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Economic Development Strategy

Executive Summary
Land Use Plan Review
Within Alderney’s planning
system, land is allocated
through the Land Use Plan
(LUP).
The States of Alderney
(SoA) is undertaking a
review of the 2011 LUP in
two phases. Phase 1 of the
review established a vision
for the Island and its
approach to housing. It was
subject to a LUP Public
Inquiry in Spring 2016, and
was subsequently approved
by Full States in July 2016.

The purpose of the Economic Development Strategy is to gather
evidence on economic development issues (principally the
economy and supporting infrastructure), and help translate the
SoA’s wider economic policies in ‘spatial’ terms.
The Strategy covers a number of topics. The findings for each topic
are summarised below. For each topic it presents recommendations
which will be used to inform the review of the LUP. The Strategy
also includes a number of recommendations which although are not
directly linked to the LUP will aid its implementation. A full list of
the recommendations is provided in Chapter 13 of the Strategy.

Phase 2 will complete the
LUP review to take account of the following topics: the economy
and infrastructure; heritage and the built environment; and the
natural environment. A LUP Public Inquiry is scheduled for 2017.
The Economic Development Strategy is one part of the ‘evidence
base’ which will inform Phase 2 of the LUP review (see diagram).
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Agriculture (Chapter 4)

Commercial (Chapter 5)

Whilst the number of people employed in the agricultural sector is
small compared to other sectors, it plays an important role on the
Island given its relationship with the natural environment,
landscape, food security, retail and tourism.

The commercial sector is important to Alderney’s economy,
reflected in the States’ aspiration to grow the number and range of
commercial business located on the Island. Users include providers
of fiduciary services, insurance products, corporate and
accountancy services, and local real estate agents. These businesses
are located in a mix of purpose built office space and floorspace
provided in converted premises on or near to Victoria Street.
Commercial floorspace is also used for public administration,
including the Court Office and Island Hall.

The limited market and challenges relating to exporting produce
means that viable competition beyond the existing agricultural
businesses on the Island (i.e. an additional large farm) is unlikely.
Commercial arable farming is also unlikely to be viable due to the
size of the market and the high machinery and input costs;
however, there may be further opportunities for pastoral-related
growing (e.g. feed grain).
Recommendations relating to agriculture include:




The existing agricultural policy in the LUP should be
reviewed, including providing more guidance on types and
intensity of agricultural uses and ancillary buildings and
uses which may be permissible.
The extent of the Agricultural Zone in the LUP should be
reviewed to ensure that it reflects both current uses and
plans for land that might be required for farming in the
future. Land no longer required for agricultural land
should remain part of the Designated Area with a
presumption against development.

The quality of existing commercial stock on the Island is generally
mixed and there are currently no fully serviced offices or office
space of the highest quality.
Recommendations relating to commercial uses include:


The LUP should make provision for additional commercial
floorspace, and protect existing commercial uses, in
particular purpose-built premises.



The LUP should introduce a preferred approach for
delivering new floorspace in accordance with a ‘hierarchy’,
which identifies preferred locations for new development.



Further consideration should be given to supporting
provision of affordable accommodation for small and
medium enterprises.



SoA should encourage the private sector to provide high
quality office accommodation for the professional services
sector.
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Industrial and Storage (Chapter 6)

Retail and High Street (Chapter 7)

Light industry and storage plays an important role as part of a
sustainable and balanced economy. There are a mix of light
industrial units and smaller garages and stores across the Island,
representing a wide range of sectors. The majority of these are
dispersed across the Central Building Area, while the remaining are
located in rural or agricultural locations in the Designated Area.
Larger industrial and storage unit areas include Braye Harbour, La
Corvée, Les Coutures, Alderney Airport and Berry’s Quarry. There
are no heavy industries currently on the Island.

Victoria Street is the focus for retail activity, accounting for around
70% of all premises. It is characterised by its comparison retail
(e.g. clothing, household goods etc.) offer, although there are
convenience retail (e.g. food shopping etc.), food and drink and
other uses. The Braye area has become an important, albeit much
smaller, secondary shopping location. The Braye area comprises a
mix of food and drink establishments, larger convenience retail
units and larger comparison retail units.

The quality of industrial and floorspace stock is mixed across the
Island.
Recommendations relating to industrial and storage uses
include:






The LUP should make provision for additional industrial
and storage floorspace requirement, introducing an
approach for delivering new floorspace in accordance with
a ‘hierarchy’, which identifies preferred locations for new
development.
To protect existing light industrial and storage uses, the
LUP should consider a presumption against change of use
from light industrial to other uses in specific locations.
The SoA should consider mechanisms and initiatives for
improving the visual appearance of industrial and storage
sites and land where they detract from the visual
appearance of the Island.

While vacancy is generally low, many retailers open for only a
couple of hours in the day, especially in the winter. The short
opening hours of many premises may be driven by the finite
amount of demand for custom from the existing population and
visitors. There are more vacancies on the southern end of Victoria
Street, which is having an impact on the vibrancy of the street.
Recommendations relating to retail and high street uses
include:


The LUP should introduce its preferred approach for
providing retail floorspace, with Victoria Street remaining
the primary location for retail and high street uses.



The LUP should consider permitting change of use from
retail to non-retail uses in the southern part of Victoria
Street.



The SoA should consider ways to assist small retailers on
Victoria Street to improve its attractiveness as a retail
location.
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demonstrate the lack of tourism demand before it can be
considered for non-tourism uses.

Tourism (Chapter 8)
The tourism market on Alderney has changed over the last few
decades from a family ‘bucket and spade’ destination towards more
niche areas including wildlife and heritage tourism. This in part
reflects the limited and sometimes unreliable transport options and
the high cost of travel to the Island.



Consider the need for a new zone in the Designated Area
for tourism uses to distinguish them from residential,
recreational or agricultural uses.

Tourist accommodation is provided by hotels, guest
accommodation, self-catering properties and Saye Bay Campsite.
The number of tourist ‘bed spaces’ has fallen from a peak in 2007
of over 530 bed numbers to around 360 in 2017. Occupancy rates
suggest that demand is very seasonal; with far higher demand in
the summer. Efforts are being made to increase the demand during
the shoulder months and to extend the season.
The tourism sector on Alderney does not just consist of tourism
accommodation – it also includes a range of food and drink and
tourism activities providers. Many of these are also used by
residents and are unlikely to be sustained if tourism levels
significantly decrease.
Recommendations relating to tourism include:


The LUP should support a range tourism sectors and
corresponding range of tourism accommodation.



Where market demand is demonstrated, the development of
new tourist accommodation should be supported.



A ‘criteria-based’ policy relating to vacant or derelict hotels
should be developed, requiring the applicant to
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dial-a-ride electric vehicles, and support for walking and
cycling.

Transport (Chapter 9)
Transport includes both to-island (air and sea) and on-island (road
and active travel). Air travel is expected to continue to be the main
way to access and leave the Island. There are issues with both the
capacity and resilience of relying on air links in their current form.
The option of a runway upgrade has been discussed on the Island in
recent years. It is understood that the land zoned for airport uses
(Zone 17) in the LUP 2016 map is sufficient for the current
operation for the airport. However, there may be a requirement for
more land / different configuration to bring forward runway
upgrades or other airport-related development.
All sea passenger services arrive and depart from the harbour, and
it is also the main location for sea freight transport. It is important
that the LUP does not hinder options for sea passenger and freight
travel that are available to Alderney now or in the future. The LUP
should acknowledge and not preclude the different uses of the
harbour as a freight, passenger transport and tourist location.



The LUP should consider the need to re-zone or safeguard
land for future airport expansion plans.



The LUP should recognise and support the operation of the
harbour, given its importance for freight, logistics and
tourism.



The LUP should introduce a requirement for new roads to
be built to an adoptable standard.
Consideration should be given to formalising Routes de
Souffrance, with the focus on routes which provide greatest
access to parts of the Island.

Whilst the risk of congestion at present is not large, it might
reasonably be assumed that an increase in population would cause
localised issues on particular roads and junctions. Improving
opportunities for more active travel (e.g. cycling, walking) may
assist in managing this risk.
Recommendations relating to transport include:


The LUP should explore options for promoting sustainable
use of motorised vehicles, which might include car clubs,
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Physical Infrastructure (Chapter 10)

Community Facilities (Chapter 11)

Physical infrastructure covers the services required to support
residents and businesses on the Island. It includes the following
types of infrastructure: water and wastewater; electricity and heat;
information and communications technology; solid waste;
sustainable building; and sand and minerals extraction.

Community facilities combine a wide range of land uses that, in
common, all help provide the infrastructure for care, wellbeing and
amenity on the Island. It includes: education; health and care;
emergency care; open space and recreation; and other facilities
such as the library and community centres.

Recommendations relating to physical infrastructure include:

Recommendations relating to community facilities include:



The LUP should protect existing and zone / safeguard
expected future locations of water, wastewater and
sewerage infrastructure.





The LUP should explicitly zone the site of the power station
and cooling pond for utilities uses.

The LUP should consider the need to safeguard land for the
expansion of St Anne’s School (which would be required if
the population continues to grow), and support
opportunities to co-locate education and other community
facilities.



The LUP should include policies which support sustainable
electricity and heat generation, and electricity and water
and heat demand management.





The LUP should safeguard land at Le Val for future
expansion of care facilities, and continue to safeguard land
adjacent to Mignot Memorial Hospital (Zone 1) for any
long term future expansion needs.

SoA should develop a long term Waste Strategy which sets
out how different types of waste will be collected, stored
and disposed of, and work towards the long-term
consolidation of waste infrastructure.



