ENVIRONMENT DEPARTMENT PLANNING DMSION

OPEN PLANNING MEETING AGENDA

An Open Planning Meeting will be held at Beau Sejour, Cambridge & Delancey
Rooms, on Friday 18/12/2015 at 8.45am for a 9.00am start.
The following application will be considered at the Open Planning Meeting:Agenda Item 1 :APPLICATION NUMBER:

OP/2015/0649

APPLICATION ADDRESS:

Les Blanches
La Route De Blanches
St. Martin.

DESCRPTION OF WORK:

Residential development - erect 20 dwellings and 17
flats with associated parking and landscaping Revised to include alterations to the proposed
junction on Le Hurel.

NAME OF APPLICANT:

lsland Development Limited.

The agenda for the open planning meeting, along with the planning application
report relating to the application to be considered, which follows below, are made
available five working days before the date of the Open Planning Meeting on the
Department's website and also in hard copy at the Department's offices. The
planning application report below contains a summary of consultation responses and
of any representations received on the application from third parties.

There will be provision for public speaking at the open planning meeting. The
opportunity to speak is afforded o4?j?y? to persons who:
a) have submitted a representation in writing within the period specified for
publicity of the application under section 10 of the Land Planning and Development
(General Provisions) Ordinance, 2007, along with the applicant and/or their agent for
the application; and

b) who have notified the Department in writing (by letter or by e-mail addressed to
Planning@gov.gg) of their intention to speak which is received by the Department by
12.00 Noon on the working day immediately preceding the date of the Open
Planning Meeting.

*

@ ENVIRONMENT
>!m$ A STATES OF GUERNSEY GOVERNMENT DEPARTMENT

PLANNING APPLICATION REPORT

Application No:
Property Ref:

JOl5091000

Valid date:

16/03/2015

Location:

Les Blanches La Route De Blanches St. Martin Guernsey
Residential development - erect 20 dwellings and 17 flats with associated
parking and Iandscaping - Revised to include alterations to the proposed

Proposal:

Applicant:

OP/2015/0649

junction on Le Hurel.
Island Development Limited

RECOMMENDATION - Minded to Grant subject to entering into a proposed planning covenant: when
planning covenant entered into- Grant Outline Permission with Conditions:

1. No development shall commence on site until details of the siting, design and external appearance
of the proposed buildings and the landscaping of the site (hereinafter called 'the reserved matters')
have been submitted to and approved in writing by the Environment Department 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 Environment
Department.

2. Application for approval of the reserved matters shall be made to the Environment Department
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 Environment Department and (ii) it is commenced or, as the case may be,
continued, in accordance with that requirement and any further requirements imposed by the
Environment Department when approving those plans, for the purpose of securing that the building
regulations are complied with.

Reason - Any planning permission granted under the Law is subject to this condition as stated in
section 17(2) of the Land Planning and Development (Guernsey) Law, 2005.
4. The housing to be erected under the terms of this permission shall be used only as Sheltered
Housing (as defined in Residential Use Class 3 of the Land Planning and Development (Use Classes)
Ordinance, 2007, as amended or in any provision equivalent to that Use Class in any enactment
repealing or re-enacting that Ordinance) or Affordable Housing (the latter as defined in a planning
covenant to be signed between the States of Guernsey Environment Department and the applicant,
Island Development Limited) and consistent with Rural Area Plan Policy RH2.

Reason - Both types of housing as specified above fall within the definition of social housing under
Policy RH2 and the development and use of this site for any other form of housing ,outwith Policy RH2
would be contrary to policies of the Rural Area Plan.

s. Prior to any development commencing on the site, a Construction and Environmental Management
Plan (CEMP) shall be submitted to and approved in writing by the Environment Department. Agreed
details shall be carried out as approved unless otherwise agreed in writing by the Department. The
CEMP shall set out aims for the development and construction works, detailing measures to minimise
and control, as far as practicable:
i. the impact on traffic flow, traffic and pedestrian management and safety;
it. negative impacts on residential and business occupiers nearby; and
iii. waste management and disposal including of any excavated material.
The CEMP shall detail:-

a. hours of demolition and building operations;
b. noise and vibration control;
c. site lighting and Iight pollution control;
d. dust prevention and management;
e. construction phasing;

f. traffic and parking management including the movement and use of large scale plant and
machinery and parking for site workers during the development and construction works;
g. pedestrian and construction access and management of the access to Le Hurel and Sausmarez Mill
Estate including maintaining public access; and
h. additional matters that may need to be addressed during the proposed works.

Reason - To co-ordinate and set out the implementation of construction activities to ensure that the

best environmental practice is achieved, reduce the risk of adverse impacts of construction and
minimise disturbance and nuisance in the interests of amenity.
6. No part of the development on the site shall be occupied until (a) details of the proposed off-site traffic calming and pedestrian safety measures, including the
raised table and filter, stop line, painted pedestrian walkway on Le Hurel and Les Camps du Moulin,
have been submitted to and approved in writing by the Environment Department, and
(b) such works have been constructed, or otherwise completed, in accordance with those approved
details and the Environment Department has confirmed in writing that they are satisfied of the same.
Reason - To ensure a satisfactory form of development in the interests of highway safety.

INFORMATIVES

This application has been determined on the basis that siting, design and external appearance of the
proposed buildings, and the landscaping of the site, (all the reserved matters) are reserved for
subsequent approval. The Department has noted the submitted layout plan and the contents of the
Planning & Design Statement (PDS). In general, the design principles identified in the PDS are
considered satisfactory. However, please note that given the lack of general public parking in the area
it is important that the overall level of parking meets the requirements and expectations of the final
mix of residents.

The detailed scheme for development of this site must satisfactorily address these issues and ensure
that it meets the relevant policy requirements. In particular, for the purposes of Policy RH2 of the
Rural Area Plan, the development must be of a scale and design appropriate to the rural setting,
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adequate provision must be made for the protection of the rural character of the site and appropriate
measures must be included for the general environmental enhancement of the locality.
Any detailed scheme must include a fully detailed landscaping scheme, supported by a Iandscape
character assessment, demonstrating that the scheme is appropriate to its setting and planting will
help to assimilate the development into its rural surroundings.
For the purposes of condition 4, Social Housing is defined in the Rural Area Plan as: 'that which is (a)
provided by the States' Housing Department, (b) provided by a recognised Housing Association in cooperation with that Department, or (c) in a scheme to secure specific forms of social housing sought
in the Corporate Housing Programme, with the support of the Housing Department. Such housing
would normally be for subsidised rent or for partial ownership but may include sheltered housing in
schemes that are approved by the Housing Department'.

OFFICER'S REPORT

Site Description:

This application relates to an area of land of approx. lha (2% acres) generally to the rear
(south east) of the Manor Stores. There are additional fields to the south and east, also
owned by the applicant, but these do not form part of the application site.
Access is proposed to be from Le Hurel, via a new roadway between the Manor Stores car
Park and St Martin's Tennis Club. Access is also proposed from the Manor Stores car park.
Relevant History:
2004 - Representation made to Rural Area Plan Inquiry seeking development of a site for

housing (sheltered/low density). At that time the site submitted was approx. 2.5ha (6% acres)
and included three fields to the south and east of the application site. The site remained
within a non-designated area.
2011- Application to relocate recycling bins and provide a new access - Refused, for reasons
related to the effect on character and amenity, access and highways safety issues and loss of
footpath.
Existing Use(s):
Agricultural land
Brief Description of Development:

This is an outline planning application for a social housing development to comprise 17 flats
and 20 dwellings, with associated parking and landscaping.
Although an outline application, it includes details of the proposed access onto Le Hurel. All
other details are reserved matters.
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The application is supported by additional information including a Planning and Design
Statement (which is not part of the formal application) to illustrate the intended character of
the proposed development, and includes illustrative typical floor plans and perspective
images. The application also includes a Traffic Impact Assessment (TIA) concerning traffic
implications of the development and the proposed new access.
The determination of the application was deferred to discuss traffic and agricultural matters
which were raised in the initial consultation responses, and further information was supplied
by the applicant.

Additional information was submitted including a plan to alter the proposed access junction
on Le Hurel to include a filter and a raised table.

Relevant Policies of any Plan, Subject Plan or Local Planning Brief:
Rural Area Plan

RGEN3 - Landscape, ecology & wildlife
RGEN5 - Character & amenity
RGEN6 - Design
RGEN7 - Safe & convenient access

RGEN8 - Parking & open space
RGENII - Effect on adjoining properties
RCEI - Protecting open land & avoiding unnecessary development
RCE2 - Landscape character
RCE8 - Landscape design
RCE12 - Design & local distinctiveness
RHI - New housing
RH2 - Social housing
Representations:

Initial representations on application as originally submitted:
49 letters/emails of representation, including letters from a States Deputy and from St
Martin's Tennis Club.

