· EU Freshwater Fish Directive 1978 (Council Directive 78/659/EEC). 

· Directive 2001/42/EC of the European Parliament and Council of 27th June 2001 on the assessment of the effects of certain plans and programmes on the environment.

· EU 6th Environmental Action Programme 1998.
· European Biodiversity Strategy 1998.
8.7 National and Regional Legislation

· Planning and Development Act 2000.
· The Wildlife Act 1976 and Wildlife (Amendment) Act 2000.
· Heritage Act 1995.
8.8 National Strategies, Plans and Guidelines

· National Heritage Plan 2002.
· National Biodiversity Plan 2002.
· Regional Planning Guidelines for the Border Area 2004. 
· National Climate Change Strategy 2007.
· Landscape and Landscape Assessment, Consultation Draft of Guidelines for Planning Authorities 2000.
8.9 Local Level Documents

· A Strategy for the Economic, Social and Cultural Development of County Cavan 2002-2012.
· County Cavan Heritage Plan 2006-2011

The County Cavan Heritage Plan can be traced to the National Heritage Plan (2002), and is complementary to the Natural and Built Heritage sections of the Development Plan.  The underlying principle guiding and underpinning the Heritage Plan is;
· To ensure that the unique and diverse heritage of County Cavan is conserved, sustained and, above all, cherished and celebrated by the people of the County.  

It also promotes awareness of the importance of nature conservation at local level and to avail of opportunities that arise to create or promote new features of biodiversity in the context of new developments.  
8.10 Bio-diversity in County Cavan

Guiding the protection, conservation and sustainable management of biodiversity in County Cavan are the Cavan County Heritage Plan 2006–2011 and the Cavan Local Biodiversity Action Plan (at drafting stage).

Biodiversity is the variety of life, flora, fauna and wildlife habitats.  The National Biodiversity Plan (2002) requires Planning Authorities to prepare and implement Local Biodiversity Action Plans.  
Policy
· To support the implementation of the National Biodiversity Plan, National Heritage Plan, Cavan County Heritage Plan 2006 – 2011 and Local Biodiversity Action Plan for the County.

· To facilitate and participate in the implementation of the Cavan County Heritage Plan 2006 – 2011.

· To integrate biodiversity consideration into all Cavan County Council activities through the Local Biodiversity Action Plan.
· To retain 10-20 metres for ‘amenity/ recreation’ free from development along rivers in Cavan Town and Environs. 

Objective

· To ensure the protection of species of flora and fauna afforded legal protection under Irish and European Legislation.

· Take into account the aims, objectives and actions identified in the Cavan County Heritage Plan 2006 – 2011.
· Develop and implement a five-year Local Biodiversity Action Plan for the County.
· To encourage the provision of linear parks or walkways along rivers and lakes in towns and villages and the retention of existing walkways along lakes and rivers, to maintain their distinctive character. 
8.11 Invasive Species

There are many species of plant and animal in Ireland which are not native to the country, but were introduced over the years.  Non-native invasive species are those which cause major ecological changes and damage to the habitats where they become established.  Invasive species include Japanese Knotweed, Zebra Mussel, Rhododendron, Giant Hogweed, Grey Squirrel and others require special treatment in order to control their spread.  

Objectives

· Support initiatives, which reduce the risks of invasions, help control and manage new and established invasive species, monitor impacts, raise public awareness, improve legislation and address international obligations.

· Encourage use of native species in amenity planting and stocking and related community actions to reduce the introduction and spread of non-native species.

8.12 Natural Heritage Areas (NHAs)

The Wildlife (Amendment) Act 2000 substantially strengthened the protection for wildlife previously available under the Wildlife Act 1976.  In particular, it provides for the designation and conservation of Natural Heritage Areas (NHAs).  NHAs are sites that support elements of our natural heritage which are unique, or are of outstanding importance at a national level.  Any development in or near a Natural Heritage Area should avoid significant adverse impact on the features for which the site has been designated.  
Table 8.1: Natural Heritage Areas 

	Site
	Status
	Code

	Drumkeen House Woodland
	pNHA
	000980


8.12.1 Development in or near Heritage Areas

Any development proposal which is likely to have a significant effect on an Natural Heritage Area or other area designated under statute for the conservation of features of natural or geological interest, or other designated area, will be authorised only to the extent that the Planning Authority is satisfied that it will not adversely affect the integrity of the area.  Such a proposal must be subject to an appropriate assessment of its implications for the area.  All aspects of the proposal which could, themselves or in combination with other proposals, affect the area’s conservation objectives will be assessed rigorously.  ‘Any plan or project not directly connected with or necessary to the management of the site (Natura 2000 sites) but likely to have a significant effect thereon, either individually or in combination with other plans or projects, shall be subject to appropriate assessment of its implication for the site in view of the sites conservation objectives.  Cavan County Council and Cavan Town Council carried out an Appropriate Assessment Initial Screening of the Cavan Town and Environs Development Plan in line with Article 6 (3) of the EU Habitats Directive (Directive 92/43/EEC) to determine if the Cavan Town and Environs Development Plan was likely to have a significant effect, alone or in combination with other plans, on a European site (Natura 2000).  The results of the screening concluded that the Development Plan did not have any significant effects on any Natura 2000 site and therefore recommended that the full appropriate assessment procedure was not required. 
Policy

· Ensure that there are no adverse impacts on the features for which the site has been designated.
· Require an appropriate assessment, undertaken by a suitably qualified person, of the implications of the proposed development in or adjacent to a designated site.  This assessment should also provide mitigation measures specified.

· Resist development which the Planning Authority considers to have a negative impact on the environment.  The Planning Authority shall assess development close to an NHA rigorously and may deem this development unacceptable if it detracts from the intrinsic character or environmental quality of the area.

Objective

· Protect proposed and designated Natural Heritage Areas.
· Protect geological NHAs as they become designated and notified to Cavan County Council and Cavan Town Council during the lifetime of this Development Plan.

· Have regard to Conservation Management Plans for designated areas for nature conservation when prepared by National Parks and Wildlife Service.  

8.13 Public Amenity Areas
8.13.1 What is a Public Amenity Area?
This is a generic term and includes the following areas;
1.
Areas of High Landscape Value.  These are determined with the County Plan.

2. 
Areas of Special Amenity Value.  These are designated in the County Plan and include lakeside and riverside amenity areas, public and other viewing points, parks and features of special cultural interest.

3.
Public open space areas of recreational or similar value.

4.
Private open space areas of recreational or similar value.  These areas may be significant enough to merit actual zoning designation.  Zoning Map refers.  Incidental amenity areas associated with housing schemes are not included.
5. 
Tree or tree groups of notable landscape, amenity or value.  The woodland associated with the river is recognised as a major asset to the town.

Trees as identified in the plan should be retained as groups and any tree removed should be in the context of overall good environmental management rather than motivated by commercial redevelopment or other similar reasons.

The areas identified within the plan area are as follows:- 

8.13.2
High Landscape Areas
None

8.13.3 Special Amenity Areas
· Green Lough and associated wetlands.

· Swellan Lough and associated wetlands.

· Drumgola Lake and associated wetlands.

· Killynebber Lough and associated wetlands.

· Loreto Woodlands/ Drumkeen House Woodland (proposed Natural Heritage Area) lake and parkland area. 

· Proposed Walking Route (old permanent way).

8.13.4 Public Open Space Areas and Amenities
· Con Smith Park.

· Swimming & Leisure Complex and associated open space.

8.13.5 Private Open Space Areas & Amenities
· County Cavan Golf Club.
· Breffni Park G.A.A. Grounds.
· Drumalee G.A.A. Grounds.
· Terry Coyle Park.
8.13.6
Tree or Tree Groups
· Ridgeline trees at Latt.

· St. Patrick’s College Grounds, includes roadside group and northside treeline.

· Ridgeline Trees at Drumlark.

· Ridgeline Trees at Drumelis.

· Conifers bounding hospital grounds (west side).

· Tree Group at former Rectory (Voc. Ed. Offices).
· Ridgeline trees at Swellan Upper. Associated with the Raths.

· Riverside wooded area on Coleman Road (north-east side).

· Farnham Street Trees which includes;


· Single trees on Library site..

· Hedgerow trees to rear (west side).

· Trees in Church of Ireland grounds.

· Trees in Courthouse grounds.

· Trees fronting Boy’s School grounds.
· Trees in Old Abbey grounds.
· Trees bounding Terry Coyle Park.

· Trees on access to Royal School.

· Ridgeline trees at Killynebber.

Also sports fields associated with schools are noted and recognised as ‘closed gates’ facilities, and commercial supervised professional recreational facilities.

8.14 Obsolete– Derelict Sites
No sites are registered under legislation as ‘Derelict’.  While a number of properties are marginal, provided minor redecoration or renovations carried out their appearance can be remedied.  The Planning Authority shall actively encourage and promote their development having regard to good practice and planning standards.

Chapter 9: Development Management 

9.1 Introduction
· The extent of the public sewerage system, both as it exists and may be expanded by way of extensions of the gravity system, will determine the area that can be considered suitable for urban related developments which would include housing schemes, industrial parks and estates, service, community, retail and commercial activity and all the other multifaceted associated landusers typical within an urban community. The land zoned is the area within which urban related development should be contained within the plan period.

· There is only one large identifiable area at present that may be developed for housing purposes in an area that needs to be serviced by a method other than an extension of the gravity sewerage system – that is by a pumping system. This is the area between the Hospital complex and existing housing on the Loreto Road. This area is substantially residentially developed and is considered suitable for further housing or other development in accordance with a master plan for the area and at a higher density if services, including a piped sewerage system, can be extended to the area. The redevelopment of the former railway line as a road access should be integrated into any scheme to ensure the areas proper development. It is not the intention of the County Council or Town Council to provide a public sewerage extension to the area but the Planning Authority will promote the proper planning and sustainable development of the area by way of a private scheme planned and designed to service the largest area possible. This area will require a private sewerage system, connected to the town system by pumping. In this sort of situation the development must locate the sump in the best possible location to service the larger area to avoid duplication of infrastructure. 

