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1.1 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 
 

1.2 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.  

1 Introduction 
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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.  

1.3 Compliance with the Esplanade Quarter Masterplan
1
 

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. 

1.4 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.  

                                                      
1
 Hopkins Architects (July 2009). WEB Residential Scheme (Zephyrus), St Helier, Jersey. Planning Application Design 

Statement. 



AECOM   WEB Residential Scheme (Zephyrus)  8 

 

1.5 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. 

1.6 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 

1.7 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. 

1.8 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 

1.9 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 

 



 

 

 

Environmental Impact Assessment (EIA) 
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2.1 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. 

2.2 Jersey EIA Legislation 
In Jersey, EIAs 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
2
. 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. 

2.3 The EIA Process 

2.3.1 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 

 

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.  

2 Environmental Impact Assessment 

(EIA) 

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) 
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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: 

� “EIA: A Guide to Good Practices and Procedures” (consultation paper) (DCLG,2006)
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
. 

2.3.2 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. 

2.4 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) 

5
 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 
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3.1 Introduction 
This chapter provides details of the development of the design for the Zephyrus scheme. 

3.2 The Development of the Design
1
 

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. 

 

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).  

3 Development of the Design 
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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 
 

 



 

 

 

Proposed Development 
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4.1 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. 

 

Figure 4.1: Aerial photograph of St Helier showing the Zephyrus site 
 

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. 

4 Proposed Development 
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Table 4.1: Proposed schedule of areas and uses 

Unit Type Unit description per 
floor 

No. of units Area (ft
2
) 

Residential  1 bed flat 17 - 

2 bed flat I 17 - 

2 bed flat II 6 - 

3 bed flat 12 - 

4 bed flat 7 - 

 Total number of units 59 - 

 Total area of units 63,847 

Ground Floor 
Amenities 

Restaurant  1 2,037 

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. 

4.1.2 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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of extensive grass, wildflower swards or sedum blankets providing habitat for birds, butterflies 

and invertebrates. 

4.2 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.  

4.3 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. 

4.3.1 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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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. 

4.3.2 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. 

4.4 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.  

 



 

 

 

Planning Policy 
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5.1 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. 

5.2 National Planning Policy 

5.2.1 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
6
 was released, as a White Paper, to the Public on 25

th
 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.  

5.3 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.  

5.3.1 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  

5 Planning Policy 
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5.3.2 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.  

5.3.3 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. 

5.3.4 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. 

5.3.5 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. 

5.3.6 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.  

5.3.7 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. 

5.3.8 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. 

5.4 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. 

5.4.1 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; 

                                                      
7
 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.  

5.5 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. 

 
 



AECOM   WEB Residential Scheme (Zephyrus) 26 

 

Table 5.2: Compliance of Esplanade Quarter Development with Local Planning Policy 
Policy 
Document 
and Issue 

Relevant Policy Statements 
Conformity 
Assessment 

Summary of Conformity 

The Island Plan 2002 

G1 Sustainable 

Development 

In accordance with the principles of sustainable development and the Island Plan objectives, all 

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. 

Consistent Development is situated on reclaimed land 

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 
Document 
and Issue 

Relevant Policy Statements 
Conformity 
Assessment 

Summary of Conformity 

G2 General 

development 

considerations 

Applicants need to demonstrate that the proposed development:  

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

(ii) will not have an unreasonable impact on neighbouring uses and the local environment by 

reason of visual intrusion or other amenity considerations;  

(iii) 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. 

Consistent The proposed scheme has been designed 

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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Policy 
Document 
and Issue 

Relevant Policy Statements 
Conformity 
Assessment 

Summary of Conformity 

G3 Quality of 

Design 

A high standard of design that respects, conserves and contributes positively to the diversity and 

distinctiveness of the landscape and the built context will be sought in all developments. 

Consistent The scheme will be designed to a high 

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 

Statements 

Where a development is likely to have a significant impact on the quality and character of the 

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

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

application.  

Consistent A design statement has being submitted 

with the planning application 

G5 

Environmental 

Impact 

Assessment 

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

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

the environment. 

Consistent Environmental Impact Assessment 

undertaken. 

G6 Transport 

Assessments 

The Planning & Environment Department will require that a Transport Assessment is carried out 

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

Consistent A Transport Assessment has been 

undertaken. 

G8 Access for 

all 

Developments to which the public has access must include adequate arrangements for safe and 

convenient access for all and in particular should meet the needs of those with mobility difficulties. 

Consistent Careful consideration will be given at the 

detailed design stage to ensure an 

accessible and inclusive design, in 

accordance with current best practice 

guidelines (BS 8300:2001).  

G9 Designing 

out crime 

The Planning & Environment Department will look for evidence of good design practice aimed at 

reducing the incidence or fear of crime in considering proposals for new development. 

Consistent Careful provision will be made for secure 

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 

Special Interest 

There will be a presumption against development that would have an adverse impact on the 

special character of a Site of Special Interest.  

Consistent The proposed development is not 

anticipated to have any adverse impact on 

the special character of a SSI.   
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Summary of Conformity 

G14 Protection 

of trees 

Proposals which would result in the loss of or damage to protected and other significant trees will 

not normally be permitted. The Planning & Environment Department will seek to protect trees 

where they make a significant contribution to amenity by maintaining a List of Protected Trees. 

Trees worthy of preservation and threatened by felling or harm will be placed under immediate 

protection orders. 

Consistent No known protected trees will be affected 

by the scheme. Landscape proposals 

include for a number of new trees to be 

planted. 

G16 

Demolition of 

Buildings 

The demolition of a building or part of a building will normally only be permitted where the 

proposal: (i) involves the demolition of a building or part of a building that it is not appropriate to 

repair or refurbish; (ii) would not have an unacceptable impact on a Site of Special Interest, 

Building of Local Importance or a Conservation Area; (iii) would not have an unacceptable impact 

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.  

Consistent The demolition of storage units located 

within the site is not considered to have 

unacceptable impacts upon designated 

sites.   

G17 

Contaminated 

land 

Proposals for development on contaminated land will normally be permitted where:  

(i) the developer carries out and submits a full and satisfactory investigation of the condition of the 

site to include, and fully identify, the nature and extent of contamination present and where it can 

be ascertained, the period over which contamination occurred; (ii) the developer proposes a 

satisfactory programme of works to treat and/or remove the contamination present in a manner 

that is acceptable to the relevant regulatory bodies; (iii) and the proposal is in accordance with 

other principles and policies of the Plan. 

Consistent An initial assessment of contamination 

has been made from the Esplanade 

Quarter site investigations. Detailed site 

investigations will need to be undertaken 

for the Zephyrus site.  

G20 Light 

pollution 

Lighting within all new developments and environmental improvements will be designed to 

minimise the effect of sky glow whilst providing adequate illumination levels.  

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; (ii) 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. 

Consistent Lighting Assessment has been 

undertaken. 
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BE2 Proposals 

in the town of St 

Helier 

In considering development proposals in the town of St. Helier, the Planning & Environment 

Department will take the following matters into account as appropriate:  

(i) the context of the development and its contribution to built form, townscape, public realm and 

amenity open spaces; (ii) the protection of local historic character by limiting adverse impacts 

upon historic and cultural resources; (iii) the protection of open spaces and trees which make an 

important positive contribution to the character and quality of the town; (iv) the potential to 

regenerate outworn areas of the town, to remove eyesores and relocate un-neighbourly uses; (v) 

the quality and character of the proposed development and the positive contribution it would make 

to the town; (vi) the contribution that the development would make to the vitality and viability of the 

town; (vii) the potential benefits of the development in terms of accessibility and sustainable 

movement into, through and out of the town; (viii) and other principles and policies of the Plan. 

Consistent The site is located to the southwest of St 

Helier town centre and will incorporate 

areas of public realm / open space.  

The site is currently empty and used as a 

temporary contractor’s compound and 

storage area. No impacts upon the historic 

local character are expected from the 

proposed development.   

The proposed scheme will promote 

increased pedestrian and cycle access 

from the Town Centre to the Waterfront.  

BE4 Waterfront 

Design Area 

The Planning & Environment Department will expect all developments that come forward within 

the Waterfront Development Area to be in line with the approved Development Framework. 

Applications that do not accord with the Development Framework will not normally be permitted. 

Consistent The proposed Zephyrus development has 

been based on the requirements of the 

Waterfront Development Framework and 

developed in accordance with the 

Esplanade Quarter Masterplan.  

BE5 Tall 

Buildings 

Tall buildings, defined as those either above five storeys in height, or rising more than two storeys 

above their neighbours will only be permitted where the accompanying design statement fully 

justifies their exceptional height in urban design terms.  

*At certain gateways to the town, on the Waterfront or Esplanade, or fronting public parks for 

example, it is considered that taller structures could act as strong landmarks to the town. 

Consistent To ensure that the proposed development 

integrates well with its current and future 

neighbours the buildings have been 

developed to a maximum height of 6 

storeys.   

EB12 Percent 

for Art  

The Planning and Environment Committee will seek to negotiate the voluntary allocation of an 

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

Consistent Principles for the location 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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BE14 Street 

Furniture and 

materials 

The Planning & Environment Department will develop a Street Design Guide which will provide 

guidance and criteria for the selection and use of a range of materials and street furniture 

appropriate for use in the town of St. Helier and other urban areas.  

Consistent The Design Statement produced by 

Hopkins provides detail on the choice of 

materials and street furniture. 

SC5 Nursery 

Provision 

Proposals for the development of, or change of use to, a children’s nursery will normally be 

permitted provided that the development: 

(i) is accessible by pedestrians, cyclists, public transport users and those with mobility 

impairments; (ii) provides adequate internal and external play space; (iii) will not have an 

unreasonable impact on neighbouring uses and the local environment by reason of noise, visual 

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. 

Consistent The proposed development includes the 

provision of a nursery within the ground 

floor facilities.  

Potential impacts have been assed as part 

of the Environmental Impact Assessment.  

SC7 Primary 

Healthcare 

Facilities 

Proposals for health centres, doctors’, dentists’ and other surgeries will normally be permitted 

provided that the development: 

(i) is located within the boundary of the built-up area; (ii) will not have an unreasonable impact on 

neighbouring uses and the local environment by reason of noise, odour, pollution, visual intrusion 

or other amenity considerations; (iii) will not lead to unacceptable problems of traffic generation, 

safety or parking; (iv) is accessible by pedestrians, cyclists, public transport users and those with 

mobility impairments; and (v) is in accordance with other principles and policies of the Plan. 

Consistent The provision of a dentist, doctor’s surgery 

or chemist is being proposed as part of 

the Zephyrus development.  

Potential impacts have been assessed as 

part of the EIA and mitigation measures 

have been proposed where necessary to 

minimise any impacts. 

IC16 

Development of 

evening 

economy 

Proposals for restaurants, cafés, public houses and other non-retail uses will normally be 
permitted within the town centre of St. Helier and Tourist Destination Areas, provided that the 
development:  

(i) will not unreasonably affect the character and amenity of the area; (ii) will not have an 
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 policies of the Plan. 