Consideration should be given to whether the LUP should
identify specific sites or locations for children’s playspace to
increase accessibility to playspace on the Island.



The LUP should include policies which support or require
the use of sustainable construction standards and
techniques in the design and construction of new and
redeveloped / refurbished buildings.



Existing allotments should be protected in the LUP. SoA
should review the provision of allotments, and if any new
allotments are provided there should be a presumption of
provision within or adjoining the Central Building Area.
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Major Infrastructure Projects (Chapter 12)
The LUP currently makes provision for some major infrastructure
projects but does not explicitly define what constitutes such a
project. Whilst it is not possible to foresee all such projects, the
LUP should provide greater clarity on the type and scale of
developments which will constitute major infrastructure projects
for the purposes of the planning system and how they will be
determined includes roles and responsibilities of the different
parties.
Recommendations relating to major infrastructure projects
include:


Greater clarity should be provided on what development
constitutes a ‘major infrastructure project’ (either through
changes to the law or policies in the LUP), including
establishing ‘thresholds’ for different types of development.



An overarching major infrastructure projects policy should
be included in the LUP.



The planning process for major infrastructure projects
should be clarified and include the need for early
engagement between the promoter and the Planning Office,
pre-application stakeholder and community consultation,
and the process for determining the application.
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Within Alderney’s planning system, land is allocated for use or development
through the Land Use Plan (LUP). The Building and Development Control
(Alderney) Law, 2002 (as amended) states that the LUP must be reviewed at least
every five years.
The States of Alderney (SoA) is undertaking a review of the 2011 LUP in two
phases. Phase 1 of the review established a vision for the Island and its approach
to housing. It was subject to a LUP Public Inquiry in Spring 2016, and was
subsequently approved by Full States in July 2016.
Phase 2 will further update the 2016 LUP to take account of the economy and
infrastructure, as well as heritage and the built environment and the natural
environment. A LUP Public Inquiry is scheduled for 2017.
To support the LUP review, the Building and Development Control Committee
(BDCC) has commissioned Arup to produce an Economic Development Strategy,
which will form part of the LUP evidence base. The Strategy has the two-fold
remit of gathering evidence on economic development issues (principally the
economy and supporting infrastructure) and in helping to translate the States of
Alderney’s wider policy in ‘spatial’ terms.
The LUP includes a long term vision for the Island. The aim of the vision is to
align the States’ overall strategic thinking with the spatial implications of the
LUP. The vision is as follows:
Alderney – a welcoming, resilient and sustainable island with a
buoyant economy and a happy and healthy community, which values
and protects the island’s unique cultural and natural environment.
The LUP also includes a series of guiding principles, which provide further
guidance on how the vision should be articulated. The guiding principles which
are particularly pertinent to the Economic Development Strategy are:


Diverse and Buoyant Economy: A place which maximises opportunities to
become a diverse and balanced economy, and which encourages innovation
and investment in existing and new commercial sectors.



A Sustainable Community: A self-dependent and sustainable community,
which enjoys a welcoming, inclusive and relaxed way of life supported by
high quality service provision.



Resilient Infrastructure Systems: Transport and utility systems which
provide resilient and efficient services that support and facilitate economic and
social activities on the Island.
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Implications of the Economic Development
Strategy for the Land Use Plan

The recommendations contained within the Economic Development Strategy will
be used to inform the review of the LUP. It also includes a number of
recommendations which although are not directly linked to the LUP will aid
implementation of the LUP and therefore should be considered by the BDCC and
SoA to meet the current and future requirements for the Island.
In particular, the Economic Development Strategy seeks to:


Understand the current demand for, and supply of, employment space and
infrastructure, and derive the likely demand in the future.



Collate information held on current employment activities and infrastructure
utilisation.



Identify the need for new or amended policies in the LUP on each economic
sector and type of infrastructure.



Set out any other matters that should be taken into account in the LUP.

This draft Economic Development Strategy will be subject to public consultation
prior to it being finalised and the LUP updated to reflect its recommendations.
As part of the LUP review, the BDCC held a Call for Sites from individuals and
organisations for changes they would like to see made to the current LUP for
individual sites. Some of the submissions comprise site specific proposals for
economic development or infrastructure related uses. Whilst there is some context
and mention of these, they are not assessed within the Economic Development
Strategy; the BDCC’s assessment of these proposals will be published in the
Phase 2 Land Use Plan Call for Sites Assessment.

1.3

Approach

The Economic Development Strategy draws on a wide range of data and
information sources, including:


A review of existing information and data (e.g. Taxation of Real Property
(TRP) floorspace data, Civil Aviation Authority data etc.).



A review of existing strategic policy documents, including the Strategic Plan
(2014) and Tourism Strategy (2017).



An audit of employment floorspace and community facilities on the Island.



An Employment Strategy States Workshop, including both States’ Members
and Officers, held in 2015.



Consultation (face-to-face interviews, telephone interviews, focus groups and
email correspondence) with various stakeholders including:
-

States of Alderney Officers responsible for economic development and the
provision of infrastructure.
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-

Alderney Chamber of Commerce.

-

Estate agents.

-

Representatives from the key economic sectors covered in the Strategy.

-

Representatives from community facility providers (including education,
health, adult social care, and emergency services).

-

Representatives from utility providers (including Alderney Electricity
Limited, Alderney Water Board and Sure).

-

Representatives from physical infrastructure and transport providers
(including the Harbour Master and Aurigny).

-

Representatives from community groups on the Island.

A list of those consulted with is provided at Appendix A.
In addition, a Stakeholder Workshop was held on 5 December 2016 to explain
progress made and test some of the emerging findings and recommendations. The
findings from that workshop have been incorporated into the Strategy. A list of
those invited is presented in Appendix B along with the results of the activity held
at the workshop in Appendix C.
We are grateful for all those who have contributed to the development of the
Economic Development Strategy.

1.4

Structure of the Economic Development Strategy

The Economic Development Strategy is structured in the following way:


Chapter 2 provides an overview of the existing LUP policies.



Chapter 3 sets out the socio-economic context and derives the overall supply,
demand and residual demand for employment floorspace on Alderney.



Chapters 4 – 8 cover, in turn, the key economic land uses on the Island:





-

Agriculture (Chapter 4)

-

Commercial (Chapter 5)

-

Industrial and storage (Chapter 6)

-

Retail and high street (Chapter 7)

-

Tourism (Chapter 8)

Chapters 9 – 11 cover, in turn, the types of infrastructure required to support
economic activity on the Island, broken down into the following categories:
-

Transport (Chapter 9)

-

Physical infrastructure (Chapter 10)

-

Community facilities (Chapter 11)

Chapter 12 explores major infrastructure projects on the Island including the
need for specific policies and planning processes to guide the consideration of
such proposals.
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Chapter 13 provides a consolidated list of the recommendations made in the
Economic Development Strategy.



Appendix A sets out those who were consulted in preparing the Economic
Development Strategy.



Appendix B provides a list of those invited to Stakeholder Workshop.



Appendix C contains the results of an activity seek views on elements of the
emerging strategy undertaken at the Stakeholder Workshop.



Appendix D sets out the methodology used to establish employment
floorspace supply and future requirements.



Appendix E contains a collection of maps which illustrate the locations of
employment uses and infrastructure on the Island.



Appendix F sets out tourism beds currently provided on the Island.



Appendix G provides the assessment of open space undertaken to support the
Strategy.
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2

Overview of Existing Land Use Plan
Policies

2.1

Overview of Existing Land Use Plan Policies

Section 7 of the Building and Development Control (Alderney) Law, 2002 (as
amended) identifies those matters which the BDCC is required to take into
account as part of its decision making. This includes:
“(b) the degree of suitability of the land to which the application relates
for residential or industrial purposes;
(d) in the case of an application for permission to carry out any
development of agricultural land, the degree of suitability of the land as
agricultural land, and the loss to the island (if the application were to be
granted) of agricultural land;
(f) the effect of the development or other work on roads, traffic, services,
public health, parks, playing fields and other open spaces…;
(g) the availability of access and the proximity of appropriate services,
including roads, electricity, water and sewage disposal;
(gb) the desirability of facilitating the sustainable development of land
having regard to the competing demands of the community for its use;”
The LUP 2016 also makes a series of references to the economic development and
infrastructure. These include:


Reference in the LUP vision to creating a buoyant economy.



Inclusion of guiding principles which reference the Island’s economy, its
services and infrastructure systems (see quoted guiding principles in Chapter
1).



Policy GEN 7 states that the BDCC will take into consideration the adequacy
of roads and public utilities to cope with increased demand arising from the
proposed development1.



Policy GEN 8 states that the BDCC will take into account the need to ensure
safe and convenient access, including the needs of people with mobility
problems.



Policy GEN 9 states that the BDCC will take into account the provision of
adequate levels of parking and open amenity space.



Policy TOW 1 relates to St Anne, and states that the provision of further new
retail developments on sites away from the Town Centre will be resisted, and
that new developments in Victoria Street must be satisfactorily located in

1

Reference to ‘development’ is in reference to the works listed in Section 4 of the Building and
Development Control (Alderney) Law, 2002 (as amended).
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relation to the character of the area and neighbouring properties, and make
appropriate provision for access, car parking and servicing.


Policy TOW 2 presents the criteria against which applications for changing
the use of ground floor retail units on Victoria Street to other uses will be
considered.



Policy TOW 3 sets out the BDCC’s approach to ensuring sufficient public and
customer off-street parking to meet the operational needs of Victoria Street,
public facilities and the essential needs of commercial developments.

