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1.2

Introduction

Foreword

AECOM has been commissioned by Waterfront Enterprise Board (WEB) to undertake an
Environmental Impact Assessment (EIA) and produce an Environmental Statement (ES) for the
WEB Residential Scheme (or Zephyrus) proposed within the waterfront area of St Helier,
Jersey (see Figure 1.1). This Report accompanies the existing planning application for the
mixed-use development on the Zephyrus site. Full planning consent is being sought for the
whole development.

Figure 1.1 Location Plan

Background

In the 1980’s a major new landfill site known as ‘West of Albert’ was created to the West of
Albert Pier and this was filled by the early 1990’s. This area of reclaimed land has extended the
waterfront area in St Helier. To date approximately half of the West of Albert development sites
have either been completed or are under construction, with developments including a leisure
complex, residential, hotel and retail.

Three remaining sites remained undeveloped for which the Waterfront Enterprise Board (WEB)
drew up development ideas, and these areas are: Castle Quay, Les Jardins and Esplanade
Square (the latter two combined now known as — Esplanade Quarter). In April 2006 the
Supplementary Planning Guidance (SPG) for the Waterfront was adopted by the Minister for
Planning and Environment. The SPG provides a revised framework within which new
development proposals for the waterfront can be generated and considered. It provides a set of
criteria to guide, control and shape development within that part of the waterfront which remains
undeveloped.
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The Planning Minister for the States of Jersey appointed Hopkins Architects in the summer of
2006 to review proposed designs for the three remaining sites on the Waterfront Area. Hopkins
showed that the waterfront could be seamlessly integrated with the existing town to the north of
the Esplanade through the strategic move of lowering La Route de la Liberation below ground.
In order to deliver this improved approach, a revised Masterplan was required.

The Esplanade Quarter Masterplan was produced by Hopkins and was adopted by the Minster
for Planning and Environment in June 2008. The outline planning application for the Esplanade
Quarter Development was submitted in July 2008. This was accompanied by an Environmental
Statement. It is anticipated that planning permission will be granted in 2010.

The Zephyrus site is situated to the immediate south of the Esplanade Quarter and proposals
have been developed in compliance with the principles of the Esplanade Quarter masterplan.

The Castle Quay project is more advanced, planning permission having been granted for Phase
1 which is currently under construction.

Compliance with the Esplanade Quarter Masterplan®

The Esplanade Quarter Masterplan envisages that a new southern boulevard will be
constructed on land to the north of the WEB Residential site. The boulevard is set out from the
Weighbridge on a direct line projected through to St Aubin’s Bay, and set just to the north of the
existing Cineplex building. The current scheme takes cognisance of this, and proposes to
develop a new piazza at the western end of this boulevard. Outside Jersey Saint Malo and
Stockholm provide good precedents for northern European towns that have successful
waterfront elevations. For these cities, the sea frontage is formed by regular building blocks,
consistent in width and height, with relatively narrow streets leading away from the seafront
defining the gaps between the blocks. The roof lines run virtually uniformly across these
seafront buildings. The regularity and simplicity of the buildings forming the edge to the
seafront, read as part of a larger whole or a quarter. This is similarly the intention for the
Esplanade waterfront developments, which will present a strong unifying frontage to St. Aubin’s
Bay.

Furthermore, taking its cue from the west elevation of the Esplanade Quarter scheme, the WEB
Residential scheme has been designed to a similar height to existing and proposed buildings
along this western elevation to present a quiet and low key ensemble, blending easily into the
setting of the existing town.

Requirement for Environmental Impact Assessment

The Planning & Environment Department require that an EIA is carried out for developments of
a scale, type or location that could have a significant impact on the environment (Island Plan
Policy G5).

A planning application for the Zephyrus development was submitted in July 2009. Following
consultation with the Planning and Environment Department, the planning application was
accompanied by the following technical documents:

Traffic and Transport Assessment
Wind Microclimate Assessment
Daylight and Sunlight Assessment
Water resources

Sustainability Assessment

Site Waste Management Plan

After submission of the planning application the States of Jersey have confirmed that in addition
to the above reports an EIA would be required because the proposed development falls under
Schedule 1 (10) “Infrastructure projects (2) Urban development projects including the
construction of shopping centres, car parks, sports stadiums, leisure centres and multiplex
cinemas” of the Jersey EIA Order.

! Hopkins Architects (July 2009). WEB Residential Scheme (Zephyrus), St Helier, Jersey. Planning Application Design
Statement.
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1.6

1.7

The Purpose of the Environmental Impact Assessment

The EIA has been designed to help create an environmentally sympathetic development which
aims to make the most of the potential benefits and avoid, reduce and off-set adverse
environmental effects as far as possible. Early detection of potentially significant adverse
environmental effects has led to the incorporation of appropriate mitigation measures into the
scheme.

Structure of the Environmental Statement
The Environmental Statement is presented in the following three volumes:

Volume 1 — Non-technical Summary
Volume 2 — Main Text and Figures; and
Volume 3 — Appendices.

The remainder of Volume 2 (this report) is set out as follows:

Chapter 2 — The Environmental Impact Assessment - describes the EIA process and
broadly outlines the approach and methodology.

Chapter 3 — The Development of the Design - Provides details on how the scheme has
evolved (i.e. consideration of site layout options).

Chapter 4 — Proposed Development - describes the proposed development and its key
aspects, and the construction phase.

Chapter 5 — Planning Policy - this section considers the proposed development in the context
of relevant Jersey planning policy.