· Any other large areas that are proposed for pumping must be located within the plan area to allow for consideration.

9.2 Existing Landuse Arrangement
· In the interest of sustainability it is recognised that it is appropriate to locate retailing, service and community facilities and places of work convenient to places of residence. Accessibility between residential and retail, service and industrial areas is desirable. The arrangement of landuses will reflect the dynamics of community and the planning objective is to where possible encourage greater convenience and efficiency and influence change where inefficiencies and inconvenience are evident.

· The existing landuse structure will clearly determine future landuse development that incompatible landuses will not be permitted within or adjoining established areas unsuitable for such uses while retaining this interzonal accessibility through an efficient road network and transportational system.

· Where landuses are established further compatible landuse development may be appropriate. It is also recognised that it is in certain situations desirable to encourage a mix of compatible landuses.

· Where anomalies exist in that incompatible uses exist in established landuse zones where such uses are not normally permitted, these anomalies may continue to be tolerated but that any extension, intensification or expansion of the use would only be considered if it can be shown that no aggravated adverse impact would arise in respect of the established principle landuse of the area.

· Zonal interface areas between landuse areas may be considered with some flexibility and consideration in respect of the adjoining established landusers.

9.3 Housing Development Patterns
Type of housing development reflects the types of planning applications received by the Planning Authority which normally fall within one of the following groups:-

· Renewal or redevelopment of inner town sites through a mix of uses which often includes a residential component. Can include demolition and replacement although this increasingly presents difficulties in sustainability and environmental management. Can involve high density schemes and apartment type accommodation.

· Near centre or edge-of-centre housing schemes. Can be small sites developed at high density. Often involves change of land use and may include clearance and redevelopment. Otherwise can be characterised as infill sites or redevelopment of neglected, underused or semi-derelict areas consolidated to provide a redevelopment opportunity. Can include apartment type accommodation.

· Out-of-centre or town edge housing schemes, usually on greenfield sites. Can include brown field sites and involve a change of land use. Can be large schemes (up to 100 units) or small cluster type schemes (less than 20 units).

· Edge-of-town or out of town schemes where services – usually piped sewerage systems connecting to the public system – are not available but can be made available by way of extension by the developer. Will include effluent pumping stations. Only includes limited apartment type accommodation if any, and may be of wide density variation determined often by the established density characteristics in the wider area. Normally will include at least twenty units and may be large scale.

· Urban related near town development. Can be ribbon development or urban sprawl. Often long established and can be extensive. Often related to the local near town public road system. Usually on greenfield sites and located in unserviced areas. Serviced by private means but piped water supplies may be available. May also include some small ‘cluster’ type schemes of up to 6 or more dwelling units. Does not normally include any apartment type accommodation. Density is low. May be less than 3 per acre and would include large ‘one acre plus’ sites. Development of this type is often pernicious and continues to infill and to extend the housing fringe area.

· Rural housing in the countryside not associated with any urban area on land not likely to be serviced at any foreseeable time. Schemes of more than three and up to possible several units can be involved but one or two units are more typical.
9.4 Housing Development Aims 
· The Planning Authority actively promotes the location of all housing schemes into the serviceable urban area.

· The Planning Authority actively encourages higher density development in suitable serviced urban land and promotes the mix of accommodation including apartment type development where appropriate.
· The Planning Authority will accommodate development only on unserviced edge of town locations that are considered strategically suitable for such development in a long term planning context provided that the scheme can be serviced by a single pumping operation, the size of the scheme allows for the economic take over of the system by the public authority at a later date and duplication of infrastructure is avoided.

· The Planning Authority will seek to contain urban sprawl and ribbon development in unserviceable urban fringe areas.

· The Planning Authority restricts development in sensitive landscape and environmental areas throughout the Development Plan area. These areas are designated in the County Development Plan and include the (proposed) Natural Heritage Sites, Special Areas of Conservation, Special Protection Areas and High Landscape Areas and places, structures and buildings that are scheduled or listed as of special importance.

9.5 Spatial Distribution
There are a number of considerations that need to be taken into account in assessing the distribution of urban generated or related developments in the town area.

9.5.1 Housing

· The need to provide for a mix of densities within larger residential zoned areas.

· The need to reflect established housing densities and character at the interface area between existing and established housing areas.

· The need to ensure that social and affordable housing is integrated within the larger residential community.

· The need to ensure that the location of housing does not prejudice the proper development of the larger area which may include alternative and non-compatible landusers (e.g. industrial).

· The need to avoid the use of residential areas as through traffic routes by way of evolving a road hierarchy that allows for the proper management of traffic in the larger residential area.

· The need to encourage the redevelopment and regeneration of older housing and other suitable areas, including areas of obsolescence and dereliction, for modern well designed urban housing provision.

9.5.2 Residential Areas 
There is currently enough land zoned in Town Core and Phase 1 to deliver the Target Population growth of 1066 persons by the end of the development plan period 2014. These figures reflect detailed analysis and survey of existing population, housing supply and zoning figures carried out by Cavan County Council. The Core Strategy addresses the significant overprovision of zoned residential lands in the existing plan. The Core Strategy proposes to regulate the development of residential lands so that they are developed on a sequential basis in line with proposed infrastructure improvements. The development of this Residential land and Town Core area shall be carried out in accordance with the Core Strategy and Phasing Map. 

The aims of the plan are: 
· Emphasis will be placed on the development of quality residential environments.

· Appropriate higher residential densities should be promoted close to sustainable transport, employment areas and to the town centre. 

· New residential developments should be designed in accordance with Masterplans in key locations which will ensure the protection of residential amenity, recreational resources, protection of man-made and natural amenities, useable open space and allow maximum permeability for the pedestrian and cyclist. 
· Facilitate a range of housing types and prices to meet different housing needs.
· Existing neighbourhoods will be protected from uses and building forms which are incompatible with the scale, character and needs of the adjacent neighbourhoods. 

· Phasing of development, infrastructural provision and development lands will be co-ordinated to avoid piecemeal development.

· Neighbourhoods will be supported with nodal commercial areas of a size that all uses are within convenient walking distance of one another.

· New residential developments should include a mixture of different types of houses, apartments and town houses. 
· New residential developments should use different building heights, frontages and forms to help create variety and interest in the layout thereby enhancing its visual character.
· Encourage that both new communities and additional residential units in existing communities are designed to the highest standard. Infill residential units provided in existing communities shall respect the height and massing of existing residential units.
· Continuous monitoring of the housing market will be undertaken
· Promote energy efficiency

9.6 Environmental Residential Protection and Enhancement Policies
Providing recreational and leisure opportunities while protecting environmental heritage are central to the delivery of sustainable development and communities.  Such opportunities should be readily accessible for all sectors and age groups of the population. Good recreational facilities are fundamental in achieving a desirable quality of life and environment for existing and future residents, visitors and employers.

The aim of this plan is:

· To identify and ensure the development of public open spaces and amenity areas for the use and enjoyment of the public.

· To facilitate provision of appropriately located private open space by specific organisation or groups including playing fields and sporting grounds.

· To ensure that all housing schemes of an appropriate size, density and location provide for the needs of the residents in respect of open spaces and amenity areas.

· To secure, protect, manage and replace as appropriate designated trees and tree groups considered essential to the amenity of the plan area.

· To protect, where appropriate, through referral to appropriate bodies and adoption of a conservationist approach, all items identified with this plan area of an archaeological, architectural, historical and amenity value including habitats and statutorily designated areas of special interest and to regulate and control development that is likely to impact on a item considered and its setting to be of special value or interest to ensure that the item is not seriously prejudiced as a consequence of the works or uses proposed.
· Biodiversity can be enhanced through the creation of green corridors, linking open spaces to create potential habitats as well as providing a health environment for residents 
9.7 Land Use Zoning Objectives
The purpose of zoning is to indicate the land use objectives for all the lands. Zoning aspires to promoting the orderly development by eliminating potential conflicts between incompatible land uses, and to establishing an efficient basis for investment in public infrastructure and facilities.

Zoning policy must also have regard to the strategic policies underlying the Development Plan. These include the principles of sustainable development and of consolidation, the integration of land use and transportation planning, and the maintenance of the quality of life within the county as a whole.

Land use zonings are formatted in the following manner: 

·  The names of Land Use Zoning categories reflect the use named 

· A supporting Vision has been included in support of each Zoning Objective,

· The primacy of the Zoning Objective and its accompanying Vision has been highlighted.  Uses which are neither ‘Permitted in Principle’ nor ‘Not Permitted’ will be assessed in terms of their contribution towards the achievement of the Zoning Objective and Vision.

Uses not appropriate will be assessed in context of any established non-conforming issues relating directly to the development proposal and/or the extent or impact of such a non-conforming use on established or prospective amenities.

9.8 Zoning Descriptions
9.8.1 (TC) Town Centre  
Objective 
To protect and enhance the special physical and social character of Cavan Town Centre while providing and/or improving town centre facilities. 
Vision

The aim is to further develop Cavan town centre by densification of appropriate commercial and residential developments ensuring a mix of commercial, recreational, civic, cultural, leisure, residential uses, and urban streets, and civic spaces, while delivering a quality urban environment which will enhance the quality of life of resident, visitor and workers alike. The zone will strengthen retail provision in accordance with the County Retail Strategy, emphasise urban conservation, ensure priority for sustainable transport modes, pedestrians and cyclists while minimising the impact of private car based traffic, enhance and develop the existing urban fabric. In the town centre new development must enhance its attractiveness and safety for pedestrians and reinforce the diversity of uses throughout the day and evening. It is important to develop and maintain a compact core where retail and commercial uses are in close proximity to support each other. The re-use of back lands for specialised uses will be encouraged as a means of restoring the urban grain of the town subject to the appropriate protection of the amenity of adjoining properties. Residential uses shall be protected and encouraged at upper floor levels.