Consistent The proposed development brief includes 

the provision of a restaurant (approx. 

2,037 ft
2
). A Socio-economic assessment 

has been undertaken. 
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TT10 Cycle 

Network 

The Planning and Environment Committee will support the continuing development of a cycle 
network to encourage cycling as a recreational pursuit and as a main mode of travel.  

Consistent The proposed development forms part of 

a network of cycle-ways that aim to 

provide improved routes and connections 

through the new Esplanade Quarter where 

the traffic calmed ‘shared space’ streets 

will inevitably encourage cycling.  

NR1 Protection 

of Water 

Resources 

Development that would have an unacceptable impact on the aquatic environment, including 
surface water and groundwater quality and quantity will not normally be permitted. 

Consistent Impacts on water resources have been 

assessed as part of the Environmental 

Impact Assessment (see Chapter 13).  

NR3 Water 

conservation 

Development proposals will be encouraged to incorporate water conservation and management 
measures to conserve the Island’s water resources. 

Consistent One of the BREEM targets for the 

proposed development is ‘Reduce the 

potential for pollution to natural 

watercourses from surface water run-off 

from building or car parks’ (as per 

Sustainability Statement).   

NR5 Energy 

efficiency 

The Planning & Environment Department will encourage the saving of energy and the use of 
alternative and renewable sources through the energy efficient siting, construction and design of 
new development.  

In considering planning applications, the Planning & Environment Department will encourage 
where appropriate:  

(i) the use of heat recycling, solar energy and passive solar gain; (ii) the use of materials with 
reduced energy inputs and low maintenance needs; (iii) and layouts that reduce wind chill and 
maximise the efficient use of natural light. 

Consistent The Sustainability Statement considers 

energy efficiency measures incorporated 

within the proposed development.  

WM1 Waste 

minimisation 

and recycling 

The Planning & Environment Department is intent on reducing the production of waste and, in 
considering proposals for new development, will seek to minimise levels of waste production and 
to increase the recycling, re-use and recovery of resources.  

The Committee will normally only permit development where measures to recycle, re-use and 
recover as much as possible of the generated waste materials are employed 

Consistent Re-use, recycling and recovery of waste 

considered for both construction and 

operation. 
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WM2 

Construction 

and demolition 

waste plans 

Any development proposals involving the demolition of major structures or removal of significant 
quantities of waste material during construction shall identify the means by which the waste 
material shall be re-used, recycled or disposed of either within or off the site.  

The Planning & Environment Department will require a Waste Management Plan to be submitted 
with all planning applications giving rise to significant quantities of construction and demolition 
waste. The measures contained in the Waste Management Plan shall be approved by the 
Committee and may be secured by planning obligations. Where such plans are not acceptable, 
permission will not normally be granted. 

Consistent The construction of the basement would 

involve the excavation of large quantities 

of material, some of which may be 

contaminated. A Preliminary Site Waste 

Management Plan has been produced. 

Supplementary Planning Guidance for the Waterfront (2206) 

WF1 The minister will require that each scheme submitted for the individual sites within the Waterfront 

shall be integrated as part of a common framework each one with its neighbour to provide a 

coordinated approach to the future development of the Waterfront. Each scheme will be 

considered in context with what is proposed on adjacent and adjoining sites 

Consistent 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.  

WF2 The minister will support proposals which encourage and contribute to the vibrancy and vitality of 

the area, particularly at street level, but will also take into account the extent to which the mix of 

uses proposed is complementary to St Helier. 

Consistent The proposed scheme will be primarily 

residential. Active uses are proposed for 

the ground floor ranging from nursery 

through to a resident’s gym.  

WF4 The Minister will require that a public space strategy to be prepared which clearly sets out the 

interrelationships between different sites, their design approach, the proposals for management, 

and their capacity to accommodate other uses.  

The Minister will require new development to contribute to the public realm through creation of 

well-designed public areas of open space which relate to the buildings around it and which are 

subject of detailed plans which illustrate all hard and soft landscaping and street furniture. 

The Minister will require that all new links and areas of open space recognise and respond to 

existing vistas and landmarks, and are designed to maximise these elements. 

Consistent The proposed scheme will incorporate 

public realm and open space areas, 

including the creation of a new southern 

boulevard and the provision of a piazza.  

The Design Statement produced by 

Hopkins Architects provides further detail 

on the design principles considered for the 

public realm, soft and hard landscape, and 

street furniture strategies.  
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WF5 The Minister will require all new development to provide a rich network of safe and connected 

pedestrian routes within the Waterfront which will be part of the Open Space Strategy. The 

Minister will require that a programme, clearly indicating the phasing and delivery of all pedestrian 

routes and connections, be submitted as part of each application. This programme shall address 

and respond to the provision of these elements on adjoining sites and must provide for a 

coordinated approach. The Minister will require that the several existing means of accessing the 

Waterfront from the town are significantly improved and enhanced in order that pedestrian flow is 

encouraged. This may be done by the use of planning agreements to deliver the necessary 

improvements to the existing pedestrian routes. The Minister will expect the new bridge to show a 

particularly high quality of design. The Minister will require that all new links and areas of open 

space recognise and respond to existing vistas and landmarks, especially views of Elizabeth 

Castle, and are designed to maximise these elements. 

Consistent The proposed development has taken into 

consideration ‘strategic views’ and 

incorporated them into the design in 

particular the view of St Aubin’s Bay.   

General Public access, pedestrian and 

cycling routes have been carefully 

considered. A Transport Assessment has 

been produced, to accompany the 

planning submission.  

WF6 In considering proposals the Minister will take the following key principles into account and will 

refuse schemes that do not: 

Protect important vistas and viewlines; reflect the special character and nature of Jersey’s 

architecture and the urban structure, grain, density and mix of St Helier and respond to and 

reinterpret that character; provide interest and quality within urban design and architecture to 

entrances and gateways to the town and to the individual sites within the Waterfront; use 

materials and colours which are appropriate to the Waterfront’s context and which contribute to 

the setting and framing of buildings and spaces; provide interest and variety in the detailed design 

of the buildings which respond to building location, the use of the building and its relationship to 

existing and proposed development and provide a design statement in support of the scheme; 

recognise that diversity and homogeneity both have roles to play in creating a successful urban 

environment and avoid continuous building heights, façade treatments and blank walls. 

Consistent The scheme has been designed to protect 

and complement the important viewlines. 

The scheme is designed to a high 

standard, this high standard will continue 

through the detailed design stages.  

Buildings will be a maximum six storeys 

high. The intended design of the buildings 

has been inspired by its contextual 

relationship with St Helier town centre and 

the industrial heritage of the adjacent 

harbour areas.  

The Design Statement produced by 

Hopkins Architects provides further detail 

on the design principles.  

WF7 The Minister will support tall buildings provided that their design, appearance and form are of the 

highest quality. The Minister will require that all applications address and comply with all the policy 

requirements set out within the Policies of WF 8, WF 9 and WF 10. 

Consistent Buildings within the proposed 

development will be a maximum six 

storeys high. Generally set back and 

colonnaded at ground floor. The buildings 

will have a good urban scale which 

reflects their town centre context.  
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WF8 The Minister considers there are views of important buildings and features such as Fort Regent, 

Elizabeth Castle and St Aubin’s Bay that merit protection, especially from the negative impact of 

tall buildings. Any application for a tall building must illustrate clearly through photomontage 

techniques the impact the building has on these strategic views. Any application that has a 

negative impact will be opposed. The views of Fort Regent and Elizabeth Castle need special 

consideration. 

Consistent The scheme has been designed to protect 

and complement the important viewlines. 

These have been identified within the 

Design Statement produced by Hopkins 

Architects.  

Photomontages have been produced and 

a visual assessment has been undertaken 

for the scheme. 

WF9 The Minister will require: 

The building is appropriate to its location and context and respects the historic and maritime 

environment of St Helier; the building displays excellence in design, is elegant, well proportioned 

and well articulated; the height, width, depth and modelling of the building must all be justified in 

civil design terms; the elevations must be varied and interesting and the tops of tall buildings must 

be well articulated and designed; the materials specified must be of the highest quality with careful 

consideration given to the local palette of colours and materials; the building must relate well to 

other buildings within the development and on adjoining sites, and form part of a coherent and 

integrated scheme for the Waterfront as a whole; open space should be provided as one of the 

benefits of permitting tall buildings, and this should be designed to the highest standard. 

The Minister will require that all applications clearly demonstrate sustainability in the broadest 

sense, taking into account the building’s physical, social, economic and environmental impact. 

The Minister will specifically require applicants to consider the effect of the building on the local 

environment and on surrounding buildings and spaces, including for example microclimate, 

overshadowing, and night time appearance. Wind impact must be demonstrated to be within 

acceptable limits. 

The Minister will require that any tall buildings must address and respond to the design principles 

set out in the St Helier Urban Character Appraisal under the chapter entitled “Design Guidance”. 

Specifically this require that [the design must]: 

Recognises and responds to context; contributes to distinctiveness yet integrates with the existing 

townscape; enhances approaches and entry points; makes coherent layouts; enhances existing 

and new open space within the public realm; creates a network of connected spaces and routes to 

give ease and pleasure to the pedestrian; give positive definition and enclosure to public space 

with transparent frontages facing into the public realm to provide surveillance. 

Consistent The scheme has been designed to protect 

and complement the important viewlines. 

The scheme is designed to a high 

standard, this high standard will continue 

through the detailed design stages.  

Buildings within the proposed 

development will be a maximum six 

storeys high. The proposed development 

will be designed to ensure that it 

integrates well with its current and future 

neighbours.  

Wind and lighting assessments have been 

undertaken. 

Development is situated on reclaimed land 

to the southwest of St Helier town centre. 

The scheme design promotes increased 

pedestrian and cycle access from the 

Town Centre to the Waterfront.  
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WF10 The Minister will require that the following principles be applied in relation to building heights on 

the Waterfront. 

Esplanade Square and Les Jardins – 

New buildings along the Esplanade and La Route de Liberation must reflect the height and scale 

of the existing buildings on the Esplanade and shall be generally restricted to 6 storeys. 

Elsewhere in Esplanade Square and Les Jardins buildings taller than 6 storeys will only be 

acceptable if they are of exceptional quality and can be justified in that they: 

Frame important areas of open space; give special definition to routes, links and crossing points; 

frame and emphasise existing views and landmarks; provide articulation, variety and diversity at 

roof level. 

Only development of the highest quality will be approved. In all instances, applicants must 

demonstrate compliance with other policies in this SPG and within the Island Plan. 

Consistent Buildings within the proposed 

development will be a maximum six 

storeys high. The proposed development 

will be designed to the highest standards 

and ensure that it integrates well with its 

current and future neighbours.  

 

WF11 The Minister will require that each applicant submit a travel plan as part of the formal planning 

application.  