Representations object on various grounds, including;
Does not adhere to Rural Area Plan with regards new build in rural area, contrary to
RHI, Plan directs development to the urban area,
Policy RH2 should only be used in exceptional circumstances, and should only be for
limited development, 37 is not limited, does not adjoin or round off States housing,
RH2 requires scale and design to be appropriate, site is not suitable having regard to
its characteristics, RH2 should not be used to override RHI,
Outside centre of St Martin's village, site is a non-designated area,
Already 2 exceptions in St Martin, Le Jehannet and Longue Rue House, States Housing
Authority owns other land west of Rue de Hurel,
RCEI protects against loss of open undeveloped land,
Proposal is not essential, so RDI cannot apply,
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Impact on natural beauty and landscape quality of the locality, greenfield site,
Land is agricultural, in top 11% in the Island for quality of soil, loss of agricultural land,
prime, undeveloped farmland, linked to other agricultural land, will need land for
growing food locally, grade 1 soil would be irrecoverably lost, act of wanton
vandalism, remembers agricultural use and the farmer, agricultural land to be
protected, currently being actively farmed,

Other more suitable sites, use derelict greenhouse sites, there are alternative sites,
Should be in urban area, this area is already a built up residential area,
Importance for natural wildlife, 2010 habitat survey, owls present, buzzards, kestrels,
green lung, need green spaces, St Martin is a country parish, trees will be lost, Ioss of
earthbanks, important open land,

Effect on roads and other infrastructure, Le Hurel is a narrow lane, roads not suitable,
Route des Blanches is busy, area needs traffic calming,
Junction of Le Hurel with Les Camps du Moulin is poor, why add more traffic, lots of
near mIsses,

Traffic, estimates were done in a holiday period, Saturdays, Easter, accuracy of
equipment and survey questionable, estimates of one trip per household per day is
low, many people over 55 still work, why would 20% turn south other than to reduce
statistics, should have been done on a weekday when schools in use,
Road was deemed unsuitable for recycling access, access too narrow, should not have
retail traffic using Le Hurel, could channel new traffic through the retail site,
Walking route to schools, many children use these roads, narrow pavements, no
pavements, buses jam up the area periodically,
Web map shows the developer owns a house on Jerbourg Road which could be the
access,

Essential services won't cope, coop busy on 'double divi' day,
Underestimated number of cars, 37 units likely to mean 74 cars, even small properties
often have at least two cars,

Parking is awkward in terms of manoeuvring, no space for visitors,
Pressure on parking on site and surrounding lanes,
No pavements on Le Hurel, Le Vallon, Les Salines, Route des Blanches,
Seems to be intention to also access land to the south, it will become ?adjoining land?
if this is approved, urban creep, could set precedent,
Overlooking, land is generally higher than surrounding gardens,
No other 3 storey buildings in the vicinity, not in keeping with surroundings, will
dominate the area, will tower over old protected cottages,
Very dense, limited amenity space, small yards, cramped,
Potential loss of sunlight,
Drainage concerns, flooding, increased noise, youths run through gardens,
Mixing sheltered and first time buyers is odd, clash of lifestyles between houses and
flats,
Impact on schools, school bursting at seams,

How can States enforce a condition limiting occupation to only those over 55,
Many houses not being sold, why build more, population is falling, not convinced

there is a need, appreciate young and old want houses, but high prices mean many
leave the Island,
Was refused an extension on her house in 1999,
Previous applications on this site refused,
s

The same developer has a proposal for a site at Le Villocq for houses in fields,
Neighbours should have been informed, some people may not know of this
application.

The States Deputy objects to development on first class agricultural land, has had many
approaches from people both inside and outside of the Parish. Realises St Martin must take

its share of new housing, but there are many brownfield sites in the Parish, mostly derelict
glasshouse sites, more suited to this type of development. This isn't the first time these fields
have been targeted. Argument in support of fast disappearing farm land was well made by
the States Agriculture Officer in his and his Department's opposition at that time.
St Martin's Tennis Club - raised a number of concerns including road safety, traffic issues and
impact on the club, and requests that the application be refused. If not, it would suggest
some conditions.

- Policy RH2 requires housing to round off States housing and be well related to a Rural
Centre, this development would not ?round off" States housing opposite. Only then can
exceptional consideration be given to limited development. No evidence has been given to
show it is exceptional or limited.
- The traffic survey does not include increased summer traffic. Because of parking much of Le
Hurel is single lane. Traffic will include large vehicles which will struggle to turn out of access
road. Visibility issues. Previous proposal rejected. Junction with Les Camps du Moulin is
awkward.

- Amenity issues. Club issues, residents could be disturbed by the club's lights or stray tennis
balls, and players distracted by vehicles and noise/fumes.
If to be approved, should have a wall around courts, and hedge/bank and shrubs should be
left untouched, and added to.
Further representations

Following the submission of additional information, the representors were re-notified and
given the opportunity to make further comments.

32 further representations were received, including from another States Deputy. Some wrote
more than once.

The further representations were on various grounds, including;
many reiterate previous concerns, one attached copies of Ietters to The Guernsey
Press, revised plans do not address many concerns, not materially different, the
revisions are very limited, development remains wholly inappropriate, unsuitable,
undesirable,
Filter may reduce traffic speeds, but will not reduce volume,

Volume of traffic will pose risks to pedestrians and children, Le Hurel is a busy road,
Lack of pavements,

Traffic report done during holidays, the update to the traffic report did not change
when the surveys were done,
Road had to be discontinued as a bus route due to traffic, school bus has been stuck
due to parked cars,
Insufficient parking, one space per house is not enough,
Loss of privacy,
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School is oversubscribed,
Will not enhance the historic buildings that surround the site,
Does not protect open and undeveloped land as required by the Rural Area Plan, will

detract from the openness of the countryside, important breathing space, have seen
a barn owl on the land, loss of wildlife, presumption against loss of open undeveloped
Iand in RCEI, primary objective of the Rural Area Plan is the conservation and
enhancement of the rural environment,
Still prime agricultural land, good growing land, if lost, it will be lost forever,
permanently, loss of agricultural land was resisted at the last planning inquiry,
farmland should be protected,

Loss of farmland will affect viability of farm, does not agree with the applicant's
agent's comments about not requiring local milk, small parcels of agricultural land are
important to dairy industry,

Policy RHI does not allow for new housing in the Rural Area, emphasis of the Plan is
on maintaining and enhancing the openness of the countryside,
To be social housing under policy RH2 there needs to be a clearly identified need, and
not aware of any such identified need, RH2 is meant to cover exceptions to RHI and
must be tightly defined, this does not consolidate or round off States housing,
previously at RAP inquiry it was said that it would exclude land separated by a
highway,
Development on greenfield sites outside Rural Centres should only be in exceptional
circumstances, proposal does not meet requirements of RDI for essential
development, difference between essential and desirable, there must be a balance
between social housing and conservation and enhancement,
Inspector at the Iast Rural Area Plan inquiry rejected this site for housing, unless there
was a particular need in St Martins that could be satisfied elsewhere, there is no
particular need in St Martins for this development,
Large number of houses currently for sale, many other developments not proceeding,
do we still need more houses,
It is not right to re{er to parts of the draft Island Development Plan out of context,
with regards to Agricultural Priority Area, under the new plan this would not be
allowed, so developers are having one last throw of the dice, the proposed Island
Development Plan is not relevant,
Do not agree with statements made on the radio by a States Deputy, there are other
sites better suited,

Concerns that owner will seek to redevelop the remainder of the Iand, any permission
will set a precedent,
Appreciate need but should use old vinery sites, there are more appropriate sites for
development, any choice of sites should be based on the suitability of a site and not
on the land owner's finances, there seems to be a mutually beneficial relationship
between a ?development? company and the Housing Department,
It is inappropriate to use the land as anything but a greenfield site in line with the

aims of the Rural Area Plan and draft Island Development Plan to protect the
dwindling countryside and open spaces; there is a derelict greenhouse site and rough
scrub between Rue de la Vallon and the housing estate on Route des Coutures which
is discreetly tucked away and does not overlook neighbours,
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In the interests of transparency they would be grateful for details of the terms on
which the Housing Department will occupy, purchase or be given the social dwellings,
note that the applicant's agent previously worked in the Department,
Concerned that the application has proceeded so far, notes the planning consultant
has referred to previous discussions and agreements with the Environment
Department, would like to see copies of previous correspondence.
The States Deputy refers to policy RCEI protecting agricultural land from development, this is
prime agricultural land, the reason it is not within an Agricultural Priority Area in the Island
Development Plan is because it is not part of a contiguous 30 vergees. The proposed
development would not protect or enhance the rural character of the locality, it will cause
traffic issues regardless of whether a filter is added, it does not consolidate existing social
housing. Although the draft IDP is not strictly relevant it would not support this development.
Three storey buildings would be too high.
Consultations:

