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States of Guernsey
Planning Service
PLANNING APPLICATION REPORT

Application No:
Property Ref:

OP/2016/0552

Valid date:

13/04/2016

Location:

Leale's Yard Bridge Avenue Vale Guernsey
Outline planning application for the mixed-use re-development of
part of the Leale's Yard site involving the creation of 303 new
residential units and 1,074m2 of commercial/retail/community
space; together with creation of associated parking and
ancillary/public realm areas.
The Channel Islands Co-Operative Society

Proposal:

Applicant:

COO7500000

RECOMMENDATION - Grant: Outline Permission with Conditions:

1. No development shall commence on site until details of the siting, design and external
appearance of the proposed building[s?, the means of access thereto and the landscaping
of the site (hereinafter called 'the reserved matters') have been submitted to and
approved in writing by the Authority and the development shall thereafter be carried out
as approved.

Reason - To ensure, as an outline permission is being granted, that development may not
begin until all the matters reserved for subsequent approval have been approved by the
Authority.

2. Application for approval of the reserved matters shall be made to the Authority before
the expiration of two years from the date of grant of this permission and the development
hereby permitted shall be begun before the expiration of three 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
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stated in section 17(2) of the Land Planning and Development (Guernsey) Law, 2005.
4. Unless otherwise agreed in writing by the Authority, the plans required to be submitted
by virtue of condition 1 above shall accord with the submitted parameter plans ref: 2988
X(00)011 Rev 4, 012 Rev 4, 013 Rev 4, 014 Rev 3, 015 Rev s, other than in respect of the
scale, form and massing proposed for Blocks G and N; those are not approved and shall be
subject of separate and detailed consideration as part of a Reserved Matters or detailed
planning application/s.
Reason - To ensure that the Development accords with the submitted Parameter Plans
and in the interests residential amenity as the juxtaposition of parts of Blocks G and N
with the adjacent properties, specifically Elmstead and the North Social Club could give
rise to adverse effects on the residential amenities of the adjacent properties and/or the
proposed development.

s. The plans required to be submitted by virtue of condition 1 and the implementation of
the development hereby permitted shall only be carried out in strict accordance with a
Detailed Design Code Document, which shall be submitted to and approved in writing
prior to the commencement of any development hereby permitted. The Design Code
Document shall include details of:

- Suitable external materials and facing finishes for roofing and walls including
opportunities for using locally sourced and recycled construction materials;
- Accessibility to buildings and public spaces for all people, including people with
disabilities;

- Facade design of buildings, including windows, doors, garage doors, balconies, shop
fronts, signage, and rainwater goods;
- a detailed design of the frontages for the non-residential units/uses approved at ground
floor level;
- ventilation of undercroft car parking;
- Location and design of visible or audible plant, machinery or structures;

- Location and design of refuse and recycling storage, public utility equipment (e.g.
electricity cabinets), cycle parking and storage.
- Measures to be incorporated into the development to improve and enhance biodiversity;
- Measures to be incorporated into the design of the development to ensure that higher
storeys and rooflines that will be taller than existing buildings on The Bridge respond to
Iocal context (this could include stepping back or lightening the roof line to smooth
transition between proposed and existing built forms and through choice of materials and
colours).

Reason - To ensure that the detailed design of the development is satisfactory and
responds to local context in the interests of visual amenity.
6. Unless otherwise agreed in writing by the Authority, the plans required to be submitted
by virtue of condition 1 above shall comply with the Design Principles set out in Section 6,
7 and 11 of the Design and Access Statement (Axis Mason, February 2016) or as
appropriate the Cultural Narratives Document (produced by Chris Clifford).
Reason - To ensure that the detailed design of the development is satisfactory.
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7. 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 strategy 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.
To ensure satisfactory comprehensive development and proper planning of the area.
8. 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 Iimit on the use is

needed to prevent a nuisance or annoyance to nearby residents and the local amenity.
9. 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.

10. 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.

11. 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
submitted to and agreed in writing by the Authority a detailed scheme for remedial works
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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.
12. 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 11 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 11 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.

13. No development, including site works, shall begin on site (or within the area outlined
in 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
interest are protected or recorded.

14. 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.
15. 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
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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.
16. 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.
17. 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.
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 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, 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;
iii) planting schedules, noting the species, sizes, numbers and densities of plants;
iv) finished levels or contours;
v) any screen walls or similar structures;
vi) any other structures to be erected or constructed;

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.
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21. 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.
22. 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 artwork 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.

23. No building 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.
24. The landscaping scheme shall be fully completed, in accordance with the details
agreed under the terms of condition 20 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.
25. 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
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form of development and one which does not unduly interfere with residential amenity or
traffic and pedestrian safety.