Chapters 6 to 18 — provide the assessment of impacts from each of the following key
environmental subject areas:

Chapter 6 — Community and Socio-economics;
Chapter 7 — Townscape and Visual Impact;
Chapter 8 — Traffic and Transport;

Chapter 9 — Air Quality

Chapter 10 — Noise and Vibration

Chapter 11 — Wind Microclimate

Chapter 12 — Daylight and Sunlight
Chapter 13 — Water Resources

Chapter 14 — Ground Conditions

Chapter 15 — Waste

Chapter 16 — Telecommunications

Chapter 17 — Sustainability Assessment

Chapter 19 — Cumulative Impacts - presents a strategic overview of cumulative impacts as a
consequence of the interrelationships of this development with other permitted developments.

Chapter 20 — Summary and Conclusions

The EIA Project Team
The EIA has been managed and co-ordinated by AECOM'’s specialist environmental
consultancy. In addition, AECOM was responsible for the following technical chapters:

community and socio-economics,
traffic and transport,

air quality,

noise and vibration,

wind microclimate,

daylight and sunlight,

water resources,

ground conditions,

waste, and

telecommunications.
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The EIA was produced with assistance from:

Hopkins Architects who were the project masterplanners and have provided information on
the development of the design and the proposed development.

Additional Supporting Information
In addition to the Environmental Statement a number of technical reports were produced by
AECOM to accompany the planning application, these included:

Transport Assessment

Sustainability Statement

Preliminary Site Waste Management Plan
Infrastructure Design Report

Request for Copies

The Environmental Statement can be viewed at the Planning and Building Division (South Hill)
and the Environment Division (Howard Davis Farm). Requests for a copy of the Environmental
Statement should be made to the following address (a reasonable charge for the document,
postage and packaging will be made).

Jane McEwen

AECOM

Enterprise House

160 Croydon Road
Beckenham

Kent

BR3 4DE
Jane.mcewen@aecom.com
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2.1

2.2

2.3
23.1

Environmental Impact Assessment
(EIA)

Introduction
This chapter explains the legislative drivers for EIA and the main stages of the EIA process and
describes:

the approach followed to complete the EIA including:

- legal and other guidance underpinning the EIA; and

- the proposed approach to assessing impacts.

the scope of the EIA and how the key environmental issues were identified.

Jersey EIA Legislation

In Jersey, ElAs have been undertaken for certain major developments since 1998 under the
Policy Advice Note 1. Since 2006 EIAs have been undertaken under the implementation of the
Planning and Building (Environmental Impact) (Jersey) Order 2006°. This requires that an
Environmental Statement (ES) should include as a minimum:

a description of the development comprising information on the site, design and size of the
development.

a description of the measures envisaged in order to avoid, reduce and, if possible remedy
significant adverse effects.

the data required to identify and asses the main effects which the development is likely to
have on the environment.

an outline of the main alternatives studied by the applicant and an indication of the main
reasons for his or her choice, taking into account the environmental effects.

a non-technical summary of the information provided in the above bullet points.

The EIA Process

Main stages and Guidance

EIA is the process of identifying and evaluating all the significant environmental effects of a
proposed development. The main steps in the assessment procedure (after screening where it
has been established that an EIA is required) leading up to the publication of an ES are as
follows:

Figure 2.1: Main steps in the EIA Process

Scoping
Description of the project/development
Complete detailed baseline surveys
Identification of potential environmental impacts
Prediction of significant impacts
Evaluation and assessment of significant impacts
Identification of mitigation measures and modifications to the design
Identification of residual impacts and cumulative impacts

Presentation of results of the EIA in the ES (reporting the EIA results)

The diagram above is a simplification of the EIA process during which various consultations
usually take place and where certain elements can happen in parallel.

2 Planning and Building (Environmental Impact) (Jersey) Order 2006.
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2.3.2

2.4

The EIA for the WEB residential scheme has been undertaken, and the Environmental
Statement prepared, in accordance with Jersey Legislation and UK guidance, the latter
including:

“ElA: A Guide to Good Practices and Procedures” (consultation paper) (DCLG,ZOOG)3
“Amended Circular on EIA: A Consultation Paper” (DCLG, 2006)4 and

The Institute of Environmental Management and Assessment (IEMA) Guidelines for
Environmental Impact Assessment (2004)5.

Approach to the Assessment of Impacts

The determination of the significance of the impacts arising from the proposed development is a
key stage in the EIA process. It is this judgement that is crucial to informing the decision making
process. However, defining what is significant is not a simple task. The following criteria have
been used (where appropriate to the issue being addressed) in the EIA to inform the
assessment of the significance of an impact:

Type of impact (i.e. adverse or beneficial);

Extent and magnitude of impact;

Duration of impact (i.e. short, medium or long term);
Reversibility of impact;

Sensitivity of receptor;

Comparison with legal requirements, policies and standards;
Comparison with applicable environmental thresholds; and
Effectiveness of mitigation

With respect of the last bullet above, after implementation or proposed mitigation residual
impacts can remain. The significance of residual impacts has been assessed taking into
account the proposed or recommended mitigation.

Using these criteria, the significance of the impacts arising from the proposed development
have been categorised throughout the ES using a five point scale (unless there are specific
methodologies relevant to an environmental topic), as follows:

Very large (adverse or beneficial);
Large (adverse or beneficial);
Moderate (adverse or beneficial)
Slight (adverse or beneficial); and
Neutral.

For some topics, alternative categories have been applied where a greater level of definition is
required (e.g. ‘substantial’ and ‘negligible’). More detailed explanations of the meaning of the
‘significance categories’ have been set out in the various chapters of the ES.

Scoping of the EIA

Scoping is not a statutory requirement as part of the EIA process but for the Zephyrus Scheme
the States of Jersey Planning and Environment Department have been informally consulted on
the scope of the EIA as reported in this ES. The scope has been determined using the
knowledge of the Esplanade Quarter ES and the likely significant environmental impacts
relating to a development in the waterfront.

Archaeology and Biodiversity have been scoped out of this EIA for the following reasons:

the sea wall will not be affected by the basement or foundation construction. No other feature
of significance will be affected by the development.

the existing site is undeveloped and is currently being used as a temporary contractor’s
compound. The street tress and those in the Rue de L’Etau roundabout will be removed
before construction and reinstated within the landscaping of the Zephyrus scheme. The
vegetation clearance will be managed through an Environmental Management Plan (EMP).