Housing Department

l can confirm that from the Housing Department's perspective, La Route des Blanches meets
the definition of an RH2 site. The plans submitted by the developer and appended to your
letter appear to complement the contents of an Option Agreement that has been drawn up
between Island Development Ltd and the Guernsey Housing Association (GHA); as per the
terms of the Agreement, 13 units of accommodation on the site will be sold to the GHA to be

offered to first time buyers as part of the Partial Ownership Scheme, while the remaining
units of accommodation will be o(iered exclusively to Over 55s.
The most recent Housing Needs Survey (HNS) and waiting lists maintained by the
Department and GHA show that there is a particular demand for affordable housing, i.e.
social rented and partial ownership housing: the HNS indicates that Guernsey needs an
average of 258 units of affordable housing per year if lslanders' requirements are to be met
(as a proportion of the Strategic Housing Target, this figure would become 171); additionally,
there are currently 230 households on GHA's waiting list for partial ownership.
In terms of housing aimed at Over 55s, the Environment Department will be aware of work
carried out as part of the Older People's Strategy (now the Supported Living and Ageing Well
Strategy) which showed how changing demographics will lead to an ever-increasing demand
for smaller accommodation of the type that meets the needs of older people.
In the Housing Department's view, if developed along the proposed Iines and in a way which
honours the terms of the Option Agreement, La Route des Blanches would help meet the
aims and objectives of the Corporate Housing Programme.
Commerce and Employment - States Agriculture and Environment Adviser

This application is for the development of dwelling houses and flats on previously
undeveloped agricultural land. This is in direct opposition to one of the primary objectives of
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the 2005 Rural Area Plan Policy, which was the conservation and enhancement of
undeveloped agricultural land.

The 2005 Plan aims to protect and enhance the open and undeveloped character of the rural
area and to restrain development. ?Accordingly, under Policy RCEI, unnecessary incursions
of development into the rural areas should be avoided.? (Conservation and Enhancement
Policies, Section 3.1, page 23, of the Rural Area Plan 2005). Section 3.1 of the Plan goes on
to state that ?Agricultural land will be protected from irreversible development wherever
possible and particular care will be taken to protect the best and most versatile agricultural
land?. Policy RCEI states that ?There will be a presumption against the loss of open and
undeveloped land?.

The specific area of Iand that is the subject of this application is some of the highest quality
and most versatile land in Guernsey. It is also known to have been in constant use for the

production of crops for dairy farming for at least the past 30 years (and for untold years
before that).

An official 'Soil and Land Evaluation of Guernsey' was carried out in 1988 and 1989. The
Report and maps that were produced by the professional team identified the various soil
types within the island. An 'Agricultural Land Classification' detailed the quality of the land
and any limitations to its use in agriculture. The soil type in the field to which this application
relates was identified as 'deep Ioamy' soil, which is the best type of free draining soil for
plant growth in the island. This field was also classified as Grade 1 Excellent Quality land,
with no limitation to the type of agricultural crops that could be grown. This is some of the
highest quality and 'most versatile' land in Guernsey and the Soil and Land Evaluation report
noted that only 11% of the land area of Guernsey is in this highest Grade 1 classification.
Therefore, this land is a prime example of the type and quality of land that should be
protected for the future agricultural requirements of the island population.
High quality agricultural land should also be protected and not developed for sound 'food

security' reasons. Guernsey now produces little of the food that is consumed by residents
and is almost totally dependent on imports of food. The production of locally produced milk
is the one exception where the island is fully dependent on home produced milk production.
The farm that has utilised this land over the past (at least) 30 years is one of only 15 dairy
farms still in production within the island. It is efficiently managed and it is most likely that it
will remain in milk production in the next generation, supplying milk and dairy products to
island consumers, provided that sufficient land is retained for the number of dairy cattle that
are required to produce milk. In no small measure this will depend on the outcome of this
application to develop some of the agricultural Iand on which this farm depends. Similarly, if
this application succeeds, on what is some of the best quality productive land in the island,
this will set a most unwelcome precedent for any similar future developments of this kind
throughout the island.

Agricultural land is often very fragmented within the island which makes production less
efficient. Therefore, a large block of high quality agricultural land, such as this, is particularly
important. The land that this owner now wishes to develop for housing includes a field of
about 4 vergees 27 perch that is within a block of land (all apparently owned by the same
company and farmed by the same dairy farmer) of approx 22.5 vergees. The fields within this
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block of land are all very high quality land and have been cropped together with a number of
productive arable and grassland crops in the past. The fact that the land that is proposed for
development is part of a larger block of agricultural land in the same ownership and with the
same tenant farmer means that it can all be managed together using more efficient larger
scale agricultural equipment and methods. Therefore, areas of land such as this are vital for
the continued viability of this farm and of farming in Guernsey.
Policy RCEI (b) states that a development will only be permitted if the development would
not detract from the openness of the countryside or result in the unacceptable irreversible
loss of agricultural land, ?or have an adverse effect on the viability of an agricultural holding?.

If permitted this development will represent an unacceptable irreversible loss of prime
quality agricultural land and will have an adverse effect on the viability of a long established
dairy farm. This St Martin's dairy farm has expanded cow numbers considerably in recent
years so as to ensure the maintenance of milk supply for the island community. In order to
maintain supply it must have sufficient land to produce feed for the dairy cattle.
This Department has maintained detailed records of individual land use in recent years. We
also hold records of land use collected in 1985/6, when the ownership and tenancy of all
agricultural land in the island was surveyed and recorded. Annually revised "Digi-map'
records undertaken by this Department indicate that this area of land has been used in

recent years by Les Hubits Farm, St Martins and, prior to that, records detailing these fields in
the 1990's and the farm land survey that was undertaken in 1985/6, prove that this land has
been used by Les Hubits Farm for at least 30 years. This field has therefore been in constant
agricultural usage and is a vital part of the land used by that farm.
Although this particular field is not within an Area of High Landscape Quality or a Site of
Nature Conservation Importance as defined in the 2005 Rural Area Plan, it has been within a

'Farm Biodiversity Action Plan' that was developed by the UK based Farming and Wildlife
Action Group (FWAG) in 2002/3, revised in 2009. The agricultural land provides habitat for a
wide range of wildlife and if developed, could not only have a detrimental impact on wildlife
in the area, but would mean that other land farmed by Les Hubits Farm would need to be
farmed more intensively so as to maintain overall productivity. This could have a much wider
detrimental effect on wildlife.

There are many areas of lower quality land within the island that could be utilised if it can be

shown that there is a pressing need for a development of this kind, but there are also many
sites that were previously developed for protected horticulture, that could be utilised. There
are numerous derelict vinery sites within St Martins and there is even a recent example
where social housing has been developed on a redundant glasshouse site within the Parish.

There(ore, rather than develop pristine agricultural land that is of excellent quality, surely
any 'essential' development of this kind should be directed towards one of the existing
redundant horticultural glasshouse sites within the parish or within the vicinity. Pristine
agricultural land of this quality should be protected for future generations and not
developed.

The Agriculture and Rural Environment Section of Commerce and Employment would be very
opposed to this development and the loss of some of the highest quality agricultural land
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within the island. Even if social housing of this type is required, this is not an appropriate site
for such a development.
Traffic Services - 7 May 2015

A recent site visit resulted in the following observations being made in regard to the
sightlines in particular that would be observed from this access point. It was noted at the
time of the site visit that the adjacent earth banks that border both sides of the access, have
scrub vegetation that grovvs on top of the bank and varies in height according to the seasons.
For sightline assessment purposes therefore, o3% the vegetation (between existing
pedestrian footpath, to development boundary adjoining neighbouring field) that lies within
the direct control of the applicant, has been discounted.
Access serving development, exiting onto Le Hurel
Therefore, discounting the existing aforementioned vegetation that lies within the control of
the applicant, the sightline of oncoming traffic would be approximately 8 metres, with the
1050mm high roadside earth bank and vegetation that forms the roadside boundary of the
neighbouring field, and which rises to a combined height of 1400mm above road level,
obscuring visibility in this direction.

The TIA (page 16 para 4.9) contends that a 20 metre sightline of oncoming traffic would be
achievable by viewing vehicles over 900mm high roadside banks; however, the TSU maintains
that this is not possible as the 16 metre section of the neighbouring property's earth bank
(plus vegetation on top) that falls within the visibility splay, exceeds 900mm as already stated
above.