26. No individual unit (residential and non-residential uses) part of any block hereby
permitted shall be occupied until the car parking associated with that unit as shown on
Parameter Plan s (Ref:2988 X(00)015 Rev 5) has been completed. 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.
27. 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.
28. 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
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.
INFORMAT?VES

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.
With regard to condition 16 of this permission a Sustainable Urban Drainage System
(SUDS) shall be used as outlined in Chapter 7 of the Environmental Statement
accompanying application ref: FULL/2016/0541.

For the purpose of condition 19 a transport mode and travel pattern survey shall be
conducted at least 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
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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.
For the purposes of condition 25, any lighting scheme should include:
1. a statement of why the lighting is needed;
2. an indication of the proposed frequency of use of the Iights 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 ofillumination at the site boundaries;
7. a diagram showing the predicted vertical illumination affecting any adjacent dwellings.

OFFICER'S REPORT

Site Description:
Originally the yard to Leale's ironmongers and builders' 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 shopping frontage.
The site is situated within the Settlement Area and Central Area for The Bridge, the
lsland's second largest settlement. Part of the site 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 Site (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 (application ref:
FULL/2016/0542)
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Relevant History:
FULL/2016/0541

Demolition of existing buildings on The
Bridge/derelict buildings within the site; and the
development of two buildings together

Pending
Consideration

comprising 109 new residential units and 1,049m2

FULL/2012/2276

FULL/2010/2660

PAPP/2009/0988

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 lmpact Assessment
Development).
Demolish existing buildings and structures and

Granted

clear site.

14/09/2012 now
lapsed

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

06/10/2010
Planning
permission in

Principle granted
22/02/2011 now
lapsed

Existing Use(s):
Workshops
Vacant Land

Shops fronting onto The Bridge.
Brief Description of Application:
Outline planning permission is sought for the following:
1. The creation of 303 new residential units;

2. Thecreationofl,074m"ofcommercial/retail/communityspace;
3. Associated car parking and ancillary public realm areas.

Details of siting and elements of design (scale, form and massing) of the proposed
buildings and car parking have been provided, with all other matters reserved for future
consideration.

This application is supported by Parameter Plans; and additional information including: a
Cultural Narrative document and a 3D model showing how the proposed development will
appear on site; and a Design and Access Statement (DAS) (a Planning and Design
Statement to be consistent with Guernsey Terms) which is intended to illustrate the
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character of the proposed development and includes illustrative floor plans and
perspective images.

The detailed design (external appearance) of the buildings and landscaping are both
matters reserved for subsequent planning approval. Therefore any details of elevation
treatment and design within the DAS are for illustrative purpose only.
The application forms part of the overall Masterplan for the redevelopment of the Leale's
Yard site and has been submitted concurrently with a detailed application Ref:
FULL/2016/0541. Details relating to access to the site and buildings have been submitted
and considered as part of the detailed application and do not form part of this application
(see the report for FULL/2016/0541 for a full assessment of this issue).
An Environmental Statement has been submitted alongside a Traffic Impact Assessment
and Flood Risk Assessment as part of the concurrent full application which deals with
environmental and traffic issues relating to the redevelopment of the site as a whole,
including the application site subject of this report. The Environmental Statement has
been assessed in full as part of application ref: FULL/2016/0541 and is cross referred to
where appropriate within this report.

The document'The Vision: St Peter Port, The Bridge and St Sampson Harboul (2014) has
been referred 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 cafe
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.
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, 29th October 2014) with effect from 24th November 2014.
Urban Area Plan - Settlement Area and Mixed Use Redevelopment Area
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GEN3

Sustainable development
Comprehensive development
Landscape, ecology and wildlife

GEN4

The built environment

GEN5
GEN6

Design
Character and amenity

GEN7

Roads and infrastructure

GENe

Safe and convenient access

GEN9

HOI

Open space and parking
Effect on adjoining properties
Design - general
Developments with significant townscape impact
High buildings
Open space
Skyline and public views
New Development in Conservation Areas
Demolition of buildings and features
Archaeological remains
Housing provision in the Urban Area Plan

HO2

New housing in Settlement Areas and on previously developed Iand

HO3

CEN6

Mixed use development
Residential density and amenity
Housing for smaller households
New shopping facilities in the Central Areas
Mixed use development
Complementing the retail function
Maintaining the variety of shop units
Public and commercial car parks

CEN8

Pedestrians in the Central Areas

CENIO
CENII

Paving, street furniture and public art
Shopfronts

CEN12

Signs

WWM4

Flood risk

SCRI

Community services

GEN 1
GEN2

GEN12
DBEI
DBE2
DBE3
DBE5
DBE6
DBE7
DBE9
DBEIO

HOIO
HOII
CENI
CEN3
CEN4
CEN5

Representations:

Nine 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 Iowered 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;
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The scale of the proposal should be halved resulting in more open space and
parking;
Impact on neighbours
The properties along Lowlands Road and primarily the garden areas and bedrooms
would be overlooked and would be in constant shade as a result of the three

storey flats and houses proposed (Blocks F and G);
The buildings (blocks F & G) appeared very close, it looked about s metres to the
boundary to the properties along Lowlands Road;
Garages will be situated at ground floor with lounges above (blocks F & G); from
these lounges there would be views into the garden areas of neighbouring
properties along Lowlands Road;
Due to the industrial work carried out at Atec Engineering and in particular the use
of a large number of machines including lathes, and a high pressure vvater jet,
there are concerns about the ambient noise level within close proximity of the
proposed build;
Adequate sound proofing should be installed in the proposed properties near to
Atec Engineering (Lowlands Road) to mitigate any noise generated by the business;
Block N would be directly opposite Torrington Place (a residential property situated
on Nocq Road) and windows and balconies should not be positioned to overlook
the property;
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)
Traffic/Highways issues and Parking
There are too many units of accommodation and too little parking;
Lowlands Road has far too many cars parked along it now; not enough car parking
within the scheme has been allocated to visitors to these buildings or people going
to the shops which could add more traffic to the surrounding roads;
Traffic Iights 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;
Atec Engineering is a metal working company situated on Lowlands Road. They
require weekly deliveries of heavy metals requiring an artic truck. The increased
use of the site will result in people parking along Lowlands that doesn't have
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restrictions (yellow lines) at present. With the influx of people parking it would
cause problems for delivery vehicles;

There should be no overflow parking along Lowlands Road as it is difficult to get
emergency vehicles along the road already;
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;
Other concerns:

Who are the residential properties being built ior; 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 Iocal 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 Iandscaping 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 (explained below), 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
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before substantial demolition commences. An asbestos refurbishment and demolition

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

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

We would not comment on traffic matters and may only be able to identify points for
consideration rather than those which must be resolved.

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
Iocal 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 Iandscape 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 Iength of The Bridge; we expect this
barrier to be in the manner of a fixed wall, approximately O.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
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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.

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 Iiaise 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 Iikely 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 lowered, but nonetheless in some
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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.
Guernsey Fire and Rescue

I 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 of individual 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
6. Inadequate Protected Lobbies
7. Inadequate Means for Ventilating Smoke
8. Lack of Sprinklers in the large Underground Car Park
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 Ietter 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?

16

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?
s. How will the contractor limit 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 level
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.
Furthermore, has the developer been made aware, 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. )
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 Ieast 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
locations 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 Iocal 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 long 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.
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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
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 Ieave 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 loss 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 re{ers 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
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management strategy would be evolved to 6.3.1 ensure demand does not exceed supply.
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 Iive 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 detailed application FULL/2016/0541, 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 20,000m2 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-Ied scheme with some supporting retail, on
the basis that such development may 'unlock' the potential of The Bridge to the
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*

benefit of existing and new retail in the area, whereas a predominantly retail-led
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 FULL/2016/0541) 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-led 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 Ieast 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 Iesser 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
existing out-of-town comparison retail premises (one such store has an internal
floor area of approximately 2,000m2). The largest ?commercial? floorplate
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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 large 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 'Ioop' 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
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.
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*

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.

ronrlusion

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 community" (source:
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
outline planning application for the mixed-use re-development of part of the Leale's Yard
site involving the creation of 303 new residential units and 1,074m2 of

commercial/retail/community space; together with creation of associated parking and
ancillary/public realm areas, at Leale's Yard, Bridge Avenue, Vale (OP/2016/0552).
Office of Environmental Health and Pollution Regulation
l have reviewed the proposed plans for development of the above site and there are a
number of issues of concern that l must raise. l can confirm that l have read the

Environmental Statement (ES) in relation application FULL/2016/0541 for the Leale's Yard
development. l understand that the ES does not relate to this application and therefore l
have not applied the contents of the ES when reviewing the application.
There is currently insufficient information for me to be able to comment on the above
application. Further information in relation to the following matters would be welcomed:
*

*

@

*

Details on the community space and how this will be used;
Potentially contaminated land;
Noise impact and ongoing controls;
Lighting assessment and impact;
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*

*

*

Air quality impact;
The proposed end use classes of the commercial/retail;

A construction environmental management plan would also be required;

Should additional information be forthcoming l will be happy to review my comments.
l would be grateful if these issues are considered during the determination of this
application.
Traffic and Highway Services - Senior Traffic Services Officer

[NB. These comments apply to both the outline application to which this report relates and
to the concurrent full application FULL/2016/0541.?
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.
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
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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
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 Iocation of residential units to Iocal 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
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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
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.
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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 limited
(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 Iimiting 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/Cycle 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.

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.
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Impact on Public Parking & Un/loading Provision
The latest plans indicate a minimal Ioss 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 darified.)
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 Ianes 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
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.
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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. However, 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 Iengths. 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 limit.

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/Ioading
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 [NB. See separate report for FULL/2016/0541].
For the avoidance of doubt, agreements 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:-
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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 landowner 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 Co-op's 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 likely to increase the
regularity of issues arising for pedestrians/cyclists in this road.
2.3 - 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.