The Minister will require that, where deemed necessary, a formal planning agreement will be 

required to address improvement to the road network, signalisation or the provision of public car 

parking, or contributions of the public transport system in order to address any identified 

shortcomings associated and directly related to the new development. 

Consistent Traffic Impact Assessment will be 

submitted as part of the planning 

application.  

WF12 The Minister will require schemes to meet the highest environmental standards and will require an 

Environmental Impact Assessment to be completed for the three major sites (jointly or separately) 

in accordance with Policy G5 within the Island Plan. 

The Minister will require that all Environmental Impact Assessments are prepared by suitably 

qualified experts and accord with best practice and address the full range of issues in every 

instance. 

Consistent Environmental Impact Assessment 

completed. 

 

 



 

 

 

Community and Socio-Economics 
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6.1 Introduction 
The proposed Zephyrus development is to provide a broad mix of residential accommodation 

ranging from one bedroom flats through to four bedroom flats. The sizes of the flats are varied 

ranging from 500 sq. ft. through to 2,850 sq. ft. Underground car parking will be provided for 

most of the flats. The ground floor will contain the entrance halls for the residential 

accommodation, plus a mix of active uses e.g. restaurant or gym; a dentist, doctor’s surgery or 

chemist and a nursery. 

The floor space scheme is as follows: 

Table 6. 1:  Schedule of Floor Areas, Summary/Totals 

Unit Type Unit description per 
floor 

No. of units Area (ft
2
) 

Residential  A: 1 bed flat  17 - 

B: 2 bed flat I 17 - 

C: 2 bed flat II 6 - 

D: 3 bed flat 12 - 

E: 4 bed flat 7 - 

 Total number of units 59 - 

 Total area of units 63,847 

Ground Floor 
Amenities 

Restaurant  1 2,037 

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 

 

The residential mix is to be 28.8% 1 bed, 39% 2 bed, 20.3% 3 bed and 11.9% 4 bed units. 

Approximately 59 storage units and 81 car parking spaces will be provided at the basement 

level.   

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. 

6.2 Planning Policy Context 
The States of Jersey are self-governing and so are not subject to English or UK national policy 

that considered in applications there. It is neither an EU member state nor an associated 

member of the EU and therefore is not required to meet the environmental and social standards 

or associated directives set and issued by the EU. 

However, Jersey often takes account of what is happening in the UK or Europe and uses this 

information as appropriate.  

The main policy context is therefore established for Jersey by using the Island Plan, 2002. 

6 Community and Socio-Economics 



AECOM   WEB Residential Scheme (Zephyrus)  39 

 

6.2.1 The Island Plan, 2002 

The plan sets out a number of environmental, economic, social and quality of life objectives. 

There are five main areas of economic objectives in the Island Plan, which are: general; 

financial services; tourism; agriculture and fisheries; and manufacturing/ service activities. For 

example: 

� the general economic objectives are to encourage balanced and diversified development of 

the economy that will withstand external shocks and changes in the market climate; 

encourage a level of business activity to allow a standard of life for its residents that is 

comparable to its neighbours; and to encourage business activity of a level and of a nature 

that serves to enhance and not detract from the natural and built environment.  

� the manufacturing/ service activity aims are to encourage such activities to diversify the 

economy; limit development on greenfield sites; and sustain an efficient and cost-competitive 

local construction sector. 

 

The social objectives aim to: 

� ensure everyone to be housed, with a priority for those with residential qualifications;  

� to ensure that everyone has the opportunity to reach their full potential through education 

and training; 

� to provide for the physical and mental health of everyone; 

� to minimise social deprivation; and 

� to make better provision for those with disability. 

6.2.1.1 Housing 
Jersey into the Millennium sets out policy options, which include ‘to encourage higher density, 

high quality affordable housing which makes optimum use of the Island’s urban areas’.  

Key issues set out in the Island Plan for housing state a need to ‘meet housing needs – 

including housing that is affordable, meets the needs of families, the elderly and those without 

residential qualifications – while making better use of land and buildings and avoiding 

development of the countryside.’ It also states there is a need to ‘balance the need for more 

development in the urban area with achieving a high quality living environment’.  

The Island Plan states that housing development in Jersey is controversial and that the 
previous Plan had under-estimated the need for development. Policy H8 states that ‘Proposals 

for new dwellings, extensions or alterations to existing dwellings or changes of use to 

residential, will normally be permitted within the boundary of the built up area as defined on the 

Islands Proposals Map, provided that the proposal’ is in accordance with a number of 

requirements, including suitable standards, lack of impacts on neighbouring uses and 

appropriate scale, amongst others.  

The 2007 Housing Needs Survey
8
 estimated that the total demand for dwellings over the next 

five years was 10,700, with total potential supply being slightly higher, at around 10,900. The 

survey highlighted a large potential surplus of 1-bedroom flats but sizeable potential shortfalls in 

larger sized houses, particularly in 2-, 3- and 4-bedroom owner-occupier properties.  

The Social Housing Property Plan 2007-2016
9
 identified that different housing stock has 

differing maintenance needs, and that unit size is an important factor with smaller units costing 

proportionately more to maintain. There have been periods when standards in construction 

have declined and in Jersey this period stretched from around the mid 1940’s up to as far as 

the mid to late 70’s. During the mid seventies construction of high-rise developments took 

place. Thirty years on, the report claims that many of these constructions are becoming run 

down and are in need of major refurbishment. The Social Housing Property Plan has identified 

the need for regeneration in key areas, particularly within St. Helier, including the demolition of 

several high-rise buildings.  

The Social Housing Property Plan also suggests that when the 2001 Census was conducted 

17% of the population were above normal working age. It estimates that by 2010, the proportion 

is estimated to rise to 19%, and by 2030, 30% of the population will be over 65. Elderly people 

                                                      
8
 States of Jersey (208). Jersey’s Housing Assessment 2008 – 2012. Report on the 2007 Housing Needs Survey.   

9
 States of Jersey (2007); ‘Social Housing Property Plan 2007-2016’  
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who are asset-rich but cash-poor may look to downsize to smaller more manageable 

accommodation. Future factors such as these will be key in the development of proposed 

housing projects.  

6.2.1.2 Restaurant 

Policy IC16 states that in areas other than St Helier’s town centre and Tourist Destination 

Areas, applications to establish restaurants, cafes, public houses and other non-retail uses will 

be considered on their merits, having regard to a number of criteria (including lack of impacts 

on neighbouring areas), and other principles and policies of the Plan. 

6.2.1.3 Nursery Provision 

One of the States of Jersey’s strategic objectives is to ensure that pre-school education is 

available to the majority of the Island’s children and is supported by the private nursery 

provisions in place or being developed.  

Policy SC5 will support proposals for housing developments that incorporate provision for 

childcare, subject to their being in accordance with all other principles and policies of the Plan.  

6.2.1.4 Healthcare Facilities 

Policy SC7 and SC9 would support proposals for health centres, doctors, dentists and other 

surgeries, provided that the development is located within the boundary of the built-up area; will 

not unreasonably affect the character and amenity of the area, plus a number of other 

specifications about access, appropriate scale, and impact on neighbouring uses etc.   

6.2.2 Economic Development Business Plan, 2009
10

 

This report states that ‘the aim of the Economic Development Department is to achieve 

sustainable economic and diversification in the economy, based on productivity improvements’. 

Jersey’s economy performed very strongly in 2007 and early indications suggest continued 

growth in 2008, albeit at a lower level. Inflation has been identified as the biggest challenge in 

managing the Island’s growing economy.  

6.3 Consultation 
Consultation on socio-economic issues was recently by AECOM’s associated specialists 

PACEC for the adjacent Esplanade Quarter scheme. No further consultation has been 

undertaken for the Zephyrus scheme; as some of the findings from the PACEC consultation are 

considered to be relevant to the proposed Zephyrus development. Theses findings have been 

included in this chapter. 

6.4 Assessment Methodology 
We have set out below the baseline conditions for Jersey to understand the socio-economic 

context of the proposed development.  This is followed by an estimation of the impacts of the 

development on Jersey for both the construction phase and the operational phase. We also 

consider the wider impacts of the development, such as the impact on the demand for schools 

in the local area and spending of residents and tourists. The mitigation factors required are then 

considered, followed by a consideration of residual impacts. 

6.5 Baseline Conditions 

6.5.1 Demographics 

During 2008 the resident population of Jersey increased by approximately 900 persons to an 

estimated 91,800, equating to a population density of 790 persons per square kilometre. The 

increase of 900 in the resident population for 2008 is the result of both natural growth and net 

migration into the Island during that year
11

.  

The demographic characteristics of Jersey as reported in the 2001 Census are shown in the 

table below
12

. The largest parish is St. Helier, with 33% of the population, followed by St. 

Saviour (14%) and St. Brelade (12%).  

Table 6. 2:  Population in Jersey, 2001 

Population Population % of total 

Male  42,460 48.7 

                                                      
10

 States of Jersey (2009). Economic Development – Business Plan 2009.  
11

 States of Jersey (May 2009). Jersey’s Resident Population 2008.  
12

 This data broken-down by parish and age is not available for more recent years.  
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Population Population % of total 

Female 44,726 51.3 

Total 87,186 100.0 

Age   

0-15 15,664 18.0 

Working Age (women/men aged 16-59/64) 57,015 65.4 

Retirees (60 for women; 65 for men) 14,507 16.6 

Parish   

St Helier 28,310 32.5 

St Saviour 12,491 14.3 

St Brelade 10,134 11.6 

St Clement 8,196 9.4 

Grouville 4,702 5.4 

St Lawrence 4,702 5.4 

St Peter 4,293 4.9 

St Ouen 3,803 4.4 

St Martin 3,628 4.2 

Trinity 2,718 3.1 

St John 2,618 3.0 

St Mary 1,591 1.8 

Source: Report on the 2001 Census: Presented to the States of Jersey by the Etat Civil 
Committee in 2002 

6.5.2 Employment by Sector 

Over the past thirty years the Jersey economy has seen a shift in its dominant industries away 

from agriculture and tourism and towards the financial service sector (banking, trust and 

company administration, fund management, accountancy and legal services). The financial 

service sector is central to the overall performance of the Jersey economy, employing around a 

quarter of the workers.  

The most recent data on employment structure is reported in the Jersey Labour Market Report 

June 2009 and a sectoral breakdown is shown below.  

Table 6.3: Jersey Employment June 2009 Headcount 

Sector % of workforce  

Financial and legal activities 23 

Wholesale and retail trade 15 

States non-trading department 12 

Construction and quarrying 9 

Education, health and other services 10 

Hotels, restaurants and bars 11 

Miscellaneous business activities 6 

Transport, storage and communication 5 

Agriculture and fishing 4 

Manufacturing 2 

Electricity, gas and water 1 

Computer and related activities 1 

Source: States of Jersey Statistics Unit: Jersey Labour Market, June 2009 

By June 2009 the number of people employed on Jersey was 56,250 showing a decrease of 

0.6% on the previous year and representing the first annual decreased in total employment for 

five years. The private sector in Jersey accounts for 88% of total employment. The overall 

decrease in total employment in the twelve months to June 2009 was made up of a net 

decrease of 380 in the private sector and a net increase of 20 in the public sector.  