The Alderney Phase 1 Housing Land Use Plan 2016 map identifies a number of
employment related zones, which are supported by policies in the Land Use Plan
Section 2: Sites. These include:
Designated Area


Agricultural Zone - includes policies on permanent and temporary agricultural
buildings.



Commercial/Industrial Zone - defines the extent of commercial and industrial
activities within the Designated Area and the scale of additional development
permitted in this zone.



Public Utility Zone - identifies public utilities and associated buildings in the
Designated Area and the BDCC’s approach to new buildings to support public
utility provision on the Island.



Recreational Zone - zones areas for recreational facilities and sets out the
approach to new buildings and extending existing buildings which support and
facilitate recreational uses.

Building Area


Zone 1 - covers the Mignot Memorial Hospital Site and safeguards the site for
health-related development.



Zone 7 - comprises a comprehensive development zone for the harbour and
Braye Bay area and provides detailed guidance on the BDCC’s aspirations for
different sub-areas of the zone.



Zone 8 - contains individual policies for Fort Albert, Fort Houmet Herbe, Fort
Tourgis, the Arsenal, Fort Ile de Raz and German fortifications.



Zone 17 – comprises the airport zone and sets out development proposals
which are permissible within this zone.



Zone 18 – relates to La Corvée industrial/commercial area and sets out criteria
which new development within this zone will need to comply with.



Zone 19 – relates to Berry’s Quarry and sets out criteria which new
development within this zone will need to comply with.

2.2

Matters for the LUP to Take into Account

In 2014, SoA published a Strategic Plan, which sets out the State’s overall vision
and strategic priorities for the Island. The Strategic Plan informed the vision and
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guiding principles for the LUP and as such there is some commonality and
overlap:
“Strategic Plan vision for 2020: Providing high quality leadership and
services for a fulfilled, sustainable and growing community in a society
which is economically vibrant and values its unique environment.
Strategic priorities:
SP1 – secure our economic future with a growing population.
SP2 – protect and promote our environment and heritage.
SP3 – improve the quality of life for all.
SP4 – modernise and improve service delivery and use of resources.”
The Strategic Plan also provides high level guidance on how it proposes to
achieve these aspirations through the production of five plans, which cover all
areas of the States activity. Of most relevance to this strategy are:




Economic Development Plan – comprises four sub-plans: energy, transport
ICT and business development.
-

Energy Plan – seeks to provide safe, affordable, secure and
environmentally sustainable energy. This includes through improved
energy efficiency and an increased focus on renewable and sustainable
energy sources.

-

Transportation Plan – seeks to increase capacity, enhance reliability and
reduce the cost of commercial transport to the Island and addresses both
aviation and maritime modes of transport. This includes expanding the
existing airport on-island.

-

ICT Plan – seeks to invest and build a world class ICT infrastructure and
identifies the need to address ICT security, infrastructure and how
improved services can support economic development.

-

Business Development Plan – seeks to ensure a prosperous future for
residents and business of Alderney through achieving sustainable
economic development.

Tourism and Marketing Plan – seeks to market the Island as a tourist
destination and as a place to relocate businesses and for residence. This
includes marketing the Island for niche tourism, creating a tourism brand and
calendar of events and publicising the activities available on-island.

Since 2014, the States has continued to refine is economic aspirations through its
Economic Development Plan2. The October 2016 version identified 15 areas of
focus including: five transportation related projects, development of a Bailiwick
Digital Strategy, creation and implementation of an annual Tourism Strategy
(discussed further in Chapter 8), attracting investors to Alderney, and creation of a
States Asset Management Plan. In April 2017 a document named Alderney: A
Clear Sense of Direction was also published to reaffirm the objectives of the
2

http://www.alderney.gov.gg/CHttpHandler.ashx?id=104793&p=0
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Strategic Plan and report on progress to date. It also set a number of evolving
strategic priorities:


Securing Alderney’s economic future by promoting the Island as a place to do
business and visit, and growing the population in line with economic and
social aspirations.



Ensuring there are no bottlenecks in either the infrastructure required for a
revitalised economy (including broadband, transport and electricity), or the
regulatory environment for new niche markets.



Protecting, enhancing and promoting the Island’s environment and heritage.



Improving quality of life for all.



Modernising and improving our social infrastructure delivery and the use of
resources.



Ensuring effective and efficient governance.

The Strategic Plan and Alderney: A Clear Sense of Direction are high level
documents, whilst the Economic Development Plan provides further detail on
specific projects and provides a mechanism for prioritising and focusing the
limited resources of SoA. The scope of these documents mean that they do not
contain quantitative aspirations and/or analysis regarding number of jobs etc. on
the Island. The Economic Development Plan identifies some of the key
employment sectors for the Island, but since it is project focussed it does not
identify those sectors which currently operate on the Island and whether they have
the potential to grow in the future.
Therefore, in producing this strategy, some high level work has been undertaken
to consider the number of new jobs the Island should seek to accommodate over
the LUP period; refer to Chapter 3 for further details.
Recommendation 1: The plan outputs should be updated to identify how many
jobs should be planned for through the LUP for the next 5 and 20 years.
Currently, the LUP sets out the strategic aspiration to create a sustainable and
buoyant economy and also zones areas for specific economic development related
land uses. However, the LUP does not identify those economic sectors which the
LUP should specifically seek to support. Through discussions with stakeholders
and the SoA, further consideration has been given to those economic sectors
which the LUP should seek to support. Based on the evidence presented in this
strategy, these should include:


Agriculture: Support for food to be produced on-island to assist in providing
food security and to support the Island’s tourism offer by enabling visitors to
consume locally sourced food.



Professional services: Strengthen the Island’s location for financial advice,
gaming and internet based businesses, attracting overseas investors and
supporting small to medium enterprises and start-ups.

Page 8

Building and Development Control Committee

Phase 2 Land Use Plan Review
Economic Development Strategy



Marine industries and other industrial uses: Support growth of these sectors
where there is investor demand.



Retail: Support a diverse and independent retail sector which meets the needs
of visitors and Islanders.



Tourism: Support the continuing growth of the tourism sector (predominantly
niche tourism) including through provision of appropriate accommodation and
enabling ‘key visitor products’ to be enhanced.



Transport and associated logistics: Promote improved inter-island transport
connections with other Channel Island, the UK, and France, recognising the
role that air and water links have in facilitating all forms of economic growth
on the Island.

It is understood that currently Alderney’s planning powers extend to the Island of
Alderney and its internal waters. The area which falls within this area is not
known definitively insofar as it extends beyond the low water line as there is no
authoritative map available showing the exact extent of the internal waters
including any larger, deeper bays. The SoA is currently seeking confirmation of
the spatial extent of this area. In addition, a new Marine Management Forum has
been set up with the aim of providing guidance for the SoA regarding the
territorial water limits and uses, based on views from key marine users and the
public. It is understood this work will focus on marine related uses and the
strategy for them.
Recommendation 2: The LUP should include policy which identifies those
economic sectors which will be supported and promoted by the plan. This
should reflect the broader aspirations of SoA and should be reviewed as part of
the five yearly LUP review to ensure it continues to reflect the States broader
aspirations.
Recommendation 3: The LUP should seek to achieve sustainable development
by promoting a balanced strategy, which takes account of the economic
development needs of Alderney in conjunction with the findings of the Land
Use Plan Review Built Environment and Heritage Strategy and Land Use Plan
Review Natural Environment Strategy.
Recommendation 4: In order to maximise the potential economic benefits of the
marine environment, consideration should be given to amending the extent of
Alderney’s planning powers so that they align with its territorial waters.
Guidance from the Marine Management Forum should be used to increase the
marine economy.
When development occurs, it places additional demands on infrastructure
including transport, utilities, education and healthcare and open space. The
delivery of key infrastructure will be vital to support SoA achieving its economic
aspirations and housing aspirations as identified in the Land Use Plan Review
Housing Strategy. This is both in terms of the potential contribution that major
infrastructure projects (such as the airport, which are discussed in Chapter 12 in

Page 9

Building and Development Control Committee

Phase 2 Land Use Plan Review
Economic Development Strategy

more detail) may make to the Island’s economy as well as infrastructure which is
required to meet the day-to-day needs of residents and visitors.
Whilst, specific recommendations in relation to on-site road and utilities
connections are provided in Chapters 9 and 10 respectively, there is a need to
consider more holistically who pays for off-site infrastructure requirements (e.g.
new children’s playgrounds, telephone exchange upgrades etc.). Potential options
to fund off-site infrastructure are presented in Table 2.1, along with the associated
pros and cons.
Table 2.1 Options to fund off-site infrastructure
Pros
SoA funds
off-site
infrastructure
requirement



Makes the Island more attractive to
external investors as it minimises
the costs of development.

Cons





Contributions
for off-site
infrastructure
are
negotiated for
each
application



A tariff-type
mechanism is
used to collect
contributions



Where development would not be
viable with contributions, enables
the Planning Office to agree to
reduced/no contributions.







A tiered system could be
introduced where certain
developments are exempt from the
tariff or make lower contributions
reflecting the more marginal
viability of developing in Alderney.





Stretches SoA’s limited resources
even further and requires existing
residents to pay for infrastructure
required to service new development.
Contributions to off-site
infrastructure requirements are
common in other jurisdictions. This
factor alone is unlikely to discourage
investors from coming to Alderney.
Perception that the process lacks
transparency since a different
position could be reached for
different developments.
Resource intensive as it will require
the Planning Office to negotiate with
applicants on the size of the
contribution to be made.
Requires developers to make
contributions to off-site
infrastructure.
Might cause viability issues for some
sites.

