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States of Guernsey
Planning Service
PI ANNING APPLICAT?ON REPORT

FULL/2016/0541

Application No:
Property Ref:

COO7500000

Valid date:

13/04/2016

Location:

Leale's Yard Bridge Avenue Vale Guernsey
Demolition of existing buildings on the Bridge/derelict buildings
within the site; and the development of two buildings together
comprising 109 new residential units and 1,049m2 of ground floor
commercial/retail space, together with associated car
parking/ancillary areas; a new signalised traffic junction at The
Bridge; improvements to the Nocq Road junction; and internal road
network and associated public realm spaces within the
development (Environmental Impact Assessment Development)
The Channel Islands Co-Operative Society

Proposal:

Applicant:

RECOMMENDATION - Grant: Planning Permission with Conditions:

1. All development authorised by this permission must be carried out and must be

completed in every detail in accordance with the written application, plans and drawings
referred to above. No variations to such development amounting to development may be
made without the permission of the Authority under the Law.
Reason - To ensure that it is clear that permission is only granted for the development to
which the application relates.

2. The development hereby permitted shall be begun within 3 years from the date of grant
of this permission.

Reason - This condition reflects section 18(1) of the Land Planning and Development
(Guernsey) Law, 2005 which states that planning permission ceases to have effect unless
development is commenced within 3 years of the date of grant (or such shorter period as
may be specified in the permission).
3. The development hereby permitted and all the operations which constitute or are
incidental to that development must be carried out in compliance with all such
requirements of The Building (Guernsey) Regulations, 2012 as are applicable to them, and
no operation to which such a requirement applies may be commenced or continued
unless (i) plans relating to that operation have been approved by the Authority and (ii) it is
commenced or, as the case may be, continued, in accordance with that requirement and
any further requirements imposed by the Authority when approving those plans, for the
purpose of securing that the building regulations are complied with.
Reason - Any planning permission granted under the Law is subject to this condition as
stated in section 17(2) of the Land Planning and Development (Guernsey) Law, 2005.
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4. Unless otherwise agreed in writing by the Authority no development, including site
works shall commence on site until a phasing programme for the construction of the site

and a commitment to deliver the scheme in accordance with this programme has first
been agreed in writing by the Authority. Any amendment to the approved phasing
programme must be first agreed in writing by the Authority.
Reason - To ensure satisfactory comprehensive development and proper planning of the
area.

s. No development, including demolition and site works, shall begin until a Construction
Environmental Management Plan (CEMP) has been submitted to and agreed in writing by
the Authority. The plan must demonstrate the adoption and use of the best practicable
means to reduce the effects of noise, vibration, dust and site lighting during the
construction process. The CEMP shall include the following information:
- Arrangements for waste management and disposal, including demolished and/or
excavated material;

- Hours during which demolition and building works would be carried out;
- Site lighting and light pollution control;
- Measures for dust prevention and management;
- Construction phasing; and

- A detailed noise and vibration management plan.
The demolition and construction works shall be carried out only in accordance with the
agreed CEMP.

Reason - The site occupies a prominent position, is situated adjacent to residential
properties and routes to the site are through residential areas. A limit on the use is
needed to prevent a nuisance or annoyance to nearby residents and the local amenity.
6. No development, including demolition and site works, shall begin until there has been

submitted to and agreed in writing by the Authority a desktop study identifying any
potential contaminating features.

Reason - To make sure that the site, when developed is free from contamination, in the
interests of public health and safety.

7. Unless the Authority has confirmed in writing that such a report is unnecessary, no
development, including demolition and site works, but excluding works required to meet
the requirements of this condition, shall begin until there has been submitted to and
agreed in writing by the Authority a site investigation report documenting the ground
conditions of the site and incorporating chemical and gas analysis identified as
appropriate by the desktop study.

Reason - To make sure that the site, when developed is free from contamination, in the
interests of public health and safety.
8. Unless the Authority has confirmed in writing that such a report is unnecessary, no
development, including demolition and site works, shall begin until there has been
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submitted to and agreed in writing by the Authority a detailed scheme for remedial works
and measures to be undertaken to avoid risk from contaminants and/or gases when the
site is developed and proposals for future maintenance and monitoring. The development
shall be carried out only in accordance with the agreed scheme.
Reason - To make sure that the site, when developed is free from contamination, in the
interests of public health and safety.

9. Unless the Authority has confirmed in writing that verification is unnecessary, no part of
the development shall be occupied or brought into use until there has been submitted to
and agreed in writing by the Authority a report providing verification that the remediation
scheme agreed under condition 8 above has been implemented fully in accordance with
the agreed details. The development shall be monitored and maintained in accordance
with the scheme agreed under condition 8 above for a period of 2 years or in accordance
with a programme previously agreed in writing by the Authority.
Reason - To make sure that the site, when developed is free from contamination, in the
interests of public health and safety.
10. No development (excluding demolition and site works) shall begin on site until details

of the following have been submitted to and approved in writing by the Authority:
a) a detailed design of the frontages for the non-residential units/uses approved at ground
floor level;

b) ventilation grilles (required for the undercroft parking) and their position on elevations;
c) details of the fenestration in the north facing elevations of Blocks A and B;
d) details of l.8m high balcony screens to be erected on the north facing elevation of
Block A;

e) details including the location and design of any commercial/residential refuse areas,
public utility equipment (e.g. electricty cabinets), cycle parking/storage;
No use or occupation of the buildings hereby permitted shall begin until the approved
details for each of the above elements have been fully implemented in strict accordance
with the approved details.

Reason - The information provided with the application does not include full details of the
proposed feature(s). This condition is imposed to make sure that the development is of
satisfactory design and does not have adverse impact on the character of the area or on
the amenities afforded to the occupiers of neighbouring properties.
11. No development, including site works, shall begin on site (or within the area outlined
red on the attached plan) until the applicant or developer has secured the implementation
of a programme of archaeological work in accordance with a written scheme of
investigation which has been submitted to and agreed in writing by the Authority, and no
development shall take place except in accordance with the agreed details.
Reason - The application site is located within an area of known archaeological importance

and appropriate and satisfactory provision for mitigation measures to avoid damage to
the archaeological remains, and/or for archaeological investigation and recording are
essential. This condition is imposed to make sure that any features of archaeological
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interest are protected or recorded.

12. No development shall begin on site until details of the architectural features including
all balconies, the treatment to the eaves and verges, guttering (including methods of
fixing), the curtain wall system, standing seam copper cladding and metal roof of Blocks A
& B at a minimum of 1:20 scale have been submitted to and agreed in writing by the
Authority. The development shall be carried out only in accordance with the agreed
details.

Reason - The information provided with the application does not include full details of the
proposed feature(s). This condition is imposed to make sure that the building is of
satisfactory design and does not have any adverse impact on the character of the area.
13. No development, including demolition and site works, shall begin on site until a

detailed survey and report has been submitted to and agreed in writing by the Authority
in respect of the contamination of Iand by Japanese Knotweed. The report shall propose
full details of a scheme for its control or eradication from the application site, treatment
of excavated material and, where appropriate, proposed disposal of mediated material
including cleaning of equipment, vehicles and disposal of protective clothing. It shall
include a time-scale, where appropriate, for these works. The
eradication/removal/amelioration shall be completed in accordance with the details of the
agreed report.

Reason - To secure the safe treatment (and removal) of contaminated soil and prevent, so
far as practicable, the spread of this invasive, pernicious plant.
14. No development, including demolition and site works, shall begin until a Waste
Managment Plan has been submitted to and agreed in writing by the Authority. The Waste
Management Plan should be set out in accordance with Chapter 14 of the Environmental
Statement that forms part of the application. The works shall be carried out on site only in
accordance with the agreed Waste Management Plan.
Reason - To make sure that waste from the site is appropriately managed to minimise
harm to the surrounding area.
15. No development, including site works, shall begin on site until such time as full details
of the way in which surface water is to be disposed of from the site have been submitted
to and agreed in writing by the Authority.
Reason - To make sure that the site can be drained in a satisfactory way.
16. No dwelling or building shall be occupied or used until such drainage works as are
needed for that dwelling or building have been completed, in accordance with the details
agreed under the above condition.

Reason - To make sure that the drainage works are completed in a satisfactory way.
17. No development shall begin

on

site until full details of the Bridge/Vale
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Avenue/Northside traffic junction (as shown on drawing re(: 30013-211 Rev C) and the
Nocq Road/The Bridge traffic junction (as shown on drawing ref: 30013-212 Rev B) hereby
approved have been submitted to and agreed in writing by the Authority. The details shall
include:

- details of the finished levels;
- all materials to be used;
- a drainage specification;
- maintenance schedule including details of who will be responsible for maintance; and
- details of proposed landscaping.
The construction of the junctions shall be completed in strict accordance with the
approved details, to an adoptable standard and made available for use, prior to the start

of any development within the site, or as may be agreed as part of the phasing
programme required by condition 4 of this permission.

Reason - The information provided with the application does not include full details of the

proposed feature(s). This condition is imposed to make sure that the junction
improvements are of satisfactory design, and do not have any adverse impact on the
character of the area and to ensure that highway safety is maintained.
18. No development, excluding demolition and site works, shall begin until an ecological
mitigation strategy has been submitted to and agreed in writing by the Authority. The
works shall be carried out on site only in accordance with the agreed strategy.
Reason - To make sure that important features of ecological interest are protected and
satisfactory mitigation is completed.
19. Prior to the commencement of any development (excluding demolition and site works)
a Travel Plan in accordance with the Transport Assessment (project ref: 30013 Rev B
February 2016) shall be submitted to and approved in writing by the Authority. No part of
the site shall be beneficially occupied prior to the implementation of the approved Travel
Plan in accordance with the approved details or as may be agreed otherwise by the
Authority.

Reason - In order to reduce or mitigate the impacts of the development upon the highway
network by reducing reliance on the private car for journeys to and from the site.
20. No development shall begin on site (excluding demolition and site works) until a
scheme for the treatment of the application site boundaries has been submitted to and
agreed in writing by the Authority. No use or occupation of the buildings hereby permitted
shall begin until the agreed scheme for boundary treatment has been fully completed.
Reason - To secure the satisfactory appearance of the completed development.
21. No development, excluding demolition and site works, shall begin until a landscaping
scheme, to include those details specified below, has been submitted to and agreed in
writing by the Authority:

i) the treatment proposed for all ground surfaces, including hard areas;
ii) full details of tree and hedge planting;
s

iii) plantingschedules,notingthespecies,sizes,numbersanddensitiesofplants;
iv) finished levels or contours;
v) any screen walls or similar structures;

vi) any other structures to be erected or constructed (including but not limited to
benches, planters);
vii) functional services above and below ground; and
viii) all existing trees, hedges and other landscape features, indicating clearly those to be
removed.

Reason - To make sure that a satisfactory landscaping scheme for the development is
agreed, in order to help assimilate the development into its surroundings.
22. No building on the site shall be used or occupied until a landscape management plan,
including long term design objectives, management responsibilities and maintenance
schedules for all landscaped areas, has been submitted to and agreed in writing by the
Authority. The agreed landscape management plan shall then be fully implemented.
Reason - To make sure that the appearance of the completed development is satisfactory
and to help assimilate the development into its surroundings.
23. No materials to be used on the exterior of the buildings shall be placed on the site
until such time as samples of those materials have been submitted to the Authority. Only
materials agreed in writing by the Authority shall be used in carrying out the development.
Reason - To secure the satisfactory appearance of the completed development.
24. Details of all public artwork in accordance with the parameters set out in the Cultural
Narratives Document including a scheme of implementation and a maintance schedule,

shall be submitted to and agreed in writing by the Authority. The public cirtvvork shall be
completed in strict accordance with the approved details and in the positions shown in the
Cultural Narratives Document that forms part of the application details in accordance with
a programme of works agreed by the Authority.
Reason - The information provided with the application does not include full details of the
proposed feature(s). This condition is imposed to make sure that the art work is of
satisfactory design and is provided and maintained in accordance with an agreed
programme.

25. No building or facility on the site shall be first used until an ecological management
plan, including long term design objectives, management responsibilities and maintenance
schedules for all areas of ecological interest, has been submitted to and agreed in writing
by the Authority. The agreed ecological management plan shall then be fully
implemented.

Reason - To make sure that important features of ecological interest are protected and
maintained into the future and satisfactory mitigation is provided.
26. Prior to the first use of the Nocq Road junction (as shown on drawing ref: 30013-218 &
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219) hereby approved, the walls to the east and west of the access point shall be lowered
(with consent of the landowner) to a maximum of 900mm in height or as an alternative a
raised table junction shall be installed full details of which shall be submitted to and
approved in writing beforehand by the Authority.

Reason - In the interests of highway safety.

27. The landscaping scheme shall be fully completed, in accordance with the details
agreed under the terms of condition 21, in the first planting season following the first
occupation of any part of the development or completion of development whichever is
the sooner, or in accordance with a programme previously agreed in writing by the
Authority. Any trees or plants removed, dying, being severely damaged or becoming
seriously diseased, within s years of planting shall be replaced in the following planting
season by trees or plants of a size and species similar to those originally required to be
planted.

Reason - To make sure that the appearance of the completed development is satisfactory
and to help assimilate the development into its surroundings.
28. No part of the development, hereby permitted, shall be occupied or used until details
of any external lighting proposed for the site have been submitted to and agreed in
writing by the Authority. Any lighting to be installed shall only be in accordance with the
agreed details.
Reason - To make sure the level of lighting is not excessive in order to secure a sustainable

form of development and one which does not unduly interfere with residential amenity or
traffic and pedestrian safety.
29. The car parking for the scheme hereby approved shall be set out and provided in
accordance with Plan ref: 2988 X(90) 005. No occupation or use of the buildings hereby
permitted shall begin until the agreed car parking and servicing arrangements have been
fully completed in accordance with the details approved as part of this permission. Those
areas shall not thereafter be used for any purpose other than the parking of vehicles and
for vehicles servicing the site.
Reason - To make sure that adequate off-street parking is provided and maintained, in the
interests of road safety and effective traffic management.

30. No external plant or machinery shall be installed on any building within the site
without the prior approval of the Authority.
Reason - In the interests of visual and residential amenity.
31. At a minimum 50% of the ground floor non-residential floorspace shall be reserved for
use within Retail Use Class 14 of the Land Planning and Development (Use Classes)
Ordinance, 2007, or in any provision equivalent to that Use Class in any Ordinance
revoking or re-enacting that Ordinance. Details of other uses including Use Classes 15, 17,
21 and 27 of the Land Planning and Development (Use Classes) Ordinance, 2007, or in any
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provision equivalent to that Use Class in any Ordinance revoking or re-enacting that
Ordinance shall be agreed in writing by the Authority prior to the use commencing. There
shall be no office use falling within Use Class 22 of the Land Planning and Development
(Use Classes) Ordinance, 2007 or in any provision equivalent to that Use Class in any
Ordinance revoking or re-enacting that Ordinance.
Reason - Permission has been granted on the basis that the use will be limited to that
outlined above to provide a range of compatible uses in accordance with the Local
Planning Brief. Any other use is likely to raise different planning policy considerations.
INFORMATIVES

Guernsey Water in their consultation response make reference to two rising mains that
traverse the site. A copy of their consultation response is attached.

The comments received from the Fire Service will need to be addressed as part of
subsequent Building Regulation applications. Should any external alterations be required
please notify the Planning Service in the first instance as permission may be required. A
copy of their consultation response is attached.
With regard to condition 15 of this permission a Sustainable Urban Drainage System
(SUDS) shall be used as outlined in Chapter 7 of the Environmental Statement.
For the purposes of condition 28, any lighting scheme should include:
1. astatementofwhythelightingisneeded;
2. an indication of the proposed frequency of use of the lights and the hours of
illumination;
3. two copies of an accurate plan showing the areas to be lit;
4. details of the number, location, height and colour of any lighting columns or other
fixtures;
s. the type, number, mounting height and alignment of the luminaires and the beam
angles and upward waste light ratio for each;
6. a diagram showing the predicted levels of illumination at the site boundaries;

7. a diagram showing the predicted vertical illumination affecting any adjacent dwellings.
For the purpose of condition 19 a transport mode and travel pattern survey shall be
conducted at Ieast every 12 months for a minimum period of s years from the first use or
occupation of the development and shall examine the contribution that can be made by
cycling, public transport, car sharing, the provision and control of car parking, teleworking,
and emergency taxi cover. A person shall be identified as a co-ordinator and point of
contact for the purposes of the Plan. The Green Travel Plan shall be carried out as
approved. The Authority shall be notified of the results of the survey not later than the
end of each calendar year.
Once the first use of any non-residential unit hereby approved has been established,
should that unit be re-used in the future for any alternative use outside of the established
Use Class, planning permission would first need to be obtained from the Authority.
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OFFICER'S REPORT

Site Description:

Originally the yard to Leale's ironmongers and builder's merchant, the site comprises 3.36
ha (20.50 vergees). The site is largely vacant with overgrown scrubland to the west and
derelict buildings towards the east and centre of the site.

The site is a low-lying area behind The Bridge, the northern section is within the Vale
Parish and the southern section within St Sampsons. The site is bordered to the south by
the rear of houses in Nocq Road, to the west by the rear of houses in Lowlands Road, to
the north by the industrial units in the Lowlands Industrial Estate and to the east by The
Bridge.

The site is situated within the Settlement Area and Central Area for The Bridge, the
lsland's second largest settlement. Part of the site (the eastern frontage and the two road
junctions) is situated in a Conservation Area and Harbour Area as designated in the Urban
Area Plan (UAP).

The site forms the Main Development Site within the Leale's Yard Mixed Use
Redevelopment Area (MURA) in the UAP and is the subject of a Local Planning Brief (LPB).
To the northwest of the site within the Lowlands Industrial estate (which forms part of the
MURA), the applicant has recently secured planning permission to redevelop the site
currently occupied by the Homemaker Store for four retail units comprising a total of
2,600 m2 (application ref: FULL/2016/0542).
Relevant History:
OP/2016/0552

Outline planning application for the mixed-use redevelopment of part of the Leale's Yard site
involving the creation of 303 new residential units

Pending
Consideration

and 1,074m2 of commercial/retail/community
space; together with creation of associated

FULL/2012/2276

FULL/2010/2660
PAPP/2009/0988

parking and ancillary/public realm areas.
Demolish existing buildings and structures and

Granted

clear site.

14/09/2012 now
Iapsed

Erect hoarding, gates and fencing, alter wall to
existing wall to provide site security
Demolition of existing buildings and
redevelopment to provide retail and residential
units with associated car-parking facilities, petrol
filling station, public realm and landscape works,
and alterations to the surrounding highway
network, including new vehicular and pedestrian
access points.

Granted
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06/10/2010

Planning
permission in
Principle granted
22/02/2011 now
lapsed

Lowlands Industrial Estate Site:

FULI/2016/0542

Demolition of the existing Co-op Homemaker

Granted 01/07/16

Store at Lowlands lndustrial Estate and the

construction of two retail blocks (four individual
units) comprising a total of 2,600 m2 of retail
space, together with 72 car parking spaces and
associated external works

Existing Use(s):
Workshops
Vacant Land

Shops.
Brief Description of Application:

This application required an Environmental Impact Assessment (EIA) to be undertaken and
an Environmental Statement (ES), reporting the findings of this Assessment is submitted

as part of the application documentation. The proposed development site area exceeds 1
hectare in size and the proposal falls within Schedule 2(a) of the Land Planning and
Development (Environmental Impact Assessment) Ordinance 2007, requiring screening for
Environmental Impact Assessment.

A screening opinion was issued by the former Environment Department on 14 April 2014
determining that the development would require an EIA and that this study should
address the following key matters:
Traffic impacts;
Flood risks;
Contaminated land;
Flora and fauna;
Waste arisings;
Pollution and nuisances;
Townscape and visual impact;
Archaeology/cultural heritage.
The ES submitted as part of this application is considered to cover all the above matters
meeting the requirements of Schedule s of the Land Planning and Development
(Environmental Impact Assessment) Ordinance 2007.

This application forms part of the overall Masterplan for the redevelopment of the Leale's
Yard site and has been submitted alongside an outline planning application (ref:
OP/2016/0552) for the redevelopment of part of the site. The site forms the Main
Development Site within the MURA which is covered by the Leale's Yard Mixed Use
Redevelopment Area - Local Planning Brief (LPB) adopted by the States on 24/11/2004.
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The application also confirms that the document'The Vision: St Peter Port, The Bridge and
St Sampson Harboul (2014) has been referrer3 to and the main considerations taken

account of throughout the design process of the proposal. The Vision currently has no
weight as a material planning consideration and does not form a Policy document against
which planning applications can be assessed. However, the 'Vision' document has been
prepared as a collaboration between key stakeholders on the Island. The Vision includes
specific objectives for the future of the wider Bridge and St Sampson harbour which are
relevant to the development of Leale's Yard. The vision states for the future of Leale's

Yard that: ?The Leale's Yard Quarter contains a blend of uses with shops and a community
library and cafi' on ground floors with small offices, incubator units and dwellings above.
The network of streets and spaces connects the Quarter to the Saltpans Industrial Park
and surrounding residential neighbourhoods, drawing people through the harbour."
The ways of achieving the Vision are set out around several themes which have helped to
shape the proposed development:
Creating a thriving town centre;
Making The Bridge a 'cool' place to live;
Embracing new architecture and revealing heritage;
Improving movement, parking and the public realm; and
Consolidation of the port and industry.