Decreases on an annual basis were seen in the Wholesale and retail, due to reduce 

employment in retail, and in Hotels, restaurants and bars largely due to reduced employment in 

hotels. Increased employment was seen in the private sector services: Education, health and 

other services, and Miscellaneous business activities.  
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The Finance sector saw a marginal fall in annual basis and was down by 180 in the first six 

months of 2009, the first decreases seen by this sector for five years.  

6.5.3 Gross Value Added 

The concept of Gross Value Added (GVA) provides an appropriate measure of economic 

activity in Jersey. In essence, GVA is the sum of profits of businesses and earnings of 

employees. In 2007 total GVA for Jersey was £4.1 billion. 

The Finance sector accounts for just over half (53%) of all economic activity in Jersey.  The 

increase in overall GVA seen over 2007 (up 7%) was driven by growth in the Finance sector (up 

9%). 

In addition to Finance, several other sectors also saw real term increases in GVA in 2007 (see 

Table 6.5 below), notably Construction which has seen three consecutive years of strong 

growth at an average rate of about 7% per annum. The Agriculture and Wholesale & retail 

sectors have also seen three consecutive years of real term growth, at a slightly lower rate of 

about 4% per annum. In contrast, Manufacturing continued its long-term decline. 

Table 6.4: Gross Value Added by sector (constant prices, 2003), £m 

 
2000 2001 2002 2003 2004 2005 2006 

(r) 

2007 
(p) 

06/07 % 
change 

Agriculture 53 48 49 48 43 44 46 48 4% 

Manufacturing 73 71 67 63 57 53 50 47 -5% 

Electricity, gas 
and water 41 38 38 34 33 35 33 

 
33 

-3% 

Construction 162 167 173 160 156 168 177 190 8% 

Wholesale and 
retail 220 214 209 210 209 216 220 

 
232 

 
6% 

Hotels, 
restaurants 
and bars 121 116 112 113 109 106 107 

 
 

107 

 
 

0% 

Transport, 
storage & 
communicat-
ions 136 140 137 133 133 138 138 

 
 
 

141 

 
 
 

2% 

Finance 1,873 1,784 1,692 1,584 1,551 1,585 1,799 1,952 9% 

Other 
business 
activities 565 571 575 585 597 630 609 

 
 

669 

 
 

10% 

Public 
administration 211 217 219 223 227 230 237 

 
247 

 
5% 

Total GVA 3,455 3,367 3,270 3,153 3,115 3,205 3,416 3,666 7% 

Source: States of Jersey Statistics Unit: Jersey Economic Digest, 2008 

6.5.4 Economic Activity Rate 

As shown in table 6.6 below, 82% of Jersey’s population were economically active at the time of 

the 2001 census. This was higher than that of the UK (78%) for the same time period. 

Table 6.5: Economic Activity Rates, 2001 

 
Economically 
active  

Total working 
age (16-59/64 
yrs) 

Jersey (%) UK (%) 

Men 25,415 29,160 87 83 

Women 21,175 27,855 76 72 

All 46,590 57,015 82 78 

Source: Report on the 2001 Census: Presented to the States of Jersey by the Etat Civil 
Committee in 2002 

6.5.5 Unemployment 

Due to the absence of unemployment benefit in Jersey, the number of registered unemployed is 

taken as an indicator rather than a measure of actual unemployment. The number of people 
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registered as unemployed in Jersey in June 2009 was 960, some 290 more than in December 

2008 and 520 more than in June 2008
13

.  

Registered unemployment in Jersey was relatively stable throughout the first six months of 

2008, at around 400 per month, before rising during the last six months of 2008. A component 

of this upward trend was due to the introduction of the ‘jobseeker’ process as part of the Income 

Support benefit. Unemployed individuals claiming Income Support are now being called in to 

the Department to register as actively seeking work. 

Perhaps a more accurate indicator of unemployment is the International Labour Organisation 

(ILO) unemployment rate, which includes all adults (aged 16 and over) who are not working and 

are looking for or waiting to take up a job. For the UK in the second quarter 2009 the ILO rate 

was 7.8%, whilst that for Jersey in the early summer of 2009 (provisionally estimated from the 

Jersey Annual Social Survey, JASS) was 2.7%.  

6.5.6 Schools 

In Jersey there are 22 non-fee paying primary schools, four non-fee paying secondary schools 

for pupils aged 11 to 16 years and one non-fee paying school for pupils aged 14 to 18 years. At 

the age of 14, pupils who are more academically able may transfer to this latter school. In 

addition there are two fee paying primary schools and two fee paying secondary schools in the 

States sector. There are five private primary schools, three private secondary schools and two 

private schools for 4 to 13 year olds. 

The Secondary school serving St Helier is Haute Vallee School, which has nearly 800 students, 

50 teaching staff and 30 support staff. It is located on La Grand Route du Mont a L’Abbe. It is 

served by five Primary schools: the d’Auvergne School, First Tower School, Janvrin School, 

Rouge Bouillon School, and St Lawrence School. A summary of places provided by these 

schools is given in Table 6.7 below.  

There are also four private schools within St Helier: Beaulieu Convent School, Helvetia House, 

St Christopher’s Preparatory School, and Victoria College for Boys (which is a fee paying 

Secondary school within the State sector). A summary of places provided by these four schools 

is given in Table 6.6 below. All fee paying and private schools have island wide catchment 

areas. There are also four schools for children with emotional and behavioural difficulties, two of 

which are located in St Helier. These are St James School (pupils aged 5-11) and the Mont a 

l’Abbe School (pupils aged 3-18). 

Table 6.6: Summary of places in State Schools in St. Helier 

School Age 
catered for 

No of 
pupils 

No of 
classes 

Additional information 

Haute Vallee Secondary 
School 

11-16 793 7 per year Caters for all abilities 

d’Auvergne School 3-11 145 12 Also includes nursery 

First Tower School 3-11 380 14 Island-wide provision for children 
with special educational needs 
under the age of five. Also 
includes a 40 place nursery.  

Janvrin School 3-11 367 14 Also includes a 30 place nursery 

Rouge Bouillon School 3-11 478 20 Also includes a 30 place nursery. 
Communication Disorders 
Provision. Specialisation with 
Autism providing mainstream 
integration. 

St Lawrence School 3-11 168 7 Also includes a nursery 

Source: States of Jersey website, www.gov.je  

There are also four private schools within St Helier: Beaulieu Convent School, Helvetia House, 

St Christopher’s Preparatory School, and Victoria College for Boys (which is a fee paying 

Secondary school within the State sector). A summary of places provided by these four schools 

is given in Table 6.8 below. All fee paying and private schools have island wide catchment 

areas. There are also four schools for children with emotional and behavioural difficulties, two of 

                                                      
13

 Source: Jersey Labour Market at June 2009 
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which are located in St Helier. These are St James School (pupils aged 5-11) and the Mont a 

l’Abbe School (pupils aged 3-18). 

 

Table 6.7: Summary of places in Private Schools in St. Helier 

School Age 
catered for 

No of pupils Additional information 

Beaulieu Convent School 4-18 630 girls: 
210 Primary 
420 Secondary 

Catholic school 
 

 6th Form 80  

Helvetia House 4-11 82 girls  

St Christopher’s Preparatory 
School 

3-7 
 

170 
 

Nursery for ages 3-4 

Victoria College for Boys 11-18 
6th Form 

695 
200 

 

Source: States of Jersey website, www.gov.je  

6.5.7 Health Services 

The parish of St Helier contains nineteen General Practitioner surgeries. Residents of Jersey do 

not register with a particular doctor, dentist or practice and doctors/dentists are not under 

service contracts with the States to provide a service to any particular patient. Health care is 

subject to a fee set by each practice unless residents qualify under the Health Scheme. There 

is only one Accident and Emergency Department in Jersey, at the General Hospital in St Helier. 

Jersey also has three other hospitals: St Saviours, Overdale, and William Knott Hospital. 

6.5.8 Leisure 

Jersey offers a distinctive countryside and coastal landscapes, with a distinctive character, 

culture, and heritage. Jersey has a rich and diverse cultural life, with a vibrant arts scene, 

heritage sites and activities and hundreds of active clubs and associations providing access to 

leisure and sport for all. Jersey’s main visitors’ marina is situated in the Upper Harbour, St. 

Helier, with berthing for up to 200 visiting yachts. 

There are a number of sports and leisure facilities on the island, including: 

� Fort Regent Leisure Centre  

� Les Quennevais Sports Centre and Playing Fields  

� Springfield Stadium  

� Langford Sports Centre  

� Haute Vallee Swimming Pool   

� F.B Playing Fields and Athletics Track  

� Grainville Playing Fields  

� Airport Playing Fields  

� Crabbe Shooting Ranges  

� Les Landes Race Course  

� Havre Des Pas Bathing Pool  

� Les Creux Country Park  

� St Aubin's Fort Watersport Centre  

� South Hill Gym  

� Oakfield Sports Centre. 

 

Culturally, there is the Jersey Opera House, the Sounds Workshop (space for music rehearsals 

and recording), the Maritime Museum, Jersey Arts Centre and St. James. There are two 

libraries (Jersey Library and Les Quennevais) plus a mobile library that makes 30 stops every 

week. 

The total visitor estimates as reported in Jersey in Figures (2008) have shown a steady decline 

in the ten years leading up to 2007, from 985,000 in 1997 to just under 740,000 in 2007. The 

number of tourists increases towards the summer months with its peak in late July and August. 

The number of leisure day trippers fell by 7% between 2006 and 2007 to 94,100.  
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The Jersey Tourism Annual Report for 2008
14

 shows the total visitor expenditure rising from 

£221 million in 2006 to £234 in 2007 (1.8% up). Total on-island expenditure in 2008 is 

estimated at £238 million. More than half (51%) of visitor expenditure went into the 

accommodation element of a stay in Jersey. However, this figure does not account for those 

who do not stay in paid accommodation (e.g. day trippers and those visiting friends and 

relatives). Expenditure on restaurants, pubs and cafes accounted for 20% with miscellaneous 

expenditure (mainly retail) accounting for 29%. 

6.5.9 Residential 

The overall mean price of dwellings sold in Jersey in the second quarter of 2009 was 2% 

greater than a year earlier
15

. This latest annual change represents the lowest annual rate of 

increase seen in Jersey for four years. Flat prices have remained essentially stable over the last 

twelve months whilst the mean prices of 2- and 3-bedroom houses have returned to levels 

similar to Q2 2008, having fallen slightly from those recorded in Q3 2008.  

In the second quarter of 2009, the mix-adjusted average price of dwellings sold in Jersey was 

£488,000.  