Once the tariff has been introduced,
requires limited Planning Office
resources since the tariff is applied
consistently to the different types
of development.

Given the limited resources of SoA it is considered that financial contributions
should be made to fund off-site infrastructure and that the system introduced
should be simple and transparent to operate. On this basis, it is considered that the
introduction of a tariff-type mechanism would be most appropriate and that
further consideration should be given to how such a system could be implemented
on Alderney.
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Recommendation 5: The LUP (with appropriate amendments to legislation if
required) should consider introducing a transparent tariff-type mechanism
which requires applicants to make financial contributions to help fund off-site
infrastructure needs created by their development.
To make sure the LUP meets the aspirations set out in the vision and guiding
principles, the BDCC should also consider how outcomes can be subject to
monitoring and evaluation.
Recommendation 6: The BDCC should design and implement a proportionate
monitoring and evaluation strategy to make sure that progress is being made
towards the objectives of the Land Use Plan in relation to economic
development.

Page 11

Building and Development Control Committee

Phase 2 Land Use Plan Review
Economic Development Strategy

3

Employment Supply and Demand

3.1

Socio-Economic Context

3.1.1

Population

Alderney’s population at the end of March 2016 was 2,035 people. Over the year
ending March 2016, there was a natural increase of 0 people and a net migration
of +29 people – giving a total change of +29 people (1.45%). This follows the
small annual increase of people in the previous year to 2015. It is too early to
know whether these small increases are the beginning of a longer trend of
repopulation; further Census releases should be monitored as they become
available.
As shown in Table 3.1, between 2007 and 2016 the proportion of children (0-15)
and working age (16-64) population decreased, while the number of people aged
65 to 84 increased. The 85 and older category remained relatively stable.
Table 3.1 Population by age group, 2007-2016
Year

0 - 15
No

16 - 64

65 - 84

85 +

%

No

%

No

%

No

%

Total

2007

293

13.2%

1,364

61.6%

470

21.2%

89

4.0%

2,216

2008

272

12.3%

1,395

62.9%

465

21.0%

87

3.9%

2,219

2009

262

12.1%

1,367

62.9%

468

21.5%

77

3.5%

2,174

2010

239

11.2%

1,345

62.8%

481

22.5%

77

3.6%

2,142

2011

215

10.4%

1,276

61.9%

500

24.3%

70

3.4%

2,061

2012

203

10.0%

1,233

60.4%

536

26.3%

68

3.3%

2,040

2013

192

9.5%

1,202

59.2%

554

27.3%

82

4.0%

2,030

2014

201

10.1%

1,162

58.6%

547

27.6%

74

3.7%

1,984

2015

200

10.0%

1,137

56.7%

579

28.9%

90

4.5%

2,006

2016

202

9.9%

1,133

55.7%

601

29.5%

99

4.7%

2,035

Net change
2007-2016

-91

-231

131

10

-181

Source: Alderney e-Census Report 2015 (2016)
In March 2015, the dependency ratio was 0.80; in other words, for every 100
people of working age (between the ages of 16 and 64), there were 80 people of
dependent age. This has increased from 0.59 in 2008. In comparison, the
dependency ratio for the UK in 2015 was 0.553. However, it should be
acknowledged that many people in Alderney who are above working age are
active either in paid work or with voluntary activities, so the high dependency
level is misleading in some respects.
3

Index Mundi, based on Office of National Statistics data (2016)
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Economy

The 2016 e-Census report shows that 781 people were employed or self-employed
in March 2016, and an additional six people were unemployed and actively
seeking work (Table 3.2). The Alderney Economic Data Report (2014) highlights
that some jobs (approximately 50 jobs, or 6% of the total) are of a seasonal nature.
Table 3.2 Population by economic status, March 2016
Economic status

No.

%

In full time education / training

171

8.4%

Employed4

633

31.1%

Self employed

148

7.3%

Non-employed

878

43.1%

Unemployed

6

0.3%

Incapacitated

15

0.7%

184

9.0%

2,035

100.0%

787

38.6%

1,248

61.4%

Other
Total
5

Economically active

Not economically active

Source: Alderney e-Census Report 2016 (2017)
Those that are employed or self-employed fall into the economic sectors shown in
Table 3.3. The sectors that are most dominant in Alderney are public
administration, construction, retail-related sectors and hostelry.
Table 3.3 Economic sectors, March 2016
Sector

Employed

Selfemployed

%

Agriculture, Horticulture, Fishing and Quarrying

4

15

2.3%

Manufacturing

6

2

1.0%

Electricity, gas, steam and air conditioning supply

31

0

3.8%

Water supply, sewerage, waste management and
remediation activities
Construction

5

0

0.6%

50

32

10.1%

Wholesale, retail and repairs

75

18

11.4%

Hostelry

69

21

11.0%

4

It should be noted that those categorised as employed are those that received wages above the
minimum threshold for Social Security contributions during the last week of March 2015. This
includes those working part time and in some cases, claiming unemployment or an incapacity
benefit.
5
‘Economically active’ refers to the proportion of a population that is either employed or actively
seeking employment. In the context of Alderney it has been taken to include those in employment,
self-employed or unemployed, but not those who are incapacitated.
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Employed

Selfemployed

Transport and storage

44

9

6.5%

Information and communication

13

2

1.8%

Finance

81

1

10.1%

Real estate activities

9

2

1.3%

Professional, business, scientific and technical activities

4

14

2.2%

25

14

4.8%

176

4

22.1%

0

5

0.6%

52

9

7.5%

Arts, entertainment and recreation

6

2

1.0%

Other service activities

1

10

1.3%

Activities of households as employers

4

0

0.5%

655

160

Administrative and support service activities
Public administration
Education
Human health, social and charitable work activities

Total6

%

Source: Alderney e-Census Report 2016 (2017)
The median average weekly earnings for employees (excluding those with
earnings from both employment and self-employment and those that earned less
than the threshold for Social Security contributions) at the end of March 2016 was
£454.02, which equates to £23,609 per year.

3.3

Existing and Future Economic Floorspace Supply
and Demand

3.3.1

Existing Supply and Demand

To inform the Economic Development Strategy, an estimate of the current
employment floorspace on Alderney has been made. Information was taken from
the following sources:


Employment sites audit, with site visits undertaken in September and October
2016.



Desk-based Geographical Information Systems (GIS) analysis, including
Digimap ‘Buildings’ layers (provided by the SoA) and aerial photography.



TRP data.

The assessment found the following levels of employment floorspace on the
island (Table 3.4). Floorspace is measured in Gross Floor Area (GFA), which is a
common planning metric and is defined as the total area of all enclosed spaces,
i.e. within the external walls.

6

Totals do not equal those in Table 3.2 as some people hold jobs in more than one sector.
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Table 3.4 Existing employment floorspace
Type

Notes on utilised floorspace

Total
Floorspace
(m² GFA)

Utilised
Floorspace
(m² GFA)

Utilisation
rate

Office /
Commercial

9,460

7,570

80%

There are a small number of premises where
it was not possible based on site visits to
ascertain whether they are currently utilised.
Given that this related to a limited number of
properties which resulted in a small
difference between the utilisation rate, the
mid-point between the two was taken.

Industrial /
Storage

18,040

16,830

93%

There are a number of premises where it was
not possible to ascertain whether they are
currently utilised based on site visits. For the
purposes of the assessment it has been
assumed they are utilised. Whilst this may
overestimate use and therefore future
demand, given that some of the floorspace
on the Island is i) of a relatively poor
quality, and/or ii) in suboptimal locations, it
is considered that a significant proportion of
new floorspace will be required over the
next five and twenty year periods and
therefore within this context any
overestimation will be marginal.

Retail

10,010

9,210

92%

-

5,150

4,650

90%

-

42,650

38,260

90%

Food and
Drink
Total

Existing floorspace is shown in Figures E.1 and E.2 in Appendix E.

3.3.2

Future Demand

In order to estimate the amount of additional floorspace likely to be required over
the plan period, the amount of existing floorspace per job has been indexed using
the expected growth in jobs on the Island. The current level of vacancy has been
taken into account, and a nominal ‘frictional vacancy’ has been applied across the
board to ensure the market is able to function properly. The anticipated future
demand for office / commercial and industrial / storage demand is set out in Table
3.5.
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Table 3.5 Future employment floorspace demand
Type

Floorspace
(m² GFA)
2017

Total Floorspace (m² GFA)
2022
Total

Total Floorspace (m² GFA)
2036

Increase

Total

Increase

Office /
Commercial

9,460

10,620

1,160

13,850

4,390

Industrial /
Storage

18,040

23,610

5,570

30,800

12,760

Given that the additional floorspace requirements have been indexed based on
current utilisation of floorspace, they are in line with recent trends that have been
seen on the Island. They are also in line with the States’ aspirations for the
economy in the future, in particular the growth of financial services and tourism
sectors. However, no adjustment based on sectoral mix has been made.
High street uses (retail and food and drink) have not been included as it is
considered that much of the additional demand can be accommodated through
intensification of existing floorspace. However, that is not to say that proposals
for new floorspace of this type should not be supported; instead, a specific plan
output will not be included. Please refer to Chapter 7 for further details of the
recommendations relating to high street uses.