Full planning permission is sought for the following:
1. The demolition of the northern-most buildings fronting onto The Bridge and
derelict buildings within the site;

2. The development of two buildings (Blocks A & B) comprising 109 new residential

units and 1,049m2 of ground floor commercial/retail/community space;
3. Associated car parking and ancillary areas;
4. An internal road network and associated public realm spaces within the
development site;
s. A new signalised traffic junction at The Bridge; and
6. Improvements to the Nocq Road junction.

Blocks A and B are situated on the northeast part of the site. Block A comprises a total of

six commercial units at ground floor level (totalling 734m"), with 9 studio, 18 one
bedroom, 20 two bedroom and 3 three bedroom apartments above.
Block B would be adjacent to Block A (further within the site to the west) and will

comprise two commercial units at ground floor level (totalling 315m"), with 29 studio, 24
one bed, s two bed, and 1 three bedroom apartments above. Block B will comprise a total
of s floors. Car parking for Blocks A and B will be contained within the building envelope,
with the provision of 109 undercroft spaces, accessed towards the western elevation,
away from the main public square and public realm area.
Primary vehicle access to the development will be via a new junction from The Bridge,
which will comprise a new 4 arm signalised junction to replace the existing miniroundabout junction between The Bridge and North Quay. This junction will encompass an
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all-red stage to allow pedestrians to cross in a single movement on all arms of the
junction. Footway provision around the main junction will also be improved.

The proposed signalised junction will involve alterations to the parking area immediately
fronting the shops along The Bridge. The northern exit will be removed from the existing
parking area together with a modification to allow a right turn manoeuvre from the car
parking area to return south on The Bridge.
Secondary access into the site is from Nocq Road. This is an existing access point into the
site which will be improved to cater for the increase in vehicle movements. Pedestrian
permeability has been provided throughout the site, this includes to Lowlands Industrial
Estate (which has the opportunity to become a vehicle access point in the future should
the opportunity arise) and also from Lowlands Road.

The public realm (external spaces) of the scheme comprises five principal landscape zones:
The Square; Residential Gardens; Linear Park; Residential Streets; and lmaginate Space.
The public realm is discussed in detail later within this report.
The car parking spaces are proposed for the whole of the application site (the
development forming part of this application and the concurrent outline application (Ref:
OP/2016/0552).
The car parking for the scheme has been revised since the initial plans were submitted.
109 undercroft car parking spaces will be provided for 109 residential units, and 54 surface
parking spaces have been provided, for the ground floor commercial uses proposed.
The application is accompanied by:

1. An Environmental Statement (ES) which includes 16 chapters dealing with the
following:
1. Introduction - This chapter includes a background to the requirement for
the ES; a background to the site and the proposed development; Terms and
Definitions; the Structure of the ES; an introduction of the Project Team
(the individuals involved in the preparation of the ES and the relevant
planning application documents); and makes reference to other planning
documents submitted in support of the planning application;
2. The site and surroundings - This chapter describes the application site, the
surroundings, surrounding uses and a brief site history;
3. The proposed development - This chapter explains the proposed
development in detail; the incorporation of mitigation (how the ES process
has influenced the design of the scheme to mitigate potential for
environmental effects); Socio economic considerations (how the site will
benefit the surrounding area and the Island as a whole); and the
consideration of alternatives forms of development to that proposed;
4. Construction - This chapter describes the phasing and programme for the
development and Construction Management. It states that the key
document in ensuring that works comply with best practice is the
Construction Environmental Management Plan (CEMP), which is expected
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to be secured through an appropriate planning condition. The Chapter
provides a table for the proposed framework for the CEMP;
s. The Assessment Method - This Chapter refers to and explains the EIA
Ordinance; the EIA Process; Screening and Scoping completed with States
of Guernsey prior to the submission of the application (to determine the
need for an EIA and to identify significant issues determining the scope of
the EIA and what aspects it needs to address); the assessment of the effects
and the distinctions in defining the type of effect; Mitigation of adverse
effects; residual effects; cumulative effects impact interactions; and
Difficulties in Undertaking the Assessment;
6. Policy Context - This chapter considers the main Iand-use planning policy
context insofar as it is relevant to considering the likely significant
environmental effects of the proposed development. It makes reference to
Strategic Policy; Development Plans; Local Area Guidance (Leale's Yard
Mixed Use Redevelopment Area Local Planning Brief); The Vision for St
Peter Port, The Bridge and St Sampson Harbour and International Treaties,
Legislation and Guidance;
7. Hydrology and flood risk - This chapter assesses the effects of the proposal
on flood risk (tidal, fluvial, surface water and groundwater). The chapter
identifies the baseline conditions at the site and the potential effects of the
proposed development. The need for mitigation measures is addressed and
any residual effects are also identified. A Flood Risk Assessment (FRA) has
been carried out for the site that accompanies the ES. The FRA
supplements this chapter with full assessment of risk and how through
design (flood resilience, flood resistance measures, setting of appropriate
finished floor levels, managing flood flow routes and minimising rapid
inundation) the risk of flooding has been mitigated. The Chapter concludes
that the flood alleviation scheme proposed by the States for The Bridge will
reduce the frequency of flooding and reduce the flood depths and extent
within the site in more extreme events and overall it is considered that "the

effects of the proposed development will not be significant".
8. Ecology and Nature Conservation - This chapter interprets desk study data
and the findings of a Phase 1 Habitat Survey to identify baseline habitats
and notable species of fauna and flora present or potentially present within
the site and surroundings. This research highlights the presence of
Japanese Knotweed (an invasive plant that needs to be controlled) and the
presence of bats both rare and common species and nesting birds.
Consideration has been given to the potential effects of the proposed
development and their impacts on in particular these ecological receptors.
The assessment recommends the implementation of ecological mitigation
and enhancement measures to minimise potential adverse effects and
concludes that this should prove fully effective or reduce impacts to a point
that they would not be significant at any level.
9. Ground conditions - This chapter documents the assessment of the effects
of the proposed development with respect to ground conditions. In
particular, it considers the potential effects from the disturbance of any
ground contamination on human health and the environment and the
effects of potentially contaminated ground or groundwater conditions on
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the proposed development. The chapter describes the methods used to
assess the potential effects of the development on sensitive receptors and
the baseline conditions that currently exist at the site and in the
surrounding area. The chapter concludes that the risk to ground and
surface waters, ecology and wildlife in the area of the site will not be
adversely affected by the proposed development
10. Noise and Vibration - This chapter assesses the effects of the proposal on
the noise and vibration climate of the area. In particular it considers the
likely effects of the existing noise climate to the proposed use of the site,
the effect of noise from the site to the existing noise climate and the effect
of construction noise and vibration to existing and proposed noise sensitive
receptors. It also assesses noise increase due to the increase in the volumes
of road traffic generated by the proposed development. The chapter
concludes that for the operational effects the assessment shows that the
increase in noise levels due to road traffic at existing dwellings would be
classed as not significant for all noise sensitive receptors. Furthermore, the
significance of the noise and vibration effects of the construction phase of
the proposed development would be minor adverse and would be
controlled through the CEMP.
11. Air Quality - This chapter assesses the likely significant effects of the
proposed development on air quality. It considers air quality during both
the construction phase and operational phase and states that the main air
pollutants of concern relating to construction are dust and fine particulate
matter whilst for road traffic (operational phase) they are nitrogen dioxide
and fine particulate matter. The chapter concludes that construction phase
impacts from the proposed development are judged to be not significant
when appropriate mitigation measures are applied (secured through the
CEMP); the changes brought about by the development traffic, range from
imperceptible to small at all existing receptors; the operational effects of
the proposed development are judged to be not significant.
12. Archaeology and Cultural Heritage - This chapter assesses the potential
impact of construction of the project on known and potential
archaeological heritage assets and to evaluate the significance of the
impact; identify the potential for effect on protected buildings and The
Bridge Conservation Area; and to identify measures for avoiding or
mitigating potential impacts and detail any residual impacts that cannot be
mitigated. The study area for identification of Protected Buildings and
Monuments covered an area 250m from the north, west and south of the
site and l000m to the east, extending to Mont Crevelt and Vale Castle
Protected Monuments (as agreed with the States of Guernsey). The report

concludes that following the implementation of the proposed mitigation (to
ensure that higher storeys and roof lines of buildings taller than the existing
buildings on The Bridge are designed to respond to local context) there will
be no significant residual effects on designated or non-designated heritage
assets nor would the proposal have significant effect on nearby designated
archaeological assets.
13. Waste - This chapter provides a preliminary Waste Management Plan
(WMP) for the construction and operation of the proposed development.
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Although the WMP is not finalised (as planning permission is sought in
outline for the main part of the site) it is intended that the preliminary plan
sets out a framework and basis on which it can be agreed with the States of
Guernsey in line with current Waste Strategy.
14. Summary and Impact Interactions - This chapter summarises the principal
findings of each topic chapter of the ES to enable assessment of the
potential impact interactions. This chapter also provides a summary of the
likely significant environmental effects throughout the ES. It concludes that
with regard to Construction Effects:

i. ?A Construction Environmental Management Plan (CEMP) is
proposed and will be secured by condition to ensure that the
environmental effects of the construction works are minimised. The

majority of the environmental effects of the construction works will
be not significant as a result of careful management through the
implementation of the CEMP.?
it. With regard to human receptors construction workers could
experience minor adverse effects in relation to risk of flooding at
the site and working on a site that may contain contamination;
iii. Local residents are likely to experience minor adverse effect as a
result of noise from construction works as well as visual disturbance

resulting from construction works;
tv. With regard to environmental receptors there may be moderate
and minor adverse effects in relation to bats, reptiles and
invertebrates until new habitats become established at such a time

that effects should not be significant;
v. There may also be moderate adverse effects in relation to waste
should waste arising from the site not be able to be re-used on site
or elsewhere on the lsland;
With regard to Operational Effects it concludes that:
vi. The EIA process has ensured that the vast majority of environmental
effects during the operational phase will not be significant;
vii. Should the flood defence works not be implemented on The Bridge
new residents may experience moderate adverse effect in relation
to flood risk, but this will not be significant once the flood defences
works are implemented.
viii. The proposed surface water drainage scheme and removal of
Japanese Knotweed will provide minor beneficial effects, whilst
waste generated at the development will be of minor adverse
effect.

Overall the chapter concludes that ?these Iimited environmental effects
need to be considered in the context of the substantial new homes, as well
as employment opportunities, that will result from the development of this
major under-utilised site.

The ES considers the impact of the development the subject of this report and the
impact of the development for the whole of the site brought forward as part of the
Outline planning application submitted concurrently for the remainder of the site (Ref:
OP/2016/0552).
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11. Appendices associated with the ES which include plans and illustrations associated
with the ES and the Flood Risk Assessment (FRA);
111. A Traffic Impact Assessment (TIA);

IV. A Design and Access Statement (DAS) (presented as equivalent to Guernsey's
Planning and Design Statement). The DAS has been prepared to support the mixed
use Leale's Yard Masterplan Outline Application (considered and to be determined
separately as part of application ref: OP: OP/2016/0552) as well as the Detailed
planning application for buildings A & B (and the remainder of the application the
subject of this report). The DAS provides further details and explains:
1. The site context;
2. Site Iocation;

3. Constraints and Opportunities;
4. Urban Analysis
s. Design Principles
6. Landscape design
7. Pre-application consultation
8. The proposals and Development
9. The Detailed design of Blocks A and B
10. Sustainability
11. Accessibility and Inclusive Design;
12. Waste Management

13. Public and Private Space Safety
14. Long term aspiration for The Bridge

The Appendix to the DAS includes a Visual Impact Assessment (VIA) of the proposal
which includes a photographic analysis to assess the visual effects of the proposed
development. It confirms that the VIA has been used to inform the design of the
proposed development in order to design out potentially significant effects.
V. A Cultural Narrative document which sets out a range of design led and community
engagement initiatives that will ultimately help to achieve advantageous outcomes
4ror the existing residents of St Sampson's and the new residents of Leale's Yard
whilst also imaginatively capturing the spirit of the area through a range of high
quality design and innovative public art outcomes that are appropriate to their
setting. The report identifies that the Cooperative Society is prepared to make a
substantial financial contribution towards a range of public realm designs, public
art provision, community arts initiatives and community engagement schemes that
will help to ensure the success of the proposed development in the years ahead
and to provide a vital sense of community and identity;

Vl. A 3D model showing how the proposed developments at the site will appear on
site.

In addition to the above a technical note from Peter Brett Associates (PBA) (dated 25 July
2016) was received on 26 July 2016. The technical note is in response to the comments
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raised by The States Traffic and Highway Services (THS) relating to the application. The
relevant comments received from THS are set out under 'Consultations' and these and the

response from PB are assessed in detail in the Traffic and Parking section of this report.
Relevant Policies of any Plan, Subject Plan or Local Planning Brief:
Leale's Yard - Local Planning Brief (LPB) 24 November 2004, extended for a period of

three years (Billet d'Etat XXI, 29fh October 2014) with effect from 24th November 2014.
Urban Area Plan - Settlement Area and Mixed Use Redevelopment Area
GENI - Sustainable development
GEN2 - Comprehensive development
GEN3 - Landscape, ecology and wildlife
GEN4 - The built environment

GEN5 - Design
GEN6 - Character and amenity
GEN7 - Roads and infrastructure
GENe - Safe and convenient access

GEN9 - Open space and parking
GEN12 - Effect on adjoining properties
DBEI - Design - general
DBE2 - Developments with significant townscape impact
DBE3 - High buildings
DBE5 - Open space
DBE6 - Skyline and public views
DBE7 - New Development in Conservation Areas
DBE9 - Demolition of buildings and features
DBEIO - Archaeological remains
HOI - Housing provision in the Urban Area Plan
HO2 - New housing in Settlement Areas and on previously developed land
HO3 - Mixed use development
HOIO - Residential density and amenity
HOII - Housing for smaller households
CENI - New shopping facilities in the Central Areas
CEN3 - Mixed use development
CEN4 - Complementing the retail function
CEN5 - Maintaining the variety of shop units
CEN6 - Public and commercial car parks
CEN8 - Pedestrians in the Central Areas

CENIO - Paving, street furniture and public art
CENII - Shopfronts
CEN12 - Signs
WWM4 - Flood risk

SCRI - Community services
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Representations:

Ten Letters of representation were received objecting to the proposal. The grounds for
objection include:
?

The proposed development as it stands is not in-keeping with The Bridge or
appropriate for a small historic part of Guernsey;
The 3D model did show the impact of the new buildings on the Skyline;
The tall buildings within the site should be lowered so that they sit well below the
current buildings, especially as those proposed are so different in design;
The Bridge is a lovely place and any new building needs to respect that;
The scale of the proposal should be halved resulting in more open space and
parking;

Traffic/Highways issues and Parking
Too many units of accommodation and too little parking;
The proposed traffic layout is not workable and any new arrangements should be
made by Guernsey Planners with consultation with those that use The Bridge;
Traffic lights will not work and although making The Bridge more pedestrian
friendly is a nice idea, the volume of traffic crossing The Bridge daily is enormous
with heavy goods vehicles using this route;
The proposal includes the removal of some parking to the front of The Bridge;
Many residents in the area use the Commercial Road parking; will this remain ?
A minimum of two car parking spaces per property should be requested;
Getting past The Bridge can take you seconds or can take you 20+ minutes, due to
cars waiting to turn into The Bridge to park, causing severe tailbacks, this needs to
be addressed;
The new car parking spaces associated with the proposed retail units (60 planned)
will be occupied by the staff alone within this new development;
There is already a shortage of car parking spaces on The Bridge before the new
development is built;
400 houses could produce 800 cars with no provision to address the resulting
traffic increase on The Bridge and surrounding areas;
Education

Do we really need so many new houses here and how will the schools cope;
Where will the children be educated; St Sampson is closed, the Vale school is full;
Impact on neighbours
The northeast elevation as proposed for Block A indicates three slimline windows
which would overlook the property Appleton (situated to the north). The windows
would be positioned between 7 and 8.5m from the boundary. Three of the
windows serve a staircase and should be obscure glazed, the 6 remaining are not
principal windows to the bedrooms that they serve and should also be obscure
glazed;
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The balconies facing east on the end of Block A should be designed with privacy
screens to a height of l.8m;

The residents in the area have concern with regard to flooding;
The proposal will lower the value of properties in the surrounding area; (not a
material planning consideration);
Other concerns:

Who are the residential properties being built for; first time buyers; buy to let
investors or is the Coop set to be the island's biggest landlord?
In addition a letter was received from a local trader on The Bridge with 27 signatures
attached. The letter summarises the concerns from the local traders along The Bridge with
regard to the lack of car parking proposed and requested that further car parking is
planned.

Some of the representations received also included positive comments, which are
summarised as follows:

It was good to see the intended landscaping for the area and if carried out as
planned this will give some green to this overbuilt area, (it would be nice to see
more though);
On a whole it is good to see the site being developed for residential and
commercial units, it is long overdue.
Consultations:

Health and Safety Executive (HSE)

By letter dated 25 May 2016 stated the following:
Statutory advice (development in proximity of a major hazard site)
The proposed development falls outside the consultation zones. For clarity, the current
status of Guernsey Electricity's fuel storage as a Lower-Tier COMAH site has no
consultation zones associated with it. This means that HSE would not advise against the
development as currently proposed.
HSE advice (general health and safety at work):
The HSE have concerns about health and safety at work, which will require additional
consideration by the developers at design stage, to ensure compliance with the principles
of the Construction (Design and Management) Approved Code of Practice in designing out
health and safety issues for the life of the site.
Existing asbestos contamination
The site history suggests that there may be extensive asbestos ground contamination on
the site. HSE would advise that the developers undertake sufficient site investigations
before substantial demolition commences. An asbestos refurbishment and demolition

survey will be required for the buildings to be demolished.
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Property Services

Comments are limited to any impact on adjacent States of Guernsey property or wider
States of Guernsey strategies.

With the Leale's Yard development there are no directly adjacent States properties,
although Guernsey Electricity do have properties in the area.

The major consideration is coastal flood risk. The Bridge was identified as the highest risk
coastal flood risk by an Environment Department States Report, with predicted inundation
stretching as far the Crossways / Route Militaire junction. So flood mitigation measures
will need to ensure floods are contained not channelled deeper into the island to increase
the properties at risk. Obviously there are the local measures required to protect the new
properties.

Agriculture, Countryside and Land Management Services - Biodiversity and Ecology
On page 90 of the ?Design & Access Statement? key design principles are set out including
under principle 4 (column 1): ?The orientation, external and internal design of buildings,
and use of landscaping, should maximise the use of natural heat and light, contribute to
local biodiversity and minimise the use of non-renewable energy sources. The use of
renewable energy sources will be actively encouraged. This should not, however, be at the
expense of good urban design"

In the second column of the table the features of the proposed development are given in
relation to the design of the buildings and landscape to meet the key principle. There is
no reference under the ?sustainability features? column which alludes to designs which
would support biodiversity. Examples of such design features were however given in the
Environmental Statement including brown roof installations, construction of ponds
(although reference is made to rain water gardens elsewhere) and the incorporation of
bird and bat boxes which could be built into the walls/roof spaces without compromising
thermal efficiency.
Special Projects and Policy Officer - Coastal Defence

The States intend to erect a flood barrier along the length of The Bridge; we expect this
barrier to be in the manner of a fixed wall, approximately 0.5m high at the southern end,
diminishing to almost zero at the northern extremity. This wall will be interspersed with
points of access and egress for both vehicle and pedestrian movements; temporary
barriers will be erected to close off these points at times of potential flooding.
Most pertinent to the proposals put forward for the Leale's Yard development are the
access roads (existing and proposed) at the southern and northern extremities of The
Bridge. At the southern end (Nocq Road) it is anticipated that the bell mouth will be
supported by a table installation and that barriers will be put in place to match the height
of the wall (approximately O.5m) as necessary. At the northern end, in the vicinity of what
is presently the roundabout, it is anticipated that the roadway and walkway areas will be
raised approximately O.lm to tie in with the wall as it tapers to ground level.

Consideration of the application should take account of this project which we would hope
to commence sometime in 2017.
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Guernsey Waste
By email dated 10 June 2016 the Senior Project Manager stated the following:

?no further comment on the application as the issues l raised regarding the
Environment Statement appear to have been addressed satisfactorily. The ES
states that a site waste management plan will be produced for the development
alongside the CEMP - l would be interested to see this when it arrives, although l
understand that it is not (yet) a statutory requirement.?
Harbour Master

By email dated 14 June 2016 confirmed there were no comments or objections regarding
the proposal.
States Archaeologist
Comments concern the archaeological implications.
Ref. ES, paragraph 13.6.1
l am pleased to see recognition that there is some archaeological potential in the northeastern part of the site, and that this potential 'will be clarified and quantified by a
programme of evaluation trenching'. We have identified a small number of areas that
could usefully be targeted in this way, primarily in the area scheduled to be occupied by
parking to the north of blocks A and B, and beneath the northern 'limbs' of the blocks
themselves. Three possible locations for test-pits are identified on an illustration.
These three test-pits could be excavated at the earliest possible opportunity, since they lie
on a small area of undeveloped land. This work could be carried out as soon as access to
this area is made available.