The scale of non-residential activity would be such as to not affect the primary existing landuse character nor significantly reduce the established amenities of adjoining residential properties.

Use Classes Related To Zoning Objective

Permitted In Principle:
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

A.T.M., Bed & Breakfast, Betting Office, Carpark/ Multi storey/Commercial/Surface, Cash & Carry/Wholesale Outlet
, Casual Trading, Places of Worship, civic buildings and offices Community Facility, Conference Centre, Childcare facilities, Cultural Use, Night Club, Doctor/Dentist etc., Education, Enterprise Centre, Entertainment Uses, Farmers Market, Financial Institutions, Take-away/Fast Food Outlet, Funeral Home, Guesthouse, Health Centre, Hospital, Home Based Economic Activity, Hotel/Conference Centre,  Office less than 100 sq.m, Offices 100 sq.m-1,000 sq.m, Offices over 1,000 sq.m, Open Space, Petrol Station, Professional Services, Public House, Public Services, Utility Installations, Public Transportation Station, Recreational Buildings (Commercial),Recreational Facility/ Sports Club, Recycling Centre Facility, Residential, Residential institution, Restaurant/Cafe, Residential Care Home, Service Garage, Shop-Discount Food Store, Shop Neighbourhood, Shop-Major Sales Outlet, Taxi Office, Traveller Accommodation, Veterinary Surgery, Urban Forestry.

Not Permitted:
Abattoir, Aerodrome/Airfield, Agricultural buildings, Caravan Park Holiday, Caravan Park Residential, Burial Grounds, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to a Quarry, Heavy Vehicle Park, Special Industry, Extractive Industry, General Industry, Industry-Light, Refuse Landfill/Tip, Refuse Transfer Centre, Rural Industry, Scrap Yard.

9.8.2 Residential (Phase 1)
Objective

To provide for residential development and to protect and improve residential amenity 

Vision

To promote the development of balanced communities and ensure that any new development in existing residential would have a minimal impact on existing residential amenity. New housing and infill developments should be of sensitive design which is complimentary to their surroundings. Residential development shall ensure the provision of high quality new residential environments with good layout design and adequate private and public open space and also provide an appropriate mix of house sizes, types and tenures. No piecemeal development can take place unless it does not conflict with the possible future development of the reserved development areas of the town.

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Residential, Community Facility, Childcare Facility, Doctors/Dentists etc
, Educational facilities, Health Centres, Home Based Economic Activity
, Traveller Community Accommodation, Recycling facilities, Residential Care Home, Sheltered Housing, Open Space, Public Services, Places of Worship, Utility Installations, 
Not Permitted:
Abattoir, Advertisements/Advertising Structures, Airfield, Agricultural Buildings, Agri-Business, Agri-Tourism, Alternative Energy Installation, ATM, Betting Office, Boarding Kennels, Car-Park/Commercial Surface, Car-Park Commercial Multi-Storey, Caravan Park–Holiday, Cash & Carry Wholesale/Outlet, Take-away/ Fast Food Outlet, Casual Trading, Concrete/Asphalt etc. Plant in or Adjacent to Quarry, Night Club, Funeral Home, Garden Centre, Golf Course, Heavy Vehicle Park, Hospital, Hotel/Conference Centre, Household Fuel Depot, Extractive Industry, General Industry, Special Industry, Logistics, Warehousing, Science and Technology Based Enterprise, Transport Depot, Major Waste to Energy Uses, Motor Sales Outlet, Scrap Yard, Service Yard, Retail Warehouse, Shop-Discount Food Store, Shop Major Sales Outlet, , Offices 100 sq.m.-1,000 sq.m., Offices Over 1,000 sq.m., Petrol Station, Refuse Landfill, Refuse Transfer Station.

9.8.3 Housing Consolidation Areas

Objective

To provide for appropriate residential development on the periphery of the town.

Vision

This zone recognises the fringe urban housing that has evolved on the periphery of the town. The zone will accommodate housing development associated with significant established residential groups or clusters where the proposal consolidates, infill or completes such a cluster without significantly physically extending or expanding such a grouping.

Development will be considered positively within such areas provided the character, density and arrangement of new proposals is compatible with established housing, all other matters being acceptable (including traffic safety, public health, amenities and design considerations relating to gradients etc.). Development in depth will not normally be considered and housing design should reflect established styles.

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Residential subject to zoning vision, Community Facility, Childcare Facility, Educational facilities, Health Centres, Home Based Economic Activity
, Traveller Community Accommodation, Residential Care Home, Sheltered Housing, Open Space, Public Services, Utility Installations. 

Not Permitted: 
Abattoir, Advertisements/Advertising Structures, Airfield, Agricultural Buildings, Agri-Business, Agri-Tourism, Alternative Energy Installation, ATM, Betting Office, Boarding Kennels, Car-Park/Commercial Surface, Car-Park Commercial Multi-Storey, Caravan Park–Holiday, Cash & Carry Wholesale/Outlet, Take-away/ Fast Food Outlet, Casual Trading, Concrete /Asphalt etc. Plant in or Adjacent to Quarry, Night Club, Funeral Home, Garden Centre, Golf Course, Heavy Vehicle Park, Hospital, Hotel/Conference Centre, Household Fuel Depot, Extractive Industry, General Industry, Special Industry, Logistics, Warehousing, Science and Technology Based Enterprise, Transport Depot, Major Waste to Energy Uses, Motor Sales Outlet, Scrap Yard, Service Yard, Retail Warehouse, Shop-Discount Food Store, Shop Major Sales Outlet, Offices 100 sq.m.-1,000 sq.m., Offices Over 1,000 sq.m., Petrol Station, Refuse Landfill, Refuse Transfer Station.

9.8.4 Industrial/Enterprise/Employment
Objective
To facilitate opportunities for general industrial, employment, enterprise and related activities. 

Vision

General Industrial Areas are intended to create, preserve, and enhance areas containing a full range of industrial uses within a well designed and attractive setting that would supply employment opportunities for the county. In existing industrial areas development proposals shall demonstrate through design how they improve the existing receiving environment. Non-industrial uses are limited to prevent land use conflicts and to preserve land for industry. In as far as is possible the mobility needs of businesses will be matched with the accessibility of different locations therefore increasing efficiency. The development of inappropriate mixes of uses, such as office based industry and retailing will not be encouraged.

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Abattoir, Advertisements/Advertising Structures
, Agri-business, Telecommunications Structures, Car park/Commercial surface, Park and Ride, Cash & Carry/Wholesale Outlet, Enterprise/Training Centre, Traveller Accommodation, Heavy Vehicle Park, Household Fuel Depot, General Industry, Light Industry, Office less than 100 sq.m, Open Space, Petrol Station, Public Services, Refuse Transfer Station, Alternative Energy Installation, Recycling Centre, Science and Technology Based Enterprise, Scrap Yard, Service, Garage, Special Industry, Transport Depot, Telecommunications Structure, Utility Installations, Warehousing, Logistics, Tele-services.

Not Permitted: 
Aerodrome /Airfield, Betting Office, Caravan Park-Holiday, Caravan Park-Residential, Burial Grounds, Hospital, Residential, Residential Institution, Residential Care Home, Holiday Home, Rural Industry-Cottage, Agri-Tourism, Shops-Major Sales Outlet, Golf Course, Night Club, Hotel, Conference Centre, Shop-Discount Food Store.
9.8.5 Mixed Use
Objective: To facilitate opportunities for the development of commercial and office uses with limited residential development in a high quality environment.

The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Permitted in Principle: Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Childcare Facility, Education, Enterprise/Training Centre, Health Care Facilities, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services, Uses such as convenience food stores and supermarkets are open for consideration provided they are supported by a detailed Impact Assessment and a detailed sequential test.

Not Permitted: Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard,  Shops-Major Sales Outlet.

9.8.6 Mixed use (adjacent to town core) 

Objective
To facilitate opportunities for the development of mixed-use development of commercial and office uses enterprises in a high quality environment with limited residential development. 

Vision
It is an objective of this zoning to promote the development of business areas as the primary locations for the development of commercial uses that are appropriate to proximity to town centres and require higher environmental standards higher than those in industrial areas, office based industry and business parks. Commercial areas generally contain one or more of a wide variety of uses that includes business uses, offices, hotel/conference centres and restaurants/cafes/public houses. Where residential use is permitted life work units will be encouraged. All proposed development will be associated with a context sensitive integrated urban design approach with the co-ordinated provision of high quality amenity and landscaped areas. This will be achieved though the preparation where appropriate of Masterplans. Design Briefs will be prepared for strategic locations in association with key stakeholders.  In as far as is possible the mobility needs of businesses will be matched with the accessibility of different locations and developments characterised by high levels of employment will be encouraged in areas where there is convenient access to residential areas. Pedestrian and cycling routes will be actively pursued. 

Use Classes Related To Zoning Objective
Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Childcare Facility, Education, Enterprise/Training Centre, Health Care Facilities, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services.

Not Permitted:

Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard,  Shops-Major Sales Outlet, Special Industry.
9.8.7 Mixed use (peripheral) 

Objective
To facilitate opportunities for the development of mixed-use development of commercial and office uses enterprises in a high quality environment. 

