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Deputy R. Duhamel (Chairman):

| still have to read it. Right, ‘The proceedindsite panel are covered by parliamentary
privilege through Article 34 of the States of Jgrdeaw 2005 in the States of Jersey
Powers, Privileges and Immunities Scrutiny Pan&€ Rind PPC, Jersey Regulations
2006 and the witnesses are protected from beind suerosecuted for anything said

during hearings unless they say something thatkhew to be untrue. This protection is

given to witnesses to ensure that they can spesdtyfand openly to the panel when
giving evidence without fear of legal action, aliigh the immunity should obviously not

be abused by making unsubstantiated statements ti@bparties who have no right of

reply. Panel would like you to bear this in minlem answering questions’. Right, for



the stenographer or the person who is going tadtening to the tapes we should all

introduce ourselves. So | will go first, | am D&gpDuhamel.

Deputy Celia Scott-Warren:

Celia Scott-Warren, Deputy Scott-Warren.

Deputy Paul Le Claire:

Paul Le Claire.

ConnetableKen Le Brun:

Ken Le Brun, councillor for St. Mary.

Connetable Simon Crowcr oft:

Simon Crowcroft, councillor for St. Helier.

Senator Freddie Cohen:

Freddie Cohen, Minister for Planning and Environtnen

Peter Thorn:

Peter Thorn, Director of Planning.

Kevin Pilley:

Kevin Pilley, Assistant Director for Planning.



Deputy R. Duhamel (Chairman):

Right, so now we can recognise all your voices.ghRiso thank you, Minister, for
attending this hearing. With a bit of luck we shibbe through by, well, before 5.30pm,
if not before. The panel have actually embarkedaosmall review to be completed
before the end of the electoral period and theewevierms of reference are to assess
progress made on relevance state strategic aimatéoin respect of planning; to review
the ten character areas for the built-up areaggme introduction of the EPIAs and their
use as a planning framework for urban regeneratiorigdentify sustainable levels of
density and amenity space for apartment living;dosider the implications of continuing
urban sprawl and to provide proposals of innova#imd alternative schemes to address
the need for cost-effective and spacious homegould like to kick off with a couple of
guestions and then we will probably take the remgiquestions in order, if that is okay.
First question is to the Minister, what influenaasthe Planning Department had on the
town development since the Island Plan 2002? Ahdtw am particularly hoping for
you, Minister, to explain is the extent of whichetlplanning policies have actually

directed any particular development that has tgace in the town since that date.

Senator Freddie Cohen:

Well, the 2002 Island Plan did not have a spegifite of policies designed to frame the
development of St. Helier, but what has happenadesis a number of reports have
framed the way that the Planning Department deals applications, including the

Willie Miller report which, as you know, was presed to the department just before my



appointment but has not been formally adopted,l@md trying to formally adopt it at the
moment subject to an analysis and possible revisidhe geographical boundaries. The
EDAW report, which is really a long-term theoretiapproach of how we can look at the
development of St. Helier, but the most importaete of work as far as | am concerned
is the draft town development guidelines becaussethalthough they are in draft form,
are already actually practically being used by dbpartment to send out a very simple
message. That is that we want to encourage deasldp produce high-quality, new
residential units in the town and to discouragemthigom producing them in the
countryside, to the point that | would go as clasel can to a ban for the foreseeable
future on new Greenfield sites out of the townrothe countryside. That obviously has
consequences and the draft development guidelireeslesigned to push up densities
where appropriate, push up heights where apprepraatd to look at some of the areas
that you have really introduced me to, Mr Chairmiantelation to communal amenity
space and the advantages of communal amenity sg@&ael think | would say that it is
very much work in progress at the moment and weoalg just seeing the shift towards

encouraging town centre development.

Deputy R. Duhamel (Chairman):

Right, okay.

Connetable Simon Crowcr oft:
Can | just quickly come in with a question on thenbon Greenfield developments,

because the States recently approved significarglo@ment of Greenfield sites, which |



think you supported, so | would be interested tovknvhy that change of heart has come
in? Does that extend to seeking to bring back mddnt glass-house sites and
agricultural sheds into Greenfields, because cldhdre are cases where the States will
want to consolidate areas of nature by taking ditask into Greenfield which are

currently being used by agriculture.

Senator Freddie Cohen:

Okay. Well, the answer to the first question iatttihe rezoning of the recent Greenfield
sites for retirement housing was specifically foatt purpose, which was for retirement
housing, and it was an exceptional case that weasetfult of an issue that was repeatedly
raised by the Minister for Housing that we werehladao house our elderly residents. |
decided to approach the Connetables and ask thee@es if they had sites in their
parishes that they wish to promote to further titerests of their parish, specifically for
elderly or retirees. What came out of that wasigure of predominantly retirement
housing but with some first-time buyer as wellhald actually begun the process on the
premise that the sites that would come forward ddnd entirely for social housing and it
turned out that the Connetables were unable to dite$ that would deliver only social
housing. So we ended up with a mixture of openketaretirement housing and social
retirement housing. Now, you either believe thatne limited retirement housing is
beneficial to building communities in the countrgrighes or you do not and | think that
there was an argument for it - | supported it -ibutas very much a one-off case. It will
provide about 350 new units of accommodation; theynot all absolutely the ideal in

that some of them are first-time buyer and soméem are open market housing, but



each one will release other units of accommodasiod therefore in total they will
provide 350 units of accommodation for retires, buis a one-off that | would not
propose to repeat. Now, that does not mean tleaé thre not other one-offs; I am not
aware of any at the moment that would lead me ¢onpte any further rezoning of the
countryside. As far as the disused glass-hougs site concerned they fall into two
groups. They fall into Brownfield site potentiaddevelopment sites and the other is
Greenfield sites that have no development potentidhat you need to of is to bring
forward a mechanism that will allow some developtwithe Brownfield disused glass-
house sites that are appropriate for developmethitsamehow or other will encourage
the ones that are not appropriate for developneefalitback into genuine agriculture and
that is the job of the Island Plan Review and thawvhat we are doing at the moment.
That is why wherever possible - | have got to Bigtla bit careful with this - | will seek
not to deal with the applications for disused glassse sites, but the caveat is that | have
an obligation to deal with any application withirreasonable period, and that does not
mean you have to approve the application, but hotajust put all disused glass-house
sites on hold pending the outcome of the Island Rlaview and indeed we have got one

or two in at the moment. Did | answer your queaslio

Connetable Simon Crowcr oft:

Thank you.

Senator Freddie Cohen:

Yes.



Deputy R. Duhamel (Chairman):

Any further questions on that? No? Right, so sdaguestion; in 1987 we had an early
scheme to designate smallish areas within town rasraamental protection and
improvement areas. The actual organisation ofettereas encouraged in the panel’s
view, | think, and in others’ view, an organisatiftoxm which encouraged community
living within those particular areas and the puldiactually play a part in terms of how
their particular areas were developed to delivasirenmental amenities. It does seem
that there has been a move away from this with/fike Miller and the EDAW reports
and we would like, if possible, for you to explgiour interpretation of the area divisions,
outlined within the original EPIA scheme throughtb® Willie Miller and the EDAW
schemes, and to actually describe if you see taereany difficulties you think there
might be in this re-designation. It does appeat the overall way of defining the urban
character areas seems to be working at a much, highber level and the focus appears
to have been taken off the idea of community dewekent or sustainable urban

neighbourhoods and we were wondering whether othadtis in fact the case.