The St. Helier Urban Character Appraisal (2005) sets out that new apartment developments in 

St. Helier were selling at £2,750-3,750 per sq m, equivalent to Edinburgh or Manchester. The 

report suggests that the high prices are due to the investment opportunity to rent quality 

apartments to itinerant (and residentially unqualified) professionals. The report sets out that the 

development at the Waterfront (in total) is likely to provide around 700 units, although these will 

mainly be for locally qualified residents but also first time buyers and renters. 

6.6 Identification of Impacts 

6.6.1 Employment 

Any development of floor space will inevitably have an economic impact. Economic impacts can 

be split into two phases: construction and operating,  

� the construction of the development creates jobs in terms of the materials sourced, labour 

and profits. Although these jobs are short-term, they represent an economic impact. The 

direct expenditure involved in constructing the development will lead to increased output 

generated in the economy.  

� the operating phase of the project is when the floor space is built and jobs and income are 

generated as a result. Employment opportunities generated by the development during the 

operational phase would include jobs associated with building maintenance as well as the 

proposed restaurant / gym, dentist / doctor’s surgery / chemist and the nursery 

6.6.2 Residential  

There will be an improvement in the accommodation for residents. This may encourage some 

residents to remain on the Island rather than move away to alternative locations for residential 

property. These residents will retain additional income on the Island. 

The proposed development will provide attractive residential accommodation for office workers 

within the adjacent Esplanade Quarter. 

6.6.3 Social 

The Zephyrus development will contribute to the creation of a new urban neighbourhood, 

together with the adjacent Esplanade Quarter. The 59 new homes will help to populate the 

area, particularly at the weekends when office workers from the adjacent Esplanade Quarter 

development will be away from the area.  

The public space will create areas where the residents of the new development and others from 

around Jersey may spend leisure time. The proposed community facilities e.g. restaurant / gym, 

healthcare and nursery, may encourage some residents to the area. 

6.6.4 Community services 

The residential development is unlikely to create a change in demand for school places. The 

type of development is unlikely to attract high numbers of families, as 68% of the units are to be 

                                                      
14

 Jersey Tourism Annual Report (2008). Available at: http://www2.jersey.com/business/index.asp?bhcp=1  
15

 Jersey House Price Index. Second Quarter 2009. Available at: http://www.gov.je/NR/rdonlyres/24483166-E632-
4323-BE02-1FB1CE880106/0/HPIQ22009.pdf  
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1 or 2 bed properties which are more likely to encourage young professionals, and only 19 units 

will be 3 or 4 bed properties. There are also likely to be some level of displacement from 

elsewhere on the Island of people moving into this new accommodation, and so the net number 

of children on the Island is not likely to change significantly. The proposed nursery would cater 

for any potential changes in demand in nursery places within the local area.     

There should be few changes in the demand for doctors’ surgeries, as it is likely there will be 

little net change in the number of residents. As stated earlier, residents of Jersey do not register 

with a particular doctor, dentist or practice and doctors/dentists are not under service contracts 

with the States to provide a service to any particular patient. Health care is subject to a fee set 

by each practice unless residents qualify under the Health Scheme. The proposed healthcare 

facilities e.g. a dentist, doctor’s surgery or chemist, would help cater for any potential changes 

in the demand in the local area. 

6.6.5 Restaurant / Gym 

The provision of a restaurant or gym within the proposed development may contribute to 

increase the demand for restaurant / gym employees in the area, particularly if looked at in 

combination with existing and proposed facilities in the area e.g. Waterfront Centre, Esplanade 

Quarter.  Unemployment is relatively low and economic activity rates are relatively high in 

Jersey, and so there is little scope for increasing the working population extensively with no 

inward migration. There may therefore be some wage inflation in the local area in this type of 

work. 

6.7 Mitigation Measures 
It is considered that there are currently no mitigation measures required (see Table 6.14). 

6.8 Residual Impacts 
The report has analysed the specific socio-economic contribution of the development compared 

to the existing activity on site.  This section addresses all positive and negative impacts which 

cannot be eliminated through design change or application of the standard mitigation methods.  

These are categorised as ‘beneficial’, ‘negligible’ or ‘adverse’.  The size of impacts is 

categorised as ‘minor’, ‘moderate’ or ‘major’. The effects are ‘reversible’ or ‘permanent’ and are 

at a ‘local level’, ‘district level’, ‘regional level’, ‘national level’ or international level’. 

Table 6.14: Summary of Residual Impacts 

Potential Impact 
Proposed 
Mitigation 

Predicted Residual 
Impact 

Follow up and 
Monitoring 

Construction – additional jobs and 
increased economic output. 
 

NA Moderate, beneficial, 
local or district and 
reversible.  

- 

Construction – Possible increased 
demand for local construction services 
although could result in excess local 
pressures if insufficient local services. 

- Moderate, beneficial 
and possible some 
adverse, local to 
regional, reversible 

- 

Residential – Retain residents on the 
Island who otherwise may leave, 
capturing income that may otherwise be 
lost. 

- Minor, beneficial, local, 
reversible. 

- 

Nursery - Cater for any potential changes 
in demand in nursery places within the 
local area. 

- Minor, beneficial, local, 
permanent.  

 

Healthcare facility - Cater for any 
potential changes in the demand in 
the local area. 

- Minor, beneficial, local, 
permanent. 

 

Restaurants / Gym – additional jobs and 
increased economic output. . 
 

- Minor, beneficial, local, 
permanent / reversible.  

Will feed through to 
States of Jersey 
employment 
monitoring. 

Restaurants / Gym – May place supply 
demands on already highly active 
working age population, may be some 
wage increases. 

- Minor, beneficial (wage 
increases) and/ adverse 
(supply demands on 
working age population, 
local, permanent. 

- 
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6.9 Summary and Conclusions 
There are a number of socio-economic impacts resulting from the development at Esplanade 

Quarter, which are mainly associated with: 

� the creation of additional job opportunities during the construction phase and the increased 

economic output this is likely to generate; 

� the provision of extra residential accommodation and community services; and  

� the improvements in the public realm.  
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This Chapter will be available as a separate document. 

 

7 Townscape and Visual Impact 



 

 

 

Traffic and Transport 
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8.1 Introduction 
This chapter is an addendum to the Transport Assessment that was undertaken of the 

proposed Esplanade Quarter development in February 2008. Information contained in the 

Esplanade Quarter TA is utilised and referenced throughout this report. 

8.2 Planning Policy Context 
In order to complete this report, AECOM has made reference to the following documents: 

� The ‘States of Jersey Integrated Travel and Transport Plan 2007-2011’, which sets out 

sustainable transportation policy for the Island over that period; 

� The ‘Jersey Annual Social Survey 2006’, which describes existing travel patterns for 

residents of Jersey, including modal choice for journey to work trips, place of work and 

classification of employment;  

� The Institution of Highways and Transportation ‘Guidelines for Traffic Impact Assessments’, 

which provides guidance on the scope and methodology for preparing Transport 

Assessments; 

� The Esplanade Quarter Transport Assessment (Feb 2008), Faber Maunsell. 

8.3 Consultation 
The design team held a number of meetings with the States of Jersey Transport and Technical 

Services (TTS) to discuss the assessment methodology, the development proposals and the 

proposed mitigation measures. 

8.4 Assessment Methodology 
The methodology adopted for this study reflects that set out in the ‘Guidelines for Traffic Impact 

Assessments’ published by the Institution of Highways and Transport. Our approach is 

summarised as follows: 

� Traffic Forecasting – Trip generation figures were produced for the proposed development 

based on rates sourced from the TRICS database of trip rates. This traffic was then 

distributed around the road network using distribution data sourced from a Local Area Model 

(LAM) of the Waterfront area; 

� Operational Assessment – A number of priority junctions were assessed using the junction 

modelling tool PICADY; and 

� Mitigation Measures – The results of the junction modelling assessment were used to identify 

further remedial measures where necessary. 

8.5 Baseline Conditions 
A full overview of existing traffic and transport conditions for the Waterfront area is provided in 

Chapter 3 of the Esplanade Quarter TA (Feb 2008). This section of the report sets the scene for 

the road network in the immediate vicinity of the proposed WEB Residential Scheme 

development. 

The existing road network in the immediate vicinity of the proposed development is shown in 

Figure 8.1 below. 

8 Traffic and Transport 
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Figure 8.1: Existing Road Network 
 

8.5.1 La Rue De L’Etau 

At present La Rue de L’Etau provides access to a number of leisure facilities (cinema, gym, 

swimming pool, etc.) in the Waterfront area and the Radisson Hotel via La Route Du Port 

Elizabeth. The number of vehicles using this section of road is relatively low during the peak 

hours as the facilities in the area tend to generate most traffic outside of the normal peak hours.  

8.5.2 La Route de Port Elizabeth 

La Rue de L’Etau is connected to La Route de Port Elizabeth, which in turn connects St. Helier 

to the Waterfront and provides the main access to the port. A significant number of HGV’s use 

La Route de Port Elizabeth to access the Port. 

8.5.3 La Route de la Liberation 

La Rue de L’Etau also provides westbound only access to La Route de la Liberation via a 

westbound facing slip, and access to the Esplanade Car Park via a tunnel under La Route de la 

Liberation. La Route de la Liberation represents a section of the main artery linking the west 

and east sides of the Island through St. Helier.  

8.5.4 Existing Pedestrian Provision 
In general, existing pedestrian provision in the locality of the proposed development is relatively 
good, with high quality footpaths located on both sides of La Rue de L’Etau and La Route du 
Port Elizabeth. The main pedestrian desire line in the area is between St. Helier and the 
Waterfront via La Route du Port Elizabeth. This provides access to the Port and leisure facilities 
in the Waterfront area. 

8.6 Proposed Road, Public Transport and Traffic Management Measures 

8.6.1 Esplanade Quarter Road Network 

As part of the Esplanade Quarter development it is proposed to change the road network in the 

Waterfront area to improve vehicular flow and access whilst also improving pedestrian and 

cycle facilities. Figure 8.2 below shows the amended road network proposed as part of the 

Esplanade Quarter development.  
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Figure 8.2:  Proposed Esplanade Quarter Road Network. 
 

The WEB Residential Scheme located to the southwest of the proposed Esplanade Quarter 

development will tie into the proposed Esplanade Quarter road network via La Rue de L’Etau 

and the Waterfront Link Road. 

8.6.2 Vehicular Access to the Proposed Development  

Access to the proposed development is via a single access junction located on La Rue de 

L’Etau. This access will provide access to the underground car park of the proposed 

development. 

At present, access to the Radisson Hotel located to the south of the proposed development is 

via a roundabout located on La Rue de L’Etau. As part of the Esplanade Quarter/WEB 

Residential Scheme developments, it is proposed to remove this roundabout and provide 

access to the hotel via the proposed development access. 

8.6.3 Pedestrian Access & Circulation 

The proposed development of the Esplanade Quarter will create a number of pedestrian routes 

connecting St. Helier town centre to the Waterfront. These pedestrian routes will also link into 

the WEB Residential Scheme providing pedestrian routes to all areas of the Waterfront. 