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

Guernsey Chamber of Commerce
No response received.
Summary of Issues:
*

*

*

*

Status of the application
Compliance with LPB
Appropriate mix of uses;
o Amount and type of residential
o Amount and type of commercial
Design and massing of the proposed development
o Layout - views, enclosures, frontages, edges, relationship to concurrent full
application
o Sustainable Construction:

o Appearance
o Public realm

Building heights and massing
Impact on the Conservation Area and its setting and on Cultural Heritage
(Protected Buildings, Monuments and Archaeology)
The impact of the development on the amenity of people Iiving in the area
Traffic and Parking issues
o

*

*

*
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*

Ecology issues

*

Other issues

Assessment against:
1- Purposes of the Iaw.

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.
Status of the application

Section 16(1)(b) of The Land Planning and Development (Guernsey) Law, 2005 allows for
the?grant [of? outline permission (that is, planning permission subject to reservation of
particular matters for subsequent approval) either unconditionally or subject to
conditions.?

Part V 18(1) of The Land Planning and Development (General Provisions) Ordinance, 2007
states that in accordance with Section 16(1)(b) of the Law, details of all or any of the
following matters may be reserved for subsequent approval on the grant of an outline
permission:

a) Siting;
b) Design;
c) External appearance;
d) Means of access; and
e) Landscaping

With regard to the application the subject of this report, information on the siting, scale,
form and massing of development has been provided as part of a suite of parameter
plans. The overall design and external appearance of the buildings and the landscaping
associated with the residential apartments has been reserved for subsequent approval.
With regard to the means of access and the layout of the road network within the site, this
formed part of the detailed application submitted concurrently (Ref: FULL/2016/0541) and
the relevant issues have been assessed in the consideration of that application.
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?.
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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). LPB's are statutory development plans,
the examination and adoption of which is subject to a full public inquiry process.
The Leale's Yard LPB was extended for a period of three years in 2014 (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 reierred to in the Brief as the Main Development
Site. The application the subject of this report relates to 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.
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 level 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
*
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*

@

*

*

*

*

*

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 library 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 Iine 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
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:Appropriate mix of uses

The proposal includes an element of ground floor commercial space (comprising retail,
office and community uses) with residential above. The amount and type of each use is
assessed in detail below:

Amount and type of residential
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 this application a total of 303 new residential units are to be provided as
residential apartment blocks (referred to on the drawings as Blocks C, D, E, L, M, and P and
parts of blocks H and N) and a series of terraced type town houses provided around the
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majority of the periphery of the scheme (blocks F, G H, J, K, and N). This will make a
significant contribution to the 2 year housing supply (UAP Policy HOI) on a sustainable
site.

Although indicative, the typical floor layout plan of the apartments and the
accommodation schedule (identified in section 9 of the DAS) indicates that the apartment
blocks could comprise a mixture of unit sizes comprising studio, one and two bedroom
units, all above ground floor level in the residential apartment blocks and therefore would
be consistent with the LPB in this respect.

An emphasis on smaller dwellings would meet 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 is also identified within the HNS.
A total of 40 townhouses are proposed and the indicative floorplan layout suggests that
these could provide a mixture of two and three bedroom houses, which will help to
achieve a suitable mixture of types and size of housing as identified in the HNS.
The detailed assessment of the outline planning application within this report, considers
the proposed location, height and massing of the proposed dwellings. The type, tenure,
amount of bedrooms etc. will be assessed as part of subsequent reserved matters
applications. However the floorplans indicate that the level of accommodation proposed
can be provided within the envelopes of the proposed buildings.

Objections have been received from local residents with regard to the amount of
residential units proposed, although it is noted that these objections generally relate to
the associated parking provision and traffic impacts which are addressed further within
this report. Given the sustainable urban location of the site, and the fact that the LPB
encourages a high density development avoiding car parking areas at the expense of
quality public realm (additional car parking would be required for larger units), the
proposed mix of housing type and the amount of units proposed is acceptable and
complies with the LPB and the Policies of the UAP.
Amount and type of commercial

This application proposes s commercial units comprising a total of 1,074m2 gross internal
floor area Iocated at the ground floor level of blocks D, M and P. Although the floorspace
has not been subdivided into particular uses, a mixture of retail, office and community
floorspace will be provided. Each of the proposed uses will be assessed in detail below:
Retail:

The LPB requires the MURA Main Development Site to provide a level of new retail
facilities (Use Class 14) to revitalise The Bridge shopping area without creating an
overprovision to the detriment of Town. The Brief does not set out any figures for specific
uses within the MURA but does envisage a supermarket and smaller units. In addition the
LPB requires new retail uses to be located near to the existing retail uses of The Bridge and

35

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 large 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 Iikely 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.