Senator Freddie Cohen:

That is certainly not the intention. | think theoplem with looking at these comparative

reports - and they do build one on top of anothisryou tend to look at boundaries as
finite lines and in fact they are actually fuzZjhe obviously designatable areas in terms
of particular urban characters, we all know gemgrahere they are but we do not know

precisely where the geographical boundary is.s &n area where we need to do more



work because on the edges of the areas there taindgrroom for interpretation and

planning advice can go one way or the other. | vedéiser hoping, as previous private
discussions have evolved over some time, that ¢ ovee of the areas that scrutiny were
actually going to look at and offer their opinion bow these boundaries were going to
be more precisely defined and what was going torgena terms of recommendations
and objectives for each area. How that develogeha depends on how scrutiny wants
to work. | was hoping to receive at some stage@mmendation effectively from

scrutiny and to look to implement that as a gurdeli If you take the 1987 and you
overlay Willie Miller and then you overlay EDAW, marisingly actually the cores are all

in the same place, it is only the edges that ddfed everyone will have different views

on quite where the edges should be and | thinkyflines are probably more appropriate.

Deputy R. Duhamel (Chair man):
Yes. ltis still the intention, you will be pleak® note, on behalf of the scrutiny panel to
actually deliver that particular document but weufht we were better placed to actually

run the review first of all before we deliveredttdacument.

Senator Freddie Cohen:

Sure.

Deputy R. Duhamel (Chairman):
Could you say a little bit more as well about whappens outside the area defined as

town edges and slopes, because it does strike ssnaswhat odd that within the main



area of the built-up district there are sizeableaarthat have been left out and the

concentration seems to have been on the area wiihinng road.

Senator Freddie Cohen:

Well, as you leave the centre of the town the dedaple areas become less and less
precisely definable. 1 think that, again, thataipiece of work that needs to be done.
There are not precise guidelines in relation todheas that are effectively outside the
ring road and one of the issues is in relation wo ecurrent efforts to promote higher
density in the town, and to offer those who areadding sites greater opportunity than
previously, is where do you stop it. My view istlit should be quite flexible in some of
the sites that we were looking at, which | am gbappy to share with you privately, not
in this forum, are outside the core town centre ibig my view that we should apply
principles that are not too dissimilar from thobkattwe are applying in the centre. |
mean if you take, for example, the Westmount Qusiteyand some of the sites further to
the east of the tunnel, | cannot see that theranis reason why you should have

fundamentally different densities to those two tarzs.

Peter Thorn:

Might | comment, sir? The last two or three yearso have seen a focus on central St.
Helier as part of the States’ strategic plan angairt is due to concerns about the shift to
The Waterfront and thus in recent times there hasnbquite a focus on producing
strategy for regeneration and development in ckftraHelier and obviously the town

development guidelines, Supplementary Guidancecbage off the back of looking at



the same area. As the Minister has suggestednibtigust saying we are only going to
look at that area and quite clearly there are noogppportunities to regenerate other
parts of the island and indeed to encourage denetap where it is suitable. Coming
back to the different areas that you raised eaniecourse the three things were done for
different purposes and indeed the initial 1987 ptae EPIAs, was literally looking at
guarters of town which were defined by their bouretaand taking one at a time and we
did two I think, wasn't it, where we produced prspts and really that engendered the
first ever renewal monies to actually implementsegroposals in the northwest and
north-eastern parts of the town within the ringdcodhe Willie Miller report was clearly
principally a design exercise; it was identifyingacacter areas from a design point of
view of the different areas and generating desigiicies. The EDAW work and the
areas that they have identified, they call them &eas of change and it is a question of
looking at the current urban fabric in those pattdc areas and looking where the
opportunities are for some development and if yi&a, lit is trying to predict where
development is likely to occur in the next 5, 18, 20 years even and having in place a
set of policies to guide them. So they were damalifferent purposes but the principle
sort of, given what we have done in the last twthoee years, as | say | am sure we will
be taken further into the suburbs, into the othiean areas around the island as part of

the island’s planning process.

Deputy R. Duhamel (Chairman):



Right, and do you have a timeframe for the incln®bthese larger satellite areas outside
of the ring road area in terms of bringing forwadévelopment plans for their

regeneration?

Peter Thorn:

Not specifically because we are still producing pten. | do not those plans will be in
the Island Plan but there will be a commitmentdeniify areas where a closer look will
be necessary. You have mentioned in the past @eovg, Five Oaks and First Tower
and (several inaudible words) and southern villagea know, they are all fair game, if
you like, for some form of detailed local planningmean obviously as part of the Island

Plan process we will assess our resources andtigeahe areas.

Deputy R. Duhamel (Chair man):

Okay. Right.

Connetable Ken Le Brun:

Mr Chairman, just going on from that and in prepiarafor the future deputies that
might arrive onto the scene - going on the mainises and that - are you dictated at all
by the availability of main services, notably févet(several inaudible words)? Is it a
guestion of you do take that into account initialydo you look at the area and the such
like and then bring in the main services later @& you initially dictated by, because |
think that it has a lot of pull and | often say ®?®ld St. Clement,” they complain about

but it is only because they have got all the maiwises there.



Senator Freddie Cohen:

Well the principle is to allow development primgrih the areas where there is existing
main services where the infrastructure is capableoping with a new development, so
effectively extending main services into a new aneaeases significantly the likelihood

of further development | would say.

Connetable Ken Le Brun:
So therefore on that basis one can only assumetthdt be in the same development
because there is no point in putting new developsnen the outskirts if there are no

services available there.

Senator Freddie Cohen:

I would say that is the case. | mean there areswhjooking at it, different ways, where

you can - if the developments are large enought irpsatellite service operations but
generally you would want to be connected to marises for a significant development.

But | think the areas that we are talking abouttodre largely covered by main services

presently.

Connetable Ken LeBrun:

That is what | mean, yes.

Deputy R. Duhamel (Chairman):



Yes, all right.

Kevin Pilley:

If I might add to that? | think, you know, clearlyhen we assess sites particularly for
housing, infrastructure requirements not only eetat main services but also issues such
as public transport provision, capacity in schoal$,of the elements of infrastructure
requirements. But you are right in the sense that basic level of infrastructure

generally has to be there if it is going to be adybousing scheme.

Senator Freddie Cohen:

But there is one area | would like to look at meegiously which is that we presently
offer in terms of sewage services either connesttormains drains or tight tanks and we
completely ignore the whole area of technology thaised all over the world biotanks.
Now, | have allowed one experiment in this area lbwould be very surprised if we
cannot come up with a mechanism of allowing pedplese biotanks. As | have said
they are used all over the world perfectly sucadlysf The main key is that you need to
have some control over the balance of what yourgatthem and you need to ensure that
there is some mechanism to make sure that theyraperly maintained. But, you know,
the high quality ones, | am not saying that | wooédan advocator of drinking the output
but it is pretty close to it. We should be usihgde technologies. | have said | am
committed to setting up a group to looking at eslteg the opportunity of appropriate
sewage access or access to the sewage systemsis Tdrgely centred around people

who are stuck with tight tanks and this may be rabitter solution of dealing with it



rather than having to go to the expense of extendime sewage network to rural

locations which costs huge amount of money.

Deputy R. Duhamel (Chairman):
But equally would you not agree that the use of¢heew tanking systems or sewage
systems would not be seen in the future has anntivee for extending further

development into Greenfield sites where it hasaérbable to take place previously?