In the direction of traffic approaching from the south east - Le Vallon, the sightline was
observed as being approximately 13 metres, with vegetation and a 1200mm high roadside
earth bank presenting an obstruction to visibility in this direction. Notwithstanding the
seasonal variations in height of the vegetation, the earth bank in question exceeds the
900mm maximum height for an obstruction within the visibility splay of a driver exiting the
aCCeSS point.

Paragraphs 4.10 and 4.11 on Page 16 of the TIA provided by the client, assert that a best case
scenario 33 metre sightline can be achieved in this direction, and in the worst case a 20
metre sightline can also be achieved in both directions. This assumption is based on the
premise that hedgerows, trees and vegetation outside of the direct control of the applicant
can be kept to a height no greater than 900mm above road level. The TSU questions this
assumption, as future ownership of land either side of the access point could change in years
to come, or the previously agreed 'land management' of said hedgerows, trees and
vegetation could lapse with no legally binding agreement as to whose responsibility it was to
ensure the visibility splays were maintained to a satisfactory level.
Clearly, such vagaries are of concern from a road safety perspective where longevity of
acceptable traffic arrangements in the case of a development of this scale, are paramount.
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The TSU therefore considers that realistically, a 20 metre sightline in both directions is not
feasible without the intervention of the landowners on both sides of the proposed access; in
view of this, the TSU has Road Safety concerns over the sightlines that would be observed.
In addition, after careful consideration of the traffic flows within Le Hurel, both existing and
proposed (as a result of the development), and the fact that there are no significant speed
reducing features within Le Hurel, the Traffic Services Unit does not consider there are

significant grounds to warrant the relaxation of its Engineering Guidelines from 33 metres to
20 metres.

The proposed access road width of 4.7 metres would facilitate two way traffic flows for cars
and light vehicles, however there are likely to be larger delivery vehicles and rubbish
collection vehicles using the access road, therefore a minimum s metre width would be
necessary to maintain two way traffic flows. Alternatively, passing points need to be provided
along the length of the access road to facilitate access for larger vehicle types. The provision
of an egress from the Galeries du Manoir site, which may include larger vehicle types, further
emphasises the requirement for the access roadway to meet with Engineering Guidelines.

The presence of a footpath linking the development with Le Hurel is welcomed by the TSU
and consideration of a pedestrian route (painted walkway) within Le Hurel would be given
should the development be given approval.

Drawing #11 contained within the TIA shows the tracking for a large car exiting the proposed
access and turning left towards Le Vallon; it is clear that the proposed radius on that side of
the access is insufficient to allow even a moderately sized vehicle to exit without crossing
into the path of approaching vehicles. The TSU would have concerns that larger vehicles rubbish compactors, delivery vehicles etc, would find the access and egress manoeuvres
from/to the south to be awkward, and would need to cross to the wrong side of the road in
order to gain reasonable access or egress. The exiting manoeuvre specifically would raise
some road safety concerns.

The proximity of the proposed access to the existing access for Le Hurel Estate, whilst Iess
than the recommended 20 metres, would not raise significant traffic related concerns due to
the good forward visibility from one access to the other (good driver eye contact) and the
relatively low number of vehicle movement 'conflicts' likely to be experienced.
Summary

The proposed access would not, in the opinion of the TSU, provide a 33 metre minimum
distance in either direction without the intervention of the landowners on both sides of the

proposed access. As such, the TSU has Road Safety concerns over the sightlines that would be
observed.

The access roadway has a shortfall in terms of the width required for two way traffic flows of
larger vehicles types likely to access the development or exit the Galeries du Manoir, some
Traffic Management concerns are raised as a consequence.
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The access design has some shortcomings in reg,ard to the radius on the left side (when
exiting) that would lead to vehicles crossing into the path of oncoming traffic when exiting to
the Ieft.

Traffic arrangements within the development
The application makes mention of an age restriction with regard to the occupancy of 24 of

the dwellings, and as a consequence the vehicle ownership of these dwellings has been
assumed as being a single vehicle for the purposes of parking provision. Likewise, the 13
apartments whose occupancy is not potentially age restricted, also has the same parking
provision allocation - i.e. 1 space per dwelling.
As a consequence, the overall parking provision falls significantly short of the UAP Annexe 2
guideline figure for a development of this scale. The TSU has strong concerns that the
shortfall in parking provision in association with the lack of on-street public parking in the
area, will result in parking in inappropriate areas within the development and possibly Iead to
overspill parking within the Galeries du Manoir site or worse still on the public highway.
The TSU also has concerns that the assumed low vehicle numbers associated with the

development, has been reflected in the TIA's assessment of vehicle movements onto Le Hurel

and the nearby road network, when in reality the car ownership rate could be far higher,
potentially resulting in a greater number of vehicle movements associated with the site.

The design of the parking provision and the dimensions of the spaces would provide
adequate access, and the incorporation of a one way traffic flow through the site would be
welcomed by the TSU provided appropriate signage was in place to inform motorists of the
traffic arrangements.

A designated pedestrian footpath from within the site which provides a link between the
development and the public highway (Le Hurel) is welcomed by the TSU.
Traffic impact on surrounding road network
The supplied TIA rightly highlights the TSU's concerns over the traffic junction of Le Hurel
with Les Camps du Moulin. Following previous discussions with the developer's
representative, the TSU considered that a painted pedestrian walkway within the one way
section of Les Camps du Moulin would be beneficial to pedestrian movements in that area,
and the relocation of the existing 'Stop' line at the junction, would provide a much improved
sightline of oncoming traffic at the junction (potentially 28 metres future vs 14 metres
existing).

The supplied plan 235509-00 Dwg 002 shows the existing Stop line moved forward by 1.6
metres to provide a potential sightline of 33 metres, however the TSU does not consider this
revised location to be acceptable as vehicles exiting Le Hurel would be too far out into the
junction resulting in awkward manoeuvres being required by other vehicles wishing to turn
into Le Hurel from the west. The TSU would therefore consider a relocation by 1 metre to be
more acceptable.

The TSU would support such measures should the application be approved, but still has some
Road Safety concerns relating to the sub-standard sightline that would be observed following
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the possible improvements in view of the increase in vehicle movements via this junction
arising from the development and the traffic exiting the Galeries du Manoir via the proposed
internal exit link.

Conclusions

1) The Traffic Services Unit does not consider that the proposed access design will
achieve a 20 metre sightline in both directions, as there are obstructions within the
visibility splay that are outside the direct control of the applicant.
2) The sub-standard radius on the left side of the access when exiting, would require
vehicles to cross into the path of oncoming traffic when exiting to the left.
3) The access roadway leading to the development would not support two way traffic
for larger vehicle types likely to be using the roadway, particularly taking into
consideration the potential for delivery vehicles to use the proposed exit from
Galeries du Manoir.

4) The parking provision would not appear to be commensurate with a development of
this scale, no evidence has been provided to support the applicant's belief that a
reduced car ownership will be evident given that the potential age restriction on
occupancy may only apply to part of the development's units.
5) The egress from Le Hurel onto Les Camps du Moulin currently exhibits a significantly
sub-standard sightline of oncoming traffic, however the TSU would support measures
as outlined above, to significantly improve the observed sightline. Some Road Safety
concerns would however remain in this regard.
Given the above observations, the Traffic Services Unit considers that there are Road Safety
grounds on which to oppose the application in its current form, specifically in regard to the
sub-standard sightlines that would be observed from the proposed access and the
access/egress manoeuvres required in order to gain access to the development or egress
when intending to exit to the left.
There are some Traffic Management grounds on which to oppose the application, specifically
in regard to the proposed level of parking provision as it would not appear to be
commensurate with the requirements of the UAP Annexe 2 and the shortcoming in width
relating to the proposed access roadway, taking into consideration the vehicle types likely to
be using it.
Additional Comments

The supplied plans indicate another area of land that is within the ownership of the
applicant, to the south east of the site which is the subject of this application, as well as a
potential access onto Route des Blanches. The Traffic Services Unit considers that the
potential for residential development of this area of Iand, in conjunction with the inadequate
access arrangements both onto Le Hurel and potentially onto Route des Blanches, would
raise Road Safety concerns.
In addition, a through route from Route des Blanches to Le Hurel or vice versa, would
warrant serious consideration of the effects of the dispersal of traffic relating to these
developments, particularly in light of the current Road Safety concerns highlighted above in
regard to the Le Hurel / Les Camps du Moulins junction.
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Traffic Services - 20 0ctober 2015

l reier to our previous linterim] comments of August 2015, a summary of which is as follows At that time, the Traffic Services Unit identified that a 1.0 metre wide painted walkway within
Le Hurel would have limited benefit in improving the sightline observed from the access, but
would as a result, potentially result in traffic being closer to the exit from Sausmarez Mill
Estate and have a detrimental effect on drivers attempting to exit that estate with the
current junction arrangements in place.

