
COUNCIL FOR THE PROTECTION OF JERSEY’S HERITAGE

Bonanza

La Route des Côtes du Nord

Trinity, Jersey JE3 5BJ

Telephone:862112
Minister for Planning and Environment

South Hill

St Helier

Jersey

JE2 4US

27 April 2009

Dear Minister Cohen,

Planning Application P/2009/0709

Plémont Holiday Village, La Route de Plémont, Plémont Estates Ltd. Demolish existing building. Construct 49 No. two bedroom and 27 three bedroom self catering units with associated facilities. Construct one bedroom staff accommodation. Refurbish WWII Bunker and associated landscaping and footpaths. Green Zone.

The Council for the Protection of Jersey’s Heritage objects most strongly to this application. 

Though significantly different from the previous application P/2006/1868 in that the proposed development is now intended to provide self-catering accommodation for the tourism industry and is more closely restricted to the footprint of the present, derelict buildings, the large-scale, alien architecture and physically intrusive nature of this proposed new development in the historic and beautiful landscape setting in this exceptional coastal area constitutes an application which is still in direct contravention of the very purpose of the present planning law and supporting policies contained in the Island Plan. 

 Planning and Building (Jersey) Law 2002 

Whatever the long history of the site this latest application is for a completely new development which is subject to Planning and Building (Jersey) Law 2002. 

You will be aware that it is very purpose of the Law (Article 2):

“to conserve, protect and improve the Island’s natural beauty – its character and its physical and natural environments.”

“(2) Accordingly it is the intention of this Law-

(d) to ensure that the coast of the Island is kept in its natural state.”

Policies of The Jersey Island Plan

The second of the 17 objectives of the Island Plan is: 

“Protect the character of the coast and the countryside;”

Furthermore, Jersey Island Plan policy C5 states that in the designated Green Zone where this development is planned to take place:

“there will be a general presumption against all forms of new development for whatever purpose.”

In describing possible exceptions to this policy, general requirements are laid down as follows:

“Thus, the following types of development may be permitted but only where the scale, location and design would not detract from, or unreasonably harm the visually sensitive character and scenic quality of the zone.”

None of the possible exceptions listed under policy C5 at paragraph 5.44 are applicable to this development.

There can be no question that the large-scale, location and intrusive architectural design will all detract from and harm the visually sensitive character and scenic quality of this prominent part of the Green Zone, which is immediately adjacent to a Zone of Outstanding Character. 

There is general agreement that the buildings to be demolished already detract from the visually sensitive character and scenic quality of the Green Zone in this important headland area. Replacement will do nothing to remove an incongruous blot on this scenic and historic coastal landscape which, in accordance with the present planning law and policy should be restored to its natural state and preserved as priceless Island heritage.

Within the meaning of the law, demolition followed by a completely new build, cannot be regarded as anything other than a new, large-scale development. Clearly, in these circumstances this application cannot be permitted under present planning law and established Island Plan policies for the protection of the Green Zone.

In addition, plans to demolish existing holiday-camp buildings and replace them with a new development bring Island Plan policies G15 and G 16 into effect.

The plans described for demolition and the disposal of waste are compliant with Policy G16.  The planned replacement of existing derelict buildings by 76 separate units of accommodation with ancillary buildings, sports facilities and addition car-parking on previously undeveloped land in the Green Zone fails to meet the requirements of Policy G 15 in the following respects:

1. Buildings replacement and other changes to the layout and use of the site will not enhance the appearance of this important part of the Green Zone.

2. The development will have an unreasonable impact on the local environment by reason of creating a greater visual intrusion than the present buildings.

3. This planned development is not in accordance with other stated principles and policies of the plan, especially Policy C5 listed above.

In particular, the part of the application for the construction a new car-park with 43 spaces on previously undeveloped land in the Green Zone, and the proposed demolition of historic walls and field boundaries cannot be permitted under Island Plan policies C5 and C10 respectively.