The introduction of appropriate environmental treatment on the Waterfront Link Road will 

reduce the segregation effect of this road, thereby protecting pedestrian permeability into the 

WEB Residential Scheme and the Waterfront. Key measures proposed as part of this 

development include: 

� The provision of wide footpaths around the development site to allow for comfortable 

pedestrian movement and increased pedestrian safety; and 

� The incorporation of tighter turning radii at junctions associated with the construction of the 

Waterfront Link Road. This would help to reduce vehicle speeds through the area. 

8.6.4 Servicing Access 

Service vehicles will access the proposed development at street level via the Waterfront Link 

Road or La Rue de L’Etau. As the proposed development is mainly a residential development 

the number of service vehicles is envisaged to be low and service vehicles to be of the large 

van type. 
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8.6.5 Car Parking Provision 

The proposed parking provision is set out by WEB based on the following guidance for 

residential developments in the Waterfront Area: 

� 0-1 spaces for 1-2 bed apartments; 

� 2 spaces for 3 bed apartments; 

� 2 spaces for 4 bed apartments; and 

� Disabled space = 5% of total capacity. 

 

In total, 81 residential car parking spaces are provided which include 4 disabled spaces (5% of 

total). No specific parking provision is made for the remaining land uses which comprise 

ancillary development and will have access to the adjacent Esplanade Quarter development 

public car park. 

8.6.6 Waterfront Link Road 

As part of the proposed Esplanade Quarter development a new two way link road connecting 

the Castle Street roundabout to the Esplanade is proposed. This new road is intended to 

reduce traffic flows that would otherwise use The Esplanade, and to improve permeability 

through the Esplanade Quarter site.   

A new priority junction will also be formed with Rue de L’Etau, which will provide onward access 

to the Waterfront. The majority of vehicles accessing the proposed development will use this 

junction as it provides the most direct access to the local road network. 

8.6.7 Waterfront Link Road/La Rue de L’Etau Junction 

The Waterfront Link Road/La Rue de L’Etau junction is shown in Figure 4-1 below. The junction 

will be a 3-arm priority junction with priority given to the traffic flow along the Waterfront Link 

Road. There will be a HGV ban on vehicles over 7.5 Tonnes using La Rue de L’Etau. 

 

Figure 8.3: Waterfront Link Road/La Rue de L’Etau Junction 

8.6.8 La Rue de L’Etau 

As previously stated, access to the proposed development will be from a single access located 

on La Rue de L’Etau. This will require the realignment of La Rue de L’Etau, and the removal of 

the existing Radisson Hotel access from its current location on La Rue de L’Etau. 
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8.6.9 La Rue de L’Etau/Development Access Junction 

Access to both the proposed development and Radisson Hotel will now be from a single priority 

junction as shown in Figure 4-2 below. Vehicles entering the proposed basement car park will 

do so directly off La Rue de L’Etau, while vehicles exiting the car park will join the road 

connecting the junction and the Radisson Hotel car park. 

 

Figure 8.4: La Rue de L’Etau Junction/Development Access Junction 

8.7 Identification of Impacts 

8.7.1 Operational Assessment 

As part of the Esplanade Quarter TA, a number of scenarios were developed using the VISUM 

traffic model of the Waterfront area which was developed by Parsons Brinkerhoff on behalf of 

TTS. These scenarios were developed to assess the impact of the proposed development on 

the local road network in the proposed opening year (2013). 

One of the scenarios (Scenario 1D) assessed the impact of the proposed Esplanade Quarter 

development plus all other committed developments in the St. Helier area on the proposed road 

network. It is noted that a ‘Do-Minimum’ assessment for the future year is not relevant due to 

the scale of the proposed road network changes outlined in Chapter 5 of the Esplanade Quarter 

TA. 

To assess the impact of the proposed WEB Residential Scheme, the vehicle trips generated by 

the development are added to the trips on the network in Scenario 1D for the roads adjoining 

the site. The AM and PM Peak hour traffic generation of the proposed development in the 

Opening Year (2013) is outlined in Figures 8.5 and 8.6 below. 
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Figure 8.5: Opening Year (2013) AM Peak Development Flows 
 

 

Figure 8.6: Opening Year (2013) PM Peak Development Flows 
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The AM and PM Peak hour traffic generated of the proposed development is then added to the 

traffic flows assigned in Scenario 1D in the Opening Year (2013). These results are outlined in 

Figures 8.7 and 8.8 below. 

 

Figure 8.7: Opening Year (2013) AM Peak Traffic Flows 
 

 



AECOM   WEB Residential Scheme (Zephyrus)  58 

 

Figure 8.8: Opening Year (2013) PM Peak Traffic Flows 
 

As highlighted in section 8.7.1, the proposed development will generate an additional hourly 

flow of 18 and 28 vehicles on the surrounding road network during the AM and PM peak hours 

respectively. A summary of the proportional impacts of traffic on the surrounding road network 

is outlined in Table 8.1 below. 

Table 8.1: Assessment of Traffic Impacts 
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8.7.2 Significance of Impacts 

In this section, reference is made to the guidelines for undertaking Transport Assessments as 

produced by the Institute of Highways & Transportation (IHT). The Guidelines recommend that 

a Transport Assessment should normally be produced where one or the other of the following 

thresholds is exceeded: 

� Traffic to and from the development exceeds 10% of the existing two-way traffic on the 

adjoining highway; or 

� Traffic to and from the development exceeds 5% of the existing two-way traffic on the 

adjoining highway, where traffic congestion exists or will exist within the assessment period 

or in other sensitive locations. 

The previous section clearly highlights that the proposed development will increase traffic by up 

to 7.4% on the Waterfront Link Road flows assumed in the Esplanade Quarter TA. The 10% 

threshold as set out in the guidelines is not exceeded but the 5% threshold has been exceeded.  

As the adjoining road network in not currently in place we cannot comment on existing 

congestion; therefore a junction modelling is provided to ensure a robust assessment of the 

network. 

8.7.3 Junction Modelling - PICADY 

8.7.3.1 Overview 

The increase in traffic on the road network has an impact upon two priority controlled junctions: 

� Junction 1 – Junction of Waterfront Link Road and La Rue de L’Etau; and 

� Junction 2 – Junction of La Rue de L’Etau and the access road to the development. 

Both junctions have been assessed using the junction modelling tool PICADY. The results of 

the PICADY analysis are expressed in terms of Ratio to Flow Capacity (RFC) and Queue 

Length (vehs). The RFC provides a measure of the spare capacity of a particular approach and 

an RFC of 0.85 is generally accepted as the desired practical capacity limit. 

8.7.3.2 Results of the Assessment 

The results of the PICADY analysis are outlined in Table 8.2 and 8.3 for Junction 1 and 

Junction 2, respectively. 

Table 8.2: PICADY Results –Junction 1 Waterfront Link Road/La Rue de L’Etau Junction 
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The table above shows that the ratio of flow to capacity (RFC) on all arms is less than 0.85, with 

a max queue length of 2 during the PM peak hour on the La Rue de L’Etau arm. These results 

show that junction 1 operates well within capacity even with the proposed development in 

place. 

Table 8.3: PICADY Results – Junction 2 La Rue de L’Etau/Access Road Junction 
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Junction 2 also operates well under capacity with a max RFC of 0.097 found on the La Rue de 

L’Etau during the PM Peak hour. Negligible queue lengths are found on all arms of the junction 

during both the AM & PM Peak Hours. 

8.7.4 Pedestrians, Cycling & Public Transport 

The pedestrian and cycle routes proposed as part of the Esplanade Quarter development which 

link St Helier to the Waterfront area will link into the proposed development providing safe and 

convenient network of pedestrian routes throughout the Waterfront area.  Figures 8.9 and 8.10 

below, illustrate the proposed pedestrian and cycle routes for the Waterfront Area. 

 

Figure 8.9: Proposed Waterfront Pedestrian Routes 
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Figure 8.10: Proposed Waterfront Cycle Routes 

8.8 Construction Traffic Management 

8.8.1 Construction Traffic 

Construction traffic to and from the proposed development will use the routes as outlined in 

Figure 8.11 below. Traffic travelling to and from La Collette will use the Castle Street 

roundabout and La Route de Port Elizabeth to access the development. 

 

Figure 8 11: Construction Traffic Routes 
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8.8.2 Access to Radisson Hotel 
Access to the Radisson Hotel will be maintained throughout construction via the existing access 
or via a temporary access road which will be provided during the phased construction of the 
proposed development. 

8.9 Summary of Impacts 
An assessment of the potential traffic impact of the Zephyrus Scheme identified two junctions 

as requiring further examination. 

It has been demonstrated through analysis of these two priority junctions that traffic generated 

by the development can be accommodated within the proposed road network and that all 

junctions operate within capacity. 

 



 

 

 

Air Quality 
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9.1 Policy Context 

9.1.1 EU Air Quality Context 

The EU Air Quality Framework Directive on ambient air quality assessment and management 

defines the policy framework for twelve air pollutants known to have a harmful effect on human 

health and the environment. The limit values for the specific pollutants are set through a series 

of four Daughter Directives
16

.  

Directive 1999/30/EC (the 1st Daughter Directive, 1DD) sets limit values (values not to be 

exceeded) for sulphur dioxide, nitrogen dioxide and oxides of nitrogen, particulate matter (dust) 

and lead in ambient air. The Directive aims to avoid, prevent or reduce harmful effects on 

human health and the environment as a whole - from the pollutants mentioned above.  

The 2nd Daughter Directive (2DD) is one of a series of Directives building upon the Air Quality 

Framework Directive (1996/62/EC)to establish limit values for concentrations of benzene and 

carbon monoxide in ambient air intended to avoid, prevent or reduce harmful effects on human 

health and the environment as a whole. 

Directive 2002/3/EC (the 3rd Daughter Directive, 3DD) of 12 February 2002 sets out measures 

relating to ozone which are designed to avoid, prevent or reduce harmful effects on human 

health and the environment as a whole. 

Directive 2004/107/EC relating to arsenic, cadmium, mercury, nickel and polycyclic aromatic 

hydrocarbons in ambient air (the Fourth Daughter Directive, 4 DD).  

The EU Limit Values detailed in the First Daughter Directive are summarised in Appendix 9.1, 

Table 9.17. 

9.1.2 UK Air Quality Context 

The EU Daughter Directives and EU Limit Values are implemented through the UK Air Quality 

Strategy
17

 and UK Air Quality Standards Regulations 2007
18

 in the UK.  The UK Air Quality 

Objectives are detailed in Appendix B.1, Table 9.18.  

9.1.3 Jersey Air Quality Context 

The following local planning guidance which refers to environmental considerations, including 

air quality, is contained within Section 2 of the Draft Supplementary Planning Guidance 

published by the States of Jersey (SoJ)
19

.  

