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COMMENTS

In considering the proposition to request the Merigor Planning and Environment
not to approve any planning applications for depalent on the Gas Company site
and adjacent areas, other than a possible extettsibie Millennium Town Park with
underground parking if appropriate, | would ask rhems to consider the following.

1. Context

The process for determining planning applicatiagriescribed by the Planning and
Building (Jersey) Law 2002. An intention of the Lasvto ensure that when land is
developed, the development is in accordance widevelopment plan that provides
for the orderly, comprehensive and sustainable [dpweent of land in a manner that
best serves the interests of the community: thik@spurpose of the Island Plan. The
strategies and objectives of the Island Plan aestated into a framework of policies
and proposals that provide the basis for land-lesenpg decisions.

The Law requires the Minister for Planning and Eowiment to prepare and present a
draft Island Plan to the States for approval astlesery 10 years. In preparing the
draft Island Plan, the Minister must publicise &/ proposals, and consult and seek
representations from the public.

After rigorous public consultation and independ&view by planning inspectors, the
States approved the Island Plan 2011 (37 votep io June 2011, after extensive
debate (lasting almost 40 hours). Revisions tdPfla@ were approved by the States in
July 2014, primarily to meet the need for afforéabbmes over the remainder of the
Plan period, and arose largely because decisiods imathe States Assembly in 2011
were not sufficiently robust or sustainable in rimegethe Island’s housing needs for
affordable homes.

The States’ approved Island Plan is centred omBlsj but linked, concepts of —
» countryside protection;
» the wise use of resources; and
e urban regeneration.

The way that the Island Plan embodies these 3 ptsie@d seeks to realise them is by
focusing development activity, particularly resilehdevelopment, in St. Helier and
on the residential regeneration of key sites intthven. It also explicitly states that
land in the built-up area should be developed gtdr, more land-efficient densities,
to help meet the Island’s need for housing withoaiting to release more greenfield
land for development.

In June 2011 the States also approved the NortlstoHelier Masterplan. This
Masterplan takes a pragmatic look at the interesistthat can be made in the north of
the town area and sites that can be developed éySthtes and also by private
developers.

The Jersey Gas site is identified in the Masterpkbeing a key regeneration site, and
its release for development could act as a sigmficatalyst to further continue the

regeneration of this part of St. Helier. The Masi@n considers the site is suitable for
a significant new residential development (appratity 300 homes).
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Following adoption of the North of St. Helier Magtian and further consultation, the
Minister for Planning and Environment published,Saptember 2013, site-specific
Supplementary Planning Guidance, in the form oégetbpment brief, for the Jersey
Gas site. The purpose of this brief is to estaltighgeneral planning principles for the
development of the site, and to set out the guidslito be adopted when preparing
detailed proposals for its redevelopment.

In light of the above, therefore, it is clear tkizd States have already set the planning
policy framework for this area, and the contextiagfawhich investment decisions
and planning decisions should be made: the appaivile 2011 Island Plan and the
North of Town Masterplan envisage that this sitH té developed to provide new
homes that are needed to help satisfy the Isldmlising requirements. The Minister
has also issued further guidance to encourageratueeresidential development here,
within the context provided by the Island Plan &melNorth of Town Masterplan, and
which support the principle of the site being depeld to provide new residential
accommaodation.

The Law requires that, in general, planning perimisshall be granted if a proposed
development is in accordance with the Island PEamilarly, the Law also enables the
Minister to publish guidelines for the developmeht specified site and to take into
account, when considering an application to devéhap site, the extent to which the
proposed development complies with any relevardajuies he has published.

2. Gas Company Site Planning Application (PP/2014125)

In relation to the Gas Company site planning apilie, this was received by the
Department of the Environment on 9th July 2014, eatilsed and progressed in the
normal way. Following due process, the proposal eassidered and representations
were heard by the Minister at the public ministefdanning meeting held on
25th September 2014. Determination of the appbecativas deferred, primarily to
enable site visits to occur.

3. Proposition P.156/2014: GAS PLACE: PETITION — Par ou Contre?

Proposition P.156/2014: GAS PLACE: PETITION was ded au Greffe on
24th September 2014 and received by the Ministétsoh September 2014, the day of
the ministerial meeting. It would appear that thisposition is asking the States to
form an opinion and request the Minister not torape any planning application on
the Gas Company site, other than an extensionetdAilennium Town Park. Unlike
the proposal to develop this site for housing, espnted by the current planning
application, this Proposition has emerged withoutppr consultation and without
giving full consideration to other representatidresm the wider public or from the
applicant. Furthermore, the States are being askethke this decision without a full
understanding of the Gas Company site planningicgijan; without reference to the
States’ approved Island Plan and the North of 8ligd Masterplan; and without
consideration as to how the application might gaiast other policies set out in the
States’ Island Plan.

If this proposition is endorsed by the States,ilt be considered by the Minister for
Planning and Environment as a representation (mbtemsideration) by the States in
the application process. However, in endorsing Brigposition, the States will be
asking the Minister to determine an applicatiormimanner which conflicts with the
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States’ agreed Island Plan and North of St. H&Mesterplan, for which he would
require sufficient justification to do so.

If this proposition is rejected by the States, réqgresentations made by the ‘Friends of
the Millennium Town Park’, who it is believed ladmed the petition against the Gas
Company site development, will still remain to lmnsidered by the Minister in the
application process.

Whether the proposition is supported or rejectedth®y States, the weight to be
accorded to this material consideration in the rigteation of the application would

be a matter for the Minister, and would need tdaknced with consideration of all
other representations and the policies of the Stafgroved Island Plan; the North of
Town Masterplan and the Minister's own supplemegnpdanning guidance.

4, Financial considerations

If the proposition is supported and the applicaimsubsequently refused, there will
be a risk of incurring unspecified costs, and rafiohal damage of aborting and
undermining significant work on the Island Plan,rtdoof St. Helier Masterplan,
Supplementary Planning Guidance for the Jerseys®aand pre-application advice.

If the application is refused on such a point oingple as suggested by the
Proposition, there is a significant risk of a swstel appeal, and ultimately an award
of costs against the Minister. The applicant’s €dstmaking the application will run

to several hundred thousand pounds and Court costisl be up to an additional

£100,000.

5. Conclusion

The process for determining planning applicatiagriescribed by the Planning and
Building (Jersey) Law 2002, and the Minister fomfing and Environment will

determine the Gas Company site application havaggnd to the States’ approved
Island Plan, the North of St. Helier Masterplan atie Gas Company site
development brief, and all other material consitiens.

For the reasons set out above, | would ask mentbeegect this proposition.
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