Senator Freddie Cohen:

Well, if we start with the principle of no furthdevelopment in green zones then | do not
think you are introducing a problem by allowing pkoto have access. What | am trying
to do is to find a workable, affordable solution people who are already in the
countryside zones with very expensive sewage smisitin tight tanks and | think the
likelihood is we will prove that it is unnecessaboyt | do not think that we should look at
this as a mechanism of opening up the countrysidelévelopment. It is to provide a

solution for those who are already in a difficubisgion.

Deputy R. Duhamel (Chairman):

Okay, any further points on that one? Right, | gomg to move round now, | think.

Celia?

Deputy Celia Scott-Warren:



Well, you have spoken about the different documénitiscan you enlighten us please
about how the department will bring clarity to wande developers, architects and to the

public regarding these different requirements andbcuments?

Senator Freddie Cohen:

Well, the answer is with difficulty because howewauch you try and compartmentalise
advice, advice generally is site-specific and ndtendhow much we talk about changing
policy and setting more aggressive, more opportiengolicies in relation to particular
geographical areas, when it comes down to it tigeraents are the same and they are
site-specific. We have been over that this mornuip one large development that is
proposed in St. Helier where the political talk hagn around the new draft town centre
development guidelines and encouraging extra heggitouraging higher densities; use
of public amenity space; rethinking the way we labklevelopments. But actually when
it comes down to assessing the individual applbcatieveryone is afraid of height,
density and all the things that go with it. So lave done it in terms of the draft town
centre development guidelines which, as far as kcanterned, whilst | am Minister of
Planning and Environment, will be the guidelinesteourage significant development
in the town of high-quality, new residential accoodation, but it does tend to be site-
specific and you are never going to be able to yreda single document that a site
owner of developer will be able to have a clearstaustanding of exactly what they are
going to get consent for on any particular sitse@ite may be largely open and not feel
a constrained site, another site may feel very tcaimgd, it may be between existing

buildings, different treatments, different densitidifferent parking levels are appropriate



for each of the sites. So | think we have got eudeent there but it does not give you the
specific answer of how many units of what size tateliver on this particular site

without putting in an application, and we will nexget any better than that.

Deputy Celia Scott-Warren:

Thank you.

Kevin Pilley:

If 1 might add to that? | think one of the issuesbear in mind is that, you know, in
Jersey we have been quite good at sort of protgetia looking at our countryside and
our coast, and everybody is familiar with greenegarone of outstanding character and
all the different zones that we have in the cowtly, but we have never really been in a
position where we have looked at the town in allefeletail that we have applied to the
countryside. As a precursor to the 2002 Islandh V@ had the countryside character
appraisal which assessed all of the countrysidedanded the countryside into different
types of land types and that is what the green gorene of outstanding character and
the countryside zone are based on, but we haver tekthat for town. One of the
actions in the 2002 Island Plan was effectivelgdses the physical character of town and
that is what the Willie Miller study did and it sted to actually give us some
differentiation about obviously the character aétpart of town, a physical character of
another part of town so we can actually start tdeustand what it is that is characteristic
about those areas and how you might deal with dpweént applications in those areas.

So | think arising from this we would look to pragusome guidelines to actually help



developers, land owners, architects about framagekbpment proposals so that we can
actually provide them with a greater level of detdiout the character of different parts
of town, whereas up to now we just had in effedy @me line that has gone all the way
round the edge of town and it has effectively baditank canvas in the middle. We can
now actually provide a more detailed level of guicka about the characteristics within
that broader definition of the town. So I thinlkettyou know, work that has been going
on is really to provide a greater level of detailpeople about what may be acceptable
and what is less likely to be acceptable within twia understand as town. So | think

that is the purpose of some of these pieces of work

Deputy Celia Scott-Warren:

Thank you.

Deputy R. Duhamel (Chair man):

Right, Paul?

Deputy Paul Le Claire:
| have got a couple of questions. Maybe | coud fake these ones? You are not doing

this one here?

Deputy R. Duhamel (Chairman):

No.



Deputy Paul Le Claire:
No. What is the most effective method of prevemtiurban sprawl overtaking the

countryside in your opinion?

Senator Freddie Cohen:

Do not allow development in the countryside. Bloattis a very simplistic answer
because we have inbuilt housing demand in our camtgnand a lot of the arguments
that we hear, a lot of the heat, is around poputaéind we are allowing thousands of
people to come into the island. Even if you sage're not going to allow a single
person to come into the island from today,” there ihuge pent up housing demand in
our community and we live in a society where maegge have been brought up to want
to live in the countryside and, as | have said tefwe have an aspirational mismatch.
We cannot deliver that for everybody unless we m@yrecountryside. So what we need
to do is to provide accommodation in the town th@bple want to live in, not that it is
second choice. There are a lot of developments inothie town that are first-choice
developments. They are good room sizes; they ak designed, whether they be
contemporary designs or whether they are refurbésttsnof historic buildings, and we
are offering choice but the real key to it is tbads that will come out of The Waterfront

because that is the one opportunity to fundamentathnge the town.

Deputy Paul Le Claire:
Is this where the monies are coming from to regeeeand is that how it is going to be

spent?



Senator Freddie Cohen:

That is the one chance old St. Helier will havebewome a better town that we must
somehow or other deliver a mechanism that enshe¢giie money that comes out of The
Waterfront is not absorbed into the Treasury andged only for regeneration of the town
and that means street beautification project, ¥ maan some grant money, it will be the
core of huge regeneration. And, as | have saidrbethat if you look at what was
achieved in Broad Street and Charing Cross witleva fiundred thousand pounds of
beautification expenditure, the whole area sudd&dk on a new light and it really was
not very difficult. If you improve the public speg if you green them, if you use our
traditional materials in paving, if you put in gostleet furniture suddenly the area comes
to life and the owners of buildings invest in theuildings. If the environment is poor, if
the streets are rundown people do not invest im bweldings. A very good example of
that was at the time the Broad Street and CharingssCregeneration project was
underway it coincided with a downturn in retailind.spoke to most of the retailers in
York Street and they all had noticed an upturn usibess because their area had
improved and it really is not that difficult. Yaan put in place all the physical controls
you want by saying that your policy is going tothat you do not want to have further
developments in the countryside other than exceatioases but if you put in place the
right regeneration in the town it will happen all ds own. | am firmly of that view.
But, the key is we have got to keep control of theney that is coming out of The
Waterfront because pressure will be to take itdiitver things and particularly when we

are in possibly a downturn that that is an awfuldb money that can be used to fill



shortfalls from other areas. So | think we neethéike sure that we put in place now the
right mechanisms to keep control of that moneyiasbould be effectively outside of the
usual pot. | know there are all sorts of issuebygiothecation but in this case we should

make an exception and make sure we stick to it.

Deputy Paul Le Claire:

Right. 1 think the point is well made becauseniyin town with a young family people
sometimes forget that the town is not just a pfaceisitors and people to do business, it
is also a place for families to grow up and chifdte run free in. At the moment the big
complaint that | am getting, and | understand timis quite succinctly, is putting my child
into a car and driving to a playground on the otside of the island because there is

nowhere safe for him to run in town.

Senator Freddie Cohen:

Yes.

Deputy Paul Le Claire:

That is a big stumbling point for any regeneratoml desire of people wanting to live in
town, so | think your point about keeping that mpsafe is very important because the
first chance we would get if we had any other clearnould be to move to an area where
there is somewhere for the children to run. Cask as well, if we are going to do this

then, what density would you consider is suitablettie town area?



