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Minister for Planning and Environment
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Jersey

JE2 4US

1 August 2009

Dear Minister Cohen,

Planning Application P/2009/1315

Wolfs Caves, La Rue de Fremont- Mourier Developments Ltd. Demolish existing structure. Construct 2 No. dwellings to include landscaping.

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

General Comments

The application published in the Jersey Evening Post on 14 July 2009 is lacking in necessary detail. The development is taking place in the Green Zone. It involves building two 5 bedroom houses with ‘infinity’ swimming pools and heavily landscaped gardens. It also involves the creation of a new 10 place car-park in Field 639, agricultural and previously undeveloped land in the Green Zone. The proposal also involves moving the existing alignment of the present coastal footpath along the development site boundary by creating a new footpath through the middle of the adjoining Zone of Outstanding Character, which is outside the planned development site. 

The application fails to refer to the Planning and Building (Jersey) Law 2002 the purpose of which is to control developments affecting the Island’s important coastal areas. Compliance is claimed with the following Island Plan Policies G1, G2, G3, G15, C2, C5, C9, C10, C11, NR2 and WM2. Disagreements with some of these claims are dealt with below.

We are especially concerned at the plan to change the nature of an important part of the historic coastal heath-land landscape and re-align the coastal foot-path to run across the centre of the Zone of Outstanding Character which is outside the development site area. 

No reasonable justification was found in the documentation for moving this long established coastal foot-path. At present this footpath follows the present development site boundary, which also marks the boundary with the adjoining Green Zone. The Zone of Outstanding Character is rightly accorded the very highest level of protection under both the Planning Law and the Jersey Island Plan and should not be disfigured by constructing another foot-path.

Commercial Purpose of the Proposed Development

Financial matters are not relevant to a planning application. Claiming that building these houses expressly to provide housing for potential wealthy immigrants, presumably to obtain a larger profit margin, is not, as is claimed in the supporting papers, another justification in favour of granting planning approval.

Extravagant Claims 

We doubt that the extravagant claims made in this submission in statements such as:

“it is unlikely that the level of understanding of the existing environment and the intricate detail required to secure its enhancement has been equalled for any other development proposal in Jersey” have been substantiated by making proposals for unnatural tree-planting and landscaping and the unspecified creation of wetland in an historic landscape setting which is characterised as a largely tree-less coastal heath-land which is devoid of any significant wet-land areas.

Those parts of the supporting documentation dealing with the required Environmental Impact Assessment fail to address why and in what way changing the local natural landscape in the way proposed will lead to “environmental enhancement”.

 Planning and Building (Jersey) Law 2002  

This application is for the demolition of the existing building and its replacement, and the construction of a similar additional building in the area of the existing car-park. 
You will be aware that it is the 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.”

This planning application effectively proposes to extend the developed area changing the northern boundary of the site into an unnatural woodland area and transferring the existing coastal path so that it traverses the middle of the adjoining Zone of Outstanding Character. This is in clear contravention of the very purpose of the Planning Law as described above.

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;”

In claiming to satisfy Policy G3 –Quality of Design, the application documents do not explain why limiting development to one dwelling would, as stated “compromise the Minister’s architectural aims as set out in the published design principles”. Proposed major changes to the landscape from coastal heath-land into a landscape containing oak and ash tree woodland and unnatural wetland areas does not, as is claimed, comply with Policy G3 (iv). 

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.”

Replacing one dwelling with two large detached 5-bedroom houses will obviously includes a large amount of new development including extensive landscaping. Indeed, within the meaning of the law, demolition followed by a completely new build, cannot be regarded as anything other than a new development. Clearly, in these circumstances the increased scale of the proposed development and its proposals for extensive unnatural landscaping should not be permitted under present planning law and established Island Plan policies endorsed by the States of Jersey for the protection of the Green Zone.

In particular, the part of the application for the construction a new public car-park with 10 spaces in Field 639, on previously undeveloped agricultural land in the Green Zone, is in clear contravention of Policy C5 for the protection of the designated Green Zone.

Conclusion

The Council strongly recommends that each and every one of those parts of the application that are in clear contravention of Planning and Building (Jersey) Law 2002 as amended, and/or the Jersey Island Plan policies, should be rejected. 

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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