Vision
It is an objective of this zoning to promote the development of business areas as the primary locations for the development of uses that are inappropriate to town centres and require environmental standards higher than those in industrial areas, such as wholesale activities commercial recreational facilitates, office based industry and business parks. Commercial areas generally contain one or more of a wide variety of uses that includes business uses, offices, hotel/conference centres and restaurants/cafes/public houses. Uses that are particularly appropriate to these areas include wholesale, business service uses, the sale of motor vehicles. Limited forms of retailing and residential development shall be permitted in locations identified by objectives. Where residential use is permitted life work units will be encouraged. All proposed development will be associated with a context sensitive integrated urban design approach with the co-ordinated provision of high quality amenity and landscaped areas. This will be achieved though the preparation of Masterplans. Design Briefs will be prepared for strategic locations in association with key stakeholders.  In as far as is possible the mobility needs of businesses will be matched with the accessibility of different locations and developments characterised by high levels of employment will be encouraged in areas where there is convenient access to residential areas. Pedestrian and cycling routes will be actively pursued. The development of inappropriate uses, such as heavy industry will not be encouraged

Use Classes Related To Zoning Objective
Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Park’n’Ride, Cash & Carry/Wholesale Outlet, Childcare Facility, Education, Motor Sales Outlet, Enterprise/Training Centre, Health Care Facilities Logistics, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Petrol Station, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services, Warehousing, Industry.

Not Permitted:
Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard, Shops-Major Sales Outlet.

9.8.8 Commercial and Associated Services 

Objective
To protect provide for and/or improve retail centre facilities.

Vision
This zoning objective seeks to provide retail uses of a bulky nature, which will be in accordance with the County Retail Strategy and assess proposals impact on the vibrancy and importance of Cavan town centre. By nature, proposals for these areas involve large-scale buildings and require a high degree of accessibility and parking space for car users and delivery vehicles

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Advertisements/Advertising Structures, ATM, Carpark-Commercial Surface, Community Facility, Cultural Uses, Childcare Facility, Education, Funeral Home, Garden Centre, Residential Care Home, Health Centre, Offices less than 100 sq.m, Logistics/ Distribution, Offices 100-1000 sq.m, Offices greater than 1000 sq.m, Office based industry, Science/ Technology based industry, Light industry (clean), Warehousing, Showrooms, Cash and Carry, Transport Depot, Open Space, Public Services, Utility Installations, Public Transportation Station, Recreational Facility/Sports Club, Civic Amenity/Recycling Centre Facility, Restaurant/Café, Shop
, Taxi Office, Retail Warehousing
, Veterinary Surgery.

Not Permitted: 
Abattoir, Aerodrome/Airfield, Agricultural Buildings, Boarding Kennels, Caravan Park-Holiday, Caravan Park-Residential, Casual Trading, Burial Grounds, Concrete/Asphalt (etc.) Plant in or adjacent to a Quarry, Heavy Vehicle Park, Hospital, Special Industry, Extractive Industry, General Industry, Refuse Landfill/Tip, Rural Industry, Scrap Yard, Shops-Major Sales Outlet.

9.8.9 Amenity /Recreation:  

Objective
To preserve and provide for open space and recreational amenities. 

Vision
The zoning objective seeks to provide recreational and amenity for the community. Only community facilities and other recreational uses will be considered and encouraged by the Planning Authority. The primary uses in these areas include playgrounds, parks, other areas for outdoor activities, sports centres, sports pitches, outdoor recreation training centres and landscaped areas. They are often closely related to residential areas and town centres. High standards of accessibility are essential. These should be appropriate to the use that will be made of the area concerned. For example, local amenity areas and playgrounds may require emphasis on access for pedestrians and cyclists. Sports centres and training centres, serving a wider catchment area will require accessibility by public transport and car users.

Use Classes Related To Zoning Objective

Permitted In Principle:
Community Centre, Community Facilities, Cultural Uses, Golf Course, Open Space, Recreational Facilities/Sports Club, Woodland /Urban Forestry.

Not Permitted: 

The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Abattoir, Advertisements/Advertising Structures, Aerodrome/Airfield, ATM, Bed & Breakfast, Boarding Kennels, Betting Office, Residential Caravan Park, Cash & Carry Wholesale Outlet, Concrete/Asphalt etc. Plant in or Adjacent to Quarry, Childcare Facility, Night-Club, Doctor/Dentist etc, Enterprise/Training Centre, Funeral Home, Health Centre, Heavy Good Vehicle Park, Holiday Homes, Hospital, Household Fuel Depot, Extractive Industry, Light Industry, General Industry, Special Industry, Logistics, Major Waste to Energy Uses, Motor Sales Outlet, Offices, Park’n’Ride, Petrol Station, Refuse Transfer Station, Refuse Landfill, Residential, Retail Warehousing, Science and Technology Campus, Scrap Yard, Service Garage, Neighbourhood Shop, Major Sales Outlets, Take-Away, Tele-Services, Transport Depot, Warehousing.

9.8.10 Public /Community 

Objective

To protect and provide community and public facilities.

Vision 
Within this zoning category, uses which would provide for and improve social, community and public facilities are acceptable. The zoning aims to protect existing facilities and ensure further provision in the future. Such provision will be important in maintaining viable and stable communities within the town. These areas generally include community-related development including schools and colleges, health care institutions and development for other community uses. Often significant ancillary facilities such as staff accommodation and dedicated open space or sports facilities are included.

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Civic Buildings, Community Centre, Community Facilities, Cultural Uses, Open Space, Recreational Facilities, Public transport Interchange, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Childcare Facility, Education, Enterprise/Training Centre, Health Care Facilities, Offices, Public Services, Utility Installations, Recycling Centre Facility.

Not Permitted: 
Abattoir, Advertisements/Advertising Structures, Aerodrome/Airfield, Bed & Breakfast, Boarding Kennels, Betting Office, Residential Caravan Park, Cash & Carry Wholesale Outlet, Concrete/Asphalt etc. Plant in or Adjacent to Quarry, Night-Club, Funeral Home, Heavy Good Vehicle Park, Holiday Homes, Household Fuel Depot, Extractive Industry, Light Industry, General Industry, Special Industry, Logistics, Major Waste to Energy Uses, Motor Sales Outlet, Petrol Station, Refuse Transfer Station, Refuse Landfill, Retail Warehousing, Science and Technology Campus, Scrap Yard, Service Garage, Major Sales Outlets, Take-Away, Tele-Services, Transport Depot, Warehousing.
9.8.11 Integrated Waste Management Facility/ Industry
Objective

To promote the development of the integrated waste management facility with complimentary activities and uses.

Vision

This zone seeks to create, and enhance the integrated waste facility with a full range of complimentary uses within a well designed and attractive setting that would supply employment opportunities for the county using the best available technical and environmental practises. Non-industrial uses are limited to prevent land use conflicts and to preserve land for industry. The development of inappropriate mixes of uses, such as office based industry and retailing will be strongly discouraged.

Use Classes Related To Zoning Objective

Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Telecommunications Structures, Car park/Commercial surface, Park and Ride, Enterprise/Training Centre, Heavy Vehicle Park, Household Fuel Depot, General Industry, Light Industry, Open Space, Public Services, Refuse Transfer Station, Alternative Energy Installation, Recycling Centre, Science and Technology Based Enterprise, Scrap Yard, Special Industry, Transport Depot, Telecommunications Structure, Utility Installations and Landfill.
Not Permitted: 
Aerodrome/Airfield, Betting Office, Caravan Park-Holiday, Caravan Park-Residential, Burial Grounds, Residential, Residential Institution, Residential Care Home, Holiday Home, Rural Industry-Cottage, Agri-Tourism, Retail Activities, Golf Course, Night Club, Hotel, Conference Centre, Shop-Discount Food Store.

9.8.12 Residential Strategic Reserve –Phase 2, 3 and 4 lands as per Phasing Map. 

Objective 

To identify lands that are not suitable for Residential development within the current development plan period. 

Permitted in Principle 

The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive. None listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area. 

Guest house/hotel/hostel, convenience shop, medical and related consultant, nursing home, cultural uses/library, car parks, workshops, playing fields, places of worship, park/playground, halting site, utility structures, crèche/playschool, community facility, Educational facilities, home based economic activity, recycling facilities, sheltered housing, open space, public services 

Not Permitted 

Residential, comparison shop, retail warehouse, garages/car repairs, petrol station, motor sales, heavy commercial vehicle parks, cinema dancehall/disco, warehouse (wholesale), repository store depot, industry, cattle shed/slatted shed, broiler house, stable yard, amusement arcade, hot food take away. 

Open for Consideration 

Restaurant, public house, health centre, community hall & sports centre, recreational buildings/marina, offices, industry (light), tourist camping site, tourist caravan park, funeral homes, single detached house

With regard to the suitability of retail developments, applications will be assessed having due regard to the current County Retail Strategy and the Retail Planning Guidelines for Planning Authorities. 

9.8.13 Mixed Use Strategic Reserve
Objective: To facilitate opportunities for the development of commercial and office uses in a high quality environment.

The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Permitted in Principle: Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Childcare Facility, Education, Enterprise/Training Centre, Health Care Facilities, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services, Uses such as convenience food stores and supermarkets are open for consideration provided they are supported by a detailed Impact Assessment and a detailed sequential test.

Not Permitted: Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard,  Shops-Major Sales Outlet, Residential. 

9.8.14 Mixed Use (adjacent to town core) Strategic Reserve 

Objective
To facilitate opportunities for the development of mixed-use development of commercial and office uses enterprises in a high quality environment. 