3.4

Updated Land Use Plan Outputs

The LUP 2016 includes a series of plan outputs – metrics which set the
overarching growth aspirations for Alderney. Although the LUP is not the only
way in which these outputs can be delivered, they enable the BDCC to measure
the extent to which the LUP objectives have been realised. The plan outputs
describe the ‘end state’ and therefore combine existing provision with the LUP
aspirations.
Recommendation 1 (see Section 2.2) states that the plan outputs should be
updated to include economic metrics such as jobs and employment floorspace.
Table 3.6 contains updated plan outputs recommended for inclusion in the LUP. A
review of other metrics has also been undertaken to ensure that they are based on
the most up-to-date information, are consistent with economic aspirations, and
cover the entirety of the new LUP period of 2017-2022.
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Figure 3.6 Updated plan outputs for inclusion in the LUP
Output

Unit

Start of
Land Use
Plan period
(2017)7

End of Land
Use Plan
period (2022)

Net change
over Plan
period
(2017-2022)

Twenty
years
(2036)8

Population

people

approx.
2,050

2,300

+ 250

2,9003,000

…of which are
economically active

people

approx. 800

1,150

+ 350

1,500

…of which are
young people
(under 16)

people

approx. 200

260

+ 60

400

Employment

jobs

approx. 800

1,150

+ 350

1,500

Economic
floorspace: Office /
Commercial

m² (Gross
Floor Area)

approx.
9,500

10,700

+ 1,200

13,900

Economic
floorspace:
Industrial / Storage

m² (Gross
Floor Area)

approx.
18,000

23,600

+ 5,600

30,800

Households

households

approx.
1,000

1,140

+ 140

1,400

As before, ‘economically active population’ includes those in full-time or part
time-employment, or looking for employment. It excludes the non-employed
population (i.e. those not actively seeking work), those in full-time education or
training, and those who are incapacitated. It should be noted that the LUP outputs
assume full employment – i.e. that everyone who wishes to be employed is able to
do so. This is done for three reasons. First, Alderney currently has a very low
level of unemployment (only six people in 2016). Second, the LUP is aspirational
and plans for desired outputs – it is desired that everyone who wants a job is able
to find one. Third, planning for full employment constitutes the ‘upper end’ of the
requirements for the LUP. No adjustments for productivity gains have been made
over the plan period.
Whilst the number of people who are employed is important, the role of the
voluntary sector on Alderney should not be underestimated. Volunteers are not
included in the figures above, but are vital to the social flourishing of the Island.
The following chapters set out recommendations with regards to how the residual
demand for land should be met for the different types of employment uses.
Although the approach varies across the different land uses, they are all premised
on maximising the potential of existing employment locations ideally within the
Central Building Area first, followed by those sites which comprise the Building
Area but are in reality ‘insets’ within the Designated Area.

7

Source: Alderney e-Census Report 2016 (2017); Arup employment floorspace assessment.
The twenty year period (to 2036) starts from 2016, which is the base date of the Phase 1 Land
Use Plan.

8
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Recommendation 7: The LUP should consider whether building zones in the
Designated Area would be better suited to becoming part of the Designated
Area. This includes the forts (Zone 8), the airport (Zone 17), La Corvée
industrial/commercial area (Zone 18) and Berry’s Quarry (Zone 19).
Where demand cannot be met within existing sites, there is a presumption against
promoting new development within the Designated Area unless no other suitable
locations can be identified. Such an approach is considered consistent with
Section 12(1) of the Building and Development Control (Alderney) Law, 2002 (as
amended), which states that the BDCC shall not grant permission in the
Designated Area except for the types of development set out in section 12(2).
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This chapter covers the commercial agricultural sector. An overview of
agricultural activity can be found in Section 4.2. A consideration of matters
pertaining to agriculture which should be taken into account as part of the Phase 2
review of the LUP can be found in Section 4.3.
Allotments are covered in Chapter 11 (Community Facilities). Fisheries and
aquaculture will be covered in the emerging Marine Spatial Plan.

4.2

Context

The LUP zones land for agriculture, within the Designated Area (refer to Figure
E.3 in Appendix E). However, not all of the Agriculture Zone is currently used for
agricultural purposes – Figure E.3 in Appendix E illustrates the current extent of
agriculture on the Island (refer also to the Land Use Plan Review Natural
Environment Strategy). It is also not clear whether all of the zoned land is
expected to be required in the future.
Commercial agriculture on Alderney currently consists of a relatively large beef /
dairy enterprise (Kiln Farm) and a small piggery (Alderney Free Range Pigs), as
well as some agricultural storage uses at La Corvée. The limited market and
challenges relating to exporting produce means that viable competition beyond
this (i.e. a second large farm) is unlikely on Alderney.
Commercial arable farming is also unlikely to be viable due to the size of the
market and the high machinery and inputs (seed, fertilisers, herbicides, pesticides
etc.) costs, as well as wider environmental considerations such as soil quality9.
However, there are opportunities for pastoral-related growing, for example the
recent move towards growing feed grain.
There are some dairy subsidies available from the Committee for the Environment
and Infrastructure in Guernsey, conditioned on environmental protection and
enhanced welfare standards (e.g. providing sufficient housing for all beasts if
required, reduction in inorganic fertilisers). Discussions with stakeholders suggest
that dairy production on the Island would not be viable without subsidised
production.
Whilst the number of people employed in this sector is small compared to others,
it plays an important role on the Island given its relationship with the natural
environment, landscape and food security. Agriculture is related to other sectors
on the Island, in particular retail and tourism; products from the farms supply
local shops, restaurants, hotels and private residents. Local produce may play a
role in maintaining and strengthening Alderney’s offer as a distinctive tourism
destination.

9

Soil quality is considered in more detail in Land Use Plan Review Natural Environment Strategy.
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There is limited horticulture on the Island, with one nursery on the Island at
Longis Bay. It is considered that, beyond meeting the gardening needs of
residents, horticulture is unlikely to become an area of growth for the economy of
the Island due to the inputs required and challenges with exporting live or cut
plants.
Figure 4.1 Examples of agriculture on the Island
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Matters to be Taken into Account as Part of the
Land Use Plan Review

Demand for agricultural products are directly related to the population on the
Island. For example, milk production peaked in 2008; since this time, there has
been a reduction of approximately 30%, broadly tracking population on-island as
well as seasonal peaks. Given the aspiration to grow the population of the Island,
the current enterprises are able to expand to meet future demand without
additional land being allocated in the LUP, and using existing facilities (e.g. there
is capacity within the on-farm milk processing plant and slaughter house).
The LUP does not define what is considered to be an agricultural use, but states
that the purpose of the Agricultural Zone is to encourage ‘agricultural traditions
on Alderney’ and ensure that development within the zone is only for the purpose
of appropriate agricultural business. However, the Agricultural Zone does not
identify whether a change in the type or intensity agricultural use or ancillary
buildings in any given location would be acceptable. During the LUP review it
should be considered whether greater controls are required, given proximity to
protected habitats and species, impacts on soil and water quality etc. This is
considered further in the Land Use Plan Review Natural Environment Strategy.
Given that some of the existing land zoned for agricultural uses is used for nonagricultural uses (such as horse paddocking), the LUP should also consider how
this is reflected in policy.
There may be a case for removing some land from the Agricultural Zone on
environmental (or other) grounds; particularly given that a significant proportion
of the land zoned for agricultural purposes are not currently being farmed. In this
instance, land would still be within the Designated Area and so there would still
be a presumption against development. It should be recognised that re-zoning land
improves the responsiveness of planning policy to specific proposals, rather than
adhering to historic designations.
Recommendation 8: The LUP should continue to support agricultural enterprise
on the Island, whilst also recognising that Island demand is unlikely to sustain
multiple commercial providers.
Recommendation 9: The existing agricultural policy in the LUP should be
reviewed, in particular its compliance with Section 12 of the Building and
Development Control Law, 2002 (as amended) and the need to provide more
guidance on types and intensity of agricultural uses and ancillary buildings and
ancillary uses (such as agri-tourism) which are likely to be permissible, as well
as any non-agricultural uses which may be permissible in the Agricultural Zone.
Recommendation 10: The extent of the Agricultural Zone in the LUP should be
reviewed to ensure that it reflects both current uses and plans for the land that
might be required for farming in the medium and long term.
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This chapter is concerned with commercial uses. This primarily covers offices,
but also includes financial and professional services, research and development
premises and civic uses or institutions. Retail, light industry, storage and
community facilities are covered in subsequent chapters. An overview of
commercial uses can be found in Section 5.2. A consideration of matters
pertaining to commercial land which should be taken into account as part of the
Phase 2 review of the LUP can be found in Section 5.3.

5.2

Context

There are approximately 9,500 square metres (GFA10) of commercial floorspace
in Alderney. Figures E.4 and E.5 in Appendix E shows that the majority of this
floorspace is located within the Central Building Area.
In Alderney around 80% of the available commercial floorspace is currently in
use by a range of different sectors. It is estimated that around 30% of the total
floorspace is occupied by commercial finance, insurance and real estate
businesses reflecting the important role that professional service industries make
to the local economy. Key professional services on the Island include providers of
fiduciary services, insurance products, corporate and accountancy services, and
local real estate agents. These businesses are located in a mix of purpose built
office space, some of which is located on the edge of St Anne outside the Central
Building Area, such as La Corvée, and some floorspace is provided in converted
premises on or near to Victoria Street.
Within this sector, there is a substantial presence of business and professional
services related to eGaming. The Alderney Gambling Control Commission
(AGCC), located in converted office space on Queen Elizabeth II Street, is an
independent regulatory organisation for online gambling operators. The AGCC
also plays a key factor in attracting and retaining other e-gaming industry
businesses.
Discussions with stakeholders have indicated that the professional services sector
has potential to grow, with at least one international firm indicating an interest in
locating to the Island. The challenge in relation to this specific sector is about the
quality and type of office space required and how this is managed given the
Alderney market does not make speculative office development attractive.
Commercial floorspace is also used for public administration, including the Court
Office and Island Hall. The remainder of the occupied commercial floorspace is
used by other sectors including services, utilities, tourism, trade, construction and
transport.