9.1.3.1 Environmental Considerations 
‘The Planning and Environment Department will require a full Environmental Statement for 

developments likely to have significant impacts on the environment (Island Plan Policy G5). An 

indication of the scope of an Environmental Statement is provided in Appendix 2 and also 

includes a full assessment of impacts on human health. The scope will be formally agreed 

between the Planning and Environment Department and the developer in advance of the 

planning application.’ 

Detailed in Appendix 2 of the Supplementary Planning Guidance is the following relating to air 

quality assessment methodology: 

� Information describing the project should be given in terms of residues and emissions by 

type, quantity, composition and strength. 

� The environmental effects of a development during its construction and commissioning 

phases should be considered separately from the effects arising whilst it is operational. 

                                                      
16

 http://www.defra.gov.uk/environment/airquality/eu-int/eu-directives/airqual-directives/index.htm 
17

 Defra, The Air Quality Strategy for England, Scotland, Wales and Northern Ireland, 2007. 
18

 Defra, The Air Quality Standards Regulations 2007. 
19

 http://www.gov.je/NR/rdonlyres/9AA3B463-BBDC-426C-9E4F A588574B3767/0/ReviewOfWaterfront.pdf 

9 Air Quality 
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Where the operational life of a development is expected to be limited, the effects of 

decommissioning or reinstating the land should also be considered separately. 

� The following effects on air and climate should be assessed: 

 

- Direct and indirect, secondary, cumulative, short, medium and long-term, permanent and 

temporary, positive and negative effects of the project; 

-  Level and concentration of chemical emissions and their environmental effects; 

-  Particulate matter; 

- Offensive odours; and 

-  Any other climatic effects 

 

� Mitigation measures relating to pollution control and treatment should be given.  

 

In 1999 the Planning and Environment Monitoring group of the SoJ agreed for an Air Quality 

sub group to be formed with the aim of producing an Air Quality Strategy for Jersey. 

The SoJ Air Quality Strategy aims to provide the following: 

� An inventory of significant sources of local pollution and pollutants to determine appropriate 

standards to be complied with; 

� To identify those areas where these standards are exceeded; 

� To establish appropriate action plans for improvement with clear accountabilities for delivery; 

� To design a monitoring programme capable of assessing the efficiency of the action plans; 

� To provide an estimate of the costs of implementing a monitoring programme; and 

� To raise public awareness of air quality in Jersey. 

 

Although the SoJ has not formally adopted the UK Air Quality Strategy, it is used as a working 

reference and will be used as a basis for this assessment.   

9.2 Consultation 
The States of Jersey were consulted on the scope of the Esplanade Quarter, the same scope 

and methodology has been followed for the Zephyrus Scheme. Updated baseline air quality 

conditions were obtained for this assessment. 

9.3 Assessment Methodology 

9.3.1 Pollutants of Concern 

9.3.1.1 Oxides of Nitrogen (NOX) 

The oxides of nitrogen (NOX) comprise of nitric oxide (NO) and nitrogen dioxide (NO2). The UK 

Government and the Devolved Administrations adopted two Air Quality Objectives for NO2 to be 

achieved by the end of 2005. In 2010, mandatory EU air quality limit values on pollutant 

concentrations will apply in Jersey and in the UK. The EU limit values for NO2 are the same as 

the UK national objectives for 2005: 

� An annual mean concentration of 40 µg/m
3
; and 

� An hourly mean concentration of 200 µg/m
3
, to be exceeded no more than 18 times per year. 

In practice, meeting the annual mean objective has been and is expected to be considerably 

more demanding than achieving the 1-hour objective. The annual mean objective of 40 µg/m
3
 is 

currently widely exceeded at roadside sites throughout the UK with exceedences also reported 

at urban background locations in major conurbations. The number of exceedences of the hourly 

objective show considerable year-to-year variation, and is driven by meteorological conditions, 

which give rise to winter episodes of poor dispersion and summer oxidant episodes. The air 

quality objectives have been set with regard to the adverse effect of NO2 on human health. 

Health effects of NO2 exposure can be chronic and/or acute. Studies of artificial exposure show 

that the chronic effects of the upper range of possible exposure concentrations might include 

changes in lung structure, metabolism and reduced resistance of the lungs to bacterial 

infection.  No clear links between exposure to NO2 from outdoor air and the above effects are 

established.  Acute effects, including increased airway resistance and associated reduced 

pulmonary function, are experienced by some asthmatics but there is no clear dose–response 

relationship.  Exposure to NO2 may increase reactivity to natural allergens.  The oxides of 

nitrogen are also recognised as indirect greenhouse gases.  
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In Jersey more than 40% of nitrogen dioxide (NO2) (and 68% of NOX) in urban air comes from 

vehicular pollution
20

. Air quality problems are generally confined to road junctions, the tunnel 

and canyon-type streets. Levels of NO2 have reduced slightly over the last 10 years. This is 

possibly due to replacement of older vehicles with newer cleaner vehicles (eg low burn engines 

and catalytic converters). Newer diesel vehicles are fitted with particulate traps and the quality 

of fuel has improved (eg reductions in sulphur).  

9.3.1.2 Particulate Matter (PM10) 

Particulate matter comprises of a wide range of materials arising from a variety of sources.  

Major sources usually are motor vehicles (mainly diesel), solid fuel burning, industrial 

processes, power stations, incinerators and construction activity.  It is typically assessed as 

total suspended particulates or as a mass size fraction.  The PM10 expresses particulate levels 

as the total mass size fraction at or below an aerodynamic diameter of 10 µm.  Particles of this 

size have the greatest likelihood of reaching the lung. 

Health effects of PM10 are largely linked to the worsening of pre-existing conditions.  There is no 

evidence that PM10 exposure can cause asthma but its effects can lead to higher mortality 

during periods of high particulate concentrations.  Increases in mortality rates from heart and 

lung disease on exposure to different levels of PM10 have been measured to be 1.4% and 3.4% 

per 10 µg/m
3
 respectively, although the impact on heart disease related fatalities has a greater 

impact on the UK population as heart disease accounts for 45% of deaths while lung disorders 

cause only 5% of deaths.  There is also a concern that fine particles from diesel exhaust may 

be carcinogenic.  This effect may be the result of air stream entrained particles carrying 

adsorbed carcinogens into the respiratory system.  The true effects of PM10 are difficult to 

determine as they are masked by other parameters often associated with different PM10 

exposure levels, such as weather and lifestyle.  

Emissions from mainland Europe may make a significant contribution to secondary particles in 

Jersey. The UK Airborne Particles Expert Group's findings suggest that in a year with typical 

meteorology, about 15% of the UK's total annual average PM10 concentrations (about 50% of 

secondary particles) are derived from mainland Europe
21

. In years of higher frequency of 

easterly winds, with large movements of air from mainland Europe, emissions in mainland 

Europe account for a considerably higher proportion of PM10 concentrations, particularly in 

south and east England. No work has been carried out to try and establish the contribution of 

secondary particles originating from Europe onto Jersey. 

9.3.1.3 Construction Dust 

Dust is defined as all particulate matter up to 75 µm in diameter and comprises both suspended 

and deposited dust whereas PM10 is a mass fraction of airborne particles of diameter of 10 

microns or less.  The health impacts associated with dust include eye, nose and throat irritation 

in addition to the nuisance caused by deposition on cars, windows and property.  Dust and 

PM10 emissions arise from a number of sources, so both construction activities and emissions 

from vehicles associated with the construction site are considered.  There are best practice 

guidance documents for the assessment and control of construction dust in the UK, such as: 

Best Practice Guidance: The control of dust and emissions from construction and demolition, 

produced by London Councils
22

, and the following guidance by the Building Research 

Establishment (BRE)
23

: 

� Control of dust from construction and demolition activity; and 

� Controlling particles, vapour and noise pollution from construction sites. 

9.3.2 Assessment of Results 

Reference has been made to the following policy and guidance documents 

� the policy and technical guidance notes, LAQM.PG(09)
24

 and LAQM.TG(09)
25

, issued by the 

UK Government to assist local authorities in their Local Air Quality Management 

responsibilities; 

                                                      
20

 http://www.gov.je/Health/public_health/health_protection/pollution/Air+Pollution.htm?printfriendly=true 
21

 Airborne Particles Expert Group (APEG), 1999. Source apportionment of particulate matter in the United Kingdom. 
HMSO. 
22

 London Councils Guidance of the Control of Dust from Construction and Demolition, 2007 
23

 BRE, Control of Dust from Construction and Demolition Activities, 2003 
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� The UK Air Quality Strategy; 

� UK Planning Policy Statement 23 (PPS 23): Planning and Pollution Control
26

  ; 

� NSCA, ‘Development Control: Planning for Air Quality’
27

 ; 

� Air Quality Monitoring in Jersey; Diffusion Tubes 2003-2008
28

, Report on Turnkey Osiris 

Particle Results at the Market and Southampton Hotel, Weighbridge for 2004
29

, and Turnkey 

Osiris Particle Results at the Market and Southampton Hotel
 
 2005 

30
; 

� BRE, Control of Dust from Construction and Demolition Activities, 2003
8
; 

� London Councils Guidance on the Control of Dust and Emissions from Construction and 

Demolition
7
; and 

� Office of the Deputy Prime Minister, Minerals Policy Statement 2, Controlling and Mitigating 

the Environmental Effects of Mineral Extraction in England: Annex 1 Dust
31

. 

9.3.2.1 Significance Criteria 

Air quality impacts of a proposed scheme may be considered to be significant if air quality 

objectives are predicted to be breached and if the development leads to impacts on air quality 

at sensitive receptors.  According to Environmental Protection UK (EPUK) (formerly National 

Society for Clean Air (NSCA)) there are three main aspects which need to be taken into 

account when determining significance. These are: 

� the magnitude of the change;  

� the absolute concentration in relation to air quality objectives; and 

� the number of people exposed to the changes. 

 

The first aspect is addressed in Table 9.1 below, in which impacts are assigned a magnitude 

according to the relative change in pollutant levels. 

Table 9.1 Assessment of the Magnitude of Change 

Magnitude of Change Annual Mean NO2/PM10 Days PM10 > 50µg/m
3
 

Very Large Increase / decrease > 25% Increase / decrease > 25 days 

Large Increase / decrease 15-25% Increase / decrease 15–25 days 

Medium Increase  /decrease10-15% Increase / decrease 10-15 days 

Small Increase / decrease 5-10% Increase / decrease 5-10 days 

Very Small Increase / decrease 1-5% Increase / decrease 1-5 days 

Extremely Small Increase / decrease < 1% Increase / decrease < 1 day 

The magnitude of change can then be compared to the absolute concentration in relation to the 

relevant air quality standard to derive an overall significance as detailed below in Table 9.2. 