Vision
It is an objective of this zoning to promote the development of business areas as the primary locations for the development of commercial uses that are appropriate to proximity to town centres and require higher environmental standards higher than those in industrial areas, office based industry and business parks. Commercial areas generally contain one or more of a wide variety of uses that includes business uses, offices, hotel/conference centres and restaurants/cafes/public houses. All proposed development will be associated with a context sensitive integrated urban design approach with the co-ordinated provision of high quality amenity and landscaped areas. This will be achieved though the preparation where appropriate of Masterplans. Design Briefs will be prepared for strategic locations in association with key stakeholders.  In as far as is possible the mobility needs of businesses will be matched with the accessibility of different locations and developments characterised by high levels of employment will be encouraged in areas where there is convenient access to residential areas. Pedestrian and cycling routes will be actively pursued. 

Use Classes Related To Zoning Objective
Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Childcare Facility, Education, Enterprise/Training Centre, Health Care Facilities, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services.

Not Permitted:

Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard,  Shops-Major Sales Outlet, Special Industry, Residential.

9.8.15 Mixed use (peripheral) Strategic Reserve 

Objective
To facilitate opportunities for the development of mixed-use development of commercial and office uses enterprises in a high quality environment. 

Vision

It is an objective of this zoning to promote the development of business areas as the primary locations for the development of uses that are inappropriate to town centres and require environmental standards higher than those in industrial areas, such as wholesale activities commercial recreational facilitates, office based industry and business parks. Commercial areas generally contain one or more of a wide variety of uses that includes business uses, offices, hotel/conference centres and restaurants/cafes/public houses. Uses that are particularly appropriate to these areas include wholesale, business service uses, the sale of motor vehicles. Limited forms of retailing and residential development shall be permitted in locations identified by objectives. Where residential use is permitted life work units will be encouraged. All proposed development will be associated with a context sensitive integrated urban design approach with the co-ordinated provision of high quality amenity and landscaped areas. This will be achieved though the preparation of Masterplans. Design Briefs will be prepared for strategic locations in association with key stakeholders.  In as far as is possible the mobility needs of businesses will be matched with the accessibility of different locations and developments characterised by high levels of employment will be encouraged in areas where there is convenient access to residential areas. Pedestrian and cycling routes will be actively pursued. The development of inappropriate uses, such as heavy industry will not be encouraged

Use Classes Related To Zoning Objective
Permitted In Principle: 
The uses listed under the ‘permitted in principle’ paragraph below are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area.

Advertisements/Advertising Structures
, ATM, Telecommunications Structures, Car park/Multi-storey/Commercial surface, Park’n’Ride, Cash & Carry/Wholesale Outlet, Childcare Facility, Education, Motor Sales Outlet, Enterprise/Training Centre, Health Care Facilities Logistics, Offices, less than 100 sq.m., Offices 100 sq.m-1,000 sq.m., Offices over 1,000 sq.m, Office-Based Industry, Open Space, Petrol Station, Public Services, Utility Installations, Science and Technology Based Enterprise, Tele-Services, Warehousing, Industry.

Not Permitted:
Abattoir, Aerodrome/Airfield, Agri–Tourism, Betting Office, Boarding Kennels, Concrete /Asphalt etc. Plant in or adjacent to Quarry, Night Club, Funeral Home, Golf Course, Heavy Vehicle Park, Holiday Home, Home Based Economic Activities, Household Fuel Depot, Extractive Industry, Major Waste to Energy Uses (major indicates an annual input of greater than 10,000 tonnes from external sources), Refuse Landfill, Refuse Transfer Station, Scrap Yard, Shops-Major Sales Outlet, Residential.

9.9 Schedule of Map Specific Objectives 

Specific objectives to direct development have been created and are indicated on the zoning map. These objectives are indicated in the following schedules for the Town and Environs. 

9.9.1 Town Centre Specific Objectives (refer to Town Council Map)

A. To provide civic facilities.

B. To facilitate backland development to form a civic space.

C. To implement and provide for Abbeylands Redevelopment Scheme.

D. To improve and enhance Market Square.

E. To create new street and squares with appropriate streetscape and high standard of architectural treatment.

F. To provide pedestrianisation.

G. To facilitate regeneration of civic spaces.

H. To promote and redevelop the “Egg Market” with appropriate market and commercial uses.
I. To facilitate appropriate and co-ordinated backland development.

J. To promote environmental improvements and reduction in visual clutter.

K. Masterplan to be prepared in conjunction with relevant stakeholders for mixed use development which will facilitate office development and higher density residential development subject to the provision of adequate amenity space (private and public), carparking and high quality architectural treatment. 

L. To provide for linear river walk/parkland.

M. To promote redevelopment which shall reflect key site locations and improve traffic flows.

N. To protect vistas of the cathedral.

O. To protect residential areas from inappropriate development.

P. To provide linear walk for pedestrians and cyclists.

Q. To provide for watersports activities and amenity use subject to feasibility plan. 

R. Development within this location shall retain the mature trees and the amenity value of this area shall be protected.

S.   Development in this location will ensure the preservation of the Royal School, which is a protected structure and protect and enhance views and vistas of the Royal School. 

T. Masterplan to be prepared in conjunction with relevant stakeholders for town centre extension (including retail) and high density residential development subject to the provision of:

(a) Development of appropriate roads infrastructure

(b) Killymooney Lough Public Park

(c) The extension of educational facilities. 

U.  High residential densities will be permitted subject to provision of adequate amenity space 
(private and public), car parking and high quality architectural treatment in respect to urban structure and built form.

V. Development within this area will be designed subject to strict compliance with the best engineering practices for surface drainage. As such sufficient areas of land will be required for amenity use.

W. To facilitate appropriate and co-ordinated development, reflect key site   location subject to high quality urban design and architectural treatment.

X. To ensure the provision of an appropriate private and public open space and a high standard of design.

Y.
To maintain an exclusion zone along the length of the river, which would be kept free from development, this would be 10-20 meters depending on gradients along both sides of the river. This area will form a linear parkway and wildlife corridor.

Z. Masterplan to be prepared in conjunction with relevant stakeholders for town centre development which will improve town core vitality and viability. Development in this location must ensure that the redevelopment of the area respects the existing street layout and prevalent design features.  Consideration will be given to the removal of the Farnham Garden Railings. If removed these railings must be preserved and their reuse is encouraged. The removal and reuse of these railings shall be undertaken in consultation with the Local Authority
9.9.2 Environs Specific Objectives (refer to Town Environs Map)

1. Masterplan to be prepared in conjunction with relevant stakeholders for development of a technology park.

2. Development proposals shall reflect hub gateway locations and will be required to meet the highest urban design standards. Retail development which conflicts with the retention of the viability and vitality of the town centre will not be permitted.  

3. Masterplan to be prepared in conjunction with relevant stakeholders for development and integration of office park and retail warehousing, subject to strict compliance with the best engineering practices for surface drainage.

4. Environmental improvements to roadside to be undertaken in conjunction with development proposals.

5. To provide for ecological park in conjunction with education, heritage and artistic uses and appropriate landuses in accordance with a Masterplan for the area.

6. To provide for water sport activities, amenity use subject to preparation of feasibility study and action plan.

7. To provide for linear amenity route along railway line.

8. To provide high quality sporting, recreation and amenity facilities.



9. Masterplan to be prepared in conjunction with relevant stakeholders for residential development subject to the provision of: 

(a) Development of appropriate physical and social infrastructure

(b) Provision of a range of appropriate public recreational facilities

(c) Protection of existing heritage items

(d) High quality architectural treatment in respect to topography, urban structure and built form

(e) Necessary social and physical infrastructure etc. is to be provided within each Masterplan area to which they relate.

10.  To investigate potential for forest park.

11. To provide for river walk.

12. To protect water resource.

13. To facilitate the sustainable development of Farnham Estate in accordance with best practices.

14. To facilitate appropriate redevelopment of St. Felims using conservation-led best practices.

15. To provide for a neighbourhood facility.

16. Retail development which conflicts with the retention of the viability and vitality of the town centre will not be permitted.  

17. To facilitate appropriate and co-coordinated development reflect key site location subject to high quality urban design and architectural treatment.

18. To provide for residential development subject to the provision of adequate infrastructure for servicing.

19. To maintain an exclusion zone along the length of the river, which would be kept free from development, this would be 10-20 meters depending on gradients along both sides of the river. This area will form a linear parkway and wildlife corridor.

20.Development here is limited to development that complements uses intended for IDA Industrial Lands adjacent, and proposals must be accompanied by an ecological report.

21. That the Planning Authority is open to considering proposals for the development of these lands for limited retail convenience and comparison offers in conjunction with retail warehousing developments.  The retail convenience element shall not exceed 1,800 square metres and the comparison element shall not exceed 1,500 square metres.  Any application for the lands must be supported and accompanied by a detailed Retail Impact Assessment and Sequential Test.  The scope of the Retail Impact Assessment and Sequential Test shall be as determined by the Planning Authority. 

9.10 Masterplans 
Masterplans establish strategic planning principles for each area including phasing, infrastructure provision, community facilities, density, layout, open spaces, landscaping and development design.

b. Master Plans will be prepared by the applicant/s in consultation with the Planning Authority and shall be agreed by the Council prior to grant of permission and will be submitted as part of any future planning applications.  Masterplans to be approved by the planning authority, will be framed within development plan policy, shall be prepared prior to the submission of planning applications and be undertaken in conjunction with relevant stakeholders as designated by the planning authority. The cost of preparation will be borne by the landowners/developers. 

c. Master Plans may be undertaken by the Planning Authority and in this case a Special Contribution towards the cost of preparation of same will be attached to planning applications subsequently approved. 
d. “It is necessary that the first applications (after a Masterplan is first introduced to an area) that is lodged for lands within the relevant Masterplan area must be accompanied by the developed Masterplan required for the overall area.  It shall therefore be a requirement that the full Masterplan document must form an integral part of such applications.  Any subsequent application within Masterplan Areas must comply with the Masterplan accepted as part of the first approved application or in the event that there is minor acceptable variance from provisions of the approved Masterplan, they must not be of a scale or significance that would prejudice the strategic objectives and provisions of the said Masterplan.