The area indicated with question marks on the illustration may also be of some
archaeological interest, and as indicated in 13.6.1 we would be pleased to liaise with the
developers following the demolition of existing buildings. It may indeed be possible to
carry out any archaeological work in this area simply by breaking through the hard
surfaces in a couple of locations.
Ref. ES, paragraph 13.6.2
We appreciate that it is difficult to judge the areas within the site which are worthy of an
archaeological watching brief. Nevertheless, there is certainly the possibility of significant
palaeoenvironmental remains (as noted in paragraphs 13.4.13, 13.5.2), and we are keen
to ensure that a 'targeted watching brief' is carried out, as noted in paragraph 13.8.8. This
would evidently be most appropriate where there is likely to be a reduction in the current
ground level across a significant area. The proposed sections and elevations suggest that
in most areas the ground level will be raised rather than Iowered, but nonetheless in some
areas there may be the opportunity to examine footings trenches rather than piling holes
(as noted in paragraph 13.6.2). We would be pleased to discuss this further with the
developers in due course.
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Guernsey Fire and Rescue

l have reviewed the electronic copy of the plans for Leale's Yard, Vale and my comments
are as follows:

1. The Fire Service supports the redevelopment of the Leale's Yard site.
2. However the Fire Service does have a number of serious issues relating to the
internal layouts of the blocks and also the internal design ofindividual flats
3. The Fire Service feels that the current plans fail to comply fully with the
requirements of the Guernsey Technical Standard B2 Fire Safety - Volume 2Buildings Other Than Dwelling Houses.

The Fire Service feels that in relation to this particular development there are a number of
serious issues, in brief, relating to:
1. Fire Service Vehicle Access does not meet the 45m Rule (to any point within each
flat or dwelling)
2. Fire Service Access Roads fail to meet the requirements of B5 16.8
3. Lack of Firefighting Shafts
4.

Excessive Travel Distances

s.

Inadequate Means of Escape
Inadequate Protected Lobbies
Inadequate Means for Ventilating Smoke
Lack of Sprinklers in the large Underground Car Park

6.
7.
8.

If the Leale's Yard Plans were submitted in their current form to the Fire Service, l would
have to reject the plans as they fail to fully comply with the fire safety requirements of the
Guernsey Technical Standard B2. (NB. These are issues that would be resolved as part of
the Building Regulation application process.)
Guernsey Water

By letter dated 31 March 2016 Guernsey Water stated the following:

l write in regard to your letter dated 10th May 2016 concerning the application for the
proposed Leale's Yard Development. Guernsey Water has reviewed the information sent
by yourselves and wishes to make these comments regarding the foul and surface water
drainage:
Foul Drainage:
1. What are the storage proposals for the foul water at the four chambers on site?
2. Will the foul water be stored for 24 hours regularly (or is 24 hours in case of
emergency) at the chamber before being pumped out and if so has the developer
considered the condition of the foul water if it is to be kept for this duration?
3. What is the proposed pumping frequency of the four chambers to the discharge
chamber?

4. What is the discharge configuration and how will the discharge be controlled?
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s. How will the contractor Iimit the discharge of foul water to 10 litres per second
into the public foul sewer?

6. We would be grateful to see details of the proposed connection to the public foul
sewer and would remind the applicant that this needs to be carried out by an
approved contractor.
7. Is it planned to gravitate or pump the foul water into the public foul sewer? If it is
proposed to use gravitational method Guernsey Water would like to see Ievel
calculations for the site.

Surface Water
8. Information of what type of SUDs system is to be used on site to deal with the
surface water.

9. The stream/surface water system flowing through the site has been discussed in
the early stages of this development. Due to flooding up stream and on the site
once the system is exposed it may be necessary to renew it. This is the
responsibility of the land owner.
Has the developer been made aware of two rising mains that traverse the site. We would
request that information be given on how these will be protected both during and after
construction due to the expected change in ground levels. (NB. These are issues that
would be resolved as part of the Building Regulation application process.)
We thank you for the opportunity to comment on these proposals.
La Societe Guernesiaise

Given the presence of a Grey Long-eared Bat roost on the site, we recommend that no
work is done on building no 26 during the period from May to July to avoid damaging the
roost during the breeding season and so avoiding the potential for mortality, particularly
of immature and baby bats. And when demolition work is carried out, checks should be
made first for the presence of bats so that these can be moved carefully by professionals
(local bat carers or other experienced animal rescuers: contact the GSPCA) should there
be any in residence, again to avoid them being accidentally killed.

We note that the documents are using information on the status of Grey Long-eared Bats
that is now out of date as they are no longer fairly common. There has been a significant
reduction in records in recent years and their hunting habitats (permanent unimproved
and semi-improved grasslands) have declined significantly, as have 'unaltered' loft spaces,
which they require for roosts. Thus, we now consider this species at risk of local
extinction. As a result of this, we would welcome the inclusion of at least one empty loft
space in the buildings with appropriate access so that Grey Long-eared Bats may continue
to use the site.

We consider the planned inclusion of a water body within the site an excellent proposal
and recommend that it has marginal vegetation and longer grassland adjacent to provide
safe exit and refuges for frogs and other wildlife.
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We recommend simple enhancements in the form of the provision of bat boxes (for
Pipistrelles especially) and bird boxes (for House Martin in particular). Bat boxes are best
sited on all sides of buildings where possible, as the bats are then able to move between
Iocations depending on the weather conditions. The House Martin is one of our rarest

nesting bird species, but, as there is a colony to the north of the site, there is a good
chance that the boxes will be occupied. Other species that could be provided for include
Swifts.

We would be grateful for any opportunities that could be provided for us to monitor

plants and animals on site. La Societe Guernesiaise has a Bat Section, which is currently
undertaking roost surveys and would be pleased to be able to conduct surveys of this
area. There are people within La Societe who have been conducting a 'NARRS' survey of
our local amphibian and reptile species for several years and they also would be keen to
survey the area when appropriate.
Vale Constables

The overall concern of the Douzaine centres around the density of the development and
the lack of parking, which will push future occupants into the already crowded
surrounding streets searching for parking spaces.

The height of the proposed buildings will impinge on the existing skyline altering the
character of The Bridge.

The proposed alterations to the road layout at the Nocq Road end of The Bridge are
welcomed as this may well ease the bottle neck with cars exiting Nocq Road.
The Douzaine has strong reservations to any proposal to alter the road layout at the North
end of The Bridge.

Apart from the above mentioned points the Douzaine are in favour of the proposals and
look forward to such a large derelict area being re-vitalised.
St Sampson Constables

The Constables and Douzaine of St. Sampson have considered the matter and consider the

development of the site is Iong overdue and are therefore generally supportive but would
like to make the following observations:
Island lnfrastructure

Successive States committees have failed to address the infrastructure in, around and into
St Sampson and the Vale. This is now a major problem that cannot be ignored. There are
two main arteries into The Bridge; Braye Road and Bulwer Avenue. Both exceeded their
vehicle capacity over 10 years ago. Successive governments have failed to address this.

The Draft Island Plan refers to the Strategic Land Use Plan, which identified The Bridge as a
main centre and directs the Development Plan to make provision for the development of
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Guernsey's infrastructure to meet the social, economic and environmental objectives of
the States.

The States approved SLUP in 2011, five years ago. In that time no progress has been made
to

address the infrastructure in the North of the Island. The States of Guernsey have failed to
tackle and resolve this problem. This failure was continued in the most recent Integrated
Traffic Policy that didn't address this problem to start with and ended up being completely
ineffective. The Constables and Douzaine of St. Sampson insist that this is addressed
before any further development in the Parish.

Nocq Road/Bridge junction
The Constables and Douzaine of St. Sampson appreciate the merits of changing the
junction to allow traffic exiting Nocq Road to directly turn south without having to travel
north, as well as separating all traffic exiting Nocq road from the carpark traffic. This
seems to be an important change to reduce volume of traffic using the junction at the
northern end of The Bridge. Our concern is that a developer may leave the development
of this junction to the final phase of development with the inherent risk that it never
happens. We therefore suggest that the early completion of this junction should be a
condition of any permissions granted, which may also assist with the volume of traffic in
the area being generated as a result of the lengthy construction period needed to
complete the development of the site.
Parking at The Bridge

The Constables and Douzaine of St. Sampson note the Ioss of 4 parking spaces on The
Bridge and given the overall increase in parking we are not opposed to this reduction,
providing that the on-site parking is sufficient for the site's needs, please see our concerns
below. We do however have a concern, which is the way the table illustrates a loss of 4
spaces while the text refers to ?approximately 4 spaces?, our concern is that the text has
been drafted to allow a loss of more than 4 spaces so would hope that any permissions
explicitly limit the reduction to a "maximum loss of 4 spaces? and not ?approximately 4
spaces?.
On-site parking

The Constables and Douzaine of St. Sampson feel that the number of spaces is totally
inadequate. Since the residential development is not in St Sampson we feel that it is
appropriate for us to comment on this issue because any negative impact of having
insufficient parking will affect St Sampson. The Constables and Douzaine of St. Sampson
know from the number of car registrations that on average the majority of families in
Guernsey have two or more cars, therefore allowing a provision, which, as detailed in
section 6.3.3 is: ?... parking spaces to be provided to the residential units on a 1:1 basis;"

will be insufficient and will result in residents and their visitors having to park off-site
which will impact on the availability of parking for shoppers on The Bridge.
The developer's own submission acknowledges that there will not be sufficient parking
and that it will become an issue by including a section outlining options to try to mitigate
these problems: "6.3 Management - It is proposed that an active and effective parking
management strategy would be evolved to 6.3.1 ensure demand does not exceed supply.
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This is particularly important with regard to this scheme as there is currently no controlled
parking in operation in the immediate area. Prospective residents will be clear from the
outset that there are constraints on parking and 6.3.2 that an associated parking strategy
will be in operation. This will ensure that when deciding to live or work in the
development 'buy in' to the parking conditions is achieved. Achieving this 'buy in' will be
easier when the parking mechanisms are understood in the context of wider benefits from

living in a relatively low-car development, including the greater general amenity and
environment offered by the site.
In terms of achieving the objectives of the parking strategy and ensuring on-site
parking 6.3.3 spaces are retained for residents, the following mechanisms for the
parking strategy are proposed:
parking spaces to be provided to the residential units on a 1:1 basis;
visitor parking will also be provided for units with s or 6 ?habitable? rooms as
required by SoG standards;
parking for the ancillary commercial uses will be provided on-plot, and with
sufficient off-site parking capacity within 400m of the site provided to
accommodate for the reduction in parking spaces on The Bridge and
on-site enforcement will be carried out and will be supported through associated
and appropriate signage.

The fact that the developers feel the need to address the management of parking
indicates that they are aware there will be problems but their suggested mitigations are
vague, "lt is proposed that an active and effective parking management strategy would be
evolved" and undefined so there is no certainty that they will not reduce the demand for
parking from the residents.
The Constables and Douzaine of St. Sampson therefore feel that the number of parking
places needs to be increased so that it is sufficient and not reliant upon an undefined
strategy.
Business Innovation and Skills

By letter dated 23 June 2016 they stated the following:
*

The proposed mixed-use scheme for what is described in the application materials
as the ?main area? of Leale's Yard (i.e. the combined extent represented by both
this application and the outline application OP/2016/0552, submitted
contemporaneously) represents a significant reduction in the overall level of retail
and other commercial accommodation compared to the mixed use scheme
approved in 2011 (PAPP/2009/0988, which provided for more than 20,OO0m2 of
retail). This shift, however, better aligns with the recommended approach for the
composition of the area set out in the Retail Strategy Group's 'A Retail Strategy for
Guernsey', which was endorsed by the former Commerce and Employment
Department in 2013. The Retail Strategy makes the case for the development at
Leale's Yard of a strongly residential-led scheme with some supporting retail, on
the basis that such development may 'unlock' the potential of The Bridge to the
benefit of existing and new retail in the area, whereas a predominantly retail-led
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scheme may not be economically viable. In this respect, BIS is of the view that the
proposed scheme accords with the Retail Strategy. BIS would also comment that
the creation of 400-plus new homes (taking into account the proposals in this
application and in OP/2016/0552) has the potential to create a new customer base
for the existing and proposed retail developments in and around The Bridge.
*

The Outline Planning Brief for the Leale's Yard MURA requires that the
development of Leale's Yard should provide a level of new retail facilities to
revitalise The Bridge shopping area without creating an over-provision to the
detriment of Town. In this respect, the OPB accords with the principle of the Retail
Strategy that, in retail terms, Town must have the ?ultimate position? and policies
and initiatives that could threaten the retail viability of Town should be resisted,
but also that The Bridge should be supported as the lsland's second main retail

area. As stated above, the retail/commercial character of the scheme proposed in
FULL/2016/0541 and OP/2016/0552, compared to the previous scheme
(PAPP/2009/0988), is of a much smaller-scale and consequently should represent
much less of a threat to Town as the lsland's main retail centre. The applicant has
not provided detailed information in respect of how the proposed commercial
spaces will be allocated to retail and non-retail uses. Without this level of

information, it is difficult for BIS to comment definitively, on the exact scale of
retail and of the proportion of retail to non-retail uses under the proposed
scheme. In broad terms, however, BIS is satisfied with the level of non-

residential/commercial accommodation, as put forward in the proposals, and that
the proposed scale of development capable of accommodating retail uses should
not be detrimental to Town. Similarly, BIS notes that all commercial development
in the main area would be on ground floor level and there does not appear to be
provision for commercial activities to take place on the upper floors. This reflects
the strongly residential-Ied character of the application and, in these
circumstances, is not something BIS would contest.
*

*

The Retail Strategy places emphasis on the need to ensure that retail provision at
Leale's Yard is at least in part focused on the needs of St Sampson's and its
catchment area. Again, without knowing the exact type and scale of retail
proposed, it is hard to say exactly how that requirement would be met, so further
detail here would be useful, although in respect of OP/2016/0552, BIS recognises
that this may be a reserved matter for further applications.
The Retail Strategy refers to the potential for the comprehensive development of
Leale's Yard to also be able to accommodate the type of comparison retail which,
with few large floorplate sites available in Town and The Bridge, may otherwise be
seek to be accommodated at out-of-town locations. Out-of-town retail stores have

the advantage, compared to stores in Town and to a lesser extent The Bridge, of
being able to provide accommodation for the sale of comparison retail goods over
a large floor area (many shops in Town cannot expand because of restrictions on
development in such a sensitive area), and often have on-site parking. For these
reasons also, out-of-town shopping outlets also have the advantage for the sale of
bulky and white goods. The commercial/retail/community outlets in the proposed
scheme, however, are mostly small or medium in scale when compared to some
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existing out-of-town comparison retail premises (one such store has an internal

floor area of approximately 2,000m2). The largest ?commercial? floorplate
proposed in FULL/2016/0541 and OP/2016/0552 is 470m2, with the average unit
size across both proposals being 163m2. This would seem to preclude the
accommodation of retail requiring Iarge floorplate accommodation. It appears,
however, that several of the proposed commercial units, which are all on the
ground floor and in some cases appear to be separated only by shared entrance
lobbies, could potentially be combined into larger units. BIS would welcome the
ability for the internal floor area of these units (where this is possible) to
potentially be increased (by merging more than one contiguous unit) to meet
demand for large floorplate retail. If this would not be possible in future, BIS would
ideally wish for part of the site to be capable of accommodating some large
floorplate retail, as the opportunities to do so elsewhere on The Bridge and in
particular in Town are limited.
*

BIS is of the view that in addition to allocating some of these commercial units to
retail use, it would be beneficial to the area to enable some of these units to

accommodate non-retail commercial uses such as cafes/restaurants, and services
such as hairdressers or small-scale offices for visiting members of the public, as
these could encourage footfall both to the newly developed areas and to the
existing retail uses at The Bridge. This would also accord with the criteria of the
OPB.

*

*

*

With regard to the criteria of the OPB concerning the requirement for industrial
and office uses to be accommodated within the comprehensive redevelopment, in
view of the stated benefits of a residential-led scheme (as articulated in the Retail
Strategy), BIS would not challenge the decision of the applicant to not include
provision for office accommodation (although see comment above concerning
potential benefit of small-scale offices for visiting members of the public) or for
industrial accommodation within the area of Leale's Yard covered by these
applications (although, for clarification, industrial development would be suitable
in some of the remaining parts of the MURA, which are not within the scope of this
application, i.e. at the Lowlands Industrial Estate).
BIS understands that the overall scheme (i.e. FULL/2016/0541 and OP/2016/0552,
taken together) would provide a total of 476 parking spaces on the site, including
above-ground and undercroft car parking. BIS is not, however, aware of how many
of these spaces would be exclusively for commercial/non-residential use. BIS
would wish to ensure that there is sufficient car parking within the main site, and
that this is accessible for both new and existing retail developments in the vicinity.
Further information from the applicant on this matter would be appreciated.

The OPB requires that new retail uses should be located near to the existing retail
uses of The Bridge and should be designed to work with them rather than turn
their back on them. The OPB states that a 'loop' of continuous retail use would
encourage people to use a range of large and small shops. The proposed scheme
(i.e. FULL/2016/0541 and OP/2016/0552, taken together) would have the effect of
extending to the north-east the footprint of the existing commercial centre, rather
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than consolidating retail to the rear of the existing shopfronts. The new
commercial/retail centre, however, would be linked to the existing shopping area
by pedestrian-only, and by vehicle/pedestrian access routes, and is not detached
from the existing shop fronts. BIS therefore does not contest the siting of the
commercial sector under the new scheme.

*

*

The Design and Access Statement supplied states that"access points around all
sides of the site are available. This indudes Lowlands Industrial Estate, which has
the opportunity to become a vehicle access connection and also from Lowlands
Road". It is not clear, however, exactly how and when the scheme would be
connected to Lowlands Industrial Estate. This appears to be an unresolved issue.
BIS would appreciate further information on how the scheme will join with the
Lowlands Industrial Estate, noting the emphasis placed in the application on the
proposed retail provision at the site of the Co-op Homemaker store at Lowlands
Industrial Estate, which was recently the subject of application FULL/2016/0542.
Conclusion

In summary, BIS would agree with the statement in the application materials
supplied that the proposed developments (in both FULL/2016/0541 and

OP/2016/0552) have the potential to bring"a major underutilised site back into
beneficial use, providing new housing, employment opportunities, and facilities for
the local communit'y" (Environmental Impact Assessment: Non-Technical
Summary). Whereas the overall retail provision across both FULL/2016/0541 and

OP/2016/0552 is of a significantly smaller scale than previously approved (in
PAPP/2009/0988), the Retail Strategy is clear that such an approach is necessary to
ensure that the development is economically viable. BIS would comment that the
rescaled scheme (i.e. FULL/2016/0541 and OP/2016/0552, taken together) also
should ensure that retail development at this site does not undermine the vitality
and viability of Town. There are some areas, particularly in respect of parking,
retail versus non-retail commercial composition, the potential for large floorplate
retail, and access to Lowlands Industrial Estate, where BIS would wish to receive
further information, but in broad terms, BIS is supportive of the overall proposed
scheme for Leale's Yard, set out in FULL/2016/0541 and OP/2016/0552.
*

BIS therefore supports the proposal by The Channel Islands Co-operative Society
for the demolition of existing buildings on The Bridge/derelict buildings within the
site; and the development of two buildings together comprising 109 new
residential units and 1,049m2 of ground floor commercial/retail space, together
with associated car parking/ancillary areas; a new signalised traffic junction at The
Bridge; improvements to the Nocq Road junction; and internal road network and
associated public realm spaces within the development (Environmental Impact
Assessment Development), at Leale's Yard, Bridge Avenue, Vale (FULL/2016/0541).

Office of Environmental Health and Pollution Regulation
l have reviewed the proposed plans and the Environmental Statement in relation to the
development at the above site and there are a number of issues of concern that l must
raise. Due to the stage that the development has reached some specific details are not
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currently available, e.g. which type of commercial/retail outlets there will be. As such l
would recommend that the following conditions be applied to the consent:
1.

Prior to any demolition a Construction Environmental Management Plan
(CEMP) shall be submitted to and approved in writing by Planning Services.
Agreed details should be carried out as approved unless otherwise agreed in
writing by Planning Services. The CEMP shall set out aims for the demolition
and construction phase, detailing measures to minimise and control as far as
practical:
s Waste management and disposal including demolished and/or
excavated material
s

s

m

m

m

Hours of demolition and building operations
Site lighting and Iight pollution control
Dust prevention and management
Construction phasing

A detailed noise and vibration management plan

(N.B the above condition would meet the requirements of this department however
additional measures may be required by other States Departments)
2. Please note this is one condition with multiple sub-sections:
(i) No works pursuant to this permission shall commence until there has been

submitted to and approved in writing by Planning Services: (A desktop study shall
be the very minimum standard accepted. Pending the results of the desk top study,
the applicant may have to satisfy the requirements of b and c below, however, this
will all be confirmed in writing).
a.

A desktop study documenting all the previous and existing Iand uses of the
site and adjacent land in accordance with national guidance as set out in
Contaminated land Research Report Nos. 2 and 3 and BS10175:2001 lnvestigation of Potentially Contaminated Sites - Code of Practice;

and unless otherwise agreed in writing by Planning Services,
b. a site investigation report documenting the ground conditions of the site
and incorporating chemical and gas analysis identified as appropriate by
the desk top study in accordance with BS10175;
and, unless otherwise agreed in writing by Planning Services,
C.

a detailed scheme for remedial works and measures to be undertaken to

avoid risk from contaminants and/or gases when the site is developed and
proposals for future maintenance and monitoring. Such scheme shall
include nomination of a competent person to oversee the implementation
of the works.