                                                                                                                                                           
24

 Defra, (2003) Local Air Quality Management, Policy Guidance. LAQM.PG(09) 
25

 Defra, (2003) Local Air Quality Management, Technical Guidance. LAQM.TG(09) 
26

 Office of the Deputy Prime Minister, Planning Policy Statement 23: Planning and Pollution Control, 2004. 
27

 NSCA, ‘Development Control: Planning for Air Quality’ 2006 Update 
28

 Air Quality Monitoring in Jersey; Diffusion Tubes 2003-2008 
29

 Turnkey Osiris Particle Results at the Market and Southampton Hotel, Weighbridge for 2004 
30

 Turnkey Osiris Particle Results at the Market and Southampton Hotel 2005.  
31

 Office of the Deputy Prime Minister, Minerals Policy Statement 2, Controlling and Mitigating the Environmental Effects 
of Mineral Extraction in England: Annex 1 Dust 
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Table 9.2 Assessment of Significance 

 

Absolute Concentration in Relation to Standard 

Above 
Standard with / 

without 
Scheme 

Below 
Standard 
without 
Scheme, 

above 
Standard 

with 
Scheme 

Above 
Standard 
without 
scheme, 

below 
Standard 

with Scheme 

Below 
Standard 

with / 
without 

Scheme but 
not well 
below 

Well Below 
Standard 

with / 
without 

Scheme (< 
75% of the 
Standard 

level) 

M
a
g

n
it

u
d

e
 o

f 
Im

p
a
c
t 

Extremely 
Small 

Slight Adverse / 
Beneficial 

Slight 
Adverse 

Slight 
Beneficial 

Negligible Negligible 

Very Small 
Slight Adverse / 

Beneficial 
Moderate 
Adverse 

Moderate 
Beneficial 

Slight 
Adverse / 
Beneficial 

Negligible 

Small 
Substantial 
Adverse / 
Beneficial 

Substantial 
Adverse 

Substantial 
Beneficial 

Slight 
Adverse / 
Beneficial 

Slight 
Adverse / 
Beneficial 

Medium 
Substantial 
Adverse / 
Beneficial 

Substantial 
Adverse 

Substantial 
Beneficial 

Moderate 
Adverse / 
Beneficial 

Slight 
Adverse / 
Beneficial 

Large 
Very Substantial 

Adverse / 
Beneficial 

Very 
Substantial 

Adverse 

Very 
Substantial 
Beneficial 

Moderate 
Adverse / 
Beneficial 

Slight 
Adverse / 
Beneficial 

Very Large 
Very Substantial 

Adverse / 
Beneficial 

Very 
Substantial 

Adverse 

Very 
Substantial 
Beneficial 

Substantial 
Adverse / 
Beneficial 

Moderate 
Adverse / 
Beneficial 

Note: ‘Standard’ in this table relates to the specific air quality objective or limit value in question. 

The criteria in Table 9.3 address the third aspect, the issue of the introduction of new receptors 

to pollution. The number of properties relates to the number of new properties exposed to a 

particular concentration range. It should be noted that properties within any development may 

fall into different categories and have been assessed accordingly. The proposed development 

is to provide 388 residential units and a hotel along with retail and commercial spaces.   

Table 9.3 Air Quality Impact Criteria for New Exposure 

Absolute Concentration at New 
Properties in Relation to 

Standard 

Number of New Properties Exposed to Concentration 

0-20 20-100 100-500 >500 

Above Standard 
Slight 

Adverse 
Moderate 
Adverse 

Substantial 
Adverse 

Very 
Substantial 

Adverse 

Below Standard but not well 
below 

Negligible Negligible 
Slight 

Adverse 
Slight Adverse 

Well Below Standard (< 75% of 
the standard level) 

Negligible Negligible Negligible Negligible 

 

Best Practice Guidance from London Councils details the main principles of controlling dust 

from construction and demolition which are the following: 

� Prevention; 

� Suppression; and 

� Containment. 

 

The guidance also allows the potential risk posed by demolition and construction of a 

development to be assessed, as shown in Table 9.4 below, and details controls and mitigation 

measures which should be put in place (see Section 9.5, Tables 9.14 and 9.15).  An air quality 

risk assessment should be carried out using the following site evaluation guidelines to 

determine the level of risk and therefore the appropriate mitigation measures. For low and 
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medium risk sites all three criteria must apply.  For high risk sites, any one of the three criteria 

denotes a high risk site. 

Table 9.4 Air Quality Risk Assessment Criteria for Construction Dust and Emissions 

Risk Development Size 
No. of Houses on 

Site 

Potential for dust or 
emissions to impact 

on sensitive 
receptors 

Low Risk <1000 m
2
 > 1, < 10 Infrequent 

Medium Risk 
> 1000 m

2
, < 15000 

m
2
 

> 10, < 150 Intermittent or likely 

High Risk > 15000 m
2
 

> 150 or referred to 
Mayor and/or LDA 

Significant 

 

The impacts of airborne dust generated during the construction phase of the proposed scheme 

have been assessed qualitatively.  Fugitive dust emissions can pose a number of problems 

including detrimental effects on health, nuisance problems and effects on vegetation.  The 

criteria listed in Table 9.5 are drawn from professional experience of many different types of 

project, discussions with practitioners in the field and published reports.  Together with a 

consideration of the scale and duration of construction activities close to sensitive receptors, 

these criteria form the basis of the evaluation of significance and severity of effects. 

Table 9.5 Assessment Criteria for Dust and PM10 from Construction Activities 

Source 
Potential Distance for Significant Effects (Distance from 

Source) 

Description Scale Duration 
a
 Soiling PM10 

b
 

Vegetation 
Effects 

No Mitigation 

Large sites, high use of haul 
routes 

Major 
Year or 
more 

500 m 100 m 100 m 

Moderate sites, moderate 
use of haul routes 

Moderate Months 200 m 50 m 50 m 

Minor sites, limited use of 
haul routes 

Minor Weeks 100 m 25 m 25 m 

Mitigation 

Large sites, high use of haul 
routes 

Major 
Year or 
more 

100 m 25 m 25 m 

Moderate sites, moderate 
use of haul routes 

Moderate Months 50 m 15 m 15 m 

Minor sites, limited use of 
haul routes. 

Minor Weeks 25 m 10 m 10 m 

Notes: 
a
 – duration applies to time near to a particular receptor; 

b
 – significance is based on the 24-hour PM10 objective. 

9.4 Baseline Conditions 
The SoJ are committed to achieving standards of ambient air quality as good as, or better than, 

those which apply for the European Union. This includes meeting EU Limit Values for a range 

of air pollutants, within the next 3 years.  

AEA Energy & Environment, on behalf of the SoJ Public Health Services, has undertaken a 

programme of air quality monitoring on the island since 1997. Concentrations of nitrogen 

dioxide (NO2) and particulate matter less than 10 µm in diameter (PM10) are currently monitored 

on the island.  

9.4.1 Nitrogen Dioxide 

Ambient NO2 is measured at several sites on the island using passive diffusion tubes and at 

one site using a chemilluminescent analyser. PM10 has historically been measured using 

Turnkey Osiris analysers. Diffusion tubes were prepared and analysed by Harwell Scientifics 

Ltd for AEA Energy & Environment and supplied to local Technical Officers of Jersey's Public 

Health Services. From February 2007 onwards, diffusion tubes were supplied by Gradko 

International Ltd and analysed by AEA Energy & Environment. Harwell Scientifics state that 
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their diffusion tubes typically exhibit a positive bias, and have provided the following “bias 

adjustment factors”: 

� 2004, 0.75 

� 2005, 0.70 

� 2006, 0.75 

� 2007, 0.87 

� 2008, 0.98 

 

Monitoring of NO2 began in 1999 with just three diffusion tube sites. During 2000, this was 

expanded to 19 sites, all of which remain in operation and two further sites were added in 2003, 

taking the total to 21. At the end of May 2006, two of the urban background sites (Robin Place 

and L’Avenue et Dolmen) were replaced by two roadside sites at Havre des Pas and 

Commercial Buildings. There were three new monitoring sites in 2007; at Liberation Street, 

Seaton Place and Central Market (Halkett Place). At the Central Market site, triplicate diffusion 

tubes were collocated with a continuous monitoring site.  

As shown in Table 9.6, the numbers of sites, and their locations, were reviewed for the start of 

2008. Monitoring results from 2004 to 2008 are detailed in Table 9.6. The monitoring site 

closest to the Zephyrus development is site N6, which has been used for model verification. It 

should be noted that grid references in Table 9.6 are only accurate to the nearest 100 m.  

Table 9.6 Nitrogen Dioxide Diffusion Tube Monitoring Results 

Site Name 
Grid 

Reference 
Type 

Bias Adjusted 
Annual Mean NO2/µg/m

3
 

2004 2005 2006 2007 2008 

N1 Le Bas Centre 658 489 UB 19.9 17.8 19.7 20.3 22 

N2 Mont Felard 629 501 UB 19.1 18.3 18.1 22.8 - 

N3 Les Quennevais 579 496 RB 8.7 8.4 7.7 9.0 10 

N4 Rue des Raisies 689 529 R 4.8 4.8 4.7 5.9 6 

N5 First Tower 636 497 K 25.5 25.0 27.1 29.1 - 

N6 
Weighbridge 

(close to Bus Station) 
651 483 K 33.0 30.8 36.2 36.0 38 

N7 Langley Park 660 501 RB 11.8 11.2 12.9 13.2 - 

N8 Georgetown 661480 K 28.5 25.6 31.4 32.5 32 

N9 Clos St Andre 638 499 RB 10.7 10.7 12.5 13.4 - 

N10 
L’Avenue et Dolmen 
(Closed May 2006) 

656 490 UB 15.6 15.2 18.2 
c
 - - 

N11 
Robin Place 

(Closed May 2006) 
656 489 UB 19.7 18.3 21.2 

c
 - - 

N12 Beaumont 597 516 K 29.5 25.9 29.5 34.4 37 

N13 The Parade 648 489 K 25.6 21.8 22.1 24.2 25 

N14 Maufant 683 512 RB 6.9 6.4 7.2 8.9 - 

N15 Jane Sandeman 652 494 UB 11.7 10.7 10.5 12.1 - 

N16 Saville Street 648 492 UB 19.3 19.0 20.4 22.9 - 

N17 Broad Street 652 486 UB 33.1 26.4 29.3 30.8 33 

N18 Beresford Street 653 486 UB 24.0 25.1 26.4 26.5 - 

N19 La Pouquelaye 654 496 K 30.1 27.1 30.7 31.2 - 

N20 
Camera Shop, 
Coulomberie 

657 484 RS 22.2 - - - - 

N21 Taxi Rank, Coulomberie 657 484 RS 27.2 - -   

N22 Union Street 653 486 R - 23.2 
a
 29.0 27.9 28 

N23 New Street 653 485 R - 18.1 
a
 19.2 22.0 24 

N24 
Havre des Pas 
(from Jun 2006) 

 K - - 17.4 
b
 19.0 - 

N25 
Commercial Buildings 

(from Jun 2006) 
 K - - 24.1

b
 30.2 - 














































































































































































































