Contentious Claims

The Council wishes to emphasise that it has fundamental disagreement with the following claims made in papers submitted in support of the application:

1. The application’s claim that the present buildings should not be described as derelict. By definition (especially of property) derelict means ruined or dilapidated. These are all accurate descriptions which can be applied to the former holiday-camp buildings. 

Furthermore, it is noted with interest that the dilapidated state of these buildings brings them within the scope of Article 84 of the Planning Law which entitles the Planning Committee to require their repair or removal. 

2. As a result of the proposed new development being built:

“The view from the coastal cliff path and zone of outstanding character will be significantly improved”.

The most important view to be considered is the panoramic view from the West of the development site as seen from the cliff path running past La Hougue de Grosnez towards Plémont Bay, and from the East from the North Coast cliffs as far as Sorel Point. 

The alien architecture and large-scale of the new development, with its proposed additional car-parking surrounded by unnatural hedging extending into previously undeveloped land in the Green Zone, there can be no doubt whatsoever that the proposed new development will create a bigger and less sympathetic intrusion into this beautiful coastal landscape than the present, derelict buildings complex.

3. “The site is well suited to accommodating this development which will provide an integrated landscape layout, with the benefit of wildlife conservation”.

From what has already been written the Council disagrees that the site is well suited to accommodating this development. It is obviously most unsuited to this form of large-scale development. The landscape layout does not achieve the slightest degree of integration into this scenic and coastal setting. There is no explanation of how a development of this nature will benefit wildlife conservation. If each planned bed is occupied by a single person the site will accommodate at least 375 people at maximum capacity. It is difficult to understand how this high density human habitation will benefit wildlife conservation in this important coastal, natural habitat area.

Other Factors to be taken into Account

The Council supported the proposition passed in the States of Jersey to enter into negotiations with the owner in order to purchase the site and return it to nature as important Island heritage in public ownership.  The present application clearly states that the owner is open to offers from the States to purchase the site.

The Council notes with great interest that under Article 119 of the Planning Law the States has the power to acquire land:

“ by compulsory purchase in accordance with Compulsory Purchase of Land (Procedure) (Jersey) Law 1961 if the States are satisfied that the land should be acquired for a purpose of the Law specified in Article 2.”

The legal provisions of Article 2 are dealt with above under the heading Planning and Building (Jersey) Law 2002, as they affect this planning application, and form the principal basis of our objection. The Council now considers that compulsory purchase should be used to acquire the site.

The Council strongly supports the continuing campaign by The National Trust of Jersey to protect Jersey’s coastline including the Plémont Headland. You will be aware that this effective campaign has generated a significant level of public interest and support for the protection of the Plémont headland and its historic coastal landscape and restoration to its natural state.

We would also remind you that you received considered legal advice on the precedent set by the Royal Court’s ruling in the McCarthy case in the letter signed jointly on 24 April 2008 by SAVE Jersey’s Heritage, La Société Jersiaise, The National Trust for Jersey and The Council for the Protection of Jersey’s Heritage. Paragraph 3/ explained this in detail. I enclose a copy of this letter for your ease of reference. 

It is believed that in the circumstances described in our objection it would be seen that a decision to reject this application could only be regarded by the Royal Court as entirely reasonable under the law. There should be no grounds for appeal against such a planning decision.

Conclusion

The Council urges you to reject this application completely. It is in clear contravention of both the letter and spirit of the present planning law which is intended to allow you to protect this outstanding coastal headland in the Green Zone from the proposed large-scale and completely new development, and to open the way to its restoration to its natural state. 

In particular, your attention is drawn to the direct applicability of the existing compulsory purchase law. The Council considers this Law should be used by the States to acquire the site. This would be in complete accordance with the approved States proposition to acquire the site in order to restore it to its natural state as the priceless Island heritage it is, preserving it in public ownership for the benefit of future generations. Above all, this course of action would be in complete accordance with the very purpose of the present planning Law.   

Yours sincerely,

Nick Herbert

Chairman of the Council

Copies to:

SAVE Jersey’s Heritage

La Société Jersiaise

The National Trust for Jersey
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