(ii) The development hereby permitted shall not be occupied or brought into use until
there has been submitted to Planning Services verification by a competent person
approved under the provisions of condition (i)c that any remediation scheme
required and approved under the provisions of condition (i)c has been
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implemented fully in accordance with the approved details (unless varied with the
written agreement of Planning Services in advance of implementation). Unless
otherwise agreed in writing by the local planning authority such verification shall
comprise:

(a) as built drawings of the implemented scheme;
(b) photographs of the remediation works in progress;
(c) certificates demonstrating that imported and/or material left in
situ is free from contamination.

Thereafter the scheme shall be monitored and maintained in accordance with the scheme

approved under condition (i) c.?

lnformatives/Advice Notes
The phased risk assessment should be carried out also in accordance with the procedural
guidance and UK policy.
The site is known to be or suspected to be contaminated. Please be aware that the
responsibility for the safe development and secure occupancy of the site rests with the
developer.
It is strongly recommended that in submitting details in accordance with the above
conditions that the applicant has reference to CLR 11, Model Procedures for the
management of land contamination. This is available online as a pdf document on both
the DEFRA website (www.defra.gov.uk) and the Environment Agency (www.environmentagency.gov.uk) website.

3. Construction work shall not commence until a scheme for protecting the
residential units above the retail/commercial units, has been submitted and approved by
Planning Services. All works which form part of the scheme shall be completed in
accordance with the approved details before any part of any of the residential units are
occupied. The scheme shall have regard to (the principles contained within the World
Health Organisation community noise guidelines / achieve the Good standard within
BS8233:2014) to minimise noise in residential dwellings. Following approval and
completion of the scheme, a competent person employed by the developer shall
undertake a test to demonstrate that the attenuation measures proposed in the scheme
meet the good standard within BS8233:2014 to protect the residential unit from noise,
and the results of the rest submitted to and approved by Planning Services.
4. No development shall take place until details of external lighting have been
submitted to and approved in writing by Planning Services. The external lighting shall be
installed in accordance with the approved details and thereby retained as such unless a
variation is subsequently submitted to and approved in writing by Planning Services.
s. No deliveries shall be received at or despatched from the commercial/retail units
on the site outside the hours of 0800 and 1800 hours on Mondays to Fridays and 0800 and
1300 hours on Saturdays and there shall be no deliveries or despatches at any time on
Sundays or public holidays.
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6. Noise associated with plant and machinery incorporated within the development
shall be controlled such that the Rating Level, measured or calculated at 1-metre from the
faqade of the nearest existing noise sensitive premises, shall not exceed a level s dB(A)
below the existing LA90 background noise level, including low frequency tones. Rating
Level and existing background noise levels shall be determined as per the guidance
provided in BS 4142:2014.
l would be grateful if these issues are considered during the determination of this
application.
Traffic and Highway Services
Senior Manager Projects & Roads
This section of Traffic and

Highway Services has a number of comments and suggestions, primarily in regard to road
maintenance.

Highway Junction Approval Process:
It would be helpful to set out the key criteria for any highway improvements.
Any improvements should add to the flexibility of the highway network taking
account of all road users.

Any improvements should not hinder the ability to undertake highway resurfacing
and maintenance in a safe, economic and timely manner i.e. a large site with a
single entrance
Both outline and detailed plans that need highway works need to be approved by
Traffic and Highway Services and written acceptance of its conditions for
undertaking any physical works to the public highway.
Any potential issues regarding future maintenance must be resolved prior to any
works taking place in the highway.
Junction Selections and Performance:
It would be useful to see a comparison between the implementation of a mini-roundabout
and traffic signals for The Bridge / Vale Ave / Northside junction:
8.6 Future Base Scenario (currently only mini-roundabout)
8.7 Future Base Scenario with Development (currently only traffic signals)
Appendices: (Drawings)
30013/211 showing the signal design of the new junction Iayout (pl73 of 472)
The left hand radius out of the development seems tight and ideally should be
eased a bit but the swept path does show the manoeuvre is possible.
The exit from the car-park appears to prohibit left turn onto The Bridge;
Either the exit / entry arrangement should possibly be reversed or the car-park
layout needs a rethink.
The position of the bus layby requires some further consideration to see if priority
can be given at signals.
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30012/212 showing the new junction layout for Nocq Road / Southside
The Ieft hand radius out of Nocq Road onto The Bridge seems tight;
The proposed table needs better detailing.
30013/214 showing the new junction onto Nocq Road
This access should be able to revert to a full two-way system in order to undertake
road works both at the new junction on The Bridge and within the site itself.
Submission:

The latest plans would appear to show raised junctions. Traffic and Highways Services is
not sure how it is proposed that these work in practice, in terms of either protecting the
pedestrian areas or as guidance for the visually impaired.
The areas of greatest concerns are:
Ensuring proper agreements are in place for the implementation of the highway
works.

The impact the highway works will have on long term maintenance.
Ensuring suitably robust materials are used in the public highway
That due consideration is given to issues such as street cleansing, drainage
maintenance, and areas for the siting of pedestrian refuse and recycling bins.
Senior Traffic Services Officer
l advise that an access should: -

(a) Enable a driver 2.4m from the edge of the carriageway to see a minimum of 33m in
the direction of oncoming traffic (Bridge/Main Site Access & Nocq Road) and 20m
in the case of Commercial Road;
(b) Not have any obstructions or planting greater than 900mm high above the road
surface within the visibility splays;
(c) Have sufficient width to enable service vehicles to exit and enter the drive without
crossing into the path of vehicles on the opposite side of the carriageway;
(d) Be square to the carriageway;
(e) Be sited at a distance not less than 20m from a junction.
Context

In providing a response regarding these very significant applications it is first worth
highlighting that the comments made are regarding the detail of the applications and
Traffic Assessment presented rather than covering the traffic implications of the ?vision?
for The Bridge that the developers have put forward. However, it is worth noting that
nothing in the plans presented would appear to stifle the ?vision? should it be progressed
in the future.

Traffic and Highway Services (THS) comments below primarily consider the implications of
development of the site as a whole.
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Transport Assessment
THS consider that the Transport Assessment (TA) produced for the site is a very thorough
document and agrees with the methodology used and, on the whole, the conclusions

reached about the likely impact of the proposals on the public highway. There are a few
technical errors concerning speed limits and the zoning of part of a Bridge parking area
but these would not have a significant impact on any of the conclusions reached.
The conclusion regarding the TA is essentially that whilst the scale of development is very
significant in Guernsey terms, the traffic impacts are manageable with changes being
made to highway/junction control near the site. However, l can advise that there should
be no illusion that even with the junction changes taking place, mean maximum traffic
queue lengths will increase significantly at peak times at The Bridge/North Side junction.
By way of an example, the traffic modelling has shown that in the morning peak, mean
queue lengths will increase for flows heading north towards the junction from a few
vehicles to 15 to 18 vehicles (depending on signal set up) and for this same movement in
the afternoon peak, from around a dozen vehicles to 22 to 24 vehicles. What THS have
been unable to establish is what this is likely to mean in terms of journey times through
the new signalised junction but the calculations do show the junction operating within or
at capacity. The impact of the development will however worsen the environment for
pedestrians and cyclists using Nocq Road.
It is the view of THS from a traffic management perspective that the people occupying the
residential units will need to respect the underlying ethos that it is essentially a limited car
ownership development with the majority of units being allocated a single space (typical
mean household vehicle ownership rates in the in the urban area is 1.8 cars*). Without
this buy in taking place, overspill parking will transfer to the public highway in areas such
as North Side and Vale Avenue. In this regard, historical traffic surveys have identified
spare capacity of long term parking but as Leale's Yard development is being promoted as
a catalyst for regeneration of The Bridge area, this is likely to result in increased parking
demand in the future.

Notwithstanding the sentiment that the TA is on the whole a robust document, it is worth
highlighting that when a comparison was made between actual queue count and
modelled queue count at the Nocq Road/Bridge junction a difference was noted and
observed queue lengths were longer. This was thought to be due to ?friction" caused with
the current parking lane arrangements adjacent to the shops. Whilst the design of this
junction is proposed to change under the proposed scheme, the ?friction? element will
remain and this will have knock on effects with increased vehicle numbers using The
Bridge area. Trying to remove the "friction? is a matter that warrants further
consideration but is best tied in with what happens with The Bridge ?vision? rather than
this application.

Traffic Movements/Main Junction Control
What is abundantly clear is that even with the change in the profile of the latest
development proposals to a primarily residential driven scheme in comparison to what
was agreed approximately 7 years ago, there will still be significant implications for
additional traffic flows in The Bridge area. This can be evidenced by 275 extra movements
in the am peak hour and 251 extra movements in the pro peak hour. However, this is
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nowhere near as significant as the retail led scheme which was predicted to result in 397
extra movements in the am peak hour and 786 in the pro peak. Nevertheless, the
predicted traffic flows remain significant and this is despite a scheme that is considered
sustainable in terms of location of residential units to local facilities and transport links
and one that will, on the whole, provide a restricted level of parking provision for
residents (on average just 1 parking space per dwelling).

*Data provided by Policy & Research Unit based on 2015 rolling e-census
The additional traffic flows that will be generated and a desire to improve pedestrian
facilities as part of the scheme mean that the mini roundabout at the northern end of The
Bridge will need to be replaced by a signalised junction. Due to a junction layout that will
be required to accommodate the turning manoeuvres of large articulated lorries, primarily
from The Bridge to North Side (and vice-versa), it means a requirement to have a fairly
elongated signal junction. It is noted that the junction would be positioned on a raised
table which appears to be a requirement from a sea flood defence perspective rather than
a specific traffic management requirement.
The timings of the proposed signalised junction have been modelled with pedestrian
demand at alternatives of every 120 seconds and every 90 seconds. THS does not have
any record of frequency of the current or predicted pedestrian movements to know how
regularly the demand would be activated but considers the 90 second option would be a
reasonable balance between trying to maintain throughput of traffic and wishing to avoid
significant frustration for pedestrians waiting to cross.
The preference for a maximum 90 second wait time is based on consideration of other
signal timings around the Island and a recognition that pedestrian throughput is likely to
be high in comparison to most junctions in the Guernsey context . A further factor taken
into account in assessing signal timings is that the majority of short term public parking (%hour & 1-hour) serving the bulk of the retail premises, plus the additional publicly
available parking in the development itself and the bus stops serving north/west bound
routes are/would be on the landward side of the road.
Provision of the signalised junction has implications in terms of the need to remove the
northern exit from the parking area adjacent to the shops (to reduce the number of arms
adjoining the junction to maintain efficiency) and what will become an inability to ?U? turn
at the junction. With regard to measures to try to compensate for the loss of the ?U? turn
function which is a popular manoeuvre for drivers travelling in a northerly direction but
wanting to head back along South Side, this has been addressed in 2 ways. Firstly, the
Nocq Road/Bridge junction would be modified to allow a new right turn manoeuvre and
also for right turning manoeuvres to be permitted from the exits of The Bridge parking
lane. THS has no significant concern with these changes being incorporated in the scheme
although the right turn out of Nocq Road crossing a turning lane does appear slightly
awkward as does the proximity of the permitted 'right turn' from The Bridge parking area
to other nearby junctions. THS would monitor the traffic management and road safety
impact of allowing the right turns to ensure that it's fairly relaxed stance on this occurring
does not prove problematic. If it did, then the introduction of 'No Right Turns' may need
to be introduced which would obviously increase the number of vehicle movements

35

through the signalised junction and possibly result in drivers taking alternative routes to
return south through more minor roads.
Secondary Junctions

THS accepts the need for provision of secondary accesses adjoining the site, partly to take
some pressure off of the main access point at the junction of The Bridge/North Side. By
doing so, it also assists with opening up the permeability of the site for
pedestrians/cyclists. Maintaining the possibility of an access adjoining Lowlands Industrial
Estate in the future is also welcomed by THS.
In the case of the new access that would adjoin Nocq Road, the sightline in the direction of
oncoming traffic that would be observed from this access appears to be extremely Iimited
(circa 8m) as the proposed roadside wall appears in excess of 900mm high and there is a
1500mm high boundary wall between the site and the adjacent property. The sightline in
an easterly direction would be approximately 19m with a 2m high boundary wall
appearing to be the limiting factor. Given the sightlines fall well below the recommended
minimum there are road safety concerns regarding the proposed new access. However,
plans which indicate the sightlines that would be observed (from a point 2.4m back from
the edge of carriageway to lm out form the road edge) would be useful in bottoming out
this issue.

There is also the proposal to create an additional junction adjoining the northern side of
Commercial Road. The sightline in the direction of oncoming traffic that would be
observed from this junction would be approximately llm allowing for vehicles driving
along the southern side of the road due to on-road parking. It is the gable of the proposed
building that would be the limiting factor. Given the sightline falls short of the
recommended minimum 20m standard the design does raise some raise safety concerns
and there does not appear any practical means by which they could be overcome without
realignment of the building.
Pedestrian/Cyde Access
THS welcomes the steps being taken to improve pedestrian and cycle permeability
through the site including from roads such as Lowlands and Nocq Road which should sit
well with pedestrian desire lines. These will be coupled with adoption of good design
practices and use of materials to help promote these modes of transport particularly for
journeys in the immediate area.

Notwithstanding the above, the retention of the Co-op Food Store along Nocq Road will
remain a draw for vulnerable road users to continue using a narrow road which is a
difficult environment, particularly for pedestrians. These issues are likely to be heightened
by the provision of the secondary vehicular access to the Leale's Yard development site off
Nocq Road and, especially so, if the main junction serving the site becomes congested
which would make use of the secondary access more attractive. In this context, it is
disappointing that the latest scheme no longer includes relocation of the Co-op from the
eastern end of Nocq Road which could have led to road and pedestrian safety benefits
(depending on subsequent use of that site). THS would like it noted that they would
welcome if the developers could revisit the access issues (vehicular and pedestrian)
concerning the Co-op site adjoining Nocq Road.
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It also appears that the courtesy crossing/table at the eastern end of Nocq Road has been
removed in the plans whereas it would appear that there would be more justification in
formalising crossing facilities given the likely increase in pedestrian movements at this
point. Provision of a raised crossing would be recommended to be consistent with other
main crossing points on The Bridge but if this is accommodated in the scheme then

removal of the table at the junction of Nocq Road with Southside may be best although it
would need to be carefully considered and the implications of this on flood defences also
taken into account.

Impact on Public Parking & Un/loading Provision
The Iatest plans indicate a minimal loss of public parking adjacent to The Bridge shops (just
4 spaces) and provision of 50 publicly accessible spaces within the site. THS has been
unable to establish where these spaces would be located within the site and this requires
clarification, particularly with regard to ensuring the 4 spaces and a further 3 (for reasons l
will highlight below) are mitigated as close as reasonably practical to The Bridge shop
frontage. (NB. This has subsequently been clarified.)
THS would also welcome clarification regarding the levels of the new paving to better
understand whether buses and goods vehicles would be pulling up onto a raised area to
access the bus stop and un/loading bay and the implications this may have on pedestrian
safety. Similarly, at the southern edge of The Bridge, THS wish to better understand the
relationship between the height of the proposed paving, the table and the road surface to
ensure the arrangements would work satisfactorily and safely.
With regard to the 3 additional public spaces THS believe will be lost as a result of the
scheme, these relate to the need to provide a bus stop for routes heading towards Town
on the eastern side of The Bridge. Under the current plans the Stop appears to have been
removed in an effort to provide standard width traffic lanes and therefore it would need
to be relocated in close proximity (probably further south) in an area currently reserved
for Taxi's and some public parking. The relocation of the bus stop provides a dilemma
about where to site a bus shelter which is considered vital given the existing one is well
used and the proposals will by their nature hopefully lead to an increase in bus use from
this location. THS would welcome clarification on what the plan is for this bus stop/shelter
as removal is not considered acceptable in the context of the area it serves and
development plans. In a similar manner, the plans do not show a bus shelter for the north
bound routes and this is something THS consider needs addressing in any revised plans.

In addition, it is noted that the southern end of Vale Avenue is narrow with 2 large
vehicles unable to pass without mounting the footpath on the western side of the road.
Given the additional flows that will be using the road and a need to maintain efficiency of
movements through the junction it may be necessary for further parking spaces to be
removed from the eastern side of the road. The need for and scale of any loss would be
determined once the signals are up and running as it is a resource that THS would not wish
to remove unless absolutely necessary,

As already highlighted above, THS does have some uneasiness about the Co-op's parking
strategy being adopted for the development given high vehicle ownership rates in
37

Guernsey. However, it is undoubtedly a well-placed site in terms of proximity to local
amenities and also to access transport alternatives such as the public bus service. As a
counter to this, there is little doubt regarding the convenience factor using a car brings
and this currently remains the number one choice for the majority of Islanders.
Overall Conclusions

The main site access will adjoin Guernsey's Inter Harbour Route (IHR). In Traffic and
Highway Services engineering guidelines document it is stated that the functional
emphasis of this road is one of mobility and free flow of traffic but it also states that the
IHR must be able to accommodate the traffic generated by Housing Target Areas and
MURA's.

The above highlights the tensions that exist in terms of dealing with traffic issues in
Guernsey. Clearly the potential for provision of 412 residential units and 2768m2 of retail
at this site appears to sit well in the strategic plans for the Island but it does not sit quite
as well in terms of maintaining mobility and free flow of traffic along one of Guernsey's
busiest roads that is also the main freight route.

THS consider that the developer has proposed a scheme where they are doing their best

overall to provide significant housing at this site with complimentary commercial/retail,
whilst limiting as far as practical impacts on the public highway. Hovvever, there should be
no doubt that development at this site even with The Bridge/North side junction change
proposed is likely to lead to significant increases in peak time queue lengths. The
efficiency of the arrangements overall is also highly likely to be hampered by the retention
of the shop front parking arrangements on The Bridge (which fall outside of the scope of
the application).

Further, the proposed secondary new junction designs fall short in terms of recommended
sightline standards and this is of particular concern in the case of the Nocq Road access
which would adjoin a relatively straight road where approaching traffic speeds may well
be higher than the signed speed Iimit.
Therefore, l can advise that there are road safety grounds to oppose the applications,
including substandard sightlines at new secondary accesses, traffic management concerns

with regard to residential parking provision and detrimental impact on traffic flow along
the Inter Harbour Route. There are also currently concerns about how appropriate bus

stop provision will be provided on the eastern side of the road near the junction of The
Bridge and North Side, the second busiest stop outside of the Town terminus. There
appears to be an omission of bus shelter provision for the north bound routes albeit this
would be easily overcome.

There are outstanding issues relating to the detail of the proposed paving near un/loading
bays, a raised table and a bus stop.

It is understood that the Senior Manager, Projects and Roads, Traffic & Highways staff

who has responsibility for road construction/maintenance has responded separately with
regard to junction design and the implications regarding ownership and maintenance
concerning certain aspects of the proposals. For the avoidance of doubt, agreements
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would need to be put in place about what the developer would be responsible for
installing and if there are increased on-going maintenance costs as a result of using block
paving as opposed to predominantly bitmac then who would cover this element.

Further comments received from the States Traffic and Hiqhways Service (by email dated
03 Auqust 2016) followinq the receipt of the Peter Brett technical note (dated 25 July
gq

Thanks for the additional information provided by PBA which is useful. l make the
following comments:2.1- Substandard sightlines at secondary accesses.
l welcome the clarification that it is proposed to lower some sections of roadside wall for
the new access adjoining Nocq Road. The measurement of the visibility to the east is
different to how THS measure (lm out from the road edge - southern side). However, if
THS's method is used then the sightline would exceed 33m and therefore addresses any
concern in that direction.

With regards to the sightline oncoming (to the right), drawing number 30013-219 shows a
sightline of 25m but this is dependent on a Iandowner agreeing to lower a boundary wall
that is approximately l.5m high and also a roadside wall to the west of an access that
according to my site notes is approximately l.l5m high. Without this taking place and with
modifications only on the Cooperatives land the sightline oncoming will be much more
restricted at circa llm and therefore THS would still have road safety concerns with this
access. Should this llm sightline be the eventual outcome then traffic calming measures
in Nocq Road would be recommended to mitigate the concerns but this would be a
frustrating conclusion given the modest changes that would be required to achieve
something much closer to the minimum recommended sightline standard.

In the case of Commercial Road, l am confused by the comments received because
drawing number 30013-213 shows a new access adjoining Commercial Road. If this will be
used solely for an entrance then my comments regarding sightlines are not applicable.
2.2 - Impact of the development will however worsen the environment for pedestrians
and cyclists using Nocq Road
l stand by the comments l made because Nocq Road is substandard width and does not
include decent provision for pedestrians. The development will add traffic to this road and
motorists regularly travel in the painted walkway. The secondary access would have been
better located off Lowlands Industrial Estate from both a traffic management and
vulnerable road user perspectives.

PBA's comments that the development will assist with taking some pedestrians /cyclists
off Nocq Road is valid but does not acknowledge the impact of retaining the Co-op in Nocq
Road. Indeed 400+ new units of accommodation will be highly Iikely to increase the
regularity of issues arising for pedestrians /cyclists in this road.
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2.3 - There should be no doubt that development at this site, even with The Bridge/North
side junction change proposed, is Iikely to lead to significant increases in peak time queue
lengths.