10

Gross Floor Area is the total floor area contained within the building including external walls.
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The audit of employment floorspace found that around 20% of commercial
floorspace is vacant, although this includes the recent withdrawal of the legal firm
Carey Olsen from their premises on Albert Street. While vacancy is generally low,
there is a need to maintain a certain level of available commercial space to
accommodate churn in the market and offer choice to potential new occupiers.
Additionally, the limited scale of the market means that it is exposed to a degree
of volatility; the loss of a single occupier can have significant impact on the office
market generally.
Stakeholders have noted that growing businesses struggle to find space to move to
that is of the right quality and size, and the low vacancy rate reflects a current lack
of choice in the market. Much of the office space dates from the 1970s and 1980s
and is not of a sufficient size or quality, and offers little flexibility or scope to
upgrade or expand.
The quality of existing commercial and office stock on the Island is generally
mixed and there are currently no fully serviced offices or office space of the
highest quality11. Larger international professional services firms will require
offices with generally larger floorplates than are currently available, and occupiers
are increasingly looking for greater flexibility in adapting internal configuration of
space and features12.
Additionally, Alderney has a number of small- or medium-sized enterprises
(SMEs). Stakeholders have indicated that there are not enough smaller premises to
accommodate their needs. This has resulted in some of these businesses operating
out of less-suitable premises, such as residential dwellings.
The audit of employment floorspace has found that while a large proportion of
commercial premises are located on or around Victoria Street (around 45%), this
reflects only around 27% of the commercial floorspace, reflecting that the average
size of units on Victoria Street is around half that of premises outside the Central
Building Area.
Additionally recent purpose-built office space developments are generally located
outside of the Victoria Street area, in less accessible locations such as the Inchalla,
at Le Val, and Corvée House at La Corvée. There are also a limited number of
recent conversions of vacant buildings from other uses to office space, including
at Brickfields and the Head Office of the AGCC on Queen Elizabeth II Street.

11

While there is no industry standard for grading, Grade A in the UK is generally regarded as new,
high quality office stock, or existing stock which has undergone high-specification renovations,
and provides, as part of the building specifications, features such as suspended ceilings, raised
floors for telecoms cabling, elevators and air conditioning facilities. This compares with Grade B
space which is stock which has been previously occupied and is of a lower quality, without any
recent renovations or refurbishments. (Source: Centre for Cities (2012), Making the Grade: The
Impact of office development on employment and city economies.)
12
Source: The Instant Group (2016), Flexible Workspace Review, UK, 2016
http://www.theinstantgroup.com/media/209097/instant_uk_sor_2016_final.pdf
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Figure 5.1 Examples of office stock

5.3

Matters to be Taken into Account as Part of the
Land Use Plan Review

The commercial sector is important to Alderney’s economy, which is reflected in
the States’ aspiration to grow the number and range of commercial business that
locate on the Island. The LUP should support provision of commercial and office
stock that is of a size and quality to meet existing and future requirements and
maintain a level of flexibility and choice in the office market that is able to meet
fluctuations in demand. This includes maximising the flexibility for fit-out of
internal features and allow for the reconfiguring of layout and fixtures, to ensure
that the office space can meet the needs of a range of potential occupiers, both
now and in the future.
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There is a requirement for approximately 4,400m² GFA of additional floorspace
over the next twenty year period to meet the needs of existing businesses onisland and for firms choosing to locate in Alderney. Over the next five years, it is
expected that much of the growth in demand can be met by the stock that is
currently vacant although there may be demand for specific types of commercial
floorspace to meet specific needs. In addition for making provision for new
commercial floorspace discussions with stakeholders identified the importance of
protecting existing commercial floorspace from being converted to other uses.
Recommendation 11: The LUP should make provision for additional floorspace
requirements over the plan period and protect existing commercial uses, in
particular purpose-built premises. There should be a presumption against
change of use from office to other uses including residential; to support this, a
criteria-based policy could be established to take into account quality, fitnessfor-purpose, marketability and long term vacancy of office stock.
Commercial and office premises located on and around Victoria Street are
generally smaller in size and are refurbished or converted from other uses. Larger,
purpose built units are generally located on the edge of or outside St Anne. This
means that the type of office stock that is currently available is not likely to meet
the needs of professional services sectors, and is generally in locations some
distance from the amenities and services of Victoria Street.
Where there are opportunities to bring vacant buildings back in to use through
sensitive conversion into larger commercial premises, this should be supported
where it is balanced with the identified needs for other land uses, and the character
and function of the local area. Chapters 7 and 8 identify that there are a number of
vacant retail and hospitality buildings which could provide potential for
conversion to other uses including commercial space.
In order to meet the demand for new, high quality office stock with larger
floorplates, the LUP should encourage development in more accessible locations
within St Anne. This will also support the vitality and viability of the retail and
leisure offer on Victoria Street, and encourage the clustering of commercial
premises.
Recommendation 12: The LUP should introduce its preferred approach to
delivering new commercial floorspace in accordance with the following
hierarchy:
i.

Prioritise the re-use and conversion of existing buildings in the Central
Building Area where this will not harm the viability of other sectors.

ii.

Promote new purpose-built floorspace in sites within central St Anne.

iii.

Permit new office development outside of central St Anne for larger
floorplates only where it can be demonstrated that there are no suitable
existing buildings or development sites within central St Anne.
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There is a need to ensure that there is a suitable amount of affordable commercial
and office space to support smaller businesses and start-ups. There are a range of
mechanisms available to the SoA to encourage provision of such units including
the requirement to make provision of or make a contribution to the provision of
such units as part of development proposals, and provision of a subsidy or
reduction in rates or fees.
Recommendation 13: Further consideration should be given to the most
appropriate mechanisms for supporting provision of affordable accommodation
for SMEs.
There is a need to improve the quality and flexibility of new commercial and
office space to meet the needs of prospective new businesses looking to locate on
the Island, in particular those in the professional services sectors. However,
developers are unlikely to commit to such standards speculatively, without
assurances that occupiers are confirmed. This is a similar ‘Catch 22’ described in
the Land Use Plan Review Housing Strategy in relation to provision of homes for
professional services workers.
Recommendation 14: SoA should encourage the private sector to provide high
quality office accommodation to accommodate the professional services sector.
This includes clear signals in the LUP that this type of development is required
on Alderney.
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This chapter considers the amount of manufacturing, light industry and storage
uses currently in Alderney, the future requirements, and how the LUP will need to
address these. An overview of industrial and storage uses can be found in Section
6.2. A consideration of matters pertaining to industrial and storage land which
should be taken into account as part of the Phase 2 review of the LUP can be
found in Section 6.3.

6.2

Context

There is approximately 18,000m² GFA of industrial and storage space across the
Island. Around 7% of industrial and storage space was recorded in the
employment survey as being vacant (this is discussed further in Chapter 3). There
was also evidence of some units being underutilised. Current industrial and
storage floorspace is shown in Figures E.6 and E.7 in Appendix E.
There are a mix of light industrial units and smaller garages and stores across the
Island, representing a wide range of sectors. The majority of these are dispersed
across the Central Building Area, while the remaining 40% (constituting around
48% of the floorspace) are located in rural or agricultural locations in the
Designated Area, reflecting the importance of the Designated Area in supporting
and accommodating these uses. Larger industrial and storage units are generally
clustered together. Some are located within the Central Building Area, such as
Braye Harbour, however most are in areas just outside of the Central Building
Area (and designated as Building Area) in locations such as La Corvée, Les
Coutures, Alderney Airport and Berry’s Quarry. This distribution reflects a lack
of suitable industrial and storage premises within the Central Building Area.
The audit of employment floorspace found that, based on external appearance, the
quality of stock is mixed across the Island. In terms of spatial distribution, Braye
Harbour had a generally high quality stock, while locations outside of the Central
Building Area were generally of a poorer quality. It should be recognised that the
nature of industrial and storage uses means that a poor external appearance is not
necessarily a reflection on fitness for purpose, however it can contribute to a poor
quality environment.
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Figure 6.1 Storage units at Berry Quarry (left) and industrial sheds at La Corvée
(right).

Transport and construction account for the majority of light industrial and storage
uses, and includes automotive mechanics, smaller construction businesses and
larger sites such as the gravel works at Platte Saline. Public administration also
accounts for a significant proportion of industrial and storage space and includes
sites such as the States Works Depot at the Butes and stores at Fort Grosnez.
Other sectors which are present include services, wholesale and retail trade and
utilities. Additionally, there is some standalone storage / warehousing in use for
storing food and drink for cafes and restaurants. Braye harbour is an important
location for maritime related warehousing and storage such as freight stores and
chandleries as well as diesel storage tanks adjacent to the power station. There are
some limited light industrial premises located within St Anne. These generally
accommodate automotive mechanics and construction contractors reflecting the
demand for these uses within the more populated area of the Island, given that
they generally serve a domestic market. Additionally, some of these businesses
are occupying domestic garage spaces within residential locations, such as at
Venelles des Gaudions.
There is currently no heavy industry or manufacturing of goods on Alderney. This
is linked to the high costs of importing raw materials and machinery, and the costs
of exporting goods to overseas markets that arise from the Island’s transport
infrastructure. It is unlikely that heavy industry or manufacturing will be a viable
economic activity in the future, given these structural constraints.