As it is evident from the previous discussions and the submitted plans, that the sightlines that
would be observed from the newly created access for the development, would fall
significantly short of the recommended minimum sightlines as outlined in our criteria noted
above and no practical measures could be taken to meet the minimum sightline
requirements, the proposal to introduce a raised table and a 'Filter in Turn' traffic

management measure at the junction has been accepted by TSU as being practical traffic
calming measures to help overcome the Road Safety concerns previously expressed.
In addition to the above, the proposal to reposition the STOP line at the junction of Le Hurel
with Les Camps du Moulin as well as the proposal to install a painted pedestrian walkway to
link Le Hurel with Les Galeries du Manoir, are acceptable measures to overcome visibility and
pedestrian safety issues.

The TSU's strong preference remained for the developers to create suitable access
arrangements without the need to modify the public highway; however it accepted should
the proposed scheme be approved, then the TSU would, subject to a satisfactory review of
the traffic count data (currently being collected), recommend the implementation of a raised
table and filter junction. The painted pedestrian walkway in Les Camps du Moulin and
repositioning of the STOP line at the junction Le Hurel with Les Camps du Moulin, would also
be supported by the TSU.

Revised access design at junction of proposed development with Le Hurel
The latest supplied plan 03.07 indicates that the access design has been revised to take
account of the previous comments and recommendations of the TSU. Traffic Count data for

Le Hurel and the existing housing estate has been considered along with predicted
movements for drivers exiting Les Galeries du Manoir and the proposed residential
development. Whilst the data does not indicate that there is a need for a filter from a traffic
management perspective, it is acknowledged that this method of junction control should do
most to slow traffic movements through the junction and help to compensate for the
minimal sightlines observed from the side roads. However, it is worth noting that before a
raised table can be installed on the public highway, its design must be approved by the Public
Services Department (PSD) given their responsibilities for roads maintenance and highway
drainage. There is also a legislative process that must be followed before installation of a
road hump (raised table) can take place that firstly involves a period of public consultation
and consideration of comments received by the Department's Political Board. Clearly, the
TSU cannot bind either the PSD or its Board to commit to such a measure.
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It is also noted from the supplied plans that the access roadway leading from Le Hurel to the
development entrance has been increased to s metres, with the inclusion of a designated
pedestrian path that links to both the development as well as Les Galeries du Manoir; both of
these aspects are welcomed by the TSU.
Also noted is the intention to provide an 'exit only' access road leading from Les Galeries du
Manoir, and the appropriate signage has been shown to clearly indicate to drivers that the
access roadway is an exit only from the retail area. A change of surface materials and signage
is also proposed to provide safe passage for pedestrians to/from the development.
Summary

The TSU accept that the proposed raised table and 'filter in turn' traffic arrangements are
practical traffic calming measures that could be taken to help overcome the Road Safety
concerns previously expressed.

The internal roadway, pedestrian footpath and access road leading from Les Galeries du
Manoir, would be acceptable from a traffic perspective, given the constraints of the site. The
roadway width within the development and indicated one way traffic flow would be
acceptable, as would the general layout and dimensions of the proposed parking spaces.

It has previously been noted in our comments of 7fh May 2015, that the parking provision
indicated on the supplied plans would not meet with the guidelines of the UAP Annexe 2, and
as such would raise Traffic Management concerns; the latest plans indicate that this aspect
has not been specifically addressed nor is there any evidence provided to support the
proposal that the parking provision is adequate for the development. As a consequence, the
previous concerns in regard to the potential issues raised as a result of a shortcoming in
parking provision, would remain.
The TSU acknowledges however, that should a future application provide statistical evidence
of the vehicle ownership ratios for the proposed age groups planned for the development,
including an actual breakdown of numbers of dwelling for each age group, it may be shown
that the proposed parking provision would meet with the UAP Annexe 2 guidelines. In which
case, the traffic management concerns would no longer be a significant issue in this regard.
Recently acquired vehicle movement data for the Hurel Estate exit onto Le Hurel; as well as
data for Clos Barbier (a similar development identified by the applicant as suitable for
comparison) has been analysed so as to assess the vehicle movements likely to be generated
by the proposed development and the subsequent suitability of the proposed traffic calming
measures (road table & filter in turn arrangement) at the junction of Le Hurel Estate and the
proposed development, with Le Hurel.

Whilst the TSU is unaware of the level of occupancy and vehicle ownership in regard to the
Clos Barbier development, if it is fully occupied the data recently gathered at this location
would indicate that the TRICS data used to calculate the potential vehicle movements
generated by the proposed development - notwithstanding movements exiting from the
Galeries du Manoir, would be in Iine with that experienced at Clos Barbier.
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It is the TSU's experience that Filter in Turn junctions tend to work best where each arm of
that junction experiences similar numbers of vehicle movements. In this instance the

potential numbers of vehicle movements to/from the proposed new access serving the
development and Galeries du Manoir exit would significantly exceed those from Le Hurel
Estate and those on Le Hurel itself.

Notwithstanding the above observations, the TSU considers that Road Safety concerns
remain specifically in regard to the substandard sightlines that would be observed from the
proposed access onto Le Hurel and it would accept that the proposed raised table and 'Filter
in turn' represent practical measures to provide traffic calming at this junction and thus help
in reducing the level of concern.

The TSU does consider however that Traffic Management grounds remain on which to
oppose the application in its current form, specifically in regard to the shortfall in parking
provision previously identified. Should a future application satisfactorily address this issue by
providing statistical evidence of potential car ownership levels by age group, in regard to the
proposed occupancy of the dwellings, the TSU would not raise significant Traffic
Management grounds in opposition.
Traffic Services - 23 November 2015

The Traffic and Transport Services Manager referred to the aforementioned outline planning
application regarding the proposed creation of 17 apartments and 20 terraced houses and
offered the following comments from a traffic management and road safety perspective.
General

The proposed development is situated on land to the south-west of La Route des Blanches

and immediately adjacent to Galeries du Manoir. Access is to be provided via a new two-way
road leading into Le Hurel and it is noted that there is also a proposed one-way exit road
from the retail park into the new access road. Pedestrian access is available through an
existing footpath into the retail park and onwards towards Route de Sausmarez by pavement
and a signalised crossing.

Le Hurel is a two-way neighbourhood road with no pavements linking housing estates and
private dwellings in the area with the Old Mill and St. Martin's Village.
Site Access

There has been considerable discussion with regard to the most appropriate means of
securing safe access into and out of the site. Given that there now appears to be no practical
means of achieving the minimum recommended sight lines that the Traffic Services Unit
would ordinarily look to apply for site accesses of this nature, it is accepted that the
proposed provision of a raised table and 'filter-in-turn' represents a practical alternative way
forward for this development. It is further recognised that in addition to slowing traffic on
approach to the new site, this compromise solution will also benefit residents of the housing
estate opposite which also currently has substandard sight lines.
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Notwithstanding the moderate additional traffic flows that will be generated by this
development, it is noted that the proposed inclusion of an exit road from Galeries du Manoir
through the new estate road and the provision of a painted pavement along Les Camps du
Moulin are likely to improve general safety in the area for pedestrians.
Parking

With regard to parking, it is noted that the intended provision of a total of 45 parking spaces
within the development is designed to meet the current recommended parking standards
contained within Annex 7 of the Rural Area Plan. It is understood that 13 of the proposed 17
apartments will be transferred to the GHA for occupation on a partial ownership basis with
the remaining 20 houses and 4 apartments being restricted to occupation by over 55s (Use
Class 3 - Sheltered Housing).

Given the lack of alternative overspill public parking in the immediate area, it is
recommended that careful consideration is given to the final number of parking spaces
provided within the development. Of particular relevance to ensure that demand for parking
does not exceed supply will be the final 'mix' of occupants chosen to occupy the Sheltered
Housing element of the scheme, especially if a significant number of those allocated
properties at this site are economically and socially active. This is especially relevant given
that Le Hurel and other surrounding neighbourhood roads have only limited unregulated on
street parking.

However, in support of the current proposals it is noted that the development is located
within close proximity to a number of community related facilities that can easily be reached
on foot and has connections to scheduled bus services on the Routes 81, 91/92, 93/94 and 95
providing a high frequency of services into and out of St. Peter Port, to the Airport and
onwards to the west coast and beyond.
Conclusion

The outline proposals as currently submitted would appear to provide satisfactory access
arrangements for the new development together with a modest improvement to general
road safety in the area. However, given the lack of general public parking in the area, it is
important to ensure that the overall level of parking provided within the site meets the
general requirements and expectations of the final mix of residents that are allocated homes
within this development.
Guernsey Water
No objections, however, all surface water must be dealt with on site with the use of
Sustainable Drainage Systems (SUDS).