PBA's position on this appears to be based on the following:1. The signals won't be as congested as you think because the pedestrian phase is not
likely to be activated as regularly as in the modelling
2. The junction, as is, will be over capacity in the future
3. No offset has been made for more efficient signal technology that is available or
for travel planning initiatives

4. The signalised junction will provide some safety improvements for pedestrians
s. The impact on the junction is not as significant as the previous retail led scheme
l would agree with 2 to s above but the point l was trying to make is the obvious one that
things are going to get much busier if development takes place on the scale proposed (full
+ outline scheme). If the signals do become congested then Nocq Road becomes
increasingly attractive and the above (2.2) outlines why that would be problematic.
2.4 - Traffic Management concerns with regard to residential parking provision
My understanding is that the scheme is being considered under the current UAP and
therefore the parking standards of that plan are the relevant ones. If the scheme meets
those standards then l appreciate that my concerns are unlikely to be acted upon
(although the parking standards state they are not inflexible). l also appreciate that there
is a States approved Road Transport Strategy angle to this that looks to encourage
transport alternatives to car use but does not set any targets. The site is a semi 'blank
canvas' unlike many developments in the urban area and it would be frustrating if parking
demand outweighs on-site provision.
2.5 - Convenient Public Parking

Excellent news that the 7 parking spaces off Commercial Road will be available for public
parking.
2.6 - Bus Stop Provision

I welcome that developers will provide alternative bus shelters for the stops closest to the
roundabout.

[NB. These issues are assessed in full in the traffic and parking section of this report.]
Guernsey Chamber of Commerce
No response received.
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Summary of Issues:
*

*

*

*

*

*

Planning history
Compliance with LPB

Retail content and impact on viability and vitality of St Peter Port and The Bridge;
Whether the proposed mix of housing is acceptable and caters for housing need;
Demolition of the proposed buildings and whether this acceptable;
Design of the proposed development;
o Public realm
o Public art
o

Building design criteria and building heights

o Views and enclosures
o
*

*

*

*

*

*

*

*

*

*

*

Frontages and edges

Impact on the Conservation Area and its setting and on Cultural Heritage
(Protected Buildings and Monuments)

The impact of the development on the amenity of people Iiving in the area
Traffic and parking Issues
Flood Risk and Contaminated Land Issues

the impact of development on ecology;
the impact of the development on archaeology;
Impact on health & safety
Issues regarding waste
Issues regarding Noise and Vibration
Issues regarding Air Quality
Sustainable Construction

Assessment against:
1- Purposes of the law.
The objectives of the Law, as set out in Section 1(2), have been considered and this forms
part of the assessment of policy issues set out in 2 below.
2 - Relevant policies of any Plan, Subject Plan or Local Planning Brief.
Planning History

This application follows the grant of Outline Planning Permission for development on the
same site (PAPP/2009/0988, approved in February 2011) for the demolition of existing
buildings and redevelopment to provide retail and residential units, associated car parking
facilities, petrol filling station, public realm and landscape works and alterations to the
surrounding highway network including new vehicular and pedestrian access points. The
approved scheme included alterations to the existing junction at The Bridge/Vale Avenue
to provide a traffic light junction to control traffic.
The permission was granted in outline with the requirement for the submission of a
reserved matters application within two years of the grant of planning permission. A
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reserved matter application was not submitted and although this permission has expired
the planning policy context has not changed.
The layout of the proposed development is materially different to the approved planning
application PAPP/2009/0988. The concept of the previous planning application was a
retail-led scheme with a car parking plinth across most of the site with buildings on top of
the car parking plinth. The proposed layout now is different in that a network of streets
will be created with high quality public realm provided at existing or raised levels. The
majority of the car parking for the proposed scheme will be provided in undercroft parking
within the building plots to allow a network of streets and the greater provision of public
realm space.
Compliance with Local Planning Brief
The application site forms part of the Leale's Yard Mixed Use Redevelopment Area
(MURA) in the Urban Area Plan. Paragraph 2.3.2.8 of the Urban Area Plan states: "An
Outline Planning Brief has been prepared for the Leale's Yard MURA and was adopted by
the States on 24th November 2004 with a key objective of creating a linked and integrated
extension to the commercial centre of The Bridge comprising retail, commercial, housing
and other uses. It is envisaged that the scheme will provide a level of new retail facilities to
revitalise The Bridge shopping area without creating an over provision to the detriment of
Town".

The UAP states that"new development or redevelopment in MURAs will only be permitted
where it is in accordance with the relevant Outline Planning Brief' (para 2.3.2.8).
The 2005 Land Planning and Development Law, commenced in 2009, deems Outline
Planning Briefs to be Local Planning Briefs (LPBs). Local Planning Briefs are statutory
development plans, the examination and adoption of which is subject to a full public
inquiry process.

The Local Planning Brief was extended for a period of three years (Billet d'etat XXI, 29fh
October 2014) with effect from 24th November 2014.

The LPB provides further specific policies setting out the basic planning parameters that
are needed to achieve the optimum beneficial use of land within the MURA. It is a primary
material planning consideration to be taken into account by developers when preparing
and submitting their planning applications and by the Authority when determining those
applications under the terms of the Law. The Law specifically requires the provisions of
any relevant LPB to be taken into account when determining a planning application.
The Brief provides site specific guidance, focussing particularly on the part of the MURA
with the greatest development potential referred to in the Brief as the Main Development
Site.

Part 2 (Objective) of the LPB requires the development to achieve an appropriate mix and
balance of uses and a high standard of urban design, which should enhance the character
and diversity of the MURA, as well as the wider area.

42

Provision is specifically made for retail, commercial and housing-related uses and as part
of the LPB the development of this site is expected to form an integral part of The Bridge,
complementing the existing retail outlets rather than competing with them and offering
an attractive place to work, live and visit.

A relatively high density of development is expected in order to encourage a critical mass
of residents and visitors to support diverse activities within a compact area, but not at the
expense of the inclusion of high quality open spaces, public realm and residential amenity.
The LPB does not set maximum or minimum percentage figures for each use. Proposals
should include a mix of uses appropriate for a town centre environment.
Part 2 of the Local Planning Brief sets out the key development objectives and principles
that guide the redevelopment of Leale's Yard. Key elements include the following:*

*

*

*

*

*

The MURA is expected to provide new homes of a reasonable mix and balance of

types and sizes to cater for different needs, including encouragement of homes
above other lower floor uses to establish a diverse mix of uses and help design out
crime; a substantial element of housing is expected on the MURA
To provide a Ievel of new retail facilities to revitalise The Bridge shopping area
without creating an overprovision to the detriment of Town
New retail uses should be located near to the existing retail uses of The Bridge and
designed to work with them and not turn their back on them
Service trades such as professional offices, doctor's surgeries, hair salons and other

similar facilities are encouraged, especially on upper floors, and new office
accommodation can be provided as part of mixed use schemes
Leisure related developments, especially cafes, bars and restaurants, and
community uses such as Iibrary and other parish facilities are encouraged
The existing stock of industrial premises is to be protected, where compatible with
other Brief objectives; accommodation of appropriate, support industries is
encouraged on upper floors

*

*

*

Car parking should be provided; service yards should be carefully located and
designed
Development which is incompatible with neighbouring land uses will generally not
be permitted unless amenity issues can be resolved
High standard public spaces and facilities are required in line with the objective of
creating a vibrant town centre
The inclusion of squares and a network of streets within the site should create a
clear framework for the development and provide the opportunity for retail,
residential and other uses to interrelate; mixing of uses vertically is encouraged
Other recognised key design principles should also be followed to help achieve a
high-quality, safe, sustainable and integrated urban environment, including
detailed consideration of views and enclosure, frontages and edges, building
design and building heights; where appropriate these principles are illustrated
within the Brief

Maximum acceptable building heights are indicated within the Brief, rising to a
maximum of 4 to s residential storeys (each of 2.6-3m) within the centre of the site
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*

The design principles and frameworks set out in the Brief for pedestrian and
vehicular movement and guidance regarding provision of car parking should be
followed.

Compliance with relevant sections of the LPB is considered in detail in each section of the
report below:-

Retail content and impact on viability and vitality of St Peter Port and The Bridge
The LPB requires the MURA Main Development Site to provide a level of new retail
facilities (Retail Use Class 14) to revitalise The Bridge shopping area without creating an
overprovision to the detriment of Town. The LPB requires new retail uses to be Iocated
near to the existing retail uses of The Bridge and designed to work with them and not turn
their back on them. The LPB notes that a 'loop' of continuous retail use would encourage
people to use a range of Iarge and small shops.
UAP Policy CENI supports retail development at Leale's Yard-"redevelopment of Leale's

Yard will be a major opportunity to create new retail facilities and increase the number of
residents in the area". The UAP notes that The Bridge has a strong, individual identity
influenced by the absence of ?high street? stores.
UAP Policy CEN2 states:"Within the Mixed Use Redevelopment Areas at Le Bouet (Admiral
Park) and Leale's Yard provision will be made, in accordance with an adopted Outline
Planning Brief, for a new retail development of a type, form and location that is likely to
complement the viability and attractiveness of the existing centres. The provision generally
of further new retail developments on sites away from the Central Areas of Town and The
Bridge will be resisted".

Policy CEN2 thus promotes the development of the MURAs to provide retail of a type,
form and location that is likely to complement the viability and attractiveness of the
existing centres. The preamble refers to retail development not easily accommodated in
established centres; e.g. supermarkets, DIY and garden stores. The preamble states that
Leale's Yard makes provision to meet these needs. Therefore a mix of large and small
floorplate units is required within the MURA.
There are two retail units in the buildings to be demolished on The Bridge to create the
new vehicular access into the site. This application proposes 8 commercial units

comprising a total of 1,049m2 gross internal floor area Iocated at ground floor level.
The application does not include any large floorplate retail space (as envisaged in Policy

CEN2), the largest unit being 339m". However, it is noted that the applicant's Nocq Road
supermarket, which was previously proposed to relocate to this site, will continue to
operate and serve the area from its current location. In addition, planning permission has
recently been granted (ref: FULL/2016/0542) for the demolition and redevelopment of the
Homemaker site (a site owned by the applicant, situated to the north of the application

site which also forms part of the MURA), to provide four units each comprising 650m2
allowing an additional 663m?' above the existing retail floor area at that site, and the site
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characteristics will allow for bulkier goods retail (such as DIY and garden stores) as
encouraged in the LPB and in UAP Policy CEN2.

The Retail Strategy for Guernsey notes that The Bridge is an underperforming retail centre
but has considerable potential through development of both Leale's Yard and the marina.
In light of the recent global recession and changing retail market, the Strategy
recommends that a scheme for Leale's Yard has a greater proportion of residential
development than the previously approved scheme. The Strategy notes that the current
offering on The Bridge, including a number of charity shops, does not have sufficient
comparison shops to give the area the critical mass to attract shoppers.
A limited amount of additional retail floorspace, as proposed, will help give The Bridge a
better critical mass and is considered to be sufficient to help revitalise retailing in The
Bridge, aided by the quality of the public realm and permeability of the site, while not
creating an overprovision to the detriment of Town {NB. the proposal is for substantially
less retail space than was previously approved) or undermine the viability of the existing
Bridge frontage or become the primary retail destination on The Bridge. The proposal
would satisfy these objectives and complement rather than compete with the existing
provision on The Bridge.

In view of the LPB requirement for retail use to revitalise The Bridge shopping area and to
ensure an appropriate mix of uses, it is considered that there should be at least 50% retail

use in the commercial floorspace proposed as part of this application along with a mixture
of small scale offices and community use. This can be secured by planning condition. With
regard to office use, the LPB encourages the provision of professional offices and
administrative offices as part of mixed use schemes. Although the LPB considers that both
offices for visiting members of the public (Use Class 21) and other offices (Use Class 22)
would be acceptable at the site, given the Iocation of the proposed commercial
floorspace, at ground floor level around the centre of the public realm areas, it will be
necessary to secure active frontages throughout the development. Therefore it is
recommended that a condition be included on any permission to ensure that offices are
restricted to Use Class 21 (for visiting members of the public) only.

Whether the proposed mix of housing is acceptable and caters for housing need;
UAP Paragraph 5.2.2.2 refers to Leale's Yard as an identified site within the Urban Area

Plan for Mixed Use Redevelopment that comprises a substantial provision of new housing
(Policy HO3). The LPB states that the MURA is expected to provide new homes of a
reasonable mix and balance of types and sizes to cater for different needs, including
encouragement of homes above other lower floor uses to establish a diverse mix of uses
and help design out crime.

As part of the full planning application (the subject of this report) a total of 109 residential
units are proposed provided within two residential apartment blocks, Blocks A & B.
Combined these residential blocks will comprise 38 studios, 42 one bedroom, 25 two
bedroom and 4 three bedroom apartments. This will make a significant contribution to the
2 year housing supply (UAP Policy HOI) on a sustainable site.
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The proposal will provide for a mix of unit sizes (studio to 3 bed) all above ground floor
Ievel and therefore complies with the LPB in this respect.
The emphasis on smaller dwellings meets the requirements of the LPB, UAP Policy HOII
and that identified within the Housing Needs Study (HNS), 2011, requiring the majority of
dwellings to be a size, form and type suitable for smaller households (no more than two
bedrooms - i.e. 4 habitable rooms or less). However a requirement for 3+ bed homes to be
provided for in the private sector is also identified within the HNS. Only 4 of the 109 units
as part of this application will be 3 bedrooms, however as part of the outline planning
application (submitted concurrently) two and three bedroom townhouses are proposed
which will help to achieve a suitable mixture of types and size of housing as identified in
the HNS across the Leale's Yard site (this is assessed in further detail in the planning report
on outline application OP/2016/0552).

Demolition of the proposed buildings and whether this is acceptable;
There is a statutory duty to have regard to the desirability of preserving and enhancing the
character and appearance of conservation areas, a duty reflected in Policy DBE7 of the
UAP.

Policy DBE7 of the UAP states:"Development within, or affecting the setting of, a
Conservation Area will only be permitted if it conserves or enhances the character and
appearance of the area, in terms of size, form, position, scale, materials, design and
detailing. Particular attention will be given to the removal of unsightly and inappropriate
features and the retention of features that contribute to the character of the area.?

In line with the statutory duty and the requirements of Policy DBE7, paragraph 8.2 of the
Local Planning Brief (LPB) requires buildings that make a positive contribution to the
character of the area to be protected from unsympathetic forms of development. LPB
Paragraph 4.2 states that there are a number of buildings within the Mixed Use
Redevelopment Area (MURA) of high quality or character, which are worthy of retention.
It states that these are predominantly located on The Bridge frontage and within Nocq
Road and that the inner areas of the MURA generally contain buildings of poor quality or
condition with little positive character.
Two existing buildings located to the north of The Bridge are proposed to be demolished
as part of the planning application. These buildings are: 19 The Bridge (COO7510000) and
the GO shop (former Creasey's Toy Shop) and associated outbuildings. Both of these
buildings are partially within the Conservation Area.
The demolition of these buildings is considered in para 13.5.8 of the Environmental
Statement, which states 'lndividually they are of no great architectural merit although do
add some value to the wider streetscape.? Furthermore, paragraph 13.5.12 of the ES
argues that the demolition of these buildings can be mitigated by the appropriate design
of the replacement buildings.
It is considered that the buildings to be demolished are individually of no great
architectural merit, add little value to the wider streetscape and demolition can be
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mitigated through appropriate design of the replacement buildings. It is also noted that as
part of the approved application for this site (PAPP/2009/0988), specific buildings
approved to be demolished included the buildings to provide access into the site from The
Bridge.

There has been no change in planning policy context since the previous approval and on
this basis provided that demolition is mitigated by appropriately designing the
replacement buildings (Paragraph 13.5.12 of the ES) then demolition is considered to be
acceptable.

The design of the buildings is discussed in further detail in the following section of this
report.

Design of the proposed development;

The LPB encourages good contemporary design and requires that proposals satisfy the
following key design principles (Section 8.2):
1. A framework of streets and squares;
2. Integration and permeability;
3. A sense of place;
4. A critical mass of activity;
s. High quality spaces;
6. Minimal environmental harm;
7. A sense of responsibility.
This is supported and reflected in Policies GEN5 and DBEI of the UAP which seek to
promote good design while Policy GEN6 seeks to ensure that the amenity of an area, its
pleasantness and local distinctiveness, are maintained. Furthermore, Policy DBE2 of the
UAP requires development proposals which will result in a significant change to the
character of the surrounding townscape, to:- a) make a positive contribution to townscape
quality, in terms of layout, density, height, massing, architectural style, materials and
landscaping; facilitate safe and convenient access, including movement by pedestrians and
cydists, both within the development and between the development and the surrounding
areas; and retain, enhance and/or create urban spaces, public views, skyline, landmarks
and other townscape features, which make a significant contribution to the character of
the area, and take opportunities to reveal such features to public view.

The different aspects of design of the proposal are assessed in detail below, including:
public realm; public art, building design and heights; views and enclosures; frontages and
edges.
Public realm

Policy DBE4 of the UAP indicates that landscape design should form an integral part of the
design and development process and must be included as part of development proposals
where:
a.

there are public open areas within the site;
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b. landscape treatment is an intrinsic part of the design or is necessary to
ensure the appearance of the development is acceptable;
C.
it will reduce the impact of the development or screen it from neighbouring
properties or from views outside the site;
d. the development would affect either a Conservation Area, a through-route,
a gateway, or the setting of a building of architectural or historic interest;
or
e.

the site contains an important landscape feature which contributes to the
appearance, character and history of the local area.

The LPB requires high standard public spaces and facilities in line with the objective of
creating an attractive place with strong identity. The LPB recommends that the inclusion
of squares and a network of streets within the site should create a clear framework for the
development and provide the opportunity for retail, residential and other uses to
interrelate.

Section 9.3 of the LPB (movement - pedestrian) requires development to promote good
pedestrian linkages within and beyond the MURA; indicate free and easy pedestrian
access between the new development and the harbour frontage which is also safe,
convenient and pleasant to use; encourage pedestrian movement on an east to west axis;
and make every effort to integrate The Bridge shopping frontage with the new
development by giving pedestrian priority to key retail and mixed use spaces.
The public realm (external spaces) of the scheme comprises five principal landscape zones:
The Square; Residential Gardens; Linear Park; Residential Streets; and lmaginate Space.

For the purpose of this report each zone will be briefly summarised describing what is
proposed for each area and how the public realm as a whole complies with the relevant
sections of the LPB.

The Square
This is the main public realm space located to the south of the main street that provides
access into the site from The Bridge. It will be enclosed by the proposed retail and
residential buildings (blocks A & B the subject of this report), and by buildings C, D, L, M
and P (that form part of the concurrent outline application for the site).

The Square will provide for a large multi-functional space to allow the opportunity to hold
markets/gatherings/performances. Raised planters are proposed to provide a sense of
enclosure to the square and to provide more human scale to the space. High quality
materials and street furniture will be used (submission of details can be controlled by
condition) and detailed bands in the paving are proposed, to give the physical
manifestation of the concept of tidal movement and flows through the scheme (Iinked to
the history of the reclaimed land that forms the site). Space has been provided within the
square to allow for iconic artwork based upon the physical and cultural heritage of Leale's
Yard and St Sampson (details of this can be controlled by condition). Public parking has
been maximised to serve the commercial properties of The Bridge and the new
development without compromising the quality of the urban environment.
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Residential Gardens

This will form the area north of and between apartment blocks A and B. This area will
comprise private shared amenity space for Blocks A and B and an entrance space to Block
B. Whilst the upper floor apartments all have balcony space, the ground floor apartments
are each afforded a l.5m break-out space which vary in width according to the unit size.
The gardens are raised podium gardens and raised planters with hedge/shrub planting is
provided to divide the terrace from the wider garden space creating private outdoor space
for the residents.

Linear Park

The Linear Park forms the area towards the western edge of the proposed development
and will provide a pedestrian link to Lowlands Industrial Estate. Within this area a shared

surface will create a residential street providing a vehicular access to properties (Blocks F
and G forming part of the outline planning application) and a main pedestrian route and
pedestrian entrance point into Block E. Visitor car parking spaces have been provided on
the edge of the shared surface between the residential street and the main linear park
amenity space. The main amenity space will include lawn seating, tree and shrub planting,
tree copse (single species), a water feature and a shared surface square. The space
between the terraces and townhouses is envisaged as community garden space and the
developer has stated could be used to provide raised planting beds for fruit and vegetable
growing.
Residential Streets

The road layout within the development will play a significant role in determining the
overall character of the development. The road layout has been set out in accordance with
Figure 3 of the LPB, which indicates a general development framework for the overall
urban design objectives for the MURA. The residential street covers the area of the site to
the south (fronting Blocks H, J, K, L, M, N) and includes the proposed Nocq Road junction.
A water feature which will combine SUDS infrastructure and rain gardens along the
housing frontages (fronting blocks L and M) is incorporated into the design. A raised table
junction will reduce traffic speeds on certain sections within the site to act as a traffic
calming measure.
lmaginate Space
Located at the southern edge of the main square the public realm includes an imaginative
space. The area will cater to a broad range of users and is designed to be stimulating and
intriguing to adults as well as children. A variety of materials will be considered with
varying textures and tactile elements. The space is dedicated to stimulate the imagination
of visitors and to do this, a series of 2x2m boxes will be ordered across the space and
staggered vertically to create a myriad of level platforms. Each box will have a different

finish to its neighbour to introduce bold colours to add interest to this active space.
Within the areas of public realm, there is also provision for public art, assessed below.
Public art

Five locations have been identified within the public realm areas as the principal locations
for major public art interventions that will be designed to complement the architecture
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and public realm designs, whilst also creating legibility and a cultural legacy for future
generations.