The Retail Strategy for Guernsey notes that The Bridge is an underperforming centre but
has considerable potential through redevelopment 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 Iimited 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 on 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. This 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.
Office

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 location of the proposed commercial floorspace, at ground floor level
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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.
Community uses

The LPB supports the proposed provision of community uses within Blocks D, M and P of
the application site. Although the exact space is not specified, this could come forward for
community use as part of a reserved matters application. The applicant has proposed that
use within Public Amenity Use Class 27 (as a place of public assembly or of public worship
or for the social and recreational activities of a religious body) is included within the
development and this would be supported and would add to the range of compatible uses
within the development site.

The LPB is seeking a mix of compatible uses. The proposal provides a mixture of uses and
the amount proposed is considered to be acceptable in principle, representing an
opportunity for much needed regeneration of the area to reinforce The Bridge as the
lsland's second town. To ensure that this mixture of uses is provided, it would be
necessary to condition any permission accordingly.

Design and massing of the proposed development
Layout (views, enclosures, frontages and edges, relationship to concurrent full application)
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;

VVherever 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.
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.

Parameter plan 4 (drawing ref 2988 X(00)014 Rev3) illustrates the urban design principles
of the proposed development and in particular the position of active non-residential
frontages; active residential frontages; buildings that create vista stops, important
corners, and primary and secondary views. Page 26 of the DAS provides further
information on this.

Parameter Plan 4 shows that the siting of the proposed blocks functions with and
complements the layout shown in the concurrent full application. The concurrent full
application provides a network of streets and squares which will serve this development.
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The layout of the proposed blocks will provide appropriate enclosures and the opportunity
for both primary and secondary views from public vantage points in and around the site.
This is consistent with paragraph 8.6 of the LPB. The parameter plans as shown will help to
inform the detailed design stage that will come forward as part of the subsequent
reserved matters applications.

The proposal has been designed to provide as much active frontage as possible for both
non-residential and residential uses, whilst offering privacy to properties. This has been
achieved by situating the main active frontages around the main square and public realm
areas. The proposed commercial/community floorspace at ground floor Ievel will provide
a continuous linked activity to The Bridge, to allow the new facilities to be used in
conjunction with those existing at The Bridge.
The location of the buildings and the proposed uses (especially the non-residential at
ground floor) will support the comprehensive and co-ordinated development of the whole
of the site (brought forward in tandem with the detailed application for parts of the site).
With regard to the potential amenity of future residents or occupiers, the buildings have
been grouped and sited to provide sufficient separation distances between elevations.
Furthermore the residential apartments are likely to receive good standards of daylight
and their immediate outlook will be over the high quality public realm to be provided. It is
considered that there is every prospect that acceptable detailed design proposals will
emerge at the reserved matters stage.
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. 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). However, the DAS does not offer control to ensure that reserved matters
follow these principles. Therefore, a condition is needed to ensure that reserved matters
applications comply with the key design principles set out in Section 11 of the DAS.
Appearance

Section 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, respect the architectural
features and historic value of those buildings of substantial character and positively
contribute 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).

This is an outline application where the only plans to be considered are the parameter
plans. The detailed design of the proposed buildings is reserved for consideration as part

38

of subsequent detailed planning applications. However the proposed architectural

style/composition is set out in Section 6 of the DAS. In summary, the style/composition
attempts to create an aesthetic which is drawn from the character of the surrounding area
and the Conservation Area.

The concept of this approach complies with Section 8.5 of the LPB and meets the key
characteristic to create a sense of place. However, the design principles in Section 6 of the
DAS are somewhat lacking in their ability to control and guide the detailed design at the
reserved matters/detailed design stage. It is recommended therefore that a Design Code
Document is required by condition. The design code will form a document that will set

rules for achieving high quality design for the following elements of the proposal:
Suitable external materials and facing finishes for roofing, walls, including
opportunities for using locally sourced and recycled construction materials;
Fa4ade design of all buildings, including windows, doors, garage doors, balconies,
shopfronts, signage and rainwater goods;
Ventilation for the undercroft car parking;
Location and design of visible or audible plant, machinery or structures;
Refuse and recycling storage;
Methods to be incorporated into the development to improve and enhance
biodiversity;
Detailed treatment of upper floors and rooflines of taller buildings to ensure a
satisfactory transition between existing and proposed built forms.

All future reserved matters applications will need to comply with the design code
document and through this mechanism, the overall design of the site as a whole will be
controlled, to ensure that each element is interlinked to achieve a coordinated design
solution for the redevelopment of this site.
Public realm

A large proportion of the public realm for the development lies outside of the outline
application boundary and falls to be considered as part of the concurrent detailed

planning application ref: FULL/2016/0541. A full assessment of the concurrent application
has concluded that the public realm area complies with the provisions of the LPB (see
public realm section of the report for FULL/2016/0541).