3 EIA: A Guide to Good Practice and Procedures” (Consultation Paper) (DCLG, 2006).
4 Amended Circular on EIA: A Consultation Paper” (DCLG, 2006)

> The Institute of Environmental Management and Assessment (IEMA) Guidelines for Environmental Impact
Assessment (2004).
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The scope and content of the Environmental Statement is based on the following:

Esplanade Quarter Environmental Statement

a review of the existing situation through existing data, reports and information sources;
desk top studies;

site surveys;

consideration of relevant planning policies;

identification of potential environmental impacts;

expert opinion; and

the use of best practice and technical guidance

2.5 The Structure of Technical Chapters
The technical chapters in the ES include information on the assessment of the potential impact
of the proposed development on a certain environmental aspect (e.g. air quality, water
resources, traffic) and assist decision making. Each chapter is set out as follows:

Introduction — a brief summary of what is considered in the chapter;

Planning policy context — short summary of policies of particular relevance and taken into
account in the chapter.

Consultation — details of who has been consulted during the data gathering exercise;
Assessment Methodology — an outline of the methods followed to undertake the technical
studies with reference to legislation, published standards, guidelines, best practice and
relevant significance criteria;

Baseline conditions — a description of the existing environmental conditions against which the
predicted environmental impacts have been assessed. These are usually the conditions at
the time or immediately before the submission of the Planning Application. These conditions
are likely to change as the construction phase of works begins;

Identification of Impacts — identification of the predicted impacts resulting from the proposed
development. Where construction details are known the potential impacts are considered
during any construction and when the proposed development is operational;

Mitigation Measures — the development of mitigation measures to avoid, offset or reduce the
significant adverse impacts of the project. These measures can relate to any phase of the
proposed development (design, construction, operation). Where any significant adverse
environmental impact has been identified a commitment is made by the Applicant to
implement the mitigation measures.

Residual Impacts — identification of the remaining impacts assuming implementation of
available mitigation measures with an assessment of the significance of these impacts; and
Summary and Conclusion — a summary of the potential impacts and the assessment of
significance with recommendations regarding any monitoring of the environment to confirm
the predicted impacts of the development.

2.6 Assumptions and Limitations identified
This EIA has been produced within certain assumptions and limitations as follows:

Construction, subject to planning approval, is due to commence in 2010.

all of the existing land uses adjoining the Application Site remain until the proposals have
been approved and built;

baseline conditions have been established from a variety of sources, including historical
data, but they may change during the construction and operation of the development;
information received by third parties is complete and up to date;

the planning permission, when granted, may contain conditions that will be relevant to the
proposed development as assessed.



Development of the Design



AECOM

WEB Residential Scheme (Zephyrus) 15

3.1

3.2

Development of the Design

Introduction
This chapter provides details of the development of the design for the Zephyrus scheme.

The Development of the Design®

Figure 3.1 illustrates the original concept sketch for the scheme where the southern boulevard
from the Weighbridge is terminated in a new piazza, which forms a continuation of a series of
linked spaces within the Esplanade Quarter. Two apartment blocks were proposed, one forming
the southern side of the piazza that directly addressed the southern elevation of the proposed
Winter Garden opposite. A further residential building was proposed at the eastern end of the
new piazza with views over it and to St Aubin’s Bay beyond. Unfortunately, this scheme did not
fit on the available site and the main road from the port crossed over the eastern end of the
piazza and divided the two residential buildings.

S At

Figure 3.1: Original concept sketch

As the brief developed so too did the building form. The second iteration of the design saw a
staggered plan with five buildings organised to step incrementally northwards in an easterly
direction. The brief areas for the apartments resulted in two flats per floor per building, and
because of this arrangement each flat could be accessed via an external stair core. Also,
importantly, this design relocated the public road to the eastern side of the development
ensuring that the five buildings read as a piece.

Following market testing the areas of some of the flats reduced so that in certain instances
there was a requirement for more than two flats per floor. As a consequence of this area
reduction, the individual room dimensions reduced and because all rooms are located around
the perimeter to maximize daylight and views within the flats, this resulted in underutilised
space in the centre of the floor plan. This space was then used by relocating the external core
to within the centre of the building giving rise to improved daylight and views for the flats (see
Figure 3.2 below).
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Figure 3.2: Image A

The scheme went through one final redesign to take on board the correct alignment of the
eastern boundary. This resulted in the eastern-most block being relocated to the south, creating
a small piazetta on the east facing side of the development. To avoid the relocated building
dominating the garden areas to the south, it was reduced in height and because of its more
private location, the colonnade at ground floor level was removed allowing the ground floor flats
to engage directly with the private garden areas (see Figure 3.3).

Figure 3.3: Image B
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A

4.1

Proposed Development

The Proposed Development

The proposed Zephyrus mixed-used development is located on a brownfield site to the
southwest of St. Helier, between La Route de la Liberation and La Rue de L'Etau as shown on
Figure 4.1 below. The site is currently empty and used as a temporary contractor’'s compound
and storage area. The access from the Rue de L’Etau and the existing roundabout form part of
the development site and will be realigned as part of the Esplanade Quarter Masterplan.

The scheme has been developed in compliance with the principles of the Esplanade Quarter
masterplan that was adopted formally by the States of Jersey in June 2008.

The scheme proposes a mix of flats ranging from 500 sq.ft. one bed units up to 2,800 sq.ft. 4
bedroom flats. Active uses are proposed for the ground floor ranging from nursery use through
to a residents’ gym. A basement underneath the entire site provides parking for 81 cars as well
as the building’s principal plant areas.