Permeable brick paving would be required in the drive, turning area and parking bays to
avoid flooding downstream.
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Environmental Health

Given the amount of residential premises in the area would welcome a Construction
Environmental Management Plan (CEMP).
Constables of St Martin

Writing as Constable of St. Martin and on behalf of and with the authority of the Douzaine to
object to the application.

Whilst aware that any comments made should reTer to this application only, should
emphasise that the Douzaine are in favour of the type of development contained within this
application. Objection is to this site and this site alone.

On reviewing the map of the intended build it is noted that the extra traffic is to exit through
a new two lane road past the St. Martin's tennis club and onto Le Hurel. It is felt that this

road is not capable of taking the increased traffic. Whilst it is noted that a traffic survey was
carried out, it should be noted that this was done on two Saturdays over the Easter period.
Hardly a time of normal traffic! Another road is to be accessed/exited via Manor Stores car
park, which is a plan rejected only a few years ago.

There are a number of other far more suitable sites in St. Martin for this type of development
which would have the support of the Douzaine rather than building on a greenfield site which
is of high agricultural importance.

The Douzaine of St. Martin trust the application is rejected.
Constables of St Martin - further comments (following the further information)
The dangers caused by increased traffic will not be lessened to any great extent by the
proposed revisions. All other objections still remain. While welcoming additional homes for
elderly and social housing, do not support this vicinity. Still object to proposal to build on an
agricultural field that is grade one agricultural land. Numerous other sites begging to be built
on, which Douzaine would wholeheartedly support.
Summary of Issues:
The main issues in deciding this application are:
1. whether the principle of housing development is acceptable;
2. whether development of agricultural land is acceptable
3. the impact of the development on the appearance and character of the area;
4. the impact of the development on the amenity of people living in the area; and
s. parking and access issues,
taking into account the policies set out above.
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Assessment against:
1- Purposes of the Iaw.

2 - Relevant policies of any Plan, Subject Plan or Local Planning Brief.
3 - General material considerations set out in the General Provisions Ordinance.

4 - Additional considerations (for protected trees, monuments, buildings and/or SSS's).
The principle of housing development

The Rural Area Plan notes that one of the strategic policies of the States is that the majority
of new housing provision should be within the urban area on previously developed land.
In light of this and with regard to the primary objective of this Plan, opportunities for new
housing development within the rural area are very limited. Such opportunities are normally
restricted under Policies RHI and RH3 to the subdivision of existing dwellings, the conversion
of buildings and to the replacement of dwellings on a one for one basis within the same site.
The supporting text at the beginning of the Housing policies also states, in the context of the
often premium prices commanded for new homes in the rural area, that ".., for the time
being the delivery of affordable homes to meet identified social needs will be limited to sites
where the States is able to exert control as landowner or other enforceable means".

Enforceable means would include conditions attached to a planning permission and
restrictions and obligations under a legal agreement known as a planning covenant made
under the Land Planning and Development (Guernsey) Law, 2005 which is enforceable by the
Environment Department against an owner of land who enters into it and future owners of

the land. Further reference is made below to a possible planning covenant in relation to the
application site.

The Plan also acknowledges that an element of new social housing may be required in the
rural area, in order to ensure the local provision of social housing in different parts of the
Island and to meet a range of different housing needs. The supporting text to the Housing
policies therefore states that in very exceptional circumstances, provision will be made for
the erection of social housing that meets a clearly identified need. These exceptional
circumstances are set out in Policy RH2 which provides a discretion for the Environment
Department to override the normal policy in RHI where the criteria in RH2 are met. The
supporting text to RHI acknowledges this by saying "the provision of housing through...new
build, will not be permitted unless the proposal fully satisfies the provisions of policy RH2.

The supporting text to RH2 also states that it is important to strike a satisfactory balance
between the provision of genuine social housing and the general objectives of the Plan which
include the general, conservation and enhancement chapters including policy RCEI in
relation to protecting open land. There{ore, it is clear that the policy in RH2, against which a
social housing development has to be assessed, itself aims to balance these objectives.
The definition of social housing, for the purposes of the policy, is outlined in Policy RH2. It
indicates that social housing is taken to be that which is:
(a) provided by the States' Housing Department,
(b) provided by a recognised Housing Association in cooperation with that Department, or
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(c) in a scheme to secure specific forms of social housing sought in the Corporate Housing
Programme, with the support of the Housing Department.

Such housing would normally be for subsidised rent or for partial ownership but may include
sheltered housing in schemes that are approved by the Housing Department.
The Housing Department has stated that this proposal meets the definition of an RH2 site.
Part of the site, 13 units of accommodation, are to be sold to the Guernsey Housing
Association (GHA) and therefore will fall within the scope of (b) above when the site is sold as
required under the proposed planning covenant referred to below. Part of the site, 24 units,
is to be Sheltered housing, which can fall within (c) of the definition of social housing, if it is
as sought in the Corporate Housing programme, and has the support of the Housing
Department.

In this case, the Housing Department has confirmed that the most recent Housing Needs
Survey and waiting lists show that there is a particular need for affordable housing. In terms
of housing aimed at Over 55's, work carried out as part of the Older people's Strategy (now
the Supported Living and Ageing Well Strategy) showed how changing demographics will lead
to an ever increasing demand for smaller units to meet the needs of older people. It has
confirmed that both elements of the proposal would help meet the aims and objectives of
the Corporate Housing Programme. This echoes the findings of earlier strategic policies
referred to in the supporting text at the beginning of the Housing policies of the Rural Area
Plan which note that: ?Specific issues identified include affordability and the ability to
accommodate a range of housing needs for all members of the community, including elderly
people...".

The proposal falls within the definition of Social Housing.
Policy RH2 states:

Proposals for the erection of social housing will only be permitted where:

a) the site is suitable, having regard to its characteristics and neighbouring land-uses and is,
or can be, integrated into the existing built environment;

b) the site is within or would round off existing States-controlled housing or is well related to
one of the designated Rural Centres;

c) the development would be of a scale and design appropriate to the rural setting; and,
d) adequate provision is made for the protection of the rural character of the site and
appropriate measures for the general environmental enhancement of the locality.
The erection of new housing in Areas of High Landscape Quality will not be permitted.
In the context of RH2, having regard to the characteristics of this site and the neighbouring
land uses, it is noted that the site is quite clearly defined, with boundaries including
earthbanks, hedging and trees, and the neighbouring land uses comprise other housing, a
commercial/retail centre, a tennis club and additional agricultural land. The site, whilst not
particularly visible from outside, can be integrated into the existing built environment.
The supporting text to Policy RH2 states, ?In order to minimise any impact on the character
or appearance of the rural area, sites for new social housing should consolidate (i.e. roundoff) existing States controlled housing developments before exceptional consideration can be
given to limited development that is well related to the Rural Centres?.
21

In this case, whilst it would not round off existing States housing, the site is directly across
the road from existing States housing. There is no possibility of additional development
rounding off that existing States Housing on the same side of the road as the existing housing
is bounded by roads to the east and west and an Area of High Landscape Quality to the
south. The present application site is however close to that existing States Housing, being just
across the road to the north-east. Furthermore, the application site is well related to the
Rural Centre of St Martin, and is next to a commercial centre (Manor Stores) which includes
shops and medical facilities.

The scale and design of the proposal is discussed below, but this application is in outline, and
the design and appearance of development are therefore reserved matters. However, the
indicative drawings do show a scale and design which appears generally acceptable in this
rural setting. There are limited public views into the site, and therefore the impact of
development of this site on the character or appearance of the rural area will be Iimited.

The rural character of the site can also be protected by an appropriate landscaping scheme to
ensure that development is assimilated well into its rural surroundings. The site is not within
an Area of High Landscape Quality and is in a non-designated area.
As explained above, although this site may not consolidate existing States controlled housing,
it is limited development only on a defined site of lha comprising social housing and well
related to the Rural Centre of St Martin, and can therefore be given exceptional
consideration. It is not a question of selecting only the best sites; the policy recognises
exceptional circumstances and allows assessment of any/all potential RH2 sites which are not
subject to any special designation against the policy criteria, as set out above.
The Rural Area Plan states:

Where a need has been established by the Housing Department for specific forms of social
housing, then the provisions of Policy RH2 may, at the Environment Department's discretion,
override those of Policy RH1.

From the Housing Department's perspective, La Route des Blanches meets the definition of
an RH2 site. If developed along the proposed Iines and in a way which honours the terms of

the Option Agreement, La Route des Blanches would help meet the aims and objectives of
the Corporate Housing Programme.