Senator Freddie Cohen:

| am very reluctant to give specific densities huseal think once you give an indication
of specific densities that becomes the benchmaaknagwhich developers will always
push. [ think that density is site-specific. e tast week | have looked at two town sites
where fundamentally different densities would bprapriate and | think that rather than
rush to a number | would rather say site-specd&pendent on the provision of public
amenity space, private amenity space and high{guading and that means better room
sizes. | have set a new bar and that is that, wetintegrate design for homes properly
into the planning process, that | do not want tprape any applications where the room
size is anything less than minimum standard pls.1®o, effectively | have increased
minimum standards by 10% in the interim. Furtheenbwant to make sure that we
apply the same standards across the board, sowengressible, | will not allow lodging
houses to be smaller than the minimum standarehdomal residential accommodation,
because we have got this strange structure wherecgo have a lodging house that is
much smaller in terms of minimum requirement thammal residential accommodation
and then you end up with an application, as we hyteone at the moment, to convert
lodging house accommodation into normal A to H amemdation and saying, “Oh well,
you know, it's already existing so can we pleaseehan acceptation for our particular
space because it's below standard?” So | do mak ttumber and any specific density is
the answer. | think a proactive approach direat@adind high-quality living, high-quality

amenity space and a site-specific assessment vgap¢o deal with it.

Deputy Paul Le Claire:



And do you think - before | stop asking my quessiooday, Minister, thank you for your

answers - this - here goes one of those kids | talkghg about - increase of 10% for
minimum room sizes is -- | mean it is good newhear that but do you believe that with
modern living, and the UK and the EU looking forger sizes, that Jersey is keeping
pace with that - first part of the question. Tleemd part of the question would be; if
you cannot or would prefer not to indicate the dtgrend if these developers come in, or
homeless property come in, and want to start glgiground the sites, what is going to
prohibit them or what is going to deter them in foéure from getting planning in

principle and then coming back with the developn{erdudible) that we have seen time
and time and time again? What can we do? Canaige the level of reapplication

financially to deter them? What can be done?

Senator Freddie Cohen:

Well, firstly we have got a problem with what yoodal consider is an application in
principle as we have recently found out becausectely, in layman’s terms, there is
not such a thing. There is a planning consent vatferved matters and, of course, the
issue with reserved matters is that they are cmmditwhich can be appealed against and
presumably appealed against in a court. So, ktthiat there is little you can do other
than offer developers a good deal and a good deabout prompt service, consistent

advice and a practical approach.

Deputy Paul Le Claire:

Is your service prompt at the moment?



Senator Freddie Cohen:

No, it is not.

Deputy Paul Le Claire:

Why isn't it?

Senator Freddie Cohen:

Because we are under-resourced but we recently bega given the opportunity of
having the ability to increase our fees to deliagiditional resources and within 12
months’ time you are going to see fundamentallyetieb service. But we need to be
practical about our approach to developers andppyoach is largely around really good
architecture, as you know. You ask about densitM&ll, you can increase density by
going a bit higher. It is quite easy to do and gan have very good size apartments with
a slightly taller building. We then are left witlhe conundrum of what is the appropriate
height of buildings in St. Helier? Now, people bawildly different views. If you ask
Sir Michael Hopkins he will tell you that his asse®nt of St. Helier is that four or five
storeys is the predominant level and that you @arethe odd building popping out, but
nothing more. By popping out | think his view iseoor two storeys higher. If you ask
Sir Richard McCormack for his assessment he will y®u that St. Helier can
accommodate buildings of 12, 13, 14, 15 storeys a®mdyou saw Eric Kuhne was
proposing buildings, | think, of 22 storeys higiWhat is appropriate for the town? 1 do

not know the answer and that is a debate we nebdwue, but clearly the higher you go



the greater you will deliver out of each site ah&inot an accident that in other places
there is a premium the higher you go. You may nierg, as we saw in Malmo, and a
higher price per square foot in high-rise developtmehe higher you go. That shows
what premium residents place on going tall. Nowatvis the appropriate height as a

limit for St. Helier? | do not know the answerthink we are soon to find out.

Deputy Paul Le Claire:
And it would probably be specific to these urbaarelster areas that we have been in St.

Helier anyway.

Senator Freddie Cohen:

And a microcosm of a microcosm within that becafis@u take the Westmount site as
an example - and we will be careful because wedatermining the application at the
moment - there is a very unusual site becausepitotected by being in a quarry and it is
effectively in a bowl. So you can treat heighthat site fundamentally differently from

height on The Waterfront where it is apparent tergone. So, again it just supports my

view that density is site-specific.

Deputy Paul Le Claire:
Thank you, Minister, because | lived in Canada WidKived on the floor of, | think,
what was a 19-storey building and the ground twor were parking, third floor was

amenity space and a swimming pool. We lived onvidry top but we had huge rooms,



fantastic space and great views - and the rentreasonable. So | think is it specific. |

think your answers are very welcomed.

Senator Freddie Cohen:
And if you take, for example, buildings in veryhigsettings, very often that model of car
parking on the first few floors where it is darkdaoonstrained is the answer and the

residential useable space emerges above it.

Deputy Paul Le Claire:

Thank you very much.

Connetable Simon Crowcr oft:

Are you in a position to turn an application dowachuse you do not think it is tall
enough?

I mean a good example would be the Hue Street whaeh | believe can take a tall
building, opposite the Post Horn pub on that cak gie. In the past there have been
applications for pastiche three-bedroom townhoudesyly a waste of the site in a town
centre location where you could put more develognrethere and provide more units.
But as Planning Minister are you able to say teeeetbper, “That site is being wasted

and probably not"?

Senator Freddie Cohen:



No, | think you are, but I think that moving a commmity from predominantly very small
buildings - two, three, four storeys - to much &ruildings is a process that needs to be
inclusive and the only debate we have actually &lagut it was a debate on the beach
when | first got my job over the then proposed t®a@n The Waterfront. That is really
the extent of the debate and we need to know vigatdmmunity wants. Now, we have
got the tall tower brigade over here and the kéép brigade over there. Quite what is
a tall tower we do not know, but we do know what tther end of the scale is, and the
acceptable solution for the majority of the comntyirs somewhere in between the two,
but I do not know where it is and it is a debatenged to have. There are a few schemes
at the moment that, | think, are going to focudiuat debate. You are going to have the
traditionalists at one end saying, “No, keep it Bmeep it traditional; keep everything
dependent; keep everything modelled on the traditiramework,” and you are going to
have the contemporary thinkers at the other enthgdlgat we have got new materials, a
new ability to build tall, “Let’s go taller and Istgo taller than that.” We need to have
the debate and it is a debate, actually, that shbappen to some extent outside the

planning department.

ConnetableKen LeBrun:

But surely, going on from that, you are then legvihopen because with 100 people
there will be 99 who will all have different ideasyway. Surely you, as a Planning
Department, should be coming forward with these leehmew initiatives and giving
general ideas in that so the consensus is fohedlet varying ones as well as you just said

within St. Helier. You mentioned as well about Betlier is within a bowl. It is the



opportunity. In the past you have said you havealat of these things going against, but
the only ones that have been there have not begraly many buildings of that. You
have got the hospital and you have got sort ofIQ@iMarquand House which are not
buildings for living accommodation, are they, satttvas exactly because of that that you
had then otherwise you have got tall buildings BteThomas’ church and that, which go
up at quite a way as well - 1 do not know if theras objection at that time on whether
that was too big a building. So why can’t you cofoevard - you meaning the whole
planning process - and give a whole aspect of thhathow what can fit in because
otherwise it is going to be very piecemeal agaitabese, as you said, we have got on one
had the tall and one hand the small so thereforecgome to anonymity in the middle.