This outline application seeks permission for the siting, scale, form and massing of the
proposed buildings. The only public realm areas falling within the outline application
boundary would include the landscaped gardens provided for Blocks C, D and E and the
landscaping fronting the proposed townhouses (Blocks F, G, H, J, K, L, M, N and P). The
design of the public realm relating to these areas would come forward as part of
subsequent reserved matters applications. The indicative drawings show that the
communal space will be positioned to enable overlooking by active parts of the
development, which will help ensure public safety and that they are animated and
pedestrian friendly, in accordance with the LPB objectives.
To ensure that the public realm provided is of high quality and consistent with the
remainder of the site, a condition on the permission requiring details of all landscaping to
be approved as part of subsequent reserved matters applications is recommended.
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Building heights and massing

Section 8.6 of the LPB sets the building height criteria for the development which states
that in particular all development must make full use of changes in levels across the site to
screen the development and minimise impact, especially when designing parking areas;
and carefully consider the scale relationship between existing and proposed buildings
(particularly those along Commercial Road, Nocq Road and Lowlands Road). It states that
building heights should vary over distance, rather than suddenly.
Figure 8 of the LPB provides a building height framework and considers that development
within the Main Development Site will also be required to generally respect the height
zones indicated. Figure 8 follows the principles that building heights need to respect the
scale of development at the site boundaries but allows the height of the development to
rise towards the centre of the site.

Parameter plan 1- Building Location and usage shows the location of the buildings the
subject of this application. Parameter Plan 2 - Building location and usage (Section)
provides section details of the buildings, to indicate the overall height and massing of each
building.
The proposed building heights are shown on Axis Mason drawing 2988/X(00)012 Rev 01
(Parameter Plan 2) which indicates that the buildings will be 3 storeys for buildings around
the periphery of the site (Blocks F, G, J, K, N, and parts of H) rising to 4 storeys towards the
centre (Blocks L, M, and the corner section of H) and s storeys (Block D and the corner of
Block P). This generally follows the principles of Figure 8 of the LPB that ?building heights
need to generally respect the scale of development at the site boundaries allowing the
height of the development to rise towards the centre of the site.?

With regard to the location of Block P, Figure 8 sets maximum building heights to be
generally 2-3 storeys, and in order to create a landmark element 3 to 4 storeys as part of
the main corner towards the main entrance point into the site. The proposed building
height of Block P slightly exceeds the maximum building heights as set out in Section
8.6/Figure 8 of the LPB. However, the position of the building is further within the site,
towards the four to five storey acceptable height parameter line and is situated lOm from
the commercial properties in this direction. Given that Figure 8 of the LPB notes
?approximate acceptable height gradients" there is scope to allow for slightly larger
buildings subject to the overall impacts on the surrounding area and on neighbouring
properties being acceptable. Block D is within the centre of the site where five storeys is
appropriate having regard to the parameters set out in Figure 8 of the LPB.
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 is considered in detail in the section of this report
relating to 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.
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Objections have been received from St Sampson Constables and the owners of properties
situated on Nocq Road and Lowlands Road, with regard to building heights, their
relationship with the surrounding area and overshadowing.
To help assess the impacts of the building heights, sun path analysis drawings were
requested by the Planning Service. The applicant submitted sun-path analysis showing the
shadows cast by the development on 21 December (winter equinox) 21 March
(Spring/Autumn Equinox) and 21 June (Summer equinox).
With the exception of Block P the building heights proposed are consistent with figure 8 of
the LPB and although indicative the sun-path analysis drawings indicate that the proposal
would not impact on or overshadow any neighbouring properties to a significant degree to
warrant refusal of an application. Furthermore, the precise design, including roof form, of
any building(s) on this site would be considered at the reserved matters stage and the
impact on the surrounding area and on any neighbouring properties would form part of
the assessment of that application.
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
properties) there are no justifiable concerns, the proposed heights of the buildings are
considered to be acceptable.
The parameter plans show maximum building heights for each building. This should
appropriately guide the development of detailed plans. The proposal in this respect is
consistent with the LPB.

Impact on the Conservation Area and its setting and on Cultural Heritage (Protected
Buildings)
Impact on 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 (with only a small section of Block P falling within it), 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. However, the development is adjacent
to the Conservation Area boundary and the proposed development could therefore affect
its setting.
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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 and the buildings generally
range from 2 to 2.5 storeys in height.

Block P will be positioned to the rear of the commercial properties along The Bridge and
will be mainly 4 storeys in height. 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 building will project above those on The Bridge
frontage, the building heights are generally consistent with Figure 8 of the LPB (as
discussed in the building heights section of this report).
Section 13 of the ES (which accompanies the full application) identifies potential impacts
of this proposed redevelopment of the site as a whole (both applications) on the setting of
the Conservation Area and suggests further consideration needs to be given to the
detailed design stages of the proposals, to mitigate any impacts on cultural/heritage
features. It recommends that in particular there is a need to ensure that higher storeys and
rooflines that will be taller than existing buildings on The Bridge respond to local context.
This could include stepping back or lightening the roof line to smooth transition between
proposed and existing built forms and through choice of materials and colours.
Although the current proposals are considered acceptable in terms of the height and
massing of development, it is recommended therefore that the design code document
(that would be required by condition) secures the above mitigation method to ensure that
the roofline brought forward in the detailed design of the buildings at reserved matters
stage satisfactorily respects the local context.