The development will provide a new residential quarter and public piazza, which will become
very much a part of St Helier - a space for all islanders and visitors to enjoy.

It will be sustainable and take into account the most recent thinking on sustainable issues,
setting a benchmark for all future waterfront developments (see 4.2 below).

The development also aims to set the highest architectural standards and will be a development
of high quality.

The table below provides a summary of the proposed schedule of accommodation.
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Table 4.1: Proposed schedule of areas and uses
Unit Type Unit description per No. of units Area (ft%)
floor
Residential 1 bed flat 17 -
2 bed flat | 17 -
2 bed flat Il 6 -
3 bed flat 12 -
4 bed flat 7 -
Total number of units 59 -
Total area of units 63,847
Ground Floor Restaurant 1 2,037
Amenities Chemist / Dentist 1 1,586
Nursery 3 3,172
Lobby 5 2,038
Plant / Refuse 1 289
Total Area (above ground) 72,969
Basement Car Parking 81 bays 23,860
Storage area 59 store rooms 9,085
Plant area - 4,576
Lobby - 956
Total Basement Area| 37,521
Total Area (including basement) | 110,490
4.1.1 Public Realm
The creation of a southern boulevard is considered a key component of the masterplanning of
the site. The following key interventions necessary to ensure that a satisfactory boulevard is
created have been recommended:
new gateway building at the west end of the Route de la Liberation would form a more
defined vista. Careful landscaping will create a new public square and help to obscure the
Leisure Centre behind;
add landscaping and trees to the southern boundary to reinforce the tree-line vista and to
conceal the existing poor quality Cineplex building;
remove existing roundabout and realign the road to allow the Zephyrus scheme buildings to
be considered as a piece together;
organise the residential buildings to create a new public piazza at the termination of the
boulevard and to screen the Radisson car park to the south;
create a focal point of interest axially on the new boulevard signalling the vista from the
Weighbridge.
41.2 Hard Landscaping
The organisation of the buildings has allowed the creation of distinct areas with separate
characters. To the north will be the public piazza framed by colonnades and active frontage at
ground floor. To the south are more private south facing gardens for the residents.
The hard landscape paving will be based on the quality established at the Weighbridge. A
paving design will be established that unifies the space and identifies specific footways.
4.1.3 Soft Landscaping

A full soft landscaping strategy has yet to be worked up but it will include both a planting and
tree planting strategy. The trees and plants will be selected for their form colour and texture but
more importantly salt tolerant plants and their suitability for use in the Jersey climate.

The green roofs proposed on every building will include areas of hard landscape as well as
planting which will be selected to provide structure and seasonal interest for users as well as
food sources for birds and butterflies. In addition some areas of the roof tops are to be built as
‘extensive’ green roofs which support smaller plant species such as sedum and grasses. These
require little maintenance, but the roofs can be valuable ecosystems and support a wide range
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4.2

4.3

43.1

of extensive grass, wildflower swards or sedum blankets providing habitat for birds, butterflies
and invertebrates.

Sustainability

The development is to be designed to provide a robust and balanced sustainable solution that
integrates with and complements the existing town of St Helier. Carbon dioxide emissions;
sustainable transport; energy efficiency; renewable and low carbon technology; noise levels; air
quality; sun and daylight; wind environment; water efficiency; sustainable drainage systems;
waste management and materials are all aspects considered in the development of the design.

A Sustainability Statement has been prepared to accompany the planning application, which is
appended and a summary is provided in chapter 17 of this ES.

The Construction Phase
The site poses a number of challenging issues that have to be overcome:

ground water control: in order to facilitate construction of the proposed basement and to
provide a suitable environment within the completed basement areas, it will be necessary to
dewater the excavation during construction and thereafter control the ingress of water.
variability of underlying rock stratum: the nature of the geology and its variability need to be
verified by onsite detailed geotechnical site investigation to fully evaluate the requirements
for both the design and construction of the basement walls.

obstructions: due to the history of the site, there is a high risk of significant obstructions being
encountered during the excavation works. It is likely that the original beach head deposits will
comprise large natural rocks which were subsequently buried by fill material placed during
the reclamation.

the existing site contains live services and utilities installations, including drainage for both
foul and surface water.

existing sea wall: the existing sea wall will impose some limitations on the position of the new
basement. The sloped construction of the back of the sea wall extends some way towards
the envisaged basement. The design, position and as-built construction of the existing sea
wall have been reviewed and preliminary discussions with Jersey’s Transport and Technical
Services have taken place. It has been agreed that we will discuss and agree proposals for
the final design.

storm water box culvert: constructed as part of the existing sea wall is a large storm water
box culvert carrying storm water to sea from St Helier. Any piling or excavation works in the
proximity of the culvert will need to be sensitive to the construction of this culvert and again
details will be agreed in advance with the Transport and Technical Services.

contamination: the main potential environmental risk to the site and surrounding areas has
been identified as contamination of the fill material used to reclaim the waterfront area in the
past. It is possible that, for example ash may be encountered and this would be removed in
accordance with Transport and Technical Service guidelines to la Collette

availability of plant on Jersey: it may be necessary to utilise specialist plant for excavation
considering the risk of obstructions and the possible need to excavate significant quantities
of rock.

Proposed Construction method

The method detailed below is the one currently proposed based on our knowledge of the site
investigation data in the area. Detailed site investigations will need to be completed to confirm
our preliminary design assumptions. Following the completion of the investigations, the detailed
construction methodology would then be produced.

Prior to commencement of the main basement construction works, enabling works will need to
be undertaken. The existing site contains live services and utilities installations and these will all
need to be dealt with to facilitate the construction works. This includes the major drainage
diversion works for both foul and surface water.