Well, that does not please anybody then.

Senator Freddie Cohen:

Well it is interesting. A very interesting poinbly make because in medieval city making
medieval cities prided themselves and competecherheight of their tallest building,
usually their church and it was seen as somethirggatus to have delivered something
exceptionally tall with most of the surrounding ldings being very small. | think that
we are precluded from being able to assess thecingfaeally tall buildings in Jersey
because so far nothing or architectural merit hess ecally been suggested. We have
never had the opportunity of a debate around a ifiegm tall building with an
acclaimed architect who has delivered successfubtaldings in other communities.
We have always had really low-grade tall buildipgsposed for us and people have felt

that they were being imposed upon them rather sioamething that they could aspire to



and feel that redefined that spirit of the commyrut | do not see that it is for planning
to say we want buildings of 20 storeys becausedfde that, | know what sort of
buildings we will get. I think it is up to planmarto say that we are prepared to consider
taller buildings and it is up to an applicant topose something that, through the public
consultation process involved in the planning systeill tease out the debate in relation

to height.

Peter Thorn:

Could | say I think really is the answer to ConibdgaCrowcroft's question. It is quite
possible to turn down a building because it is tadit enough if it is supported with
policies which say, not necessarily you have gamneximise opportunities but perhaps
optimise, depending on the site conditions, but ymuld need the planning policy
framework, | think, to bring a successful defendeaorefusal of permission for that
reason. But, if it is clear that - and | thinkpitobably will be - how we finally put
together the policies remains to be seen. Itaarcthat we are going to be looking for
more housing accommodation to be provided in hupltareas and we need policies in
place which both encourage it, which is what thaftdguidelines are trying to do, but
also to regulate it in terms of its design and spaad all those sort of factors. The whole

thing needs to be rethought and not just for céStraHelier but for all the built-up areas.

Connetable Ken LeBrun:
Could I just comment with an instant thought ont?ha have put the emphasis possibly

wrongly on Planning to come forward on that butlo® other hand | suppose because we



have had all this debate over the last year orabaut The Waterfront and bringing in
people with innovative ideas and such like andttiegetrend when you have the very
tall one and that. Would not this be an opportutit ask for initiatives from outside
unnecessary planning? | mean to do it it is a noréess encourage others to come
forward with a plan and that as well because yocemsa bit reluctant to open the
floodgates in a sense, but then unless you opeat aff you are not going to have any

ideas, so if you do not have ideas you have gotake them yourself.

Senator Freddie Cohen:

Well, there is room with all planning to have aigty of different philosophies and the
philosophy | have applied to The Waterfront, theplesade quarter, is exactly the
opposite of what we are talking about. It is aboah-iconic architecture; it is about
quiet polite architecture designed to reflect thepprtions in massing of the traditional
town but in a very modern context. You could etyuaave justified an entirely different
approach and gone for something tall and iconicsandcturally magnificent that was not
designed to be polite and quiet and sink withim nat sink - but designed to sit - sorry,

not sink, sit --

Deputy Paul Le Claire:

My (inaudible) sinks.

Senator Freddie Cohen:



-- with the existing architecture and the otherldinogs in the town. There are
opportunities elsewhere in town to take completély opposite approach and go for
taller buildings because if you are cleverer aldaliér buildings you get better amenity
space around them. But for a given amount of demsit of a particular site the taller
you go the bigger public space you can have arguod tall building. So | think we
should do it but I think it is something that neéd$iave the community on board and not
be imposed upon the community. [ think that ifsitsomething that the community is
consulted upon and responds well to, it can betigedor the community. But, | think if
you just go out and throw it at the community withconsultation and particularly if it is

not of the very highest quality you will end up vdisaster.

Deputy R. Duhamel (Chair man):

All right. David, just going on a bit from that,does sound as if within the policies and
the strategies that have been outlined that ttseam iintention - whether it is realised or
not we do not know as yet - to reduce the dengispme areas and to perhaps establish a
move towards a gentrification, if that is a propard, of the better class housing of the
Victorian era in some areas. So | am just wondetanwhat extent that a reduction in the
density would be replaced by an increase in derisitgther areas. And if you as
Minister do not come forward with a policy to adtyautline where these areas under
which these policies could be applied, are we gaomget a move in either direction
either to achieve your upping the class of theebbgitoperties and perhaps replacement

with a more modern kind of idiomatic form somewhelse?



Senator Freddie Cohen:

Well, every time we think we are making progresarinarea like this we end up thinking
we have concluded and ended up going backwardse bEst example is the Ladies
College whereby reconstructing the proposals antivedting high-quality large
apartments within the historic structure and newghfguality townhouses we were
hoping that we would see a regeneration of the svbblthe area that would be focused
upon the reassembly of the once quite grand vdlasind that area into high-quality
houses and new higher density development comihgfoa reinvigorated, regenerated
area. But, unless you have got the initial regatiean seed, the catalyst, which was
supposed to be the redevelopment of the Ladiese@olhs a residential development
none of the rest will happen and it does not mdttev many policies you put in place
and how many wonderful reports you produce, it cually on the ground that
regeneration takes place. That is why we end g ttaThe Waterfront £75 million, or
expected £75 million, because that actually pravithe opportunity for us to do some of
that stuff ourselves instead of having to find wayshe areas regenerating themselves,
we can actually put some money in to make it happ&o, | think that actually
practically on the ground we need some money toentahkappen and we need to actually
look at the wider issues of something like the keadCollege. It is a great shame that we
have lost - seem to have lost - that opportunityagay for the moment because | would
have expected that by now that project would hagenbhalfway through; property
developers are bright, they would have bought upsés around the area, those would be

in the process of being reassembled into houseghantesser quality property would



have been bought up for higher density, new conteamg buildings, but without the

start you do not get it.

Deputy R. Duhamel (Chairman):
Do you think then you should be outlining developingreas which are perhaps slightly

larger than the development opportunities of isulaites in order to --

Senator Freddie Cohen:

Yes. Yes, | do.

Deputy R. Duhamel (Chair man):

Right, okay.

Peter Thorn:

That really comes back to what EDAW were puttingMard where there are groups, if
you like, of sites in particular areas where thare likely to be quite a number of
individual sites coming forward within a relativedfport period of time and the advantage
of that, not least in terms of what we think willopably happen with employment
patterns in town, it will actually put a footfallabk into service some of the shopping
areas in the north and the east of the town, butsyart to build communities where they
do not probably exist at the moment in places (ikaudible) or somewhere off David
Place, that sort of area. You start to actuallydocommunities. One of the points about

getting rid of multiple occupation in some of theek, larger properties in the town is



also the range of accommodation that is in cel8taHelier certainly, and it seems that
over the last 20 or 30 years that there has prgbladén disproportionate amount of
social rented accommodation going into those aotasery similar type, either one or
two flats. There has been very little family aceoodation built either larger flats or
indeed houses in the town and part of the attmaatibtrying to encourage people to
restore those buildings actually depends on th@@o@s to a large extent, is that you

start producing some fine townhouses which willeatt families into the town area.

Deputy Paul Le Claire:

It is interesting. Can | ask just touching on e have seen in the UK the Government
iS now going to target expenditure to help with the recession in terms of spend for the
Olympic Village and some other big projects. Are going to be considering, as you
mentioned, a number of these projects coming onfitiee opportunities are presenting
themselves at the right time? There is also th@dpnity to regenerate these areas but
are we going to have cogniscience of our econotaite s and when we decide to put

this money into the community or are we just gdimgll do it as quick as we can?