 The Masterplan will require the provision of physical, community and social infrastructure to meet the needs of the growing population. The provision of these infrastructures will be funded by the developers of the proposed development. Open space provision in Masterplan areas will be provided in excess of the normal standards and will be required in selected areas to maintain the character of such lands as well as suitable community based facilities.  Notwithstanding, the fact that the lands have been zoned in this plan, no planning permission for development will be granted until an approved master plan for development of the area, as a whole, has been agreed by the planning authority. Subsequent planning applications will be adjudicated on compliance.  Specific objectives have been included; please refer to the text and the Zoning Map.
The Masterplan will consist of:

· Written statement and a plan or series of plans indicating the objectives, in such detail as may be determined by the Planning Authority, for the proper planning and sustainable development of the area to which it applies.

· Be consistent with the policies and objectives of this plan and the County Development Plan.

· Establish an overall urban design framework for the development of the area including design guidance on quality architectural treatment (materials, height) in respect to topography, urban structure and built form consistent with the established character of the town.  

· Overall engineering framework including road, footpath, lighting and water services.

· Recreational and amenity facilities, physical and community infrastructure, as appropriate, should be developed in association with the development and should be identified

· Show how the development links with the town centre and service facilities in terms of safe and accessible pedestrian and vehicular linkages.

· Include plans for the phasing of development.  
· Issues pertinent to the sustainable management and conservation of Biodiversity shall be considered in all Masterplans. 

It is necessary that the first applications (after a Masterplan is first introduced to an area) that is lodged for lands within the relevant Masterplan area must be accompanied by the developed Masterplan required for the overall area.  It shall therefore be a requirement that the full Masterplan document must form an integral part of such applications.  Any subsequent application within Masterplan Areas must comply with the Masterplan accepted as part of the first approved application or in the event that there is minor acceptable variance from provisions of the approved Masterplan, they must not be of a scale or significance that would prejudice the strategic objectives and provisions of the said Masterplan.
A Masterplan at ‘Swellan’ in Cavan Town is at advanced draft stage.

It is not proposed to change the zoning of lands to reflect the precise zonings as provided for in this Masterplan (or any other masterplan in the Town and Environs area).  However, it is an objective of the Cavan Town and Environs Development Plan to ensure the implementation of the provisions of the Masterplan to an extent that proposals, for land uses, which are in accordance with general principles of a Masterplan, will not require a Material Variation of the Development Plan simply by virtue of technical conflict with the zoning description contained in the appropriate Development Plan.
9.11
Implementation Objective: 

The required legal / financial agreement shall, inter alia, provide for the following -

· The design and construction of the  Strategic Routes and Road improvements  

· The design and construction of the appropriate foul sewers. The sewer shall be designed and constructed so that sufficient capacity is provided to accommodate the Plan lands and other lands that can drain by gravity to the sewer.

· Alterations to rivers lakes, streams and other surface water arrangements to provide suitable and sustainable surface water drainage of the area without negative flooding impacts elsewhere.

· The provision of the parks and amenities, including the sports facilities in accordance with the provisions of approved Masterplans.

· Arrangement to facilitate access to infrastructure from non-parties to the agreement subject to reasonable apportionment of the overall costs of providing the infrastructure.

9.13
Security Bonds

Conditional to the granting of planning permission, development work shall not commence on site until security has been given for the satisfactory completion and maintenance of residential developments and ancillary services until such time as they are taken into charge by the Council.  The Planning Authority may demand a security bond for any development where it is felt that this is necessary to ensure the satisfactory completion and maintenance of site works/services. The amount of the security bond will be related to the estimated cost of the development works and services.
9.15 Development Management Standards

9.15.1 Building Heights

The height of new or altered developments do not have to be held to that of immediate adjoining properties, but minimise potential localised disamenity. In general, heights should respect the local streetscape or villagescape. New developments or alterations will not be allowed to prejudice the setting or views of the Record of Protected Structures, landmark buildings, Architectural Conservation Areas etc. Heights may and can be appropriate to reinforce the urban form or when buildings are designed as landmark structures to their particular setting. The design of new buildings will be assessed on a case by case basis in terms of height, scale and mass. New developments should avoid overlooking and overshadowing. 
9.15.2 Overlooking

In general, the 22 metres distance between opposing first floor windows for habitable rooms is an accepted norm in residential design, however flexibility must be employed in the assessment. Living room and balconies on upper floors should consider a separation distance of 35 metres or more
9.15.3 Overshadowing

A development of a significant height may require a daylight and shadow projection diagrams in accordance with ‘Site Layout Planning for daylight and Sunlight: A Guide to Good Practice (BRE 1991) or B.S. 8206 Lighting for Buildings Part 2 1992: Code of Practice for Day lighting. 

9.15.4 Sightlines and Building Lines 

Sight lines and building lines shall be in accordance with document published by Cavan County Council and Cavan Town Council’s document entitled ‘Guide to Road Design and Safety Issues in Planning Control’. 

9.15.5 Materials 

The following will be taken into consideration in the assessment of planning applications

The Council encourages the use of Hardwood for windows and doors in all new structures rather than uPVC, which is environmentally unsustainable. 

The use of uPVC in new developments.
The Authorities encourage the use of local materials in the construction of new dwellings so as to enhance and maintain the character of the local area. 

The choice of colours for external finishes should blend in with local traditions and surrounding buildings. 

9.15.6 Access for All
Where buildings are intended for public access they should be accessible to all people. Their facilities should be so designed as to accommodate people without difficulty. Part M of the Building Regulations 2000 aims to ensure that buildings should be accessible and usable by everyone, including the aged, people with disabilities and people with children. Dwellings should be designed and constructed so that:

1) All people can safely and conveniently approach and gain access.

2) All people can have access to the main habitable room at this level, it is considered adequate to provide for access to habitable rooms on the storey containing the main living room.

3) A WC is provided at entry level, or where there are no habitable rooms at entry level, in the storey containing the main living room with adequate provision for access and use of the WC by people with disabilities.

Layout and design of a residential development gives consideration to the needs of the ages, people with disabilities and people with children. Building designs shall allow full access to the building for all persons. Access considerations will be extended to the public realm, with the position of street furniture, paving and other elements being assessed on an ongoing basis. Open space associated with a development shall be designed with the needs of the disabled and mobility impaired in mind. The National Disability Authority’s 2002 publication ‘Building for Everyone’ and other relevant documentation offers good practice on accessibility issues. This document should be considered at design stage.
9.16 Residential Development 
9.16.1 Quality Housing Environments 

· Good design is at the core of creating good quality residential environment. The design of new housing developments should pay particular attention to the characteristics of local setting. It is imperative that a high standard of design and quality of environment are created, which in turn will contribute to a sense of space and an identity being created. All applications for new developments will be assessed having regard to government policies, in particular Residential Density Guidelines for Planning Authorities (1999) and the ‘Draft Sustainable Residential Developments in Urban Areas Guidelines’ (2008).
· Housing developments of >25 dwelling units or more shall submit with the planning application a Design Brief which shall include 

- 
Site appraisal: provides site analysis in terms of addressing        location, aspect, views, slope analysis etc.

-
Concept Statement: the starting point for the design process, this should set out the quality objectives for the scheme. The concept should shape the landscaping scheme indicating the use of existing planting and presentation of ideas around overall spatial form.

-
Sketch Plans – presents the more detailed proposal, linking the concept to the design of built form. 

-
qualitative aspects of the scheme –safety, privacy, sense of space

-
quantitative aspects –density, private and public open space, car parking

-
concept for proposed dwellings

-
justification for location and siting of dwellings

-
means of incorporating sustainable design

-
demonstration of how the scheme can best integrate into the wider built environment with footpaths, cycle-paths, community facilities, schools etc. 

· High densities should be provided in appropriate locations. Site configuration and area will have an impact on the density levels achievable. 

· Layouts, elevations and design must be designed to emphasis a sense of place and community.

· Innovation in layout is of key importance and new types of layouts are encouraged i.e. creation of courtyards.

· Links should be indicated for both pedestrians and cyclists showing links from new/proposed developments to town cores and social and community facilities like schools etc and other housing areas. 

· Plans for hard and soft landscaping should be included at planning application stage. 

· Development should assess and indicate locations of natural features and where possible retention of same is encouraged.

· Public areas should be overlooked by housing. 

· Traffic safety should comply with ‘Guide to Road Design and Safety Issues in Planning Control’ published by Cavan County Council and Cavan Town Council. 
· Consideration should be given to differences in height between housing estates, from an engineering perspective and in relation to design of services.