Where the site abuts the proposed Esplanade Quarter site, and if the Esplanade Quarter is not
built at the time of starting on the Zephyrus site, a secant pile wall cantilevering from the rock
bed will be used. It is also envisaged that a secant pile wall will be provided parallel with the
back of the existing sea wall. On the other faces a secant wall will not be required but it may be
decided that this is the most economic method of construction.
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4.3.2

4.4

A complete secant pile wall extending to a depth sufficient to penetrate and socket into the rock
stratum, approximately 12.5m below ground level, and around the basement will seal the
basement box and minimise the ingress of water from the sea into the excavation. Whilst there
may well be rock fissures within the basement footprint which would allow the ingress of
groundwater this method of wall construction would minimise the amount of de-watering
required during excavation.

Conversely the pile wall would also offer the benefit of containing any washoff from the concrete
used, which would otherwise run off or wash off from the concrete as it sets. There are
alternative methodologies which would achieve the same protection and these will be
considered.

The excavation works for the basement could be started concurrently with installation of the
wall piles, subject to ground water levels. A limited dig of approximately 2-3 m depth could be
undertaken during the period of wall piling. Foundation piling could then be carried out from this
reduced platform level.

The permanent design of the basement wall will require propping at ground level and basement
level. This will be achieved using the podium transfer deck and the basement floor slab.

As the permanent slabs are completed, temporary props could be removed and the basement
loads supported by the permanent structure. Superstructure building could start before
completion of all the basement works if the areas of below ground construction under the
buildings are sufficiently progressed.

There is currently no detailed construction methodology for the above ground structures. The
buildings have been designed so that they can be constructed independently of each other so
that they can be constructed in phases.

Phasing of construction

It is currently estimated that the basement construction could be completed within 6 months and
the buildings above in a further 9 months. These time period estimates are very preliminary and
are subject to a number of factors which have not yet been determined and are given as an
indication only.

Environmental Management Plan

The purpose of the Environmental Management Plan (EMP) is to translate certain findings of
the EIA into measures which shall be undertaken to avoid, reduce or offset undesirable
environmental effects remaining within the design and during the construction stages of the
scheme. The EMP will also take into account agreed planning conditions/consent requirements,
statutory requirements, guideline and construction ‘best practice’ that would need to be
implemented. The EMP will form part of the developer’s requirements and that of the main
contractor, including the contractor’s representative, but also subcontractors.

For example, the EMP will provide guidance and set out measures which shall be incorporated
into the Main Contractor’s Environmental Management Plan (CEMP), which will be agreed with
the States of Jersey prior to construction. The Draft EMP can be found in Appendix A.

The developer and the contractor’s personnel shall comply fully with the EMP in developing
their design and in preparing the CEMP. In this respect the EMP is in place to protect the
interests of local residents, the general public, businesses and the environment in the vicinity of
the construction works. It will apply throughout the entire period of the construction works of the
scheme and where appropriate, for a specified period afterwards.
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Planning Policy

Introduction

This chapter provides a summary of the planning policies relevant to the site and the proposed
development. An assessment of the relevant policies has been carried out to ascertain whether
the proposed development is consistent with the policy.

National Planning Policy

Island Plan

The Island Plan (approved in 2002) is the principal document in land-use planning in Jersey
and the first consideration when making decisions on development proposals. It also translates
some of the strategic objectives of the States, designed to meet the community's aspirations,
for many issues ranging from housing to travel and transport.

The strategies, the vision and the objectives of the current Island Plan 2002 are translated into
a framework of policies and proposals that will form the basis for land-use planning decisions to
2011. The policies include those that are specific to particular areas of the Island (such as the
countryside) or particular land-uses (such as industry and commerce). There are general
principles and policies for development that the Planning & Environment Department will apply
to the range of land-uses and development across the Island.

There is a legal requirement to review the Island Plan every ten years, but the rate of change in
many spheres of Island life over the last six years has necessitated an early review of the
current Plan.

A Draft Island Plan® was released, as a White Paper, to the Public on 25" September 2009 for
a three month consultation period. This will be followed, in the early part of 2010, by a public
inquiry, in the form of an Examination in Public, to be held by an independent planning
inspector. The purpose of the public inquiry is to enable issues raised during this period of
consultation on the Draft Island Plan White Paper to be aired and discussed in front of the
inspector. The inspector will produce a report which will then inform further changes to the draft
plan before it is put forward, as a Revised Draft Island Plan, for States debate in mid 2010.

The new Island Plan, which will become the Island Plan 2010, will set the framework for
development in Jersey to 2019.

Supplementary Planning Guidance

Supplementary planning guidance builds upon the policies of the Island Plan 2002 and provides
more detailed advice on the way in which those policies are likely to be interpreted and applied,
this includes:

Policy Notes: Policy notes build on the provision of the Planning and Building (Jersey) Law
2002 and the policies in the Island Plan 2002. Policy notes do not replace the law and do not
have the same status as the policies in the Island Plan, which remains the first consideration
when making decisions on development proposals. They will, however, be a material
consideration in the determination of planning applications and can be given substantial
weight.

Advice Note: Advice notes provide detailed advice about the ways in which the provisions of
the law and Island Plan policies are likely to be interpreted and applied by the Minister.
Practice Notes: Practice notes aim to provide information about how the planning system’s
protocol’'s and procedures operate.

Policy Advice Note 1 Environmental Impact Assessment (1996)

This advice note details the history to the EIA process and details how Jersey is developing this
process. It provides details on the screening process, i.e. what projects should it be applied to,
the scoping process i.e. what the EIA should examine and also the content of the EIA.

6 States of Jersey (28 September 2009). The (Draft) Jersey Island Plan. Available at: http:/consult.gov.je/portal/ipr/dp
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Draft Practice Note on EIA (2009)
A Supplementary Planning Guidance Note: Practice Note on Environmental Impact
Assessment Procedures is currently being developed for consultation by the States of Jersey.