Senator Freddie Cohen:

This may be premature and | may regret saying thisat the moment we have not seen
a significant downturn. We have seen a downture bet not a significant downturn. |
met with one of the largest developers last weHle told me that they are still selling
houses and still selling apartments and they altessting them well and they are not

having to reduce their prices. 1 think a lot oé tthings that we are talking about are



actually very easy to stimulate. If you look at thork that developers are doing - if you
give them the right signals - in relation to thirlge percentage for art, that they are
willingly saying that we will deliver fantastic wks of art because we have put in place
the mechanism that makes them want to do it. Ehpartly about giving them greater
opportunity in terms of flexibility of consent; i partly about making them feel better
about themselves and it is partly about encouragiiegn to commission really good
architects who will naturally lead them to creatigygat set pieces incorporating really
good works of art and really good landscaping. V@alst the market is there you do not
actually have to do very much. In terms of theereggation of St. Helier, if you spent a
lot of the £75 million on street improvement andeta improvement and transport
improvement, the rest will all happen. You do actually have to do it, it will all
happen. Developers will find the opportunities detlver what we need as a community
at the quality that the department sets. Effeltinhat we have done as a department is
said, “Look, forget what's happened in the paste &l know that we are not desperately
proud of a lot of the buildings that have been tmtsed in past decades, but we're now
going to set the bar much higher. You deliverlyegdbod architecture; you deliver really
good art and really good landscaping and we wilvdethe consensus for you,” and that
is happening. They are taking the message. Soengrampy but a lot are getting the

message and they are doing it and it is happemrtgeground.

Connetable Ken LeBrun:
Mr Chairman, could I quickly come in there becaBsel just mentioned beforehand that

it seems to me the one thing you have forgot ttiewagh which is the chicken and the



egg situation, is you did not actually mention &y to do about the families and young
children, things for them to do, you only mentioradmbut for art and for architecture and
so on. What would you have in mind to attract &manake sure that the families felt
within that reason to put it onto that as well tmeibute towards -- | mean look at the
long debate we had just down on The Waterfront fosthe kid’s skate park in that. |

am not just thinking another one like that but | aotually thinking from that point of

view. | mean ask Paul whether his young child gredsuch like, you know. There are
ten years since the town park was mentioned, sbansense. That is when -- what is
going to come first? | mean you say about chantfiegdeas but you will not change the
ideas of people to come and live in the town if younot have something for them while

they are there.

Senator Freddie Cohen:

That is all about the public opportunity that iegented by The Waterfront cash, that is
what we should be using it for. But | can tell yinat as far as the skateboard parks are
concerned you can put as many skateboard parksuawant in the town, but unless you

get them absolutely right the kids will not usenthe

Deputy R. Duhamel (Chairman):

That is right.

Connetable Ken LeBrun:



| was not just -- yes, | used that as an examplet | am Paul is an ideal person to ask

what he would want because he has a young famttywn.

Deputy Paul Le Claire:

And before we stray if | could put this across, ameally mean this, | have grown up in
town with four brothers - lived in town all my lifeand the part about town is whether
you want to live here or whether you do not wanlive here. It is irrelevant if you have
to live here. People complain about not being &bleuy a house straightaway until they
have been here 12 years. Some of us cannot dffargses our entire lives here because
of our economic circumstances and we cannot affotdke children on holidays, and we
cannot afford to transport them backwards and fode/#o the countryside where we are
not going to build houses either. What we wouté lnd what we can do is build quality
parks. My mother moved us from Aquila Road to apjgothe wooden gate of the
Howard Davis Park and it changed our lives becauseavere able to walk out of our
front into a park, my mother could relax knowingtthve were on the big piece of grass
in safety, not wondering every time she heard acerech if one of us was under it, you

know. | think we need to deliver the town park.

Senator Freddie Cohen:

But that is all about other conversations we haa d&bout public amenity space and the
stuff you are talking about is about high-qualityppc amenity space. Yes, we should be
doing it and | do not understand why it takes sag|dbut there is nothing like having

some cash to deliver projects with and that is witee Waterfront money will deliver



instead of having to scratch around every time vaatwwo do anything for 20 years, we

will actually have cash in the kitty to make a demn on.

Deputy Paul Le Claire:

Will you push, as Minister for parks, recreatiomsgs for children?

Senator Freddie Cohen:

Yes, | will. Yes, I will but it is going to be ujp the States to take very firm control over
The Waterfront money and make sure it stays irtdive because there will be enormous
pressures to spend it elsewhere. However muchig&ak at the moment and say, “Yes,
yes, yes, it'll be all right,” particularly in ancenomic downturn there will be pressures

for it to go elsewhere.

Deputy R. Duhamel (Chair man):

Backtracking a little bit; would it be beneficiabrf the traffic planning function to be

within the planning department rather than witms$g@ort and technical services?

Connetable Simon Crowcr oft:

Or indeed within the parishes - collectively witlire parishes.

Senator Freddie Cohen:



| think there are alternative ways of looking atistac transport solutions, but perhaps a
lot of the ways that we have looked at transpoldtgmns over the last few years, and |

think they will come naturally.

Deputy R. Duhamel (Chairman):

I am thinking of things like suppose it was putward, as part of the gentrification
programme in a particular area, that one of the ways to achieve it would be the
extinguishing of the road round in front of the tmadar development. Should the
request for that come from as part of planning mdeo to generate better living
circumstances and when the denial comes from toahsimd technical services that it
cannot be done or should not be done, to what eatenwe kind of placing our eggs in

the wrong basket?

Senator Freddie Cohen:

| was trying to answer that as politely as | couletaving transport with engineers is fine
but you end up with an engineering approach. We ls®en that over so many years
internationally where it has always been assumed jylou have to keep cars and
pedestrians in a town separate. We have actwedynt that that is the worst way and the

best way of ensuring that pedestrians and cars ima@akown is to actually merge them.

Connetable Simon Crowcr oft:
Wouldn’t you say that is a better way? The besy isaactually to restrict unnecessary

traffic from entering the town in the first place.



Senator Freddie Cohen:

Well, okay, you limit the amount of traffic by hang a sensibly thought out and sensibly
funded public transport policy and although therenir minister has had a great deal of
criticism, to be fair to him he has never been gittee necessary funds to enable him to
deliver a transport system for the town that getspte from where they want to go to
where they want to go at the right time of day rataffordable price. That is actually
what we have got to deliver if we want to fundanmaéiytchange the use of the motorcar
in town, because | have friends who live in towd alo not have motorcars, but most of
my friends who live in town do have motorcars baeathere is not really a way of
getting out of town and getting around unless youdw a car from a friend or borrow a
car from your parents or a relative. If we arengoio be serious about these issues we
have got to tackle public transport and we have gt to get away from the philosophy
that everyone has to have a car whether they hitee town or whether they live in the
country because you do not. When | am in Londdo hot bother with a car - | have got
a car in the garage and never bother using itadmsthe transport facilities are good and
| use the bus and go backwards and forwards, alt bendon on the buses. It is much
better; the car is a hassle. But here you needcdéinebecause you do not have the
necessary public transport facility. So, | am igfridat again it is this situation of not
having previously applied the necessary quantumaiey to deliver a transport solution
that makes us not have to use cars. The consegwértbat is whenever | suggest a
development without car parking in town everyon®ws their hand sup in the air and

says, “How can you possibly subject mothers anttidn to not having a place to park



their car?” Well, | am afraid you cannot delivear gparking spaces for absolutely

everyone in the town because the numbers do ndt wor

Deputy Paul Le Claire:

I mean this is what | cannot get around. Isn'mibre about increasing car parking
charges in town to offset public transport so tvathave people who will come in to
conduct and share the facilities in town that thegd to without looking at town as a
second car parking place because at the momenknaw, it is a bit of a hard one to get
across when parking used to be free and still some places, we are choking in town.
Many people are just -- curtains, dust, noiseavehto sit there constantly increasing the
volume on my TV in the morning to listen to the ewhilst the noise of the traffic
comes into town, and it is all driven by the fdwttparking in Jersey - some would argue
against this but realistically - in the finance wernin town is ridiculously cheap for cars
and you will not get people out of their cars froowvn who have got nice fresh air to
come into town on buses until they are suddenlgdawith the fact that bringing their
vehicle in to conduct their work or conduct theusmess is going to cost them a lot of
money and they should take an alternative routet tiile argument in my view and this is
where | differ with you, Minister, is people in tawequire those spaces for their cars to
enable them to get to the playgrounds that exitdide of town because this is where the
density is; this is where all the people are; ihiwhere all the buildings are; this is where
all the activity is. So we need our parking spamed we need our cars - or we need to

park them - to go out.



Senator Freddie Cohen:

Well, the only way you are going to deliver thatifisou invest in public transport,
whether you get the money from increased parkirayggs or wherever, you have got to
invest in public transport. There are diminishigurns. If you start driving up car
parking too much you end up with the return drogif because people do not use their
cars and they do not deliver the expected reverd.the experiments are all there; we
have got experiments and they have been delivdredk at Freiberg, we have discussed
it before, 25% reduction in car journeys into tiitg of Freiberg in a five-year period, but
what did it require? Huge investment in publicmsport infrastructure and that is what

we need to do.

Deputy Paul Le Claire:

| was reading yesterday on the internet that théridaunnel, sub-terrain tunnel, along
with the bridge which you were endorsing whichihkhwas a very sensible suggestion
to endorse looking at this. They are now going @nis a hidden subtext - to spend €9
billion in developing a tunnel to go completely engeath Malmo to join up to that link
and that investment in transportation at that lévalomething Jersey is just never going
to put in. We just want to keep throwing out itla¢ buses and there are never going to

be enough buses.

Deputy R. Duhamel (Chairman):
Trouble is | think there are other routes becassethe vehicles themselves or the things

that vehicles bring. | mean if we change the fra they are all running on electricity,



and they are quiet, and they are clean and nomtpull then actually that would change

people’s perspectives.

Deputy Paul Le Claire:

That would help to some extent.

Connetable Simon Crowcr oft:

Can | throw in a few extra thoughts? You talk mosbout EDAW and other studies
and | was in an urban task force meeting on Monaéych you were not able to attend,
where the traffic engineers reported back on thé&®proposals to reduce unnecessary
traffic flow through the town centre, particulady Halkett Place but also a couple of
other proposals such as reducing traffic down Br&acket and York Street. The
engineers’ verdict basically, with lots of eruddaad scientific diagrams, was that to do
any of these things would have unacceptable impactbe traffic flows on surrounding
streets and therefore their conclusion appeardxk tthat we should not do any of these
things because apparently it would flow traffic @mther roads and this is at the same
time as the States have had many of their roadsedléor nigh on six months to do
engineering works, sewage works. It does seemetdhat you are basing a lot of your
hope for regeneration on this money coming from TWaterfront, but | think
regeneration of St. Helier could start tomorrow# had the ability to make some fairly
controversial - but they could be on a trial basisaffic-based decisions about the way
we use town. Certainly we must be one of the féstohic town centres which allows

commuters in the evening to funnel through our demn centre. It does seem to me



that this does not require £75 million or evenieestf it, it requires a barrier at where the
first Island Plan said the traffic would go round¢d@doned zone and that was 20 years
ago. We can have any number of studies sayinghaeld reduce traffic through a town
centre, but what | heard on Monday last week froméngineers was, “No, we can’t do

that because there’s too much traffic on the rogglt” So, what is the answer to that?

Senator Freddie Cohen:

Well | think the answer is exactly as you suggestad you try some experiments. But |
do think that to have this huge change centredrnaf@uproving our town you do need to
invest money in it. | am sure you are right thatau run experiments you will find that

you can significantly improve the experience irfatént parts of the town but we have a
big opportunity there as well and we should make shat we concentrate on the big

opportunity.

Connetable Simon Crowcr oft:
| am not saying that we do not need the money, justnisaying that some of these things

can be delivered before the money even starts pydziced.

Senator Freddie Cohen:

Yes. | mean there is a jolly good case for taldrggction of town and effectively leaving
those who are in charge of running the town toogetvith running it. One of the things
we have seen is this extraordinary episode of gaggestion with the fountain. Well we

have all been all over Europe and seen fountainsuatdabouts and | have got a few



bashes on my car but | have never had one as & mdsa fountain. But yet the

engineers’ answer, quite properly, is that you nmagtput a fountain in the middle of a
roundabout because it will impair visibility acroge roundabout. Well, you have just
got to have a compromise and be practical abouseththings. We should be
experimenting much more with many of the ideas §ftat have suggested today and

previously, so | am all for it.

Deputy R. Duhamel (Chairman):
| think fundamentally it comes back to what we was&ing and | think the transportation
planning is more properly aligned as a planningfiom than an engineering function as

building roads.

Senator Freddie Cohen:
Well, | think it is a combination of both actuallyWe do not have the skills within the
Planning Department to deal with the engineeringees of traffic modelling, for

example.

Deputy R. Duhamel (Chairman):

No, but you could say where to put the roads.

Connetable Simon Crowcr oft:
But what is the point of traffic modelling? | metaffic modelling what was gave us the

report a week ago which more or less said you damaie any changes to rat-running



through the town centre. We all know and they hdmo@n studies to show that when you
close a road not all that traffic transfers to otheutes because there is behavioural
change which is the scientific part that the taéfingineer cannot compute. Behavioural
change, as it does with us every day, when roagixlased, we make diversions, we
share cars, we do different things with our spowses our kids to work around traffic
delays and it frustrates me that TTS have beenngaibr almost a year to process the
EDAW information because they are waiting for theaffic model. The traffic model is
quite honestly nonsense because human behavisuclisa large part of how we manage
our transport needs. So | think it really doesdnge council and ministers actually to
say look, if the roads committee, for example, bfSaviour and St. Helier - because we
are the urban section - if those two roads comestigree that such and such needs to be
done then the traffic minister shall at least alkvm to trial it. At the moment | cannot

do anything in St. Helier without the express applof the Transport Minister.

Senator Freddie Cohen:

Well, | think that everyone would be clearly bestwork together. | am sure that
everyone has the same aim and you have come upgheitideal way of dealing with it
which is that you try a few of these ideas asdridf they do not work you change them
back again. They are not hugely expensive; thesllys are a barrier in a road or a

couple of bollards.

Deputy R. Duhamel (Chairman):



All right. 1 am looking at the time and | have gwte further question, if | may. Within
your design book of preferences do you have angifspebjections to the juxtaposition

of the modern schemes with the older propertigewn if it is done properly?

Senator Freddie Cohen:
Absolutely not. The concept of delivering pasticiext to traditional buildings is usually
a disaster. You are far better off to have contmemy design next to traditional

architecture and that is what | promote all theetim

Deputy R. Duhamel (Chair man)

Okay. Any further questions from the panel?