9.16.2 Housing Layout 

The layout of new residential development should be designed to create a strong sense of identity and a sense of place. New developments should take full account of the characteristics of the natural and built environment of the site, the views and vistas to and from the site, and the surrounding area. Where land is being developed for housing, the following considerations will be taken into account in the assessment of the proposal:

· The need for land to be used economically.
· Appropriate density.
· The capacity of the physical and social infrastructure to cater for the design population.
· The adequacy of present and future community facilities.
· Adequate privacy for individual dwelling units.
· The safety of proposed layouts and the capacity of existing roads to absorb future developments.
· Adequate provision of car parking, open space, landscaping and planting.
· Integration with existing developments and the preservation of features on the site.
9.16.3 Density

The Residential Density Guidelines for Planning Authorities 1999 (or most recent updated version) will be used where appropriate. Cavan County Council and Cavan Town Council will also have regard to the ‘Draft Sustainable Residential Development in Urban Areas Guidelines’ (2008).  However whether or not a particular density is appropriate in any given case will, in practice, depend on local conditions and on the design and layout of the scheme rather than on some predetermined scale of densities for the area. Where sewerage facilities exist or are being planned for, the main determinant of the density acceptable to the County Council will be the extent to which a scheme:-

1. Provides for both public and private open space including supervised play areas.
2. Provides adequate privacy for each household.
3. Has a design that enables the scheme to merge successfully into the landscape.
4. Provides car parking, cycling and walking links.
5. Has a mix of dwelling types.
9.16.4 Apartments 

The provision of apartment schemes will be considered in appropriate locations. Apartment schemes can be appropriate where there is a demand for smaller units of accommodation and where apartment building would generally be in harmony with the character of the area. Apartments can also facilitate higher densities especially where they are strategically located close to town cores and in locations close to schools, childcare facilities, shops, and recreational facilities. Where land is being developed for apartments the following considerations will be taken into consideration:

· The need for land to be used economically.
· Appropriate density.
· The adequacy of present and future community facilities.
· Adequate provision of car parking, open space, landscaping and planting.
· Integration with existing developments and the preservation of features on the site.
· The mix of apartment types proposed i.e. 1 bedroom, 2 bedroom etc. 

· Compliance with Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning Authorities, September 2007.
· Compliance with ‘Waste Requirements for Apartments and Housing Developments in Cavan’, refer to Appendix. 

9.16.5 Residential Mix in House and Apartment Development

Cavan County Council encourages diversity rather than uniformity. A mix of dwellings throughout the development is recommended with a mixture of dwelling types and sizes, to cater for different categories of households. 

9.16.6 Separation between Dwellings 

Adequate distance shall be provided between semi-detached and detached dwelling housing, which should be equally divided between dwellings so as to allow for a useable side entrance. The gradients between dwellings shall be considered in the determination of the distance between the dwellings. 
9.16.7 Private Open Space 

Privacy is an essential part of human living and is particularly important in relation to homes. Private open space should be designed for maximum privacy and orientated for maximum sunshine and shelter. All planning applications shall be assessed against the current/most updated version of the Residential Density Guidelines for Planning Authorities in terms of provision of private open space. Details of boundary treatment of private open space should be indicated on proposed planning applications. Private open space should be useable for the proposed residents. Long narrow rear gardens, difficult gradients or awkward shapes are therefore not acceptable. Private open space for apartments shall be in accordance with Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning Authorities, September 2007. 
9.16.7.1 Public Open Space for Residential Development 

Public open space must be carefully designed as an integral part of the layout and should be addressed at the initial design stages.

The following should be taken in consideration in relation to public open spaces:

· Areas with high gradients or otherwise impractical to function effectively will not be acceptable as open space. 

· Narrow tracts of land (less than 10m) or pieces of land ‘left over after planning’ are not acceptable. 

· Passive supervision i.e. Public Open Space should be overlooked by as many dwellings as possible. 

· The retention of natural features is of key importance. 

· On large sites, areas should be identified for a various hierarchy of uses e.g. –more casual places for smaller children to play, informal kick areas and passive amenity etc. 

· Appropriate pedestrian and cycle linkages between open spaces should be clearly indicated on the site layout plan.

· Hard landscaping elements should be identified. 

· Public open space should be provided at a minimum rate of 10% of the total site area. 

9.16.8 Road Layouts in Residential Areas

The layout and detailed design of roads is crucial to the shaping of all developments. Road layouts should be considered as part of the overall concept and should not be the starting point of the design layout. Housing layouts dictated solely by the geometry and size of roads lead to bland, anonymous residential housing estates with no ‘sense of place’ or neighbourhood. The following should be taken into consideration:

· The arrangement of buildings, rather than roads, should be the primary consideration to create enclosure and a sense of space with which resident’s can identity. 

· The creation of attractive urban forms, where security for pedestrians, cyclists and children is paramount. 

· ‘Traffic calming’, to ensure low traffic speeds, should be designed into the layout from the outset, rather than added as an afterthought.

· Distributor roads should be constructed in accordance with ‘Guide to Road Design and Safety Issues in Planning Control. 

Additional guidance can be found in the DoEHLG Recommendations for Site Development Works for Housing Areas (1998).  
9.16.9 Car Parking in Residential Areas

Car parking standards are laid out in 4.4.1. Residential layouts should generally not be dominated by car parking along the access roads. New residential development should generally take account of the following criteria regarding car parking

· Car parking for detached and semi detached housing should be within the curtilage of the site.

· Car parking for apartments and terraced housing should be in informal groups overlooked by housing units. The visual impact of large areas of car parking should be reduced by the judicious use of screen planting, low walls and the use of different textured or coloured paving for car parking bays.

9.16.10 Landscaping

Planting and landscaping can be used to incorporate new buildings into their surroundings and provide privacy between dwellings. New planting should consist of local plant types indigenous to the area locally grown native species e.g. Hawthorn, Blackthorn, Ash, Hazel and Holly.  Climbers such as Dog Rose and Honeysuckle are also important in native hedgerows. 

9.16.10.1 Hard Landscaping

Hard Landscaping design, including paving and street furniture, is an important element in defining the character of the spaces between buildings and public open spaces. Hard landscaping works can help to:

· Provide a visual link to the surroundings

· Define and enclose spaces, and delineate public from private space

· Provide security to provide areas

· Distinguish between pedestrian, cycle and vehicle movement

· Provide suitable play space for children

Materials must be appropriate, durable and of a good quality. Careful consideration must be given to the design of hard surfaces such as streets, squares, open spaces, paved areas, footpaths and driveways. The textures and colours of the materials chosen must be sympathetic to the locality and be an integral part of the design. The siting of street furniture should be provided so that it does not hinder accessibility.  

9.16.11 Development Taking in Charge
The Council will take in charge all public areas in residential estates including public open spaces in accordance with its obligations under the Planning and Development Act 2000. A document ‘Policy for Taking in Charge of Housing Developments’ October 2006 has been published by Cavan County Council. Applications for taking housing estates in charge shall fully comply with this document. Developers are encouraged to request pre-commencement meetings with Development Compliance Team so that standards and policies can be outlined. A Commencement Notice is required for all developments. Unfinished or non compliant (with planning permission) housing developments will not be taken in charge. 

Objectives

To encourage a high quality standard of housing estate and to ensure that housing estates taken in charge by Cavan County Council are fully in compliance with Cavan County Councils document ‘Policy for the Taking in Charge of Housing Developments’ October 2006 (or most updated version)

9.16.12 Naming of Estates

Naming of residential estates shall reflect local place names and local people of note, heritage, language or topographical features as appropriate, and shall incorporate old and Irish place names from the locality as much as possible. The use of bi-lingual or Irish-Language signs is encouraged.

Naming and numbering of residential estates shall be approved in advance by the Planning Authority. The final decision is made by the Place Names Committee.  Along with suggested estate names, developers shall submit reasons for their choice. Signage should be of appropriate size and material, and shall be erected in a timely manner.  
9.16.13 Street Lighting and Public Utilities

Street lighting should be at least to the standards set out in the ESB publication ‘Public Lighting in Residential Estates’. Pedestrian links must be illuminated. Lighting levels within a new development must create a secure environment. Dark corners and alleyways should be avoided. The use of low pressure lighting and full cut lighting shall be encouraged for environmental, economic and road safety reasons. Lamp posts in prominent positions can help to define an area and promote a sense of place among residents.

To preserve the amenity and visual character of an area, and in the interests of public safety, all services including electricity, public lighting, telephone, broadband and television cables shall be provided underground in all new developments. 

9.16.14 Childcare Facilities

All childcare facilities shall be provided in accordance with the ‘Childcare Facilities: Guidelines for Planning Authorities’ (DoEHLG). Applicants should consult with the ‘Childcare (Pre School Services) Regulations 1996 and 1997’ for Department of Health and Children regulations. Applicants are advised to seek advice of the Cavan County Childcare Committee and the Health Board prior to lodgement of a planning application. 

Applications should include the following information at application stage

· Nature of Facilities:

-    Full day care

-    Sessional

-    Drop In

-    After School Care

· Numbers and Ages of Children

· Adequate parking for staff and set down areas for customers

· Hours of Operation

· Open space provision

· Local Traffic Conditions. 

Objectives

· To facilitate and encourage the provision of childcare facilities at appropriate locations, as identified in the Childcare Facilities: Guidelines for Planning Authorities Guidelines. 

· To engage the expertise of Cavan County Childcare Committee in relation to the need and assessment, where appropriate of new childcare facilities. 

· To encourage and facilitate developments of this nature in locations close to existing community and educational facilities. 

9.17 Retail Warehousing
Applications for retail parks and retail warehousing will be required to demonstrate the impact on the existing town centres close to the site. As it is a policy of Cavan County Council that access off National Routes are not permitted at the 100kph speed limit, any retail warehousing development will require an impact assessment on the operation of the National Route where it is proposed to take access directly off a National Route or is likely to generate traffic on a National Route.  A description of the target market and catchment area will be required in order to assess this. If a number of retail warehousing elements are existing/proposed in an area, the cumulative impact of these must be assessed. Full details of the types of goods to be sold should be described in the application. Details should include whether the goods fit into the category of comparison or bulky goods as described in the Retail Planning Guidelines. 

9.18 Service Stations 
New petrol stations and refurbished existing stations will be required to have a high standard of overall design and architectural layout to ensure an attractive development that integrates with and complements or enhances its surroundings. The forecourt canopy should be integrated into the overall design and sited so that it does not dominate the surrounding buildings. 