As mentioned above, planning conditions attached to any permission and a planning
covenant, under the provisions of Section 23 of The Land Planning and Development
(Guernsey) Law 2005, are enforceable by the Department and so provide an enforceable
means of ensuring that the affordable housing element of the scheme is provided as
mentioned in the housing policies of the Rural Area Plan. The Option Agreement, referred to
by the Housing Department, does not provide this enforceable means as the Environment
Department is not a party to it and it would be inappropriate for the Environment
Department, as planning authority, to enter into an agreement of this kind.

A draft planning covenant has also been prepared to be entered into between the States of
Guernsey Environment Department and Island Development Limited, to ensure that the
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affordable, partial ownership element of the social housing is delivered as required in
accordance with Policy RH2. If the Environment Board were to be minded to grant planning
permission, then the agreement would be signed by both parties shortly thereafter but the
actual final planning permission would not be issued unless and until the planning covenant
had been entered into. The planning covenant is required as enforceable means as it contains
certain obligations, in relation to the delivery of the affordable housing element of the
scheme, which cannot clearly be required by condition attached to a planning permission
including obligations relating to a transfer of ownership of the affordable housing part of the
scheme to the Guernsey Housing Association (GHA) and an obligation for the landowner to
pay towards the costs of highways works related to the scheme. The covenant is also

enforceable by the GHA under planning Iegislation as it is named in the covenant as a person
for whose benefit it is entered into.

The enforceable means provided by the covenant is also important in assisting the
Environment Department to be satisfied that the provisions of RH2 will be fully met as
required by the Rural Area Plan.
The proposed planning covenant is a material consideration which can be taken into account

by the Department under the Land Planning and Development (General Provisions)
Ordinance, 2007 if it provides a benefit having regard to a purpose for which a planning
covenant may be entered into under the Law. This test is met as the planning covenant
contains obligations ensuring the delivery of the affordable housing element of the scheme
consistent with one of the purposes for which a planning covenant may be entered into i.e.
ensuring the provision of affordable housing as provided under the Land Planning and
Development (Planning Covenants) Ordinance, 2011.

In conclusion, the housing would be social housing as defined in RH2, would meet the criteria

of the policy, the planning covenant would provide an enforceable means of ensuring the
provision of the affordable housing element of the scheme and can be taken into account by
the Department under planning legislation.
Development of Agricultural Land

Policy RCEI seeks to protect and enhance the open and undeveloped character of the rural
area and to restrain development. However, it recognises that some forms of development
may necessarily require a rural location and the supporting text (Rural Area Plan paragraph
3.1) makes specific reference to social housing under RH2 on sites in areas with no special
designation (non-designated areas) such as the application site.
The preamble states that Agricultural land will be protected from irreversible development
wherever possible, and particular care will be taken to protect the best and most versatile
agricultural land in consultation with the Commerce and Employment Department.
In this case, the Agriculture and Rural Environment section of the Commerce and

Employment Department is very opposed to the development and to the loss of some of the
highest quality agricultural land within the island. Even if social housing of this type is
required, it states, this is not an appropriate site for such a development.
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The consultation response refers to the site as being a field that forms part of a larger block
of agricultural land in the same ownership. However, it is important to note that the
application only relates to this one field of 4 vergees, 27 perch out of the total block of 22.5
vergees in the same ownership. No specific evidence has been given by the States Agriculture
and Environment Adviser to support the comment that the loss of one field of this size would
have an adverse effect on the viability of any farm.

Evidence compiled for the draft Island Development Plan in conjunction with the Commerce

and Employment Department shows that commercial agriculture in Guernsey is primarily
centred on the dairy industry which now takes place on 15 farms, utilising approximately
3,240 acres (8,000 vergees) of land. The future requirements of the industry in terms of land
are likely to be broadly around the same as today. Using a robust methodology to identify the
Agriculture Priority Areas for the draft IDP, the Department considered land currently in
agricultural use, the Best and Most Versatile agricultural land (identified from the Guernsey
Soil Classification 1988), redundant glasshouse sites well related to established agricultural
operations and identified the large tracts of viable contiguous agricultural land. The resulting
proposed Agriculture Priority Area covers an area of 6,234 acres (15,394 vergees), hence
identifying significantly more land than the 8,000 vergees currently used for dairy farming
and the requirement (about 2,000 vergees) for other forms of agriculture, so allowing an
additional buffer to accommodate consolidation, growth and flexibility.
The current application site is not within the Agriculture Priority Area as shown on the draft
Island Development Plan Proposals Map.
The applicant's agent refers to the draft Island Development Plan and the proposed
Agricultural Priority Areas. Under Guernsey planning case law, the Rural Area Plan retains the
same weight until replaced so that it follows that the draft Plan must in effect be given little
or no weight. However, it is a matter of public record that surveys have been carried out,
and, as referred to by the agent, the objective evidence base is relevant, and has identified
the most suitable land for agricultural use, and this site does not form part of such an area.
Furthermore, as re{erred to above (The principle of housing development) the need for social
housing is recognised in the Rural Area Plan, and it provides limited opportunity for such
development under Policy RH2, recognising that an element of this will be in the rural area. It
precludes new housing in Areas of High Landscape Quality, but does not preclude it on
agricultural land, such as this site, which is not in an area with any special designation under
the Rural Area Plan.

Policy RCEI states that there is a presumption against unacceptable loss of open and
undeveloped land and that development will only be permitted where it is an acceptable
form of development for which a rural location can be justified, the scale, location and design
of the development would not detract from the openness of the countryside, result in the
unacceptable irreversible loss of agricultural land or have an adverse effect on the viability of
an agricultural holding.

As mentioned above, the rural location is in effect justified if it meets the criteria in RH2 as
specifically mentioned in the supporting text to RCEI and adverse effects on the viability of a
St. Martin's farm or any other farm are not supported by any specific evidence as outlined
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above. The issue of scale, location and design is dealt with under "impact on the appearance
and character of the area" below.

Whilst the development would result in the loss of a small area of agricultural Iand it is
considered that this is not unacceptable in view of the relatively limited size of the site. Also,
Policy RH2 itself aims to balance the need for social housing against the general objectives of
the Plan, which includes policies such as RCEI; the criteria of RH2, which it is considered the
development meets, reflect this balance and provide the necessary policy gateway for this
development.

The Commerce and Employment Department were also concerned that if this application
succeeds it would raise a precedent for any similar future developments of this kind; this has
been considered but this kind of development of wholly social housing is unusual and any
precedent effect is likely to be reduced by the proposed change of planning policies under
the draft Island Development Plan.

Therefore, it is not a question of selecting just the best sites; the Plan requires that the States
can ensure (through enforceable means) that the affordable housing element is provided on
site, recognises the exceptional circumstances set out in Policy RH2 and allows assessment of
any/all potential RH2 sites against the policy criteria.
Impact on the appearance and character of the area

In this case, the application is submitted as an Outline application where a number of matters
are treated as ?reserved matters? (in this case siting, design, external appearance and
landscaping, with access having been specified in more detail).
The application is accompanied by plans showing a possible layout with access and parking
arrangements, the siting of the buildings, indicative floor plans and an indication of
perspective images.

The plans are based on the design principles included in the Planning and Design Statement.
These suggest:
37 residential properties, 20 as 1% storey terraced or semi-detached houses and 17
within 2 and 3 storey apartment blocks,
Homes built in accord with the latest Lifetime Homes standards,
*

*

*

24 dwellings (20 houses, 4 flats) intended for owner occupation, restricted to persons

*

over 55, sheltered housing
13 apartments to transfer to Guernsey Housing Association to administer on behalf of
States Housing Department

*

*

*

*

*

Access to be via a new junction on Le Hurel, with a filter and raised table, leading to a
looped roadway, partially with a shared surface,
Parking provision at 1 space per dwelling, with 8 visitor spaces
Retain existing boundary hedging, with additional planting,
A mix of 1, 2 and 3 storey buildings, with higher buildings towards SW corner,
Architectural treatment to include pitched roofs, with a mix of rerider and timber
cladding.
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RH2 requires that
*

*

*

*

the site is suitable, having regard to its characteristics and neighbouring uses and is or
can be integrated into the existing built environment;
the development is of a scale and design appropriate to the rural setting;
adequate provision is made for the protection of the rural character of the site; and
appropriate measures are provided for the general environmental enhancement of
the locality.

Any application for approval of reserved matters would need to demonstrate that these

requirements are met, as well as the detailed requirements of the relevant design and
conservation policies.

The site's location is such that there are Iimited public views into the site, and therefore the
visual impact on its rural setting will be limited. The indicative plans submitted show planting
around the whole site which would also help to minimise the visual impact of development.
The site is surrounded on three sides by existing development, housing to the north and east,
and the commercial centre to the west, and a suitably designed development will be able to
fit into those surroundings without significantly impacting on the character and visual
amenity of the area.

It is concluded that this site is suitable as required by Policy RH2, having regard to its
characteristics and neighbouring uses and can be integrated satisfactorily into the existing
built environment.