Deputy Paul Le Claire:
| think that is into the (inaudible) remark thatneoof us are worthy enough to be

ministers.

Senator Freddie Cohen:

| did not understand it.

Connetable Simon Crowcr oft:
Can | ask one? Minister, you said that you wesgsting on 10% increase on spaces in

apartments. This of course is square metresnitisubic metres.



Senator Freddie Cohen:

Correct.

Connetable Simon Crowcr oft:

And one of the things that attracts people to tldergparts of St. Helier is the heights of
the ceilings which makes the liveability of a plamemuch greater. Would you consider
adding to your requirements that the actual heighboms is also increased as well as

the square footage?

Senator Freddie Cohen:
The height of rooms depends on certain perspectiiies not something that bothers me

internally but considering you are --

Connetable Simon Crowcr oft:

But do you live in a house with high ceilings?

Senator Freddie Cohen:

I think that height of ceilings is very importarin fact the whole concept of the perfectly
proportioned room is more actually about height twath. However most modern

developments seem to be concentrated on lowemgelleights than were prevalent,
particularly up to really the end of the 1930s. ®Weuld seek to increase ceiling height
but it is practically difficult. Every time you amease ceiling height you reduce the

number of units you can get out of a development.



Connetable Simon Crowcr oft:

But not if you are willing to go higher.

Senator Freddie Cohen:

Well, yes, but there is a balance. | mean effettithe way these processes work is the
developer push the height as much as they canygndth an absolute height and then
fit as many floors as they possibly can in it. B¥@uld be trying to go like that with the

ceiling heights.

Connetable Simon Crowcr oft:

It is just something | think perhaps you could ldokdo to try and get the 10% increase
at least in ground floor accommodation becauseres@eing a room here which has got
at least 50% more ceiling height than most committ®ms and it makes a difference to

our enjoyment of the meeting.

Senator Freddie Cohen:

But we know when this building was built. Thathe reason

Connetable Simon Crowcr oft:
The other thing | wanted to ask you about was squndfing. The house to which you
alluded earlier in Brighton Road where you, | thigkiite courageously gave planning

permission despite a lot of local opposition theyt did not have parking spaces based



really on the character of the area and the fadtttiere are some people who live in St.
Helier who do not require cars and would rather lgsg for a house because it did not
have parking. | am wondering whether that is askid to the fact that | have had a
concern given to me by a constituent who is alaratdthving seen the buildings go up -
these are timber frame buildings - the thicknesshef party walls, they say, cannot

possibly provide the kind of sound-proofing thataanily requires if they have got an

anti-social neighbour. What tests are carriedasuhew build in houses and would you
be prepared to increase the requirements for spuoafing? Because, as | said, it does
seem to me this is a key factor in town living. wé are going to increase densities we
have got to give people the right to silence arright to their privacy and you do not

get that.

Senator Freddie Cohen:
Well, | better ask Peter to answer the questioraliee | had always assumed that the

modern standards for sound-proofing were more Hugguate.

Peter Thorn:
Yes, and controlled through the building bylawsu&d tests are done on completion and
we require them to demonstrate at the outset wiey inake an application they would

all meet the requisite standard.

Connetable Simon Crowcr oft:



But they are still minimum standards because tha® one which was the one in Great
Union Road where they had to go back in - the dra was a hotel, de Montford

Crescent - and redo it because the sound-proofagnet adequate, but presumably they
pushed it up to the minimum standards. We havbesh in houses where you can hear
the neighbours go to the toilet and it is not pedisand you can hear the bass of the
neighbours’ sound system. It does seem to mecpkty in timber-framed houses, we

have really got to tackle this and if necessarystveuld be pushing for higher standards

of sound-proofing in houses because that is gaingake them that much more liveable.

Peter Thorn:

They are always minimum standards.

Connetable Simon Crowcr oft:

But maybe we should be pushing them up.

Connetable Ken Le Brun:

| was just going to say that Mr Chairman. The pointhe very last question where you
are saying that everything is minimum standards @0%; why can't we erase the
minimum standard and have minimum standards theichmimcludes plus 10% and

putting another 5% on the top of our graph?

Senator Freddie Cohen:



Well, this is the first time that this issue ha®eaised and | will have to go back and

investigate. | am completely unaware of this beirmgyoblem.

Connetable Ken LeBrun:
But irrespective of that why do we say minimum stanas plus 10%? Why not just raise

the minimum standards?

Senator Freddie Cohen:
Well, we will do but | have got an interim measuhat | am not prepared to approve

anything that is anything less than the currentmirm standard plus 10%

Deputy R. Duhamel (Chair man):
The building centre in London has a permanent atxbibshowing a model of London
which is particular fine and was not particularkpensive. Do you think there is any

merit for actually having something similar on pamant display in Jersey?

Senator Freddie Cohen:
Yes, and we probably would not be too far off adsleng it with all the models we have

got at the Planning Department at the moment.

Deputy R. Duhamel (Chairman):

That is right, and they are all at different scadsn’t they?



Deputy Paul Le Claire:

Then you would have nothing to do all day!

Senator Freddie Cohen:
A town centre model in a publicly accessible spédaethe town hall would be a really
good idea and a requirement for all applicantsterpose their proposal on that model.

So somebody can come in and they can just haveka lo

Deputy Paul Le Claire:

Yes, that is a good idea.

Peter Thorn:

We used to have a town model as Deputy DuhamelCxod/croft probably remember
which was 1:500 scale and it covered an area plypladdout the size of this table if all
the boards were put together. | remember thidimglis only about that long and that
high and it is very difficult at that scale to Haeto - other than in general mass - insert a
building and compare it with its context. To bayreffective as a model, like the ones in
the office, they are a much larger scale and youldvprobably fill the whole square with

them.

Senator Freddie Cohen:



No, | think you need a physical model. My expeteras a layman of assessing
proposals is there is nothing better than a phisicael. In fact | am getting to the point

where | will not determine anything without a proaimodel.

Deputy Paul Le Claire:
What if we got one of the developers to pay forttha a percentage of their art

contribution and have it maintained?

Deputy R. Duhamel (Chairman):

It is an art form in itself really.

Senator Freddie Cohen:

Could do.

Deputy R. Duhamel (Chair man):

Celia?

Deputy Celia Scott-Warren:

Can | ask how much control you would have as Mamisthen you have got a rundown
area and you want to redevelop it, and you havengdtiple owners and some of the
properties are not in use and they are not reduwyy are unavailable to develop and
obviously it does not say that here but you migrechthe listed issue as well offer within

it. How much control would you have in --?



Senator Freddie Cohen:

Well, there are always exceptions because you dasoanally get stubborn property
owners but if you improve an area, if you set updtral improvements, beautification
of an area, the market will do the rest. Develspeitl buy out other property owners’
sites. You will get the occasional person who sdis not prepared to sell my property
no matter how much you're prepared to offer,” bugrgone has an idea of the value of
their property, if you improve the area the valeegup and the property tends to move
on to those who are interested in improving thati@aar property. So that is why |
think so much of all this is about improving thérastructure in an area and that is all
about street scope, greening up the streets, egsilvat we use granite paving instead of

tarmac - all those sort of simple things.

Deputy Celia Scott-Warren:

Right, thank you.

Deputy R. Duhamel (Chairman):
Right, | think we have come to the end of our goestso | would like to thank you for

attending and you will have the transcript of thegeedings when it has been done.

Senator Freddie Cohen:

Thank you.



Deputy R. Duhamel (Chair man):

Thank you.