6.3

Matters to be Taken into Account as Part of the
Land Use Plan Review

Light industry and storage plays an important role as part of a sustainable and
balanced economy. It supports the Island in being able to provide for construction,
storage and servicing for the key growth sectors of the economy as set out in the
States’ Economic Development Plan. These include transportation projects,
logistics and freight, tourism, marine industries and retail. The LUP should ensure
that it supports the provision of light industrial and storage floorspace to meet
needs and that any new stock provided is of the appropriate quality to meet the
needs of the occupier. Industrial and storage uses also generally command lower
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rents than other uses on the Island. Given the repeal of the C Permit13 further
consideration should be given to the need for and appropriateness of protecting
existing industrial and storage space within the Central Building Area.
Recommendation 15: The LUP should make provision for additional floorspace
requirements over the plan period and protect existing industrial and storage
uses. Further consideration should be given to the appropriateness of small
garages within the Central Building Area being converted to residential or other
uses.
Historic development has resulted in a dispersed pattern of industrial and storage
uses across the Island. This is common in other jurisdictions. Whilst
acknowledging that the SoA has limited powers to change what already exists, the
LUP does provide an opportunity to set out more guidance on those locations
which may be more suitable for industrial and storage uses in the future and which
can assist in reducing ‘bad neighbour’ uses in residential or other sensitive
locations. This could include locations such as the harbour, the Impot, La Corvée,
Mannez or Berry quarries, or the battery at Platte Saline.
In comparison there are some uses which are more fixed. For instance, marine
related industries like shipping and fishing are required to be located at or near the
harbour, and their continued presence at this location is essential to the
functioning of that industry or activity. This means that such uses at the harbour
may need to be protected from change of use, and that any comprehensive
redevelopment of the harbour should include re-provision of such uses in a
coordinated way that ensure that the need can be met.
There is also scope to better align industrial and storage locations with freight
logistics, in order to improve the efficiency of movements, and reduce the demand
for storage space. Access to adequate storage space is vital for some economic
sectors, and in particular retail. Stakeholders have indicated that the lack of
suitable storage space ancillary to retail businesses on Victoria Street has led to
occupiers moving to the Braye area where there is more storage space.
Discussions with stakeholders and the audit of employment floorspace has also
indicated that some existing industrial and storage sites could make more efficient
use of the existing space. This includes the sites occupied by the SoA and the
potential to consolidate and reduce the number of locations used for storage.
Recommendation 16: The LUP should introduce its preferred approach for
delivering new industrial and storage floorspace in accordance with the
following hierarchy:
i.

Intensification and/or redevelopment of existing suitable industrial and
storage sites.

13

Historically, under the C Permit system non-eligible landowners who wished to see their land
developed were incentivised to apply for non-residential uses such as garaging – even when the
location might be more suited for housing.
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ii.

Expansion of existing suitable industrial and storage sites on adjacent
land where this is appropriate.

iii.

Development of new industrial and storage sites in the Central Building
Area that are in accessible locations and would not give rise to ‘bad
neighbour’ uses.

Recommendation 17: To protect existing light industrial and storage uses and
manage environmental and amenity impact, the LUP should consider a
presumption against change of use from light industrial to other uses in specific
locations across the Island such as Braye harbour. Where appropriate, such
requirements should be reflected in any existing location specific policies such
as Zone 7.
Recommendation 18: The LUP should consider how future strategic
developments might contribute towards floorspace needs and plan outputs.
Historic incongruences between the types of premises required for light industrial
activities, and the space that is available has meant that many businesses are
operating out of converted garages and domestic properties, particularly in the
construction and fishing industries. This can give rise to ‘bad neighbour’ uses
where the amenity of nearby residents, and the local environment, can be affected.
A recurring theme with stakeholder engagement was the often ‘personal’ nature of
engagement with the planning system. This has historically led to ill-feeling. A
suggestion at the stakeholder workshop was to explore how mediation might be
usefully deployed as a planning tool to try and prevent, manage and resolve
disputes.
The audit of employment floorspace and discussion with stakeholders has shown
that a number of industrial and storage sites (but not limited to just these uses) are
having a negative impact on the amenity of the local area, as they are unkempt,
derelict or are used for fly-tipping. While outside the remit of land use planning
controls, such eyesores can impact on the desirability of Alderney as a tourist
destination, and can have a negative impact on the historic or environmental
quality of an area.
The SoA should explore ways to tackle this, potentially through establishing a
provision for serving notice on land owners requiring them to clean up their
premises. Additionally, a softer approach which encourages and supports the
community in being proactive in the upkeep and appearance of the area could be
delivered through a SoA-led ‘tidy island’ initiative.
Recommendation 19: The SoA should consider establishing a mediation service
to resolve protracted disputes between landowners and regarding the use of
land.
Recommendation 20: The SoA should consider mechanisms and initiatives for
improving the visual appearance of industrial and storage sites and land where
they detract from the visual appearance of the Island. This could include:
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Reviewing and enforcing the legal powers available to the SoA to require
landowners to clean up their land where it is adversely affecting the amenity
of the area.



Establishing a ‘tidy island’ initiative to encourage and enable the
community to carry out clean-up events and properly dispose of waste (see
Recommendation 28).

Figure 6.2 Examples of formal and informal storage and light industry uses in St
Anne.

Case Study: Tory Island – Tidy Island
Tory Island (Oileán Thoraí), located off the
coast of County Donegal in Ireland,
established a ‘Tidy Island’ initiative in 2016
to undertake a major clean-up of the island. A
number of sites where littered with old
vehicles and fly-tipping. A tidy island
committee was established to coordinate
community clean-up events and secure
funding for recycling facilities and gardening
equipment for the community to share.

Picture: Donegal News
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This chapter considers the scale and nature of retail and other ‘high street’ uses,
such as food and drink establishments, retail banking and leisure uses including
hairdressers, cinemas etc. on Alderney. An overview of retail and high street uses
can be found in Section 7.2. A consideration of matters pertaining to retail and
high street uses which should be taken into account as part of the Phase 2 review
of the LUP can be found in Section 7.3.

7.2

Context

Alderney benefits from an independent retail environment, which is characterised
by small, high street convenience retail14 shops such as bakers, grocers and
butchers that operate in a ‘traditional’ format with each selling a limited type of
goods. This is supplemented by comparison retail such as furniture and ‘white
goods’ (refrigerators, and washing machines etc.) as well as specialist retailers
selling gifts, books and fashion. Food represents a large part of the retail sector on
the Island, and food retailers are able to offer locally-sourced produce alongside
imported branded and non-branded goods whilst maintaining the ‘local village
shop’ experience for customers. Many of the bars and restaurants on the Island are
of a high quality, and these play an important role in supporting the local tourism
industry as well an encouraging a year round resident ‘dine out’ culture. There is
approximately 10,010m² GFA of retail and high street floorspace in Alderney
across 69 units (refer to Figures E.8 to E.11 in Appendix E); the average unit size
is therefore around 145m² GFA.
Figure 6.3 Streetscape, characterised by shops, on Victoria Street.

14

Convenience retail is concerned with low value, ‘everyday’ items that are generally bought at
smaller local premises, and for which consumers are unlikely to travel far. Comparison retail is
concerned with goods which are generally of higher value, and which consumers purchase
relatively infrequently. These can include clothing, electronics, motor vehicles and jewellery.
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Victoria Street is the focus for retail activity, accounting for around 71% of all
premises, or around 5,280m² of floorspace across 49 units. The average size of
retail premises on Victoria Street is around 108m² GFA. Taking into account food
and drink establishments, this rises to 59 units and around 7,180m² (average
122m²). This contrasts with a smaller number of units at the Braye area with a
much larger average unit size of around 340m² (290m² including food and drink
establishments).
Victoria Street is characterised by its comparison retail offer making up around
41% of the floorspace. This includes specialist retailers such as ‘The Bookshop’
and ‘Sew Much Fun’. Around 16% of the retail and high street floorspace on
Victoria Street are in convenience retail use, including the ‘Alderney Farm Shop’.
Food and drinks establishments account for a further 27% of floorspace (although
only 17% of units). Around 9% of floorspace is other types of retail such as
banks, and around 3% of floorspace (but 8% of premises) are services such as
hairdressers and beauty salons. For the remaining 5% of floorspace it was not
possible to ascertain the type of retail, in some cases because the unit was vacant.
The Braye area, and in particular, Braye Street has become an important, albeit
much smaller, secondary shopping location, accounting for around 15% of all
retail and high street premises on the Island, or around 25% (3,800m²) of
floorspace. There is general consensus amongst stakeholders that the increasing
retail and high street provision in the Braye area is undermining the primacy of
Victoria Street as the main retail location. However, the lack of storage space on
Victoria Street has, in some cases, led retailers to relocate to new or converted,
and often larger, premises in the Braye area. This illustrates that adequate access
to storage space is a key consideration for retail occupiers when looking for
premises.
The Braye area comprises a mix of food and drinks establishments, including the
Divers Inn public house and the First And Last restaurant, larger convenience
retail units provided by Jean’s Stores, which is affiliated with Alderney Farm
Shop located on Victoria Street and Le Cocq‘s Stores and larger comparison retail
units including for more bulky white goods and furniture such as London House
Ltd and R.E.M Carpets & Furnishings. Stakeholders noted that retail provisions at
the Braye area remain important for sailors and those working at the harbour
meaning a presence of some convenience retail will continue to be required.
There are a limited number of retail and other high street uses located elsewhere
in St Anne, which are generally larger ‘big box’ retailers. These include Le
Cocq’s Stores at Le Huret, and home improvement retailer Blanchard Building
Centre on Newtown Road. The Old Barn restaurant and affiliated off-licence store
are the only premises located in the Designated Area.
While vacancy is generally low, many retailers open for only a couple of hours in
the day, especially in the winter. The short opening hours of many premises may
be driven by the finite amount of demand for custom on the Island from the
existing population and the limited number of visitors. High Street was the
historic retail centre of St Anne; over the last century commerce and retail has
moved to Victoria Street. A number of retail and restaurant units remain on the
western part of High Street where it meets Victoria Street, some of which are
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vacant. In common with the southern end of Victoria Street these units are
generally of a lower quality.
While vacant units can have a detrimental impact on the vitality of a high street, a
level of churn (a ‘natural’ turnover of old retailers moving out and new retailers
moving in), is both inevitable and desirable, as it allows for new retailers to move
in that can potentially offer different or more competitive goods and services, and
that better meet the demand for a changing population. There are a number of
shop fronts, particularly in the southern part of Victoria Street, while not strictly
vacant, are not actively being used and are an indication of a likely oversupply of
retail units in this location over the longer term rather than a sign of natural churn.
Figures E.12 to E.14 in Appendix E illustrate the occupancy of retail and town
centre uses.
While the LUP plans for an increase in resident and visitor numbers, the
continued rise of internet shopping will mean that consumers are less likely to
make trips to high street stores. Given the limited availability of consumer goods
in Alderney and the additional costs associated with shipping, online retailers are
well positioned to compete with traditional ‘bricks and mortar’ retailers in
Alderney. High streets of the future will need to consider how resilience can be
built in, which could include limiting or reducing the supply of retail units to
minimise the negative effects of vacancy on the viability of the high street as a
whole, and encouraging a more diverse range of uses that are complementary,
including more leisure and community uses.
Figure 7.1 Breakdown of Retail and High Street uses (by floorspace) on Victoria
Street