The indicative plans and sketches seek to show how the site might be Iaid out, and seek to
maximise the efficient use of the site with a mix of 1, 2 and 3 storey buildings proposed. The
higher 2 and 3 storey development is proposed towards the southwest of the site, and
grouped to form a 'gateway' to the development. The Iower, 1 and 1% storey buildings are
proposed to the north and east, to integrate with the existing pattern of residential
development beyond, on Jerbourg Road. The indicative proposals show a form of
development which would in principle comply with the relevant design policies of the Rural
Area Plan (Policies RGEN6 and RCE12).

New housing on this site would clearly change its character, but such change is implicit in
virtually any proposal under Policy RH2. The proposal would not affect any particular
Iandscape feature or any identified ecological or wildlife interest (Policy RGEN3). The
Planning and Design Statement identifies existing planting and other important features
within and around the site and recognises the need to retain and enhance these. Any
additional issues can be addressed in any detailed scheme. It is considered that the site is
capable of development in a way that would have only a limited impact on the rural
character and amenity of the area (Policy RGEN5).

As the application is submitted in outline, there is limited information about proposals for
general environmental enhancement of the locality. Again, there is no reason why these
issues cannot be satisfactorily addressed in any detailed scheme which should take
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appropriate account of the landscape character of the locality (Policy RCE2) and include
detailed landscaping proposals in accordance with Policy RCE8.
Impact on the amenity of people Iiving in the area
The neighbour objections express concern about the change in character of the site and the
loss of open land as a result of any development. As indicated above, this is implicit in
virtually any scheme for social housing under RH2. Any impact is reduced by the policy
requirements precluding such development in AHLQ's and requiring it to either round off
existing States-controlled housing or be well related to a Rural Centre.

This application, like any other, must be assessed against all relevant policies of the Rural
Area Plan. The conclusion set out above is that development of this site for social housing can
be carried out in a manner which meets the requirements of Policy RH2. For the reasons set
out above, the site is regarded as suitable for social housing. It can be developed in a way
which is appropriate in scale and design and protects the rural character of the area.
A grant of outline planning permission would establish the principle that social housing is
appropriate on this site. However, all other matters of detail (except the access - details of
which have been provided) would need to be reserved for subsequent approval, and it
should be made clear that the indicative layout and floor plans are subject to later approval
of details.

The detailed design of the new dwellings can be completed in a way which would safeguard
the amenities of other adjoining dwellings in accordance with Policy RGENII of the Rural
Area Plan. These are a reasonable distance from the boundary and there is no reason why
development should unduly impinge on them.
Parking and access issues

The Traffic Services Unit had noted that sightlines at the proposed entrance junction would
fall significantly short of recommended guidelines, but given that there are no practical
measures which could improve these, has accepted the proposal to install a raised table and
filter as being a practical alternative way forward, using traffic calming measures to address
road safety concerns. It would also benefit residents of the housing estate opposite.
It has also accepted the proposed repositioned 'Stop' line at Les Camps du Moulin, and the
painted pedestrian walkway, as acceptable measures, likely to improve general safety in the
area for pedestrians.
With regard to the level of parking provision, the Traffic Services Unit notes that the intended
provision of 45 spaces meets the current recommended standards set out in the Rural Area
Plan. (Some of the early responses referred to the Urban Area Plan in error, but this has been
corrected in the latest response.) However, given the lack of alternative overspill public
parking it recommends that careful consideration is given to the final number provided
within the development. It notes that the final mix of occupants will be relevant in ensuring
that the demand does not exceed supply, especially if occupants are economically and
socially active.
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However, it notes that the development is in close proximity to a number of community
related facilities that can easily be reached by foot, and has connections to bus services to St
Peter Port and the airport, the west and beyond.

Traffic Services concludes that access arrangements are satisfactory and provide modest
improvements to the area, however, given the lack of general public parking in the area it is
important that the overall level of parking meets the requirements and expectations of the
final mix of residents.

Having reg,ard to these matters, it is considered that a detailed scheme developed along the
lines indicated in this outline application would satisfy Policy RGEN7 of the Rural Area Plan
concerning safe and convenient access. The indicative proposals also comply with the
guidance contained in Annex 7 of the Rural Area Plan relating to parking and thus satisfy
Policy RGEN8 with regard to the provision of parking.
Other comments

Some of the representations refer to previous applications having been refused on this site.
Although an application for residential development was refused in 1974, this was for a much
larger site than the present application. Other planning policies vvere operating at that time
and this decision is not relevant to the current application.

Reference is made to the same developer having a proposal at Le Villocq for housing. This is
not material to a decision on this application. All applications must be considered on their
own merits. Equally comments about normal market houses currently being available for sale
do not assist on their own in addressing whether or not this application meets the
requirements of RH2 in relation to social housing.

Some letters suggested all neighbours should have been informed of the application.
Publicity for this application was carried out in accordance with the Law, including Press
Advert and Site Notices, and there has been additional media coverage of the application.
Comments were made with regard to the applicant's agent relating to matters which are not
material planning considerations. Also mention has been made of previous discussions with
the Environment Department; it is normal practice for the Department to provide preapplication advice to potential applicants. Such advice is always given without prejudice to
the formal decision of the Department on any planning application submitted.
Some comments suggest the draft Island Development Plan must not be taken out of
context, particularly references to Agricultural Priority Areas. For clarification, under
Guernsey case Law the Rural Area Plan will carry the same weight until replaced (i.e. the
Department can only make a minor departure from it), so it follows that the draft Island

Development Plan can be given little or no weight until it is adopted and in effect. However,
evidence obtained and publicised in the preparation of that draft Plan, for example
concerning requirements for agricultural land as referred to above, can be material to
determination of this application.
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Policy RDI, relating to essential development, has been mentioned in some representations.
For the avoidance of doubt, however, Policy RDI is not relevant to the proposed
development.
Conclusions

Social housing is supported by the Rural Area Plan where it satisfies the provisions of policy
RH2. It is defined in Policy RH2. This proposal is for a form of housing which meets that
definition.

Whilst Policy RCEI seeks to protect open and undeveloped land, it recognises that some
forms of development may require a rural location. Housing development is not permitted in
Areas of High Landscape Quality, but development of agricultural land is allowed in limited
circumstances, such as those set out in RH2 for social housing development, in areas with no
special designation such as the application site.

The Housing Department has submitted evidence showing a need for affordable housing and
demand for housing meeting the needs of older people; they have confirmed the
development would help meet the aims and objectives of the Corporate Housing
Programme.

The Rural Area Plan only provides limited opportunity for the supply of housing within the
rural area. It provides that delivery of affordable homes to meet identified social needs will

be limited to sites where the States is able to able to control or enforce such provision. The
provision of the affordable housing element of the housing is enforceable through the
proposed planning covenant which is a material consideration under planning legislation.
Policy RH2 sets out a number of criteria which a site must meet, including being well related
to a Rural Centre and able to be integrated into the existing built environment, as well as
being of a scale appropriate to the rural setting. This site meets those criteria.
The impact of the development on the appearance and character of the area would be
limited and would not be sufficient to justify refusal of an otherwise acceptable scheme.

The impact of the development on the amenity of people living in the area would again be
Iimited and would not be sufficient to justify refusal of an otherwise acceptable scheme.
Parking and access matters are acceptable, with parking provision meeting standards and
access arrangements having been revised to provide an acceptable solution.

Therefore the principle of housing development on this site can be considered under RH2
and the Department may exercise its discretion under that policy to override the provisions
of Policy RHI.
As referred to above, the Agriculture and Rural Environment section of the Commerce and

Employment Department is opposed to the development on grounds of loss of high quality
agricultural land. However, the application site is not within the large tracts of viable
contiguous agricultural land identified through a robust methodology to inform the draft
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Island Development Plan. Whilst the development would result in the Ioss of a small area of
agricultural land it is considered that this is not unacceptable in view of the relatively Iimited
size of the site. Also, Policy RH2 itself aims to balance the need for social housing against the
general objectives of the Plan, which includes policies such as RCEI; the criteria of RH2,
which it is considered the development meets, reflect this balance and provide the necessary
policy gateway for this development.

The application is therefore considered to accord with the purposes of the Law and the
relevant policies of the Rural Area Plan. All material considerations as set out in the Land

Planning and Development (Guernsey) Law, 2005 and the Land Planning and Development
(General Provisions) Ordinance, 2007 have been taken into account in the assessment of this
application.

It is recommended that the Environment Board be minded to grant outline planning
permission subject to the proposed planning covenant being entered into, and that when
the planning covenant is entered into outline planning permission be granted, subject to
conditions, under delegated authority as provided for by the Department's approved
scheme of delegation.
?Date: 10/12/2015
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