Planning Advice Note 2 Development of Potentially Contaminated Land (October 2005)

The purpose of this advice note is to provide information on what is likely to constitute
contaminated land. It is also designed to outline those steps that might need to be taken, and
the information that might need to be provided, in the process of applying for permissions to
develop land that is or might be contaminated.

Planning Advice Note 4 Design Statements (December 2006)

This advice note provides information on what design statements are, clarifies the
circumstances in which a design statement should be submitted and explains more fully what
their content should be.

Planning Policy Note 1 Archaeology and Planning (January 2008)

This sets out the Minister for Planning and Environment’s new policy framework on the
treatment of archaeological remains under the development plan and development control
systems, including the basis for classification for archaeological remains and the weight to be
given to them in planning decisions. It outlines what is to be expected to enable the Minister to
make informed decisions on matters of archaeology and planning and indicates how conditions
and agreements might be used to give Ministerial decisions effect.

Practice Note 11 Information Required for a Planning Application (July 2009)

This practice note sets out the type and quality of information which is normally required as part
of a Planning Application and explains terms such as Location Plan, Site Plan, Elevations and
Environmental Impact Assessment. The note contains a Planning Application Checklist
summarising the main requirements set out in the practice note.

Practice Note 13 The Use of Planning Obligations (August 2008)

The purpose of this policy document is to provide guidance on the use of planning obligations
under Article 25 of the Planning and Building (Jersey) Law 2002. The document provides a
rationale for the Minister’s approach to negotiating planning agreements and obligations.

Supplementary Planning Guidance: Waterfront Design Framework (2006)

This document provides a revised framework within which new development proposals for the
Waterfront can be generated and considered. Developers will be required to address the
framework and to justify their proposals against it, and other material considerations.

The guidance requires developers to focus on both the intrinsic merits of the buildings that will
occupy different sites and to address the integration and quality of those buildings with the
spaces created around them and by them. It will require a commitment to design quality within
individual sites and where sites interface with others. The guidance requires the social and
economic implications of the schemes to be addressed, as well as traffic, environmental,
service infrastructure and other matters connected with sustainability.

States Strategies

The States of Jersey have produced a number of strategies covering various topics. These are
summarised below and covered in more detail in the relevant chapters within this
Environmental Statement.

The Strategic Plan (2009 — 2014)

The Strategic Plan sets the overall direction for Jersey, focusing on long-term policy aims and
priorities, and setting them within the constraints that exist, now and in the future. In following
on from the previous Strategic Plan (2206 — 2011)7, the new plan addresses a range of social,
environmental and economic priorities which are required to maintain the special way of life that
exists within the Island.

The following priorities have been identified in the Plan:

Support the Island community through the economic downturn;
Maintain a strong, environmentally sustainable and diverse economy;
Reform the public service to improve efficiency;

! States of Jersey (2006). Strategic Plan 2006 — 2011.
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Ensure sustainable public finances;

Limit population growth;

Provide for the ageing populations;

Protect the public and keep the community safe;

Increase social inclusion by encouraging and supporting people to help themselves;
Enhance support services to vulnerable children, families and others at risk;
Maintain and develop the Island’s infrastructure;

Enhance and improve health care provision and promote a healthy lifestyle;
Maintain high quality education and skills;

Protect and enhance the natural and built environment;

Adequately house the population;

Protect and enhance Jersey’s unique culture and identity; and

Support the development of arts and heritage in Jersey.

The Plan sets out the parameters and constraints within which the above priorities will be
delivered, as well identifying a number of key performance indicators that will be used to assess
progress.

Assessing the Development against Policy

A review of the policy framework has been undertaken to assess the extent to which the
development proposals accord with the policy framework. Table 5.2 lists the relevant policies,
assesses compliance of the development with each policy and indicates which chapter within
the Environmental Statement addresses the specific policy.

The assessment has been guided by the results of the detailed assessments undertaken for
each of the specialist environment topics. The method used to assess compliance with policy is
simple and based on judgement as to whether the development proposals are consistent with,
have no immediate relation to, or conflict with policy. The criteria are defined in Table 5.1.

Table 5.1: Criteria for assessing the development with Plans and Policies

Conformity Level Definition

Consistent Consistent with development plan policies and/or objectives.

Inconsistent Contrary to development plan policies and/or objectives.
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Table 5.2: Compliance of Esplanade Quarter Development with Local Planning Policy

Policy .

Document Relevant Policy Statements SNy Summary of Conformity
Assessment

and Issue

The Island Plan 2002

G1 Sustainable | In accordance with the principles of sustainable development and the Island Plan objectives, all Consistent Development is situated on reclaimed land

Development

development proposals should in particular seek to:

(i) integrate new development with the existing built-up area; (ii) promote the vitality and viability of
the town of St. Helier and the defined rural and urban settlements; (iii) re-use already developed
land; (iv) support an overall pattern of land-uses that reduce the need to travel and promote
increased use of public transport, cycling and walking; (v) conserve or enhance the natural
environment and cultural heritage of the Island; and (vi) minimise impacts on the Island and global
environment.

to the southwest of St Helier town centre.

The development will provide a new
residential quarter and public piazza,
which will become a part of St Helier.

The development will be sustainable and
take into account the most recent thinking
on environmental issues. A Sustainability
Statement has been prepared to
accompany the planning application.

The proposed scheme will provide for
pedestrians, cyclists and public transport.