A Cultural and Narratives document has been produced in support of the application to
explain the concept of the public art. The document explains that initial discussions
between the applicant and Guernsey Arts Commission have indicated that wherever
possible opportunities for public art commissioning should be afforded to local artists,
designers and fabricators, to allow people to tell the story of their own culture. Page 16 of
the document states that the applicant will seek to work in partnership with the Guernsey
Arts Commission and the Public Art Sub Committee, in setting out clear and detailed
commissioning briefs for each selected location.
Although there are no details at this stage of the exact public art works to be installed, a
planning permission could be conditioned to ensure that the public art proposed complies
with the Cultural Narratives document and that full details of all public art work be
submitted and approved prior to the installation of such works.

The public art as suggested would allow the site to obtain individual identity based on the
cultural heritage of the site whilst providing an improvement to the quality of public realm
space and the urban environment created.
The LPB requires high standard public spaces and facilities in line with the objective of
creating an attractive place with strong identity. The LPB recommends that the inclusion
of squares and a network of streets within the site should create a clear framework for the
development and provide the opportunity for retail, residential and other uses to
interrelate.

The public realm space and public art as proposed and in accordance with the Cultural
Narratives Document would provide a high standard of public realm and external spaces
and would satisfy the key design principles of the LPB, i.e. would provide: a framework of
streets and squares; integration and permeability; a sense of place; a critical mass of
activity; high quality spaces; minimal environmental harm and a sense of responsibility
(key design principles, Section 8.2 of the LPB). Furthermore the proposal would satisfy the
requirements of Policy DBE4.
Building design criteria and building heights
Sections 8.5 and 8.6 of the LPB relate to building design criteria and building heights and
require new development to be of a high standard of design and finish which
complements existing structures where these are retained, respects the architectural
features and historic value of those buildings of substantial character and positively
contributes to the established streetscape. At the same time, the LPB requires proposals
to show innovation and incorporate public art design elements appropriate for their
setting. The development should result in a place with a variety of architectural solutions
but which has a distinct overall identity. The LPB expects new homes to be afforded high
quality residential amenity in accordance with the requirements set out in Annex 3 of the
UAP (Section 8.5 of the LPB).
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Blocks A and B are situated on the north-east part of the Leale's Yard site. Building A
occupies an important gateway position at the entrance to the site from The Bridge. The
approach to design and architectural style/composition is set out in section 6 of the DAS.
In summary the style/composition attempts to create an aesthetic/character which is
drawn from the history of the site and the character of the surrounding area and the
Conservation Area.

Block A is a dual aspect property with an active frontage onto The Bridge and into the site.
At its interface with The Bridge the building will have a three storey colonnaded frontage
to respect the scale of the existing retail terraces facing the Harbour (albeit being slightly
taller). The pitched roof with gables fronting onto The Bridge is considered in-keeping with
the rhythm of the street scene. Although the building roof form is marginally higher than
its immediate neighbouring building, it is in-keeping with the varying rooflines of this
terraced frontage.

Block A rises to 4 storeys approximately 19m within the site and Block B will comprise s
storeys with a pitched roof design (building heights are assessed in detail below).
The positioning of the buildings and the proposed uses (especially the non-residential at
ground floor level) will support the comprehensive and co-ordinated development of the
whole of the site (brought forward in tandem with the outline masterplan for the whole
site). These buildings have been designed to establish a relationship with the buildings of
The Bridge, rather than imitate them and will extend the urban character of The Bridge
rather than compete with it.

Page 29 of the DAS describes the characteristics of the proposed materials. Pages 30 - 33
of the DAS provide a sample of the elevations and give a flavour of the materials to
support the architectural style proposed. The application drawings specify that the
following materials will be used in the treatment of the elevations:
Render/stucco;
Stone panel rainscreen;
Vertical timber slat cladding;
Standing seam copper cladding;
Standing seam metal roo(s;
Aluminium composite window frames;
SSG curtain walls;
Decorative metal mesh clad balconies.

These materials are consistent with section 6 of the DAS and the concept of the
architectural style and the proposed materials to be used complies with 8.5 of the LPB (i.e.
new development to be of a high standard of design and finish which complements
existing structures where these are retained, respects the architectural features and
historic value of those buildings of substantial character and positively contributes to the
established streetscape) and meets the key characteristics to create a sense of place (8.2
of the LPB). Precise details of the external materials will need to be submitted, which can
be required by planning condition.
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The application drawings do not show where the extract fans for the kitchen and

bathrooms of the commercial and residential units will be Iocated. To protect the
architectural integrity and design of the blocks, a planning condition should be included
prohibiting extract grilles or services on the front elevations. Furthermore insufficient

detail has been provided to assess the detailed design of the shop fronts for the nonresidential uses at ground floor, however this matter can be resolved by condition.
Amenity of prospective residents

The amenity of prospective residents must be considered under UAP Policy HO2, HOIO
and Annex 3 of the UAP. Matters to consider include privacy, outlook/open space, aspect,
daylight and sunlight. There are no prescriptive standards and the location of the site also
needs to be taken into account (e.g. a flat in the centre of town will not be expected to
achieve the same standards as a house on the edge of town).
The floor plans submitted as part of the application show the internal layout of the
buildings. The flatted development will be single aspect and in many cases the flats will
face north and thus have little opportunity to receive direct sunlight. Additionally some of
the flats will face towards the power station, which is considered to be a poor aspect.
However, on the positive side, the flats will receive good standards of daylight, there is
adequate distance between windows to respect privacy, and balconies are provided for
external space with the immediate outlook over streets and squares of high quality design.
Furthermore the provision of high quality public realm spaces (as described in the relevant
section of this report) will provide additional space for residents to enjoy.
Environmental Health has suggested that a condition be imposed on any planning
permission to require a scheme to protect the proposed residential units above the

retail/commercial units from potential noise nuisance. Chapter 11 of the ES assessed the
potential effects of noise and vibration during and post construction of the development.
It concludes that noise and vibration levels will be minimised through mitigation methods
controlled as part of a Construction and Environmental Management Plan (CEMP) and in
accordance with British Standard 5228:2009+A1:2014. This issue will therefore be

controlled as part of the CEMP and will also be addressed at the Building Regulations
approval stage.

On balance, it is considered that the amenity of prospective residents will be sufficient and
in accordance with Section 8.5 of the LPB and UAP Policy HO2, HOIO and Annex 3.
Building Heights

This application includes blocks A and B only. Block A is an 'L' shaped form presenting its
main elevations east to The Bridge and south towards the main street within the
development site. Undercroft parking is proposed together with ground floor commercial
units, above which there are three residential storeys. The gable roof form and the

northern wing monopitch roof form, both have maximum apex heights of 20.60 AOD. A
further building is proposed between The Bridge and the existing buildings on La Hougue
du Valle. This is three storeys in height, reducing to two storeys closest to those existing
buildings. La Hougue du Valle rises above the levels of the site and Vale Avenue. Closest to
the application site is the south facing elevation of a two storey building, which includes
ground and first floor windows.
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With regard to block B, a similar 'L' shaped form is proposed with both gable and
monopitched roofs rising to a maximum apex height of 23.60 AOD.
Building heights are addressed in Section 8.6 and figure 8 of the LPB. The height zones
indicate buildings 2-3 storeys on The Bridge frontage increasing to 3-4 and 4-s storeys
towards the centre of the site. There are changes of level along the northern boundary
where the relationship between the existing and proposed development requires careful
assessment. Development is expected generally to respect the height zone framework.
For clarity, the closest building on Hougue Du Valle is in retail use on the ground floor with
residential above and to the north is Lowlands Industrial Estate.

The previously approved buildings were a less conventional form, designed as a built
perimeter around the wholly enclosed communal courtyard.
Block A has been orientated with gables fronting onto The Bridge (east) and a second
gable facing north towards the neighbouring properties. The main block's closest point to
the boundary nearest the residential property is 7.5m. However, given the L-shaped form
and positioning of this building the majority of the built form is set further within the site
and away from this boundary.
The proposed building heights of Block A and Block B slightly exceed the 'approximate
acceptable height gradients' for building indicated in Section 8.6/Figure 8 of the LPB. It is
considered given the distance from the boundary and the design and form of the
proposed development, there is scope to allow for slightly higher buildings provided that
there is no overall impact on the surrounding area or on neighbouring properties.
To assess the wider impacts of the proposed development on the surrounding area a
Visual Impact Assessment (VIA) has been undertaken as part of the application (included
in the appendix of the DAS). The VIA and its impacts are assessed in detail in the section of
this report dealing with the Impact on the Conservation Area and its Setting. In summary,
although at the heights proposed the buildings will project above those on The Bridge
frontage, they are generally consistent with Figure 8 of the LPB and would not impact
negatively on the setting of the Conservation Area or any Protected Buildings or
Monuments.

To assess the impacts further, cross section and sun path analysis drawings were
submitted showing the shadows cast by the development on 21 December (winter
equinox) 21 March (Spring/Autumn Equinox) and 21 June (Summer equinox). The
applicant also submitted drawing A(00)301 and 3012, cross sections illustrating the
heights of the buildings in comparison with adjacent properties.
The additional sun-path analysis and cross section drawings demonstrate that the
proposed development would not unreasonably impact on adjacent properties. Therefore
given that the building heights in the LPB are?approximate acceptable height gradients?
and in all other respects (e.g. enclosure, setting of the Conservation Area,
overlooking/overshadowing, views to the site and the relationship with adjacent
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properties) there are no concerns, the height of the development is considered to be
acceptable.

Objections have been received from St Sampson Constables and the owners of properties
situated on Nocq Road, with regard to building heights, their relationship with the
surrounding area and overshadowing. However this application includes Blocks A and B
only, and impacts on Nocq Road are assessed as part of the concurrent outline planning
application (Ref OP/2016/0552).
Views and endosures

Section 8.3 of the LPB states that all new development should:
Make strong visual connections between the existing and new developments,
especially The Bridge;
Create a legible network of enclosed, narrow streets that open up into pedestrian
orientated spaces and squares (e.g. street and square character as urban areas in
the centre of St Peter Port) terminated by landmark elements, that help to create a
memorable environment;

Acknowledge the important role of The Bridge and St Sampsons harbour areas in
forming the overall character of this location and taking advantage of the
opportunity to glimpse long views from within the development and vice- versa;
Consider Iong views from the harbour area to the development, over The Bridge
frontage.

Development within the Main Development Site is also required to satisfy the general
objectives for views and enclosures as set out in figure 4 of the LPB.
1. Make strong visual connections between the existing and new developments,
especially The Bridge;

Block A at its interface with The Bridge has been designed to respect the scale and
character of the existing retail terrace facing the Harbour. It will form a gateway building
into the site, providing a strong visual connection between the existing and new
development.

The design and Iayout of the proposed buildings, streets and public realm areas will allow
important and focal viewpoints of the development and buildings to be brought forward.
The outline planning application proposal is designed to ensure that active frontages are
appropriately located to establish a relationship with the buildings on The Bridge rather
than to compete with them.

2. Create a legible network of enclosed, narrow streets that open up into pedestrian
orientated spaces and squares (e.g. street and square character as urban areas in
the centre of St Peter Port) terminated by landmark elements, that help to create a
memorable environment;

A framework of streets and squares has been provided for as part of the scheme which
has an urban structure based upon a clear network designed to serve as both routes
through, within and into the site and public spaces to provide activity, supervised by the
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occupants of surrounding buildings. The public realm (external spaces) of the scheme
comprises five principal landscape zones: The Square; Residential Gardens; Linear Park;
Residential Streets; and lmaginate Space. Each zone has been summarised and assessed in
detail in the public realm section of this report.

Vehicle access to the development is via a newly formed junction from The Bridge and
secondary access points are possible from Nocq Road and Commercial Road. Routes
through the site are clearly identified through the use of landscaping and well defined
public spaces combined with the positions of the buildings and landmark features.
Pedestrian permeability has been maintained and the development o({ers a choice of
clearly identifiable routes through the site with pedestrian shared surfaces and traffic
calming measures helping to create a safe community-focused environment to pass
through. Pedestrian access points are provided on all sides of the site including a
pedestrian link to the Lowlands Industrial Estate which forms part of the wider MURA.
3. Acknowledge the important role of The Bridge and St Sampsons harbour areas in
forming the overall character of this Iocation and taking advantage of the
opportunity to glimpse long views from within the development and vice- versa;
The proposed architectural style/composition is set out in Section 6 of the DAS. The DAS
has assessed in detail the site context which has informed the design and development
stage of the planning application. In summary the style/composition attempts to create an
aesthetic/character which is drawn from the history of the site, the character of the
surrounding area and the Conservation Area.

The proposed buildings will create a transition into the site from The Bridge and will help
to achieve the objectives to create a development with urban design principles
encompassing views, enclosure, frontages and edges as well as pedestrian and vehicular
moVement.

Page 26 of the DAS explains how the layout of the development creates a number of vistas
and focal points which the buildings and external spaces should respond to. This is
consistent with Para 8.6 of the OPB as an 'opportunity for taller landmark elements'.
Views into the site will be possible from The Bridge frontage and will be towards the
landmark features within the site. An active square is proposed near to the main entrance
into the site views from which could extend onto The Bridge.

The elevation drawings of Block A, (illustrated on pages 66, 67 and 68/69 of the DAS)
illustrate that the detailed design of this part of the building will create an effective
landmark and gateway building to the north of The Bridge.
4. Consider long views from the harbour area to the development, over The Bridge
frontage.

The Appendix to the DAS includes a Visual Impact Assessment (VIA) of the proposal which
includes a photographic analysis to assess the visual effects of the proposed development
from viewpoints outside of the site. Viewpoints are from Vale Castle, North Quay, South
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Quay, New Road and South Quay corner, and Lowlands Road. It confirms that the VIA has
been used to inform the design of the proposed development in order to design out
potentially significant effects.

The VIA considers the wider development of this area covered by the concurrent outline
planning application ref OP/2016/0552. Section 13 of the ES identifies potential impacts of
the outline development proposal on the setting of the Conservation Area and suggests
further consideration needs to be given to the detailed design stages of these proposals to
mitigate such impacts on cultural/heritage features. These matters are dealt with in the
assessment of the outline development proposal (see application report ref:
OP/2016/0552).
The wider impacts of the proposed development the subject of this report have been
considered as part of the Visual Impact Assessment (VIA appendix of the DAS) and
although at the heights proposed Blocks A and B buildings will project above those on The
Bridge frontage, the building heights are generally consistent with Figure 8 of the LPB
(assessed in detail as part of the impact on the Conservation Area and Building Heights
section of this report).
Frontages and Edges
Section 8.4 of the LPB requires all development to:
Ensure that retail and commercial frontages are linked and continuous where
possible to encourage The Bridge shops to be used in conjunction with the new
development;
1/Vherever possible ensure that pedestrian routes and main activity nodes are
overlooked by active development, in order to uphold public safety;
Include landmark elements at entrance points to key buildings wherever possible;
Ensure all active frontages are animated and pedestrian friendly (blank walls, vents
and dead spaces must be avoided at street level);
Assist in reinforcing the character and identity of the established road frontages;
Respect the tradition of coursed granite walls for boundary edges.
The project has been designed to provide as much active frontage as possible whilst
offering privacy to properties. This has been achieved by generally avoiding blank walls
and by introducing balconies, communal entrances and active frontages. Blocks A and B
are situated around the main square and will comprise retail/commercial/community
floorspace at ground floor Ievel, which will provide a continuous and linked activity to The
Bridge, to allow the new facilities to be used in conjunction with those existing at The
Bridge.
The public realm areas have been designed around existing buildings and communal space
(such as the shared gardens) positioned to be overlooked by active development to help
ensure public safety and to ensure that these frontages are animated and pedestrian
friendly.

56

Impact on the Conservation Area and its setting and on Cultural Heritage (Protected
Buildings and Monuments)
Impact on the Conservation Area
This matter is not explicitly considered in the LPB and therefore the assessment with
regard to any impact on the setting of the Conservation Area, falls to be considered under
UAP Policy DBE7 - New Development in Conservation Areas. Policy DBE7 states that
?development within, or affecting the setting of a Conservation Area will only be permitted
if it conserves or enhances the character and appearance of the area, in terms of size,
form, position, scale, materials, design and detailing. Particular attention will be given to
the removal of unsightly and inappropriate features and the retention of features that
contribute to the character of the area.?

The Bridge Conservation Area covers the St Sampson Harbour and surrounding buildings.
The proposed development is predominantly outside of the designated Conservation Area
boundary, which extends around the harbour and includes buildings on The Bridge from
Nocq Road north to the roundabout as well as buildings either side of La Hougue du Valle.
The character of The Bridge Conservation Area derives from its frontage of terraced
buildings and their relationship with the harbour. The buildings along The Bridge and
South Quay are modest in terms of overall scale and have a high street feeling. They are of
similar character and scale and provide a strong street definition containing
predominantly retail uses on the ground floor with a mixture of office and residential
above. The frontages along The Bridge are of mixed quality.
There is only a limited area of the site that falls within the Conservation Area and this
includes the buildings at the proposed site access (proposed to be demolished) towards
The Bridge roundabout.

Two buildings will be demolished to the northern end of The Bridge (assessed in detail in
the demolition section of this report) to make way for the new vehicular access and a
proposed mixed use building (Block A) fronting onto The Bridge.
The design of block A respects the scale of the existing retail fronted terraces facing the
harbour. The three storey colonnaded frontage is in-keeping with the three storey existing
facades but has been designed to respond to current commercial and residential demands
resulting in the overall building height being slightly higher than the neighbouring
properties.

The pitched roof with gables fronting onto The Bridge is in-keeping with the rhythm of the
street scene and although the building roof form is marginally higher than its immediate
neighbouring building, it is in-keeping with the varying rooflines of this terraced frontage.

Block A rises to 4 storeys approximately 19m within the site and Block B will comprise s
storeys with a pitched roof design. The wider impacts of the proposed development have
been considered as part of the Visual Impact Assessment (VIA appendix of the DAS) and
although at this height the proposed buildings will project above those on The Bridge
frontage, the building heights are generally consistent with Figure 8 of the LPB.
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The development of Blocks A and B together with the delivery of the public realm
improvements will bring a vacant/derelict site back into use and is considered to conserve
and positively enhance the character and appearance of the Conservation Area.
The VIA considers the wider development of this area covered by the concurrent outline
planning application ref OP/2016/552. Section 13 of the ES identifies potential impacts of
the outline development proposal on the setting of the Conservation Area and suggests
further consideration needs to be given to the detailed design stages of these proposals to
mitigate such impacts on cultural/heritage features. These matters are dealt with in the
assessment of the outline development proposal.
Cultural Heritage (Protected Buildings and Monuments)
Policy DBE6 of the UAP deals with public views and indicates that"Development will not
normally be acceptable if it adversely affects an important public view of a landmark, the
skyline or the sea.?
An assessment was undertaken to assess the potential impacts of the construction of the
proposed development on the built heritage assets and to evaluate the significance of
impact and identify ways to mitigate potential effects (Chapter 13 of the ES).
A review of the Protected Buildings and Monuments in this area was undertaken, which
included consideration of protected features within a 250m study area to the north, east
and south and l000m to the west. Several protected buildings and monuments were
identified in the immediate area of the site and the potential for significant effects has
been assessed. Long range views of the site from Mont Crevelt and Vale Castle were also
considered as part of the VIA.
The VIA concludes that glimpsed views of the top floor of the proposed development will
be remotely visible at a distance, but seen in context with the townscape, harbour
equipment and industrial chimneys it would not impact on the setting of the buildings or
on visitor enjoyment of these tourist attractions.

Chapter 13 of the ES considers the impact of the development on archaeology and
Cultural Heritage and concludes that through inherent mitigation as part of the design of
blocks A and B and the distance between the proposed development and surrounding
heritage assets, effects are not likely. (NB. Reference to consideration of the detailed
design of the outline phase, particularly the roof form, is addressed as part of the separate
concurrent outline application.
Block A of the proposed development will front onto The Bridge and the southern end of
La Hougue du Valle. The proposed building will be situated approximately 40m from
protected buildings on La Hougue du Valle. The proposed scale, massing, materials and
character of the proposed buildings fronting onto the main road will enhance and
reinforce the local character and street edge making a positive impact on the surrounding
area. Further enhancement of the boundary treatment of the site will help to mitigate any
impact the development will have on the protected buildings.
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It is considered that, in accordance with the findings of the VIA and ES, the proposal would
not negatively impact on the setting of, or wider views from Protected
Buildings/Monuments in the surrounding area and complies with UAP Policy DBE6.
The impact of the development on the amenity of people living in the area

Section 8.6 of the LPB requires buildings to avoid overlooking and overshadowing of
adjacent properties. This requirement is also reflected in Policies HO2, HOIO and Annex 3
of the UAP.

The application site shares part of its northern boundary with buildings that face toward
La Hougue du Valle (e.g. Orotava and Appleton). Buildings within Block A are four storeys
high and back onto these properties.

Windows are proposed in the north elevation of Block A to serve bedrooms and the
proposed stairwell. The elevation is oblique to the boundary and is positioned between 8
metres and 16 metres from that boundary.

An occupier of a neighbouring property to the north has objected to the proposal and
requested that the windows serving the stairwell and proposed bedrooms are fitted with
obscure glazing and that l.8m high privacy screens are erected on the balconies.
The windows proposed in the stairwell and bedrooms are approximately 9 metres from
the boundary and at four storeys high these windows will marginally overlook the gardens
of the residential properties further north. The north facing fenestration should be revised
to address this issue and should planning permission be granted it is recommended that a
condition on the permission is included for the detailed design of the fenestration in this
elevation of the building to be submitted to and approved by the Authority. This may
include obscure glazing and/or other physical means to avoid overlooking.