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 Iandmark, the
skyline or the sea.?
A review of Protected Buildings and Monuments in the 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 considers that glimpsed views of the top floor of the proposed development will
be remotely available 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.
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It is agreed that the proposal would not negatively impact on the setting of or wider views
from Protected Buildings or Monuments in the surrounding area and that it complies with
UAP Policy DBE6.
Archaeology

Policy DBEIO of the UAP requires developers to provide, as appropriate, for the retention
or the investigation and recording of any archaeological remains. Chapter 13 of the ES that
accompanied the concurrent full application (ref: FULL/2016/0541) assessed the potential
of the development as a whole (including the development proposed as part of this
outline application) on archaeological remains. The ES concluded 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.
However, 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 from the
States Archaeologist will be sent to the applicant.

The impact of the development on the amenity of people living in the area
Section 8.6 of the LPB requires the 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 its boundary with properties in the following Iocations:
To the west, properties along part of Lowlands Road;
To the south, properties along part of Commercial Road (e.g. North Social Club and
the apartments in Northerners Hall) and Nocq Road (e.g. Havendale, The Briery,
Javigo, The Willows, Linden Grove, Torrington Place and Le Petite Maison);
Part of the west boundary that faces toward the properties along The Bridge;
Part of the northern boundary that faces towards Vale Avenue (including Euro
House Cottage, Appleton, Mill Hey Cottage, Nampara) and some of the units in
Lowlands Industrial Estate;

The location of the proposed buildings is specified by Parameter Plan 1. The parameter
plan shows that the majority of the buildings situated on the periphery of the
development will be fixed with no deviation zones proposed. If the application is approved
in outline, subsequent reserved matter applications would need to show the buildings
(other than those shown with a deviation zone) in strict accordance with the position
shown on this plan.

Several properties situated along Lowlands Road share a boundary with the application
site. These are also within the MURA and have been developed over recent years. The rear
elevations of blocks F and G would face towards the rear elevations of these properties.
Objections have been raised from the occupiers of some of these properties with regard
to potential overshadowing and privacy Ioss as a result of the proposed units. However, at
the closest point, the rear of block F would be 7m distance from the boundary shared with
Ashington, and at this point an outbuilding breaks the interface, which would also reduce
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any scope for overlooking. The remainder of block F would be 10 - llm from an existing
residential car park to the rear of Oakwell Place, and more than 20m from the rear

boundaries of the seven houses. Oakwell Court, to the south, is a 2% and 3 storey flatted
development. The closest apartments are 4-5m from the boundary with the application
site; the closest part of Block G would be llm from the boundary and together there is an
acceptable separation distance.

Block G is shown to extend southwards and bounded by industrial and a further
dwellinghouse on Lowlands Road. The minimum distance to the former is 8m, as it is
partly built up to the property boundary. At its closest point, Block G would be 8m from
the boundary with Elmstead; the dwellinghouse and its private amenity space would be
overlooked to an unacceptable degree. Since the outline application seeks approval for
the scale and (broad) siting of the blocks, the form and extent of Block G should be
expressly reserved to ensure the amenity of this existing dwelling is not compromised.
The rear of block N would be 7.5m from the boundary with The Northerners' Hall
(formerly the Stoneworkers' Hall) which has been converted to six apartments, the upper
floor of which has six combination eaves windows and roof lights serving Iounge/diners. At
this distance there could be potential issues of inter-visibility with three of the proposed
townhouses, but as elevations and sections have not been prepared this cannot be
assessed at this stage. It is a matter which can be addressed in later applications for
approval of reserved matters.
The remainder of block N would be a similar distance from the rear of The North Social

Club, a two storey building hard on the boundary. Similarly the close proximity of the rear
of the town houses and the first floor windows raises potential amenity issues so the form
and extent of Block N should be reserved to be considered in detail at the stage of
reserved matters.