The site is perceived as being of little
ecological value. Adequate soft
landscaping will be introduced that will
help enhance the natural environment
(inc. Green Roof Strategy).
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Policy .
: nformi :
Document Relevant Policy Statements ele 1AL Summary of Conformity
Assessment
and Issue
G2 General Applicants need to demonstrate that the proposed development: Consistent The proposed scheme has been designed

development
considerations

(i) will not unreasonably affect the character and amenity of the area;

(i) will not have an unreasonable impact on neighbouring uses and the local environment by
reason of visual intrusion or other amenity considerations;

(i) will not have an unreasonable impact on agricultural land;

(iv) will not have an unreasonable impact on the landscape, ecology, archaeological remains or
architectural features and includes where appropriate measures for the enhancement of such
features and the landscaping of the site;

(v) incorporates satisfactory provision of amenity and public open space where appropriate; (vi)
will not have an unreasonable impact on important open space or natural or built features,
including trees, hedgerows, banks, walls and fosses;

(vii) provides a satisfactory means of access, manoeuvring space within the site and adequate
space for parking;

(viii) will not lead to unacceptable problems of traffic generation, safety or parking;

(ix) is accessible by pedestrians, cyclists and public transport users, including those with mobility
impairments;

(x) will not have an unreasonable impact on public health, safety and the environment by virtue of
noise, vibration, dust, light, odour, fumes, electro-magnetic fields or effluent;

(xi) is not at risk from flooding or does not increase the risk of flooding elsewhere; (xii) does not
have an unreasonable impact on the safe operations of the Airport; (xiii) where possible makes
efficient use of construction and demolition materials to avoid generation of waste and to ensure
the efficient use of resources;

(xiv) takes into account the need to design out crime and to facilitate personal safety and security;
(xv) encourages energy efficiency through building design, materials, layout and orientation;
(xvi) and includes the provision of satisfactory mains drainage and other service infrastructure.

to minimise impacts on the natural
environment.

The proposed design incorporates public
open space including a public piazza,
active frontages. A full soft landscaping
strategy will also be developed.

Adequate underground car parking will be
provided for the proposed development.

The design will incorporate the principles
of ‘shared space’ and will provide
pedestrian and cyclist access routes.

The proposed development will meet all
requirements for access and provision for
those with limited access

Assessment for air quality, noise, flooding,
light and telecommunications has been
undertaken and mitigation measures have
been proposed where necessary to
minimise any impacts.

The Supplementary Planning Guidance
for the Waterfront and the Masterplan
commit the scheme to achieving BREEAM
Excellent and Code for Sustainable
Homes Level 6.
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Polic :

Docu)r/nent Relevant Policy Statements Y Summary of Conformity

Assessment

and Issue

G3 Quality of A high standard of design that respects, conserves and contributes positively to the diversity and Consistent The scheme will be designed to a high

Design distinctiveness of the landscape and the built context will be sought in all developments. standard. Specific design principles are
set out in the Design Statement produced
by Hopkins Architects. These will continue
to be developed through the development
of the project.

G4 Design Where a development is likely to have a significant impact on the quality and character of the Consistent A design statement has being submitted

Statements physical and visual environment due to its location, scale or type of development, the Planning & with the planning application

Environment Department will require an applicant to submit a design statement with the planning
application.

G5 The Planning & Environment Department will require that an Environmental Impact Assessment is | Consistent Environmental Impact Assessment

Environmental carried out for developments of a scale, type or location that could have a significant impact on undertaken.

Impact the environment.

Assessment

G6 Transport The Planning & Environment Department will require that a Transport Assessment is carried out Consistent A Transport Assessment has been

Assessments for proposed development that is likely to have significant transport implications. undertaken.

G8 Access for Developments to which the public has access must include adequate arrangements for safe and Consistent Careful consideration will be given at the

all convenient access for all and in particular should meet the needs of those with mobility difficulties. detailed design stage to ensure an
accessible and inclusive design, in
accordance with current best practice
guidelines (BS 8300:2001).

G9 Designing The Planning & Environment Department will look for evidence of good design practice aimed at Consistent Careful provision will be made for secure

out crime reducing the incidence or fear of crime in considering proposals for new development. design and the incorporation of high levels
of security measures. The proposed
development will aspire to attain the high
standards of security. The public realm
will also be designed alongside a lighting
strategy to promote safety and discourage
crime.

G11 Site of There will be a presumption against development that would have an adverse impact on the Consistent The proposed development is not

Special Interest

special character of a Site of Special Interest.

anticipated to have any adverse impact on
the special character of a SSI.
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Polic .
Docu)r/nent Relevant Policy Statements Y Summary of Conformity
Assessment
and Issue
G14 Protection Proposals which would result in the loss of or damage to protected and other significant trees will Consistent No known protected trees will be affected
of trees not normally be permitted. The Planning & Environment Department will seek to protect trees by the scheme. Landscape proposals
where they make a significant contribution to amenity by maintaining a List of Protected Trees. include for a number of new trees to be
Trees worthy of preservation and threatened by felling or harm will be placed under immediate planted.
protection orders.
G16 The demolition of a building or part of a building will normally only be permitted where the Consistent The demolition of storage units located
Demolition of proposal: (i) involves the demolition of a building or part of a building that it is not appropriate to within the site is not considered to have
Buildings repair or refurbish; (ii) would not have an unacceptable impact on a Site of Special Interest, unacceptable impacts upon designated
Building of Local Importance or a Conservation Area; (iii) would not have an unacceptable impact sites.
on the character and amenity of the area; (iv) makes adequate provision for the management of
waste material arising from demolition as required by Policy WM2; and (v) is in accordance with
other principles and policies of the Plan.
G17 Proposals for development on contaminated land will normally be permitted where: Consistent An initial assessment of contamination
Contaminated (i) the developer carries out and submits a full and satisfactory investigation of the condition of the has been made from the Esplanade
land site to include, and fully identify, the nature and extent of contamination present and where it can Quarter site investigations. Detailed site
be ascertained, the period over which contamination occurred; (i) the developer proposes a investigations will need to be undertaken
satisfactory programme of works to treat and/or remove the contamination present in a manner for the Zephyrus site.
that is acceptable to the relevant regulatory bodies; (iii) and the proposal is in accordance with
other principles and policies of the Plan.
G20 Light Lighting within all new developments and environmental improvements will be designed to Consistent Lighting Assessment has been
pollution minimise the effect of sky glow whilst providing adequate illumination levels. undertaken.