3%
5%
9%
Retail - Comparison
41%
15%

Food and Drink
Retail - Convenience
Retail - Other
Vacant / Unknown
Services

27%

Source: Employment audit, September/October 2016
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Figure 7.2 Specialist comparison retail on Victoria Street.

Figure 7.3 Food and drink establishment as part of a hotel on Victoria Street.
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Figure 7.4 Convenience supermarket on Braye Street

7.3

Matters to be Taken into Account as Part of the
Land Use Plan Review

The retail environment in Alderney is an important part of the economy,
accounting for up to 14% of jobs (alongside wholesale and repairs), and forming
one of the key sectors identified for growth in this Strategy. Stakeholders have
highlighted the importance the traditional retail environment plays in supporting
the community and the Alderney ‘way of life’, and contributes to the special
qualities that make Alderney attractive for residents and visitors. There is
anecdotal evidence, however, that consumer demand has been dropping in recent
years, and the profitability of retail businesses is increasingly constrained. This
has been attributed to a steady decline in the number of people living on the
Island, but is also strongly linked to the number and seasonality of tourist visits
(which is discussed further in Chapter 8). Additionally, more structural changes in
the way people shop, such as the increasing prevalence of online shopping, further
impact on the viability of the high street more generally.
These factors mean that there is currently a low demand for retail space on the
Island, which are unlikely to be offset by the population increase being planned
for in the LUP. The LUP will therefore need to plan to manage changes to the
nature of retail on Victoria Street in particular, recognising that the range and
quality of shopping on the Island effects the attractiveness of Alderney as a place
to live, work and visit. For this reason, the LUP should focus on more intensive
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use of the existing stock to ensure a vibrant retail sector rather than provision of
new floorspace.
Recommendation 21: The LUP should promote active retail use of existing
retail stock. The LUP should identify any appropriate uses that retail might be
allowed to be superseded by, and where the underlying (future) use should
remain principally as retail.
Victoria Street should remain the primary location for retail and high street uses,
with a high level of occupancy, and active uses throughout the day and into the
evening. The strong local high street character should be protected and enhanced.
The LUP should support this aspiration by resisting the creation of new retail
units outside of Victoria Street unless the need for such retail units can be
demonstrated and that there are not sufficient premises within the Victoria Street
area. Evidence also suggests that the provision of ancillary storage space is a key
consideration for retailers when looking for new premises, and the lack of space
on Victoria Street has impacted on its viability by pushing retailers to the Braye
area. Further consideration should be given to ways to improve access to storage
on Victoria Street.
It should be acknowledged that there will likely also be a level of demand for
some larger retail premises that cannot be accommodated on Victoria Street.
These larger units may be appropriate in locations such as at Braye/The Cutting,
but only where this will not adversely impact the viability of Victoria Street. The
Braye area should continue to be a secondary location for retail and high street
uses, focused on food and drink, supermarkets and white goods and bulky items.
Recommendation 22: The LUP should introduce its preferred approach for
assessing proposals for retail floorspace, in accordance with the following retail
hierarchy:
i.

Support Victoria Street as the primary location for retail and high street
uses, with the Braye area providing a secondary retail centre,
particularly for food and drink, and bulky goods.

ii.

There is a presumption against new retail and high street premises
outside Victoria Street. Applications for retailed related uses in other
parts of the Island will need to demonstrate how they minimise adverse
impacts on the vitality of Victoria Street and that the proposed uses
cannot be accommodated in Victoria Street (this is likely to particularly
relate to bulky items and white goods).

Recommendation 23: Further consideration should be given to ways to improve
access to storage space ancillary to retail and town centre uses on or near
Victoria Street.
Victoria Street retailers are generally small, independently-owned businesses that
are not able to take advantages of scale or bulk in the same ways as larger retailers
elsewhere. This contributes to low profitability and impacts on the viability and
attractiveness for retailers to locate on Victoria Street. The SoA could explore
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mechanisms to assist small retailers by reducing costs and tackling barriers to
growth. This could include creating an ‘enterprise zone’ focussed on Victoria
Street to offer tax-breaks in TRP rates for businesses of a certain type falling
within a defined area. In order to strengthen the relationship between TRP and the
planning system, consideration of how particular retail might be classified could
be undertaken and these classifications aligned in the planning and TRP systems.
Support might also include supporting retailers in establishing shared stock
storage or delivery systems.
Recommendation 24: The SoA should consider ways to assist small retailers on
Victoria Street to improve the attractiveness of Victoria Street as a retail
location.
In the southern part of Victoria Street in particular, a lack of demand is having a
negative impact on the vibrancy of the street. This suggests that a consolidation or
reduction in the number units used for retail uses in this area may be appropriate,
in order to ensure that Victoria Street remains an attractive place to visit.
This means that it may be appropriate for some retail and high street premises to
change to non-retail uses where proposals come forward. Given the lower demand
in the southern part of Victoria Street, the LUP could consider permitting change
of use to non-high street uses in this location whilst retaining retail uses in the
northern half of the street. Such changes of use would need to be more carefully
managed to ensure new uses have active frontages that enable direct visual and
physical connection between the street and the interior of the buildings. This
option is considered more realistic in comparison to others considered, for
example ‘vertical zoning’. The existing units on Victoria Street can, in the main,
only be accessed from the front door. Therefore, it would be more challenging to
convert the first floor use to another use whilst maintaining the ground floor in
active retail use.
Recommendation 25: The LUP should consider permitting change of use from
retail to non-retail uses in the southern part of Victoria Street.
Recommendation 26: The LUP should review Policy TOW4 to include more
detailed guidance on the design of shop fronts, particularly with regard to
managing change of use to non-retail uses.
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This chapter covers tourism on the Island both in terms of accommodation and
facilities tourists use when on Island. An overview of tourism on Alderney is
provided in Section 8.2, followed by a consideration of matters which should be
taken into account as part of the Phase 2 review of the LUP in Section 8.3.

8.2

Context

Tourism on Alderney is overseen by the Business Development, Tourism and
Marketing Committee. It produces an annual Tourism Strategy; the 2017 version
sets out the Island’s aspiration to grow the tourism sector on the Island, in terms
of number of tourists, length of season, and level of spend through increasing the
Island’s draw for niche tourism. In order to do this, it is important that the
accommodation and facilities are in place to support this aspiration. Events such
as Alderney Week – which attracts many visitors alongside locals, and is always a
great success – highlights the potential of the Island in relation to tourism.
The tourism market on Alderney has changed over the last few decades from a
family ‘bucket and spade’ destination towards more niche areas. Niche tourism
tends to have a higher level of spend per head, as well as different characteristics
in terms of age of visitor, time of visit and lengths of stay. Niche markets which
are currently operating on Alderney include the following:


Wildlife tourism, including bird watching and marine tourism.



Heritage tourism, particularly military heritage (forts and World War II
constructions). It is understood that more could be done to support this market,
through greater marketing, interpretation and making sure that buildings of
interest are safe to visit. This opportunity is linked to the Land Use Plan
Review Built Environment and Heritage Strategy.



Activity tourism, including angling, walking, bell-ringing, and so on.

A Departing Travellers Experience Survey of airport and ferry departures was
undertaken in Summer 2016, which found that:


Average stay is 5.3 days, although around 20% are day visitors only.



The majority of visitors (over 60%) are from the UK; others were from other
Channel Islands, France and the rest of Europe.



Average spend per visitor departing by air is £501. For visitors travelling by
Bumblebee ferry, the