Views from the balconies in the northeast corner of Block A could marginally overlook the
gardens of the residential properties to the north. A condition requiring the erection of
appropriate balcony screening can be included on any permission to ensure residential
amenity is protected.

With regard to overshadowing, the applicant has submitted sun-path analysis drawings
showing the shadows cast by the development on the 21 December (winter equinox), 21
March (Spring/autumn equinox) and 21 June (summer equinox). The applicant has also
submitted cross section drawings that show the development in relation to adjacent
properties.

Consideration of these drawings demonstrates that the development will not
unreasonably overshadow the adjacent properties to the north and in this respect the
development complies with Section 8.6 of the LPB, Policies HO2 and HOIO of the UAP all
of which relate to impact on neighbouring properties.

As part of the initial application a roof terrace was included on a section of flat roof of
Block A towards Euro House (fronting onto La Hougue du Valle). Views from this roof
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terrace vvere considered to have potential to overlook Euro House (which contains an
element of retail at ground floor Ievel with residential above) and revised plans were
submitted omitting the roof terrace from the scheme.

With regard to the impact of overlooking from Block B, views from this building would be
generally towards the retail units on Lowlands Industrial Estate. Although the garden areas
of the residential properties will be glimpsed, given the distance from the boundary, the
separation distance and the oblique angle of view, Block B would have minimal impact on
the privacy afforded to neighbouring properties.
Balconies are also included on the east and west facing elevations of Blocks A and B. Views
from the majority of the balconies will be within the development site and towards the
main public realm areas. Given the separation distances proposed between the blocks,
sufficient privacy will be maintained.

Environmental Health has suggested in their consultation response that should planning
permission be granted, delivery times to or from the commercial/retail units are
controlled to protect residential amenity. However, the site is situated within a central
area where active uses are encouraged. Given the site layout and arrangements, it is not
envisaged that the proposed retail/commercial/community units would be likely to have a
negative impacts on the reasonable amenity of the proposed residents. Furthermore,
existing retail units in the surrounding area do not have delivery restrictions and it is
considered that such a condition would be unduly onerous in this instance.
The proposal has the potential to result in a number of adverse effects on neighbouring
properties as a result of:
*
*

*

Traffic generation;
Flood risk and contaminated land issues;
Health and safety;

*

Waste

*

Noise and Vibration

*

Pollution (air quality); and

These impacts are addressed in the ES and in the section below. The ES assesses the
impacts of the proposed development for the whole of the development site (the
application site the subject of this report and the remainder of the site that forms a
concurrent outline planning application (Ref: OP/2016/0552)).

Traffic and parking Issues

For the purpose of this report, this section will be split into two subsections:
Compliance with the Local Planning Brief; and
Wider traffic and highways issues identified by the States Traffic and Highways
Service.

compliance with the LPB

Section 9 of the LPB states the general objectives relating to Transport and Parking within
the MURA. The section subdivides the issues to be considered into three sub-sections:
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9.3 Movement - Pedestrian;
9.4 Movement - Vehicular; and
9.5 Car parking.
Each of the above elements will be assessed in turn below.
Movement - Pedestrian

Section 9.3 of the LPB states that all development should:
Promote good pedestrian Iinkages within and beyond the MURA boundary;
Indicate free and easy pedestrian access between the new development and the
Harbour Frontage which is also safe, convenient and pleasant to use;
Indicate attractive and inviting footpaths that encourage pedestrian movement
throughout the MURA, especially across the east to west axis;
Make every effort to integrate The Bridge shopping frontage with the new
development by giving pedestrian priority to key retail and mixed use spaces.

The above criteria have been assessed as part of the public realm section of this report
(above). The pedestrian movement complies with the LPB. In addition, the proposal also
includes a traffic light junction at The Bridge/Vale Avenue/North Side junction that will
improve the pedestrian environment at The Bridge and provide a safe and convenient
access for all into the site.

Movement - Vehicular

Section 9.4 of the LPB requires development to:
balance the needs of pedestrians, cyclists and motorised traffic;
balance traffic engineering solutions with the principles of good urban design set
out within the brief;

indicate a practical solution to servicing the commercial premises whilst avoiding
the mixing of commercial traffic and pedestrians wherever possible. The size and
timing of delivery vehicles serving retail and other uses will need to be controlled
and managed within the development;
avoid creating unnecessary vehicular through routes which could be used as ratruns although an indirect route might be advantageous;
avoid excessive traffic flows through predominantly residential areas.

The LPB identifies the proposed traffic light junction as the main key vehicular gateway
into the site. Vehicle access to the development is from The Bridge and secondary access
points are possible from Nocq Road and Commercial Road. The latter will provide access
to 7 car parking spaces. Routes through the site are clearly identified through the use of
landscaping and well defined public spaces combined with the positions of the buildings
and landmark features.

The redevelopment of the site is based on attractive and accessible public realm and a
framework of streets and squares designed to serve as both routes through, within and
into the site.

The development oiiers a choice of clearly identifiable routes, with pedestrian and cyclist
priority through the site, identified by shared surfaces. Traffic calming measures within
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the site are proposed to create a safe, community-focused environment to pass through.
Pedestrian access points are provided on all sides of the site including a pedestrian link to
the Lowlands Industrial Estate which forms part of the wider MURA.
The roads within the site are to be retained as private estate roads allowing high quality
materials to be used and maintained at the expense of the developer. The design and
layout of the internal traffic network within the site, including the traffic calming measures
particularly towards the Nocq Road entrance, will ensure that vehicle speeds are Iow to
prevent the site operating as a 'rat-run' for vehicles between Nocq Road and The Bridge.
Car Parking
Section 9 of the LPB identifies that proposals will be expected to satisfy Annex 2 of the
UAP and that efforts should be made to reduce the impact of car parking, which should be
located at convenient locations that can be shared by the different uses within the area.
The LPB states that proposals with large areas of surface parking will not be accepted as
this is an inefficient use of the site and is not compatible with the urban design strategy of
the MURA.

The LPB states that car parking development within the Main Development Site should be
designed as part of a coherent development. Small convenient parking areas should be
provided for visitors to The Bridge, Iarger car parks should be accessible for both new and
existing retail developments.
Section 9.5 states that within the MURA all car park development should:
be screened by other more active and animated frontages wherever possible and
avoid being visible along key vistas;
create a positive street edge; underground parking must not create poor edges.
Ventilation and access will need to be carefully designed and managed;
avoid being visually intrusive. Poorly designed unattractive skylines and access
ramps will not be acceptable;
avoid forming any part of pedestrian, cycle or vehicular routes between
destinations or through the site.
The car parking for the scheme has been revised since the initial plans were submitted.
The new parking arrangements allow for a total of 537 car parking spaces throughout the
site, comprising 324 undercroft spaces (below the apartment blocks), 80 spaces within
integral garages (to serve the townhouses) and 133 surface spaces. Of these spaces, 374
will serve 372 residential apartments, 80 will serve 40 townhouses, and the remaining 83
spaces will be public/visitor spaces to cater for the increased traffic that will be generated
by visitors to the development.

The car parking spaces are proposed for the whole of the application site (the
development forming part of this application and the concurrent outline application (Ref:
OP/2016/0552)).
The majority of the surface car parking required for the residential units is situated to the
rear of the large residential units away from the main public realm areas and will
therefore not impact on the quality of the development/urban environment provided.
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Through the provision of the proposed public art and landscaping, any car parking areas
will not negatively affect the quality of the development.
No large access ramps are proposed. Ramps to the undercroft parking are internal within
the buildings.
With regard to the ventilation required for the undercroft car parking, no details have
been provided as much would depend on the technical requirements and specification
required to satisfy Building Regulations. However, conditions can be imposed on the
permission, to ensure that prior details are provided for approval by the Authority.
For the above reasons the proposal satisfies the requirements of the LPB with regard to
traffic and highways issues. However, given the quantum of development proposed, there
is potential for wider traffic impacts/implications on the surrounding area and this is
assessed in further detail below.

Wider traffic and highways issues identified by the States Traffic and Highways Service.
The application is supported by a Transport Impact Assessment (TIA) prepared by Peter
Brett Associates. The TIA provides details on all transport elements of the proposed
development and considers the impact that such development will have on the wider
network and environs.

The States Traffic and Highways Service (THS) has assessed the TIA and in summary
considers that it is a very thorough document. They agree with the methodology used;
and on a whole the conclusions reached about the likely impact of the proposals on the
public highway.
When originally commenting on the application, THS identified some road safety
concerns, including:
substandard sightlines at new secondary accesses;
the development would worsen the environment for pedestrians and cyclists using
Nocq Road;
traffic management concerns with regard to residential parking provision and
detrimental impact on traffic flow along the Inter Harbour Route;
loss of public car parking adjacent to The Bridge shops;
bus stop provision, and omission of a bus shelter.

In response to each area of concern raised by THS, Peter Brett Associates (PB) (Highways
Consultants acting on behalf of the applicant) issued a technical note (dated 25 July 2016).
THS reviewed this technical note and their comments in full are in the consultation section

of this report.
The following section of this report states each issue of concern identified by THS (shown
in italics}, a summary of PB's response contained in their technical note, and THS's
response to the technical note, followed by a planning assessment in bold.

1. Issue of concern: ?Sub-standard sightlines at new secondary accesses? THS advises
that proposed access should enable a driver 2.4m from the edge of the carriageway
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to see a minimum of 33m in the direction of oncoming traffic (Bridge/Main Site
Access and Nocq Road) and 20m in the case of Commercial Road.?
Summary of PB response:
Nocq Road - Further assessment has been undertaken and a section of boundary wall
located in an easterly direction within the red-line application boundary (fronting The
Briery within the applicant's ownership) will be removed to increase visibility splays in this
direction. To the west, it is proposed that a section of wall will be lowered to 900mm high
through negotiations with the Iandowner (Javigo). Relating to junction approach speeds, a
raised table could also be provided by the developer either side and through the junction
mouth to create vertical deflection and reduce speeds towards the junction.

Summary of THS response:
Nocq Road - The lowered section of wall to the east is welcomed and although the
visibility splay was measured differently to the usual method adopted in Guernsey, should
THS's method be used the sightline would exceed 33m and therefore initial concerns are
addressed in this direction.

To the west, the sightline shown on drawing 30013-219 is 25m but this would depend on a
landowner agreeing to lower sections of boundary wall. Without this taking place
sightlines would be much more restricted at only llm and THS would have concerns. If
the llm was the eventual outcome, then road traffic calming measures would be required
however this would be frustrating given the modest change that would be required to the
boundary walls.
Planning Assessment:
Nocq Road - This issue can be addressed by conditions to ensure that the wall to the
east of the access is reduced in height. To the west the wall could be Iowered with the
agreement of the Iandowner or, alternatively a raised table junction created on Nocq
Road to reduce vehicle speeds.
Summary of PB response:
Commercial Road - The junction on the northern side of Commercial Road is an existing
junction. No change is proposed as part of the development. The development will not be
accessed from this point. It will provide access to 7 car parking spaces. No significant road
safety risks are anticipated from this junction or on-street parking.
Summary of THS response:
Commercial Road - THS is confused by the comments because drawing number 30013213 shows a new access adjoining commercial road. If this is to be used solely for an
entrance then the comments are not applicable.
Planning Assessment:
Commercial Road - Drawing No. 30013-213 is attached in the appendix of the TIA to
demonstrate possible tracking movements. It does not form part of the planning
application. The application drawings show no change to Commercial Road other than
the creation of seven parking spaces close to The Bridge. Commercial Road remains a
Iink between The Bridge and Nocq Road.
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2. Issue of concern: The impact of the development will however worsen the
environment for pedestrians and cydists using Nocq Road.
Summary of PB response:
The development is not anticipated to significantly worsen the existing situation on Nocq
Road. With the inclusion of development, traffic flows will be below 300 vehicles per hour
and in accordance with Guernsey Traffic Standards. This together with the proposed
alterations to the walls adjacent to the Nocq Road junction (east to west) or possible
traffic calming measures (raised table junction) as well as the virtual footway mean there
would not be any significant impacts on non-motorised users.
Pedestrian demand is provided for through the development providing a safe and
attractive alternative to using Nocq Road for pedestrians and cyclists who will be able to
take advantage of direct and Iightly trafficked routes providing attractive journey times to
The Bridge.
The largest change to traffic flows on Nocq Road relates to the committed development of
Saltpans Park, which will generate 102 additional vehicle movements along Nocq Road in
the am between 08:00-09:00 peak hour compared to 75 additional vehicle movements
generated by the proposed development.
Summary of THS response:
THS stands by comments made because Nocq Road is substandard width and does not
include decent provision for pedestrians. The development will add traffic to this road and
motorists regularly travel in the painted walkway. The comments by PB are valid, but do
not acknowledge the impact of retaining the Co-op in Nocq Road.
Planning Asspssrnpnt:
The comments received from both parties are noted, however, this Nocq Road junction
formed one of the main access points into the previous scheme, which with the amount
of retail proposed, created a far more traffic intensive use of the site. Given the planning
history of the site, it is considered that any impact would not be so substantial to
warrant refusal.

3. Issue of concern: There should be no doubt that the development at this site, even
with The Bridge/North Side junction change proposed, is Iikely to lead to significant
increases in peak time queue length.
Summary of PB response:
Whilst it is acknowledged that the development will increase peak hour queuing on The
Bridge, it is noted that the residential scheme will generate significantly less traffic than
the consented retail led scheme previously. The proposed residential led scheme is
forecast to generate an additional 275 vehicle movements in the am peak hour and 251
vehicle movements in the pro peak hour, compared to 397 in the am peak hour and 786 in
the pro peak hour as part of the retail led scheme that was granted outline planning
permission.
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PB used traffic models based on the States of Guernsey's preferred 90 second cycle time
(for the traffic controlled junction) and considered that the development impacts at the
junction are not deemed to be significant on the following basis:
1. The traffic modelling used is based on a worst case scenario and the modelling
results therefore test an overly robust situation that may not occur in reality;
2. The signalised arrangements whilst increasing queuing at The Bridge delivers an incapacity solution for a junction that is forecast to operate over capacity in 2021/22
before the inclusion of development traffic if no changes were proposed.
Therefore an alternative solution is required regardless of the proposed
development;
3. No offset has been made for more efficient signal technology that is available or
for travel plan initiatives;
4. The signalised junction will improve highway safety for pedestrians which is
required given the anticipated increase in pedestrian movement that would arise
from the wider regeneration of The Bridge Area both through the development
proposal and the States' wider aspirations for the area;
s. The queue lengths modelled for the consented retail-led scheme were higher on
The Bridge than the proposed residential led scheme {the subject of this report).
Summary of THS response:
THS agrees with the points 2 to s above. With regard to point 1, things are going to get
much busier if development takes place on the scale proposed and if the signals do
become congested then Nocq Road becomes increasingly attractive which has been
highlighted as a concern previously.
Planning Assessment:
The development is Iikely to increase traffic on Nocq Road; however in granting the
previous outline planning permission a principal entrance into the site was to be on
Nocq Road and the previous retail-led scheme was predicted to generate significantly
higher vehicle movements per hour then the current residential-led scheme.
A safe and attractive alternative route for pedestrians and cydists would be created by
the development.
It is considered therefore that the refusal of planning permission based on pedestrian
safety along Nocq Road would be unreasonable and unjustifiable.
4. Issue of concern: Traffic management concerns with regard to residential parking
prOViSiOn.
Summary of PB response:
Whilst THS concerns are noted in respect of the potential for overspill residential parking
to Vale Avenue/North Quay, residential parking as proposed has taken full account of the
States parking standards (Annex 2 of the UAP) including the classification of the site as a
Main Centre given its location adjacent to St Sampson Harbour.
The States standards require that long-stay residential parking is provided at 1:1 for all
units with 6 or Iess habitable rooms, with short-stay parking of 1 space per unit provided
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only for units with s or more habitable rooms. There is no legal definition of habitable
room during the submission process, the Planning Portal (UK planning advice facility) was
consulted which defines a habitable room as ?a room used, or intended to be used, for
dwelling house purposes including a kitchen but not a bathroom.?
Based on this definition and current proposals whereby all 3 bed units will contain an
open plan living area and kitchen, which can be argued to be one habitable space, all
development units will comprise 4 habitable rooms or lower.

On this basis 1:1 long-stay residential parking provision proposed is compliant with
Guernsey standards (a total of 412 spaces have been provided). An additional 23 long-stay
spaces for ancillary commercial uses has been provided and 42 spaces for visitor/public
parking within the development. Furthermore the 7 spaces Iost due to alterations to the
existing parking on The Bridge frontage will also be provided within the site. A total of 480
spaces will be provided for. (Note - since the technical note was issued, the car parking has
been amended with more spaces proposed. This is assessed below in the planning
assessment section. )
It is noted that 54% of the residential units proposed are 1 bedroom units and a number
of households can therefore be expected to be low or even no car households.
A Travel Plan will also be implemented by the developer which will make it clear to future
residents that Leale's Yard will be a limited car ownership development. This will include
car driver reduction targets to reduce traffic generation and on-site parking demand whilst
in-built parking restraint will assist the Travel Plan in meeting its target. A monitoring
strategy will be provided as part of the Travel Plan which will be reviewed in partnership
with and to the full satisfaction of the States of Guernsey to ensure that any overspill
parking that does occur is appropriately managed.

Summary of THS response:
My understanding is that the scheme is being considered under the UAP and therefore the
standards of the plan are the relevant ones. If the scheme meets those standards then l
appreciate that my concerns are unlikely to be acted upon (although the parking
standards state they are not inflexible). l also appreciate that there is a States approved
Road Transport Strategy angle to this that looks to encourage transport alternatives to car
use, but does not set any targets. The site is a semi blank canvas unlike many
developments in the urban area and it would be frustrating if parking demand outweighs
on-site provision.
Planning Assessment:
Objections have been received from both the Vale and St Sampson Constables, from a
number of the representors and by petition regarding the Iack of car parking given the
amount of units proposed.
However, the site is situated in a Central Area as designated on the UAP proposals map.
Within Central Areas Annex 3 - Parking Standards requires 1 space to be allocated to
dwellings with 3 to 4 habitable rooms and 1 space per dwelling allocated to the dwelling
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+ 1 space in the form of adjacent communal parking for those with s to 6 habitable
r00ms.

Since the technical note was issued by PB, the car parking provision has been revised
and a total of 537 car parking spaces are now proposed, comprising; 324 undercroft
spaces (below the apartment blocks), 80 spaces within integral garages (to serve the
townhouses) and 133 surface spaces. Of these spaces, 374 will serve 372 residential
apartments, 80 will serve 40 townhouses, and the remaining 83 spaces will be
public/visitor spaces to cater for the increased traffic that will be generated by visitors
to the development.

The car parking spaces are proposed for the whole of the application site (the
development forming part of this application and the concurrent outline application
(Ref: OP/2016/0552).
Given the car parking requirements of the UAP and that the proposed accommodation

schedule comprises 26% studio, 28% 1 bedroom, 36% 2 bedroom 1% 3 bedroom and 9%
town houses, (the maximum amount of habitable rooms will be 4) the amount of car
parking to be provided for the residential units exceeds the UAP parking standards.
An additional 83 car parking spaces have been provided for use by
commercial/retail/community uses and for visitor/public parking within

the
the

development.

With regard to the proposed retail/office/community uses, within Central Areas, UAP
car parking standards require sites to be assessed on individual merit. The application
site is in a highly sustainable Iocation with bus stops within close proximity to the site.
Unallocated short stay car parking exists around The Bridge shopping frontage with
Ionger stay parking also available along Vale Avenue. It is considered that the proposal
will provide sufficient car parking to cater for the needs of the development without
impinging on surrounding streets.

Given that in car parking terms, the proposal will accord with the provisions of the UAP,
the refusal of permission for this reason would not be justifiable or reasonable.

s. Issue of concern: The latest plans indicate a minimal loss of public parking adjacent
to The Bridge shops (just 4 spaces) and a further 3 public spaces;
Summary of PB response:

The Ioss of public parking on The Bridge (7 spaces) as arising from the off-site highway
improvements will be fully mitigated by the provision of 7 spaces for public use within the
application boundary in parking area 20 (shown on drawing number 2988/X(00)015). The
7 spaces proposed will be provided off Commercial Road and in close proximity to The
Bridge, therefore providing a convenient location for shoppers to park.
Summary of THS response:

Excellent news, that the 7 car parking spaces off Commercial Road will be available for
public parking.
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Planning Assessment:

The Constables of St Sampson have raised concern with regard to this point and
requested confirmation of the exact amount of spaces to be Iost as a result of the
alterations to The Bridge.

To compensate for the Ioss of spaces on The Bridge, the scheme includes seven spaces
created on Commercial Road.

The relocated spaces will be situated at the nearest point available to the shop
frontages and existing parking area on The Bridge. Access to the spaces will be provided
from two existing access points (Bridge Avenue and Commercial Road) which will remain
unchanged. Access from the parking spaces to the site has been made available and to
the shopping frontage via Bridge Avenue to the east.
The provision of car parking in this position will offset those lost as part of the
alterations to the existing parking facilities at The Bridge as a result of the creation of
the main traffic junction. This concern raised by the Constables has therefore been
addressed.

6. Issue of concern: Concerns about how appropriate bus stop provision will be
eastern side of the road near the junction of The Bridge/Northside, the second
busiest stop outside of the Town terminus. There also appears to be an omission of
the bus shelter provision for the northbound routes albeit this would easily be
overcome.