When considering such matters, the Planning & Environment Department will not normally grant
planning permission where the proposal would:

(i) cause harm to the occupants of nearby properties by virtue of the intensity, direction and hours
of lighting; (i) result in road safety problems from dazzle or distraction to drivers; (iii) unreasonably
affect the character and amenity of the area; (iv) and not be in accordance with other principles
and policies of the Plan.
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Policy .
. nformi .
Document Relevant Policy Statements ele 1AL Summary of Conformity
Assessment
and Issue
BE2 Proposals In considering development proposals in the town of St. Helier, the Planning & Environment Consistent The site is located to the southwest of St
in the town of St | Department will take the following matters into account as appropriate: Helier town centre and will incorporate
Helier (i) the context of the development and its contribution to built form, townscape, public realm and areas of public realm / open space.
amenity open spaces; (ii) the protection of local historic character by limiting adverse impacts The site is currently empty and used as a
upon historic and cultural resources; (iii) the protection of open spaces and trees which make an temporary contractor’s compound and
important positive contribution to the character and quality of the town; (iv) the potential to storage area. No impacts upon the historic
regenerate outworn areas of the town, to remove eyesores and relocate un-neighbourly uses; (v) local character are expected from the
the quality and character of the proposed development and the positive contribution it would make proposed development.
to the town; (vi) the contribution that the development would make to the vitality and viability of the The proposed scheme will promote
town; (vii) the potential benefits of the development in terms of accessibility and sustainable increased pedestrian and cycle access
movement into, through and out of the town; (viii) and other principles and policies of the Plan. from the Town Centre to the Waterfront.
BE4 Waterfront | The Planning & Environment Department will expect all developments that come forward within Consistent The proposed Zephyrus development has
Design Area the Waterfront Development Area to be in line with the approved Development Framework. been based on the requirements of the
Applications that do not accord with the Development Framework will not normally be permitted. Waterfront Development Framework and
developed in accordance with the
Esplanade Quarter Masterplan.
BES5 Tall Tall buildings, defined as those either above five storeys in height, or rising more than two storeys | Consistent To ensure that the proposed development
Buildings above their neighbours will only be permitted where the accompanying design statement fully integrates well with its current and future
justifies their exceptional height in urban design terms. neighbours the buildings have been
*At certain gateways to the town, on the Waterfront or Esplanade, or fronting public parks for developed to a maximum height of 6
example, it is considered that taller structures could act as strong landmarks to the town. storeys.
EB12 Percent The Planning and Environment Committee will seek to negotiate the voluntary allocation of an Consistent Principles for the location of public art

for Art

appropriate percentage of design and development costs to the provision of public art.

within the proposed development are set
out in the Design Statement
accompanying the planning application for
the site. The programme for public art,
including any contribution while
construction work is underway, is
expected to be a condition of the planning
process.
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Polic :
Docu)r/nent Relevant Policy Statements Y Summary of Conformity
Assessment
and Issue
BE14 Street The Planning & Environment Department will develop a Street Designh Guide which will provide Consistent The Design Statement produced by
Furniture and guidance and criteria for the selection and use of a range of materials and street furniture Hopkins provides detail on the choice of
materials appropriate for use in the town of St. Helier and other urban areas. materials and street furniture.
SC5 Nursery Proposals for the development of, or change of use to, a children’s nursery will normally be Consistent The proposed development includes the
Provision permitted provided that the development: provision of a nursery within the ground
(i) is accessible by pedestrians, cyclists, public transport users and those with mobility floor facilities.
impairments; (ii) provides adequate internal and external play space; (iii) will not have an Potential impacts have been assed as part
unreasonable impact on neighbouring uses and the local environment by reason of noise, visual of the Environmental Impact Assessment.
intrusion or other amenity considerations; (iv) will not lead to unacceptable problems of traffic
generation, safety or parking; and (v) is in accordance with other principles and policies of the
Plan.
SC7 Primary Proposals for health centres, doctors’, dentists’ and other surgeries will normally be permitted Consistent The provision of a dentist, doctor’s surgery
Healthcare provided that the development: or chemist is being proposed as part of
Facilities (i) is located within the boundary of the built-up area; (i) will not have an unreasonable impact on the Zephyrus development.
neighbouring uses and the local environment by reason of noise, odour, pollution, visual intrusion Potential impacts have been assessed as
or other amenity considerations; (iii) will not lead to unacceptable problems of traffic generation, part of the EIA and mitigation measures
safety or parking; (iv) is accessible by pedestrians, cyclists, public transport users and those with have been proposed where necessary to
mobility impairments; and (v) is in accordance with other principles and policies of the Plan. minimise any impacts.
IC16 Proposals for restaurants, cafés, public houses and other non-retail uses will normally be Consistent The proposed development brief includes
Development of permitted within the town centre of St. Helier and Tourist Destination Areas, provided that the the provision of a restaurant (approx.
. development: 2 . .
evening 2,037 ft). A Socio-economic assessment
economy (i) will not unreasonably affect the character and amenity of the area; (i) will not have an has been undertaken.

unreasonable impact on neighbouring uses and the local environment by reason of noise, odour,
visual intrusion or other amenity considerations; (iii) will not have an unacceptable impact on a
Site of Special Interest, Building of Local Importance or a Conservation Area; (iv) will not lead to
unacceptable problems of traffic generation, safety or parking; will not lead to the loss of
residential units; (V) is accessible by pedestrians, cyclists, public transport users including those
with mobility impairments; (vi) makes use of existing buildings where possible; (vii) is appropriate
in scale, form, massing, density and design to the site and its context; takes into account the need
to design out crime and facilitate personal safety and security; (viii) and is in accordance with
other principles and policies of the Plan.

In remaining parts of the Island, applications to establish such uses will be considered on their
merits having regard to the above criteria and other principles and po