Part of Block P will be situated within a metre of an outbuilding forming part of the Island
Shopper unit on The Bridge (owned by the applicant). However the outbuilding comprises
a flat roof, single storey building orientated to face south, with no windows that would be
affected by the development. A separation distance of 9m will remain between Block P
and other neighbouring properties to the east. The neighbouring properties in this
direction are commercial properties, with various single storey outbuildings located along
the boundaries. A road also situated along the boundary would further reduce any impact.
The building heights proposed are generally consistent with figure 8 of the LPB and
although indicative, the sun-path analysis drawings indicate that the proposal would not
overshadow any neighbouring properties to a significant degree. Furthermore, the precise
design including roof form, the internal layout and the external position of fenestration of
any building(s) on this site would be considered at the reserved matters stage. Any impact
on the surrounding area and on any neighbouring properties would need to form part of
the assessment of subsequent reserved matters applications.
Traffic and Parking issues
The proposal has potential once all of the reserved matters applications have come
forward to generate relatively high volumes of traffic. New and improved junctions to the
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access points into the site and the road/pedestrian network within the site fall outside of
the outline planning application boundary and are proposed/fall to be considered as part
of the concurrent detailed application (ref: FULL/2016/0541). Such issues have been
assessed based on the redevelopment of the whole site which includes both the
concurrent full application and the outline application the subject of this report. The
assessment will therefore not be repeated in this report but can be read in full in the
transport section of the full application report.
In relation to access and movement within the site, a parameter plan has been submitted
to show how this will be achieved and controlled. The parameter plan shows that the
proposed buildings have been positioned to respect pedestrian movement within the site
and comply with the objectives of the LPB. The parameter plan is consistent with the
concurrent full application.
Parameter Plan s shows the layout of the proposed car parking. In summary the parking
layout is as follows:
144 car parking spaces serving the 142 apartments in blocks C, D and E (comprising
124 undercroft spaces and 20 surface spaces);
58 spaces serving 58 apartments to blocks L and M (comprising 51 undercroft
spaces and 7 surface spaces);
48 spaces serving 48 apartments to Block P (40 basement spaces + 8 surface
spaces);
7 surface spaces serving 7 apartments in Block H;
8 surface spaces serving 8 apartments to Block N.
2 spaces (forming integral garages) are provided for each of the 40 town houses
(Blocks F, G, J, K and parts of Block H and N).
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 + 1 space in
the form of adjacent communal parking for those with s to 6 habitable rooms.
Given the car parking requirements of the UAP and that of the 303 units of
accommodation proposed as part of this outline application 23% will be studio, 24% 1
bedroom, 40% 2 bedroom and 13% town houses (the maximum amount of habitable
rooms will be 4), the amount of car parking spaces to be provided for the residential units
exceeds the UAP parking standards of 303 spaces by 42 spaces. It is recommended that a
condition is included on any permission to ensure that reserved matter applications
require the car parking to be completed and made available for the units of
accommodation the subject of this report.

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. It is considered that for the above reasons, the
proposed provision for access, traffic and car parking is satisfactory and that 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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Ecology issues

La Societe Guernesiaise's consultation response highlights the presence of a Grey Longeared Bat roost on the site and recommends that construction work is controlled/avoided
during certain months of the year and that bird boxes and bat boxes are included in the
scheme to provide future habitats.
As part of the scheme, enhancement measures such as bird boxes and bat boxes have
been suggested (Chapter 8 of the ES submitted as part of the concurrent full application).

The comments of La Societe Guernesiaise will be provided to the applicant and detailed
measures for ecological mitigation and management should be set out in an Ecological
Management Plan (EMP) for this site. This can be secured by planning condition.
Other iSsueS

The proposal also has the potential to result in a number of adverse effects as a result of:
*
Flood risk and contaminated land isSues;
*
Health and safety;
*

Waste

*

Noise and Vibration

*

*

Pollution (air quality); and
Traffic generation;

Under Guernsey Planning Law, an outline application cannot be made for Environmental
Impact Assessment development. However, an Environmental Statement has been
submitted with the concurrent full application [FULL/2016/0541], along with a Flood Risk
Assessment and Traffic Impact Assessment for the site as a whole. The issues in relation to
the outline application are similar to those relating to the full and as such the contents
and conclusions of the ES are relevant to the determination of this application which
involves a consideration of the environmental impacts.

All of the above issues are assessed in detail in the consideration of the detailed planning
application and relate to the quantum of development proposed for the redevelopment of
the site as a whole (proposed as part of this application and the concurrent detailed
application Ref: FULL/2016/0541).
It is therefore not necessary to repeat in full as part of this application the discussion of
those issues already addressed in consideration of the detailed application, but these
issues have also been fully assessed in reaching the conclusion to recommend the grant of
outline planning permission.
3 - General material considerations set out in the General Provisions Ordinance.

With regard to comments received on the application from Environmental Health in
particular relating to: Details on the community space and how this will be used; Noise
impact and ongoing controls; Lighting assessment and impact; Air quality impact; the
proposed end use classes of the commercial/retail; these issues do not form part of the
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assessment of an outline application and will be considered as part of any subsequent
reserved matters applications. Issues relating to the requirement for a Construction
Environmental Management Plan and regarding potentially contaminated land, can
however be controlled by planning condition on an outline planning permission.
With regard to drainage issues (raised by Guernsey Water) and comments from the Fire
Safety Officer, these will be assessed as part of any subsequent Building Regulation
applications.

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/buildings in the vicinity and on the St Sampson Conservation Area
is considered as part of section 2 above.
Date: 15/08/2016
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