Petrol filling stations must be located on the outskirts of a town/village but inside the 50km or 60km speed limits. The preferred location is on the near side of the roadway on the way out of town. 

The essential purpose of petrol stations is to provide facilities for the sale of fuels for vehicles. The Council however recognises the more intensive role of petrol stations in recent times, and the expansion from merely fuel depots to the provision of a wide range of convenience and other goods and services. Applications for planning permission for such developments should contain the following:

· Detailed proposals for the service station will be required, including method of disposal of wastewater from carwash areas, traffic management, surface water outlet and oil interceptors etc. The development shall be designed and operated in such a manner that it does not adversely affect existing road drainage in the area. 

· High quality design and material content. Advertising material should be restricted to a minimum and no lighting shall be installed so as to cause glare or interference to any user of an adjacent public road. 

· Standard petrol station canopies may be required to be replaced with more sympathetic canopies designed to the satisfaction of the Council, such as light steel and glass or slated roofs with little or no attached signage. 

· Strident and multiple colouring should be avoided and will be discouraged. The size and colour should be such as to take cognisance of its setting and location in the landscape.

· Any associated shop shall remain secondary to the use as a petrol filling station and any retail element shall clearly demonstrate that it would not affect the existing retail development in the town centre. 

· The provision of deli counters shall comply with relevant standards from Water Services and Environment Section in relation to grease traps etc. 

9.19 Shopfront Design 

Shopfronts are one of the most important elements in determining the character, quality and image of retail streets in County Cavan.  In order to increase the attractiveness of the towns and villages in the County, the Council will promote a dual approach to shopfront design:

1. Protecting traditional and original Shopfronts

2. Encouraging high quality contemporary shopfront design. 
The following will be considered in the assessment of new Shopfronts and alterations to existing Shopfronts: 
· The design of Shopfronts should reflect the scale and proportions of existing streetscape. 

· Existing remaining traditional Shopfronts shall be retained and are considered as an important element of a town or villages streetscape. 

· Design, colour scheme and signage proposals should accompany all planning applications for replacement of shop fronts and new shop fronts. 

· Signage must be compatible with existing streetscape. The use of timber, stone, glass and steel are encouraged.

· Contemporary Shopfronts are encouraged provided they are designed to traditional principles of scale, proportion and detailing. 

· Appearance and proportions of original Shopfronts shall be retained. 
9.20 Advertising Signs

Advertising signs should be designed as an integral part of the shopfront and will not be permitted to dominate the façade or interfere with windows or other features or detailing on the building.

The following are encouraged:

Traditional painted sign-writing signs using appropriate colour schemes. 

The use of solid block individual lettering affixed directly to facades

Light fixtures should be of modest form and size and should not cause a traffic hazard. 

The use of traditional timber or wrought iron hanging signs, with painted or enamelled finishes. Signs shall be of a limited size and projection and limited to a maximum of one sign for each façade. 

The following are not permitted:
Use of plastic, PVS, Perspex and neon signs or lettering or detailing on any exterior.

Internally illuminated box fascia signs

Internally illuminated projecting signs, whether fixed or hanging

Provision of multiple signs whether small or large, which would cause visual clutter on buildings or within the streetscape of a town or village

9.21 Fast Food Outlets/Take Aways 
The cumulative impact of a number of take-away restaurants in any particular area will be considered in the assessment of any application. Impacts such as noise, litter, disturbance and traffic, will also be taken into consideration. The Planning Authority will control the opening hours of take aways.  

9.22 Development in Architectural Conservation Areas

The Council will have regard to the following in relation to developments in any Architectural Conservation Areas designated in the lifetime of the plan. 
· The effect of the proposed development on buildings and the surrounding environment, both natural and man-made

· The impact of the proposed development on the immediate streetscape in terms of compatibility of design, scale, height, plot, width, roof treatment, materials, landscaping, mix and intensity of proposed use.

· New alterations and extensions should complement existing buildings/structures in terms of design, external finishes, colour, texture, windows/doors/roof/chimney/design and other details

· In dealing with advertisements in Architectural Conservation Areas, the overriding consideration will be the enhancement and protection of the essential visual qualities of the area. 

9.23 Development in relation to Protected Structures
Advice should always be sought in relation to any proposed works to a Protected Structure.

In the assessment of planning applications for alterations and/or additions to a Protected Structure, the Council will have regard to:

· The various elements of the structure which gives the protected structure its special character and how these would be impacted on by the proposed development.

· In the case of a material alteration of a Protected Structure, the suitability of such use having regard to its potential impact on the structure including works necessary to comply with Fire and Building Regulations  

· Windows or doors made from aluminium, uPVC or similar material will not be permitted in Protected Structures. Original windows should be maintained and repaired if necessary. 

· A detailed Conservation Report shall accompany planning applications for works to Protected Structures which shall be carried out in accordance with ‘Architectural Heritage Protection: Guidelines for Planning Authorities, 2004, DoEHLG. 

· High quality design will be a foremost consideration when assessing proposals for development within the curtilage of a protected structure, with particular emphasis on siting, building lines, proportions, scale, massing, height, roof treatment and materials. Innovative contemporary designs are encouraged and applications should include an appraisal of the wider context of the site and structure. 

9.24 Extension to Dwellings. 
The design and layout of extensions to houses should have regard to amenities of adjoining properties particularly as regards sunlight, daylight and privacy. The character and form of the existing building should be respected and external finishes and window types should match the existing. 

Extensions should:
· Follow the pattern of the existing building as much as possible.

· Be constructed with similar finishes, where appropriate and with similar windows to the existing building so that they will integrate with it. 

· Have a pitched roof, particularly when visible from the public road.

· Dormer extensions should not obscure the main features of the existing roof, i.e. should not break the ridge or eave lines of the roof. Traditional style dormers should provide the design basis. Dormer extensions are generally not acceptable in streetscapes. 

· Care should be taken to ensure that the extension does not overshadow windows, yards or gardens or have windows in flank walls which would reduce the privacy of adjoining properties. 

9.25
Security Bonds

Conditional to the granting of planning permission, development work shall not commence on site until security has been given for the satisfactory completion and maintenance of residential developments and ancillary services until such time as they are taken into charge by the Council.  The Planning Authority may demand a security bond for any development where it is felt that this is necessary to ensure the satisfactory completion and maintenance of site works/services. The amount of the security bond will be related to the estimated cost of the development works and services.

9.26  Development Management Standards –Specific Objectives for Unfinished Estates in the County

· Appropriate and timely action where deemed necessary on significant issues of Public Health and Safety. 

· Prioritising site resolution of occupied/unfinished estates. 

· Providing direction to, and securing the co-operation of, developers and other relevant stakeholders in an effort to secure compliance with planning permission.. 

· Taking enforcement action and the „calling-in‟ of bonds and cash deposits in order to complete the developments, where appropriate. 

· Accommodating (under the development management process) appropriate revisions to the design, layout and/or use of the permitted development in order to secure their completion/occupation. 

· Restricting (under the planning process) certain additional development types in areas where there is a surplus. 

· Increased efforts towards facilitating and promoting opportunities for enterprise and employment. 

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.





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 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 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 CSP6 


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.  





Policy CSP5


It is the policy of the Council to operate a pro-active approach, and to work with other relevant parties, towards achieving a sustainable resolution to the difficulties associated with unfinished/unoccupied estates within the County.














� Dept. of Environment, Heritage & Local Government, 2005


� River Basin Management Plans to be in place by 2009.


� Representatives from local authorities within the River Basin District, Regional Authorities, Department of the Environment and Local Government, Department of Agriculture, Food and Rural Development, Department of the Marine and Natural Resources, Environmental Protection Agency, Geological Survey of Ireland, Central Fisheries Board, regional fishery board(s), Teagasc, Coillte, Dúchas, Office of Public Works, relevant stakeholders and any other organisation as appropriate. The Group’s role is to oversee and advise on (a) development of the project (b) implementation of the works relating to their organisations that are necessary for the successful establishment and implementation of the River Basin Management System, in particular the Programme of Measures, and (c) preparation and implementation of the River Basin Management Strategy.


� Cavan County Council & Cavan County Heritage Forum (2006) Cavan County Heritage Plan 2006 -2011 p. 7.


� Department of the Environment Heritage and Local Government (2005), Architectural Heritage Protection: Guidelines for Planning Authorities, p41


� A habitat can be defined as a place where an organism or a population of organisms lives.


� Subject to the Retail Planning Guidelines and the County Retail Strategy


� Where the use is ancillary to the use of the dwelling as a main residence.


� Where the use is ancillary to the use of the dwelling as a main residence.


� Where the use is ancillary to the use of the dwelling as a main residence.


� Subject to the preservation of visual amenities of the area and traffic safety implications.


� Subject to the preservation of visual amenities of the area and traffic safety implications.


* The uses listed under the ‘permitted in principle’ paragraphs above are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area





� Subject to the preservation of visual amenities of the area and traffic safety implications.


� Subject to the preservation of visual amenities of the area and traffic safety implications.


� Subject to the Retail Planning Guidelines and the County Retail Strategy.


� Subject to the Retail Planning Guidelines and the County Retail Strategy.


� Single detached house subject o policies contained in the Core Strategy- Chapter 2 


� Subject to the preservation of visual amenities of the area and traffic safety implications.


* The uses listed under the ‘permitted in principle’ paragraphs above are not exhaustive.  Non listed uses that are proposed may be considered, if supported in the context of the proper planning and sustainable development of the area





� Subject to the preservation of visual amenities of the area and traffic safety implications.


� Subject to the preservation of visual amenities of the area and traffic safety implications.
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