Summary of PB response:
The drawing did not include reference to the relocation of the existing bus shelters on the
eastern/western side of The Bridge.
Summary of THS response:
l welcome that the developers will provide alternative bus shelters for the stops closest to
the roundabout.

Planning Assessment:

The developers are proposing bus stop provision which will continue to provide a much
needed facility for the area. The proposal would therefore not affect this provision.
Overall, Policies GEN7, GENe and GEN9 of the UAP seek to make sure that roads and
public utilities are adequate to cope with new development, that there is safe and
convenient access and that parking provision is satisfactory. In conclusion it is

considered that for the above reasons, the proposed development complies with the
LPB and Policies GEN7, GENe and GEN9, along with CEN6 and CEN8 (pedestrians in the
Central Areas).
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Flood Risk and Contaminated Land Issues

The LPB states that owing to the topography of the site efforts should be made to mitigate
potential flooding within and around the MURA. Proposals for development will need to
incorporate adequate flood alleviation measures and include an acceptable surface water
management plan that where appropriate incorporates sustainable urban drainage
systems (SUDS).

Policy WWM4 of the UAP requires that proposals for development on sites that are
susceptible to flooding or that would be likely to cause flooding off site will not normally
be permitted. Development proposals will only be permitted where:a. satisfactory flood alleviation measures are incorporated into the scheme;
or

b. the type of development will not be adversely affected by flooding nor
increase the risk of flood events.

Policy WWM5 of the UAP states ?Proposals for major development will be required to
include an acceptable surface water management plan incorporating sustainable urban
drainage systems (SUDS).?
The ES identifies that the site is at risk from tidal flooding, ground water flooding and
surface water drainage for the whole of the development site (the areas covered by both
the detailed and outline application sites), which are assessed in turn below.
Tidal Flooding
The States approved a coastal defence strategy in 2013 (Billet d'Etat No XV) which
identifies the areas most vulnerable to coastal inundation and prioritises these areas for
action by the States. The impacts of tidal flooding were considered to be the greatest in
the St Sampsons area and as such this area was prioritised for further investigations and
action by the States.

This led to outline proposals to erect a flood barrier in the manner of a fixed wall along the
central reservation of The Bridge, approximately O.5m high at the southern end (Nocq
Road), diminishing to almost zero at the northern extremity. This wall will be interspersed
with points of access and egress for both vehicle and pedestrian movements; temporary
barriers will be erected to close off these points at times of potential flooding.
The proposed development is located within the heart of the area as identified at risk by
the States and will result in a substantial increase in the number of residential and

commercial properties in the area and a consequent increase in the number of people.

The Environmental Statement assumes that the States of Guernsey will improve the flood
defences in the area as outlined above and as such overtopping will occur Iess frequently
and over a shorter period, reducing the volume of water reaching and impacting on the
site. Within the site, the risk of flooding has been mitigated through design (flood
resilience, flood resistance measures, setting of appropriate finished floor levels,
managing flood flow routes and minimising rapid inundation). Finished floor levels
although constrained by maximum building heights have been raised where practical and
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the lower ground levels will be constructed with appropriate methods to ensure sealed
units.

The ES identifies that the proposed development is only at risk of tidal rather than fluvial
flooding and therefore compensatory flood storage is not required.
Overall the effects of flooding on the development will not be significant unless the flood
alleviation scheme along The Bridge is not implemented, in which case there will be a
moderate adverse effect (moderate is defined in the ES as: "These effects if adverse, while
important at a local scale are not likely to be key decision-making issues. Nevertheless, the
cumulative effect of such issues may lead to an increase in the overall effects on a
particular area or on a particular resource.?
Key to the implementation of the States Flood Defence Strategy along The Bridge will be
the design of the two road junctions forming part of this application. Raised table
junctions are proposed for the Nocq Road-South Quay-Bridge Junction and at the traffic
light junction Northside-The Bridge-Vale Avenue. Both of these junctions will be designed
to be incorporated into the overall flood defence strategy for St Sampson and full details
of the junctions (including levels, drainage details, materials to be used and landscaping)
can be required by planning condition to ensure this.
Surface Run-off
The majority of the existing site comprises hard standing with a large amount of scrub
regrowth in the eastern section. Chapter 7 of the ES identifies that the development could
potentially increase surface water run-off rates which, without mitigation measures could
cause sedimentation and blockage of the existing drains, flooding of the site and nearby
area and potential transfer of pollutants in the form of hydrocarbons from vehicles
reaching surface/groundwater.

The proposed development includes a Sustainable Urban Drainage System (SUDS) to
control the surface water run-off during both the construction and operational stages, in
accordance with UAP Policy WWM5 and environmental best practice.
The assessment concludes that the proposed design and mitigation measures should
ensure that all sediments and contaminants are captured and water is appropriately
treated and that there is not an increase in surface water run-off as a result of the

development. By including SUDS measures it could reduce the rate and volume of run-off
thereby having a minor beneficial effect on the surrounding area.
Guernsey Water does not object to the proposal and has confirmed that there is sufficient
capacity within the existing drainage network to accommodate the proposed
development. Further details relating to the proposed drainage system, will be considered
as part of a Building Regulation application.
Ground water

Groundwater monitoring was undertaken and the ES indicates that there is a risk of
groundwater inundating the lower levels of the proposed development. As such mitigation
measures are proposed during construction below the water table to deal with the water
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pressure and the structural design of the basement and the buildings will ensure that the
entire lower ground floor will be a sealed unit.

With these appropriate construction methods the effects of groundwater flooding will be
mitigated and are considered not significant.
Contaminated land

An assessment of the ground conditions on the site has been undertaken to identify the
likely significant effects of the development on human health and the environment in
relation to ground contamination and hazardous ground gasses. This forms Chapter 9 of
the ES.

The ES identifies that owing to the local small scale industrial and commercial use of the

site there is potential for elevated concentrations of contaminants to be present and
suggests that further ground investigation will be required prior to development to
identify the extent of contamination and agree a remediation strategy. It also states that
an asbestos survey will be undertaken to identify asbestos on site and inform a removal
strateg,y should this be required.

Paragraph 9.6.2 states that the principal form of mitigation will be through a Construction
Environmental Management Plan (CEMP) to be prepared for the site to ensure that
potential impacts are mitigated during construction and in addition to inform a
remediation strategy; an intrusive geoenvironmental investigation and asbestos survey
will be undertaken in agreement with the States of Guernsey.

This Chapter of the ES concludes that the potential adverse effects associated with ground
contamination and hazardous ground gases do not pose an unacceptable constraint to the
proposed development.

The Office of Environmental Health and Pollution Regulation was consulted on the
application and suggested that conditions are included on the permission for a CEMP to be
produced and further ground contamination surveys to be undertaken and the extent of
remediation required agreed. Furthermore, The Health and Safety Executive requested
that the treatment of any asbestos is carefully considered and managed with regard to
health and safety for the workers on site. These matters can be addressed through
planning conditions.

The impact of development on ecology

Policy GEN3 of the UAP seeks to conserve and enhance the lsland's landscapes and
features of ecological and wildlife value.

Chapter 8 of the ES highlights the presence of Japanese Knotweed, the presence of bats
both rare and common species and nesting birds within the site.

Japanese Knotweed is a non-native invasive plant species which is controlled in Guernsey.
The stands of Japanese Knotweed should be managed with the aim of the eventual
elimination of this invasive species. Potential effects if left unmanaged is the spread of the
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species across the site and into off site sensitive habitats. The ES recommends that as part
of the proposed mitigation methods, this is removed from the site and treated in its
entirety. Therefore the proposed management and eventual eradication would be a
positive environmental impact.

Paragraph 8.6.13 of the ES identifies that on the development site there was a building
that supported a confirmed Iong-eared bat roost, four buildings with high potential to
support roosting bats, one with moderate roost potential, five with Iow potential and
seven with low to no potential.

The site supports rare and potentially common bat species and the proposal involves the
demolition of existing buildings on site effecting existing habitats of the bats. Mitigation
measures should therefore be required.

The mitigation proposed involves further surveys to be undertaken in the pre-construction
phase, to enable the identification of any features used by roosting bats, the species
present and the level of bat activity across the site. The ES identifies that these surveys
should be undertaken between May and September as supported by the comments
received from La Societe Guernesiaise.

During the construction phase of the development it is recommended that further surveys
are undertaken to inform the required mitigation strategy. Demolition is proposed to be
timed to avoid the most sensitive periods for bat species found to be present on site. The
ES recommends that if roosting bats are found to be on site, a Mitigation Method
Statement is prepared to detail the phasing works to prevent the killing or injury of
individual bats.

During the operational stage (post construction) enhancement measures are proposed for
roosting bats within the site, including the provision of up to four bat boxes within the
built form of the scheme; low-level Iighting will be used and Iighting will be minimised
around the buildings.

La Societe Guernesiaise's consultation response highlights the rarity of the Grey Longeared Bats in Guernsey and suggest an additional mitigation measure of including at least
one empty loft space in one of the buildings with appropriate access so that Grey Longeared Bats may continue to use the site. This could be considered within an Ecological
Management Plan (EMP) required by condition.
With regard to the effect on nesting birds in accordance with best practice, clearance
should be avoided during nesting season. As part of the scheme, enhancement measures

such as bird boxes are provided for within the built form to provide opportunities for the
house sparrow and other passerines to nest.
Paragraph 8.6.5 of the ES states that Brown (planted) roofs will be created on a number of

the proposed buildings which over time, will provide habitat similar to that lost through
the demolition of brownfield habitat, providing opportunities for a range of invertebrate
species in the future. Brown roofs are not proposed as part of blocks A and B, but part of
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the concurrent outline application for the redevelopment of the remainder of the site
could be conditioned to include this (ref: OP/2016/0552).

The implementation of the above ecological mitigation and enhancement measures
should reduce the adverse impacts of the proposed development to a point that they
would not be significant. These measures should be detailed in both a Construction and
Environmental Management Plan (CEMP) and an Ecological Management Plan (EMP) for
this site once it is built. Both of these can be secured by planning condition.

Other impacts on invertebrates, reptiles and amphibians will be managed in accordance
with best practice during the construction stage and it is noted that water bodies are
included as part of the landscaping scheme, providing an enhancement for amphibians
and to facilitate their re-colonisation within the site once this and other habitats have
matured.

The impact of the development on archaeology
Policy DBEIO of the UAP requires developers to provide, as appropriate, for the retention
or the investigation and recording of any archaeological remains.
The impact of the proposed development on archaeology is considered as part of Chapter
13 - Archaeology and Cultural Heritage, of the ES.

As part of the ES an assessment was undertaken to assess the potential impact of the
construction of the proposed development on the known and potential archaeological
heritage and to evaluate the significance of the impact and identify ways to mitigate
potential effects.

The assessment identified the archaeological potential of the site from maps and other
data sources, including the Guernsey Historic Environmental Record and Guernsey

museums and galleries. The site is considered to have the potential for remains associated
with the {ormer crossing and exploration of the Braye du Valle and deposits of
archaeological interest. The report concludes that if such remains and deposits are
present they are considered likely to be of low sensitivity as the previous development of
this site may have destroyed or damaged them.
Paragraph 13.6.1 of the ES states that: "following consultation with the Assistant

Archaeologist of the Guernsey Museums and Galleries Service, it is proposed that the
archaeological potential of Block A will be clarified and quantified by a programme of
evaluation trenching. The detail of the programme will be discussed and agreed with
Guernsey Museums following the grant of planning permission and will be implemented
following the demolition of the existing buildings in this area.?

Paragraph 13.6.1 identifies that should the evaluation have positive results, areas of
archaeological significance that will be impacted by construction activities will be
excavated and recorded in advance of construction commencing with the results being

published following completion of the post-excavation analysis.
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The States Archaeologist has welcomed the proposed programme of evaluation trenching
and has suggested three possible locations for test-pits that could usefully be targeted in
this way, primarily in the area scheduled to be occupied by parking to the north of blocks
A and B, and beneath the northern 'limbs' of the blocks themselves. He emphasises that
these three test-pits could be excavated at the earliest possible opportunity, since they lie
on a small area of undeveloped land. This work could be carried out as soon as access to
this area is made available.

To ensure that any archaeological remains are investigated and documented in
accordance with Policy DBEIO of the UAP, it is recommended that a watching brief is
secured by planning condition. In addition, relevant information/comments raised by the
States Archaeologist will be sent to the applicant.
Impact on health & safety
Policy GENIO of the UAP indicates that care must be taken before new development is
located close to existing hazardous development. It states that, Permission will be refused
if the level of risk associated with the development is considered to be unacceptable.

The application site falls outside of the consultation zones in relation to the nearby fuel
storage depot. As such, the Chief Health & Safety Officer does not object to the proposal.
He has made comments with regard to health and safety at work issues due to the
potential for asbestos contamination on site. It is suggested that an asbestos
refurbishment and demolition survey will be required for the buildings to be demolished.
This would be addressed in the CEMP required by condition.
Issues regarding waste

Chapter 14 of the ES provides a preliminary Waste Management Plan for the
constructional and operation phases of the development. The WMP estimates likely waste
volumes which have been used to assess the likely environmental effects of the proposed
development in relation to waste management.
The objectives of the WMP is to:
minimise the amount of waste generated by the demolition, construction and
operation of the proposed development;
encourage the sustainable management of waste generated by the development;
set a flexible framework for waste management that will allow for advances in
waste management practices.
The WMP has been suggested to help implement the States of Guernsey's Waste Strategy.
The ES identifies that the construction of the proposed development is Iikely to have a
moderate adverse effect as a result of waste generation (principally as a result of the
basement excavation). However this effect can be reduced to a not significant effect if the
material arising from the excavation of the basements can be re-used on site or in
Guernsey without the need for disposal at the reclamation site.
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The ES concludes that further site investigation and an asbestos survey, prior to any
development starting on site will identify the potential for contamination on site and
suggest suitable remediation strategies to be agreed with the States to include the
potential for onsite remediation and mitigation to reduce the need to send waste to
landfill.

Regarding the management of operational waste, suitable provision has been made within
the WMP to maximise recycling consistent with the kerbside recycling scheme with
flexibility to allow revisions to storage areas to take account of changing kerbside recycling
requirements in the phases of the development. Residual waste (those that are not reused or recycled) are likely to be disposed of at household recycling sites and commercial
materials recovery.
The ES concludes that through adoption of a suitable WMP to be agreed with the States a
minor adverse effect is anticipated in relation to waste generation during the operational
phase of the development.
Issues regarding Noise and Vibration
Policy GEN12 of the UAP states that 'ln considering proposals for development the
Committee will take into account any significant impact on the reasonable enjoyment of
adjoining properties, particularly in relation to overshadowing, overlooking, emissions,
noise and disturbance.?

Chapter 11 of the ES documents the assessment of the effects of the proposed
development on the noise and vibration climate of the area and in particular considers the
likely effects of the existing noise climate on the proposed use of the site, the effect of
noise from the site on the existing noise climate and the effect of construction noise and
vibration.

The ES considers that the effect of the local noise environment on the proposed dwellings
will not be significant.
For the operational effects the assessment shows that the increase in noise levels due to
road traffic at existing dwellings would be classed as not significant. With regard to the
commercial floorspace, should air conditioning/handling plant be required, this would
require a separate planning application which would be determined based on the planning
merits of the specific proposal.
With regard to noise and vibration generated during the construction phase of the
development, this will be minimised by implementing mitigation methods in association
with British Standard 5228:2009+A1:2014 which will be controlled though the CEMP.
The comments received from Environmental Health request that as part of the CEMP a
detailed noise and vibration management plan is produced (this will be secured by
planning condition).
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The ES concludes that with the mitigation methods proposed it is expected that the
significance of the noise and vibration effects of the construction phase would be minor
adverse. Noise and disturbance arising from the development would therefore not impact
on the reasonable enjoyment of adjoining properties and therefore complies with this
aspect of Policy GEN12.
Issues regarding Air Quality

Policy GEN12 of the UAP states that 'ln considering proposals for development the
Committee will take into account any significant impact on the reasonable enjoyment of
adjoining properties, particularly in relation to overshadowing, overlooking, emissions,
noise and disturbance.?

Chapter 12 of the ES assesses the likely significant effects of the proposed development in
terms of air quality both during the construction phase and operational stage (post
construction). It identifies that the main air pollutants of concern related to construction
are dust and fine particulate matter, whilst for road traffic they are nitrogen dioxide and
fine particulate matter.

With regard to the construction phase, due to there being 10 or more dwellings within
20m of the site, the site is considered to be of high sensitivity based on Institute of Air
Quality Management (IAQM) criteria.
The ES recommends that construction effects will be minimised through the use of
appropriate mitigation measures for the site which are recommended for inclusion within
a CEMP, secured through a planning condition. The mitigation methods are included in

appendix G.4 of the ES and are consistent with those set out in the IAQM guidance for
high risk sites.

The ES concludes that construction phase impacts from the proposed development are
judged to be not significant when appropriate mitigation measures are applied.
In relation to air quality during the operational stage, assessments were undertaken in the
ES in relation to local residents close to the site. The ES concludes that concentrations of

nitrogen dioxide and fine particles have been predicted for a number of worst-case
Iocations around the site and the changes in concentrations due to the development
traffic are judged to be not significant and no mitigation is required. The effect of road
traffic emissions on air quality for residents of the development is also not significant and
mitigation is not required.
Sustainable Construction:

Para 8.5 of the LPB requires the incorporation of passive solar design elements, which
maximise the effects of the sun in heating, illuminating and ventilating buildings. Section
11 of the DAS provides a table that identifies the key principles for sustainable
development and how the design responds to these. The table includes: the use of
environmentally friendly materials including the reuse of materials where appropriate; the
orientation, external and internal design of buildings and the use of landscaping to
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maximise the use of natural heat and light, contribute to local biodiversity and minimise
the use of non-renewable energy sources; the use of renewable energy sources will be
actively encouraged but not at the expense of good urban design.
The principles identified comply with Section 8.5 of the LPB as well as the key
characteristic to deliver a development that minimises environmental harm (Section 8.2 of
the LPB).
Overall Conclusions

This application forms part of the overall Masterplan for the redevelopment of the Leale's
Yard site and has been submitted alongside an outline planning application (ref:
OP/2016/0552) for the redevelopment of part of the site. The site forms the Main
Development Site within the MURA covered by a LPB. The site is currently largely vacant
and underused, with derelict buildings, cars and materials scattered throughout the site.
The proposed redevelopment of the site will have the potential to bring a major
underutilised site back into beneficial use, providing new housing, employment
opportunities, and facilities for the local community.
The development proposed will provide a mixture of appropriate uses with ground floor
level retail, office and community floorspace facing towards the main square, with
residential units above. The proposal will form an integral part of The Bridge,
complementing the existing retail outlets, rather than competing with them and offering
an attractive place to work, live and visit.
Permission was granted previously in outline for a retail led scheme, however due to the

global recession and a change in economic circumstances, this development never
progressed and the permission has since expired. This proposal represents a shift from
retail to a residential led scheme and the level and mixture of unit sizes proposed will
encourage a critical mass of residents and visitors to support diverse activities within a
compact area and will therefore complement the vitality and viability of The Bridge and
the surrounding area.

The emphasis on smaller dwellings meets the requirements of the LPB, UAP Policy HOII
and that identified within the Housing Needs Study (HNS), 2011, requiring the majority of
dwellings to be a size, form and type suitable for smaller households (no more than two
bedrooms - i.e. 4 habitable rooms or less).

The buildings to be demolished are of no great architectural merit, add little value to the
wider streetscape and through appropriate design of the replacement buildings any effect
on the surrounding area can be mitigated.
The development of Blocks A and B together with the delivery of the high quality public
realm improvements will bring a vacant/derelict site back into use and is therefore
considered to conserve and positively enhance the character and appearance of the
Conservation Area. Furthermore, building heights are generally consistent with the LPB,
would respect the existing buildings on The Bridge and the Sunpath analysis and cross
section drawings demonstrate that the development will not unreasonably overshadow
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adjacent properties. Any loss of privacy for neighbours would be limited and can be
mitigated through conditions. The VIA demonstrates that the visual impact of the
development in public views will be acceptable.
Policies GEN7, GENe and GEN9 of the UAP seek to make sure that roads and public utilities
are adequate to cope with new development, that there is safe and convenient access and
that parking provision is satisfactory. The proposal would provide for improved traffic
junctions for the benefit of The Bridge and the surrounding area and the car parking
proposed is consistent with UAP Policy.
The development complies with the LPB and relevant UAP Policies and would provide a
high quality urban environment of satisfactory appearance in-keeping with the
surrounding area. Potential Environmental impacts relating to the proposed development
have been addressed as part of the comprehensive Environmental Statement with
appropriate measures of mitigation proposed where appropriate.
For the reasons above, it is recommended that conditional planning permission is granted.
3 - Genergl material considerations set out in the General Provisions Ordinance.

The matters to be considered under Section 13 of the Land Planning and Development
(General Provisions) Ordinance 2007 have been assessed as part of the section dealing
with policy issues set out in 2 above.
With regard to the concerns raised by the Fire Officer, these issues would be considered
as part of an application for Building Regulation Approval and are capable of being
resolved at that stage without any alteration to the external envelope of the buildings.

4 - Additional considerations (for protected trees, monuments, buildings and/or SSS's).
The proposal would have no impact on protected trees. The impact on the setting of
Protected Monuments and Buildings in the vicinity and on the St Sampson Conservation
Area is considered as part of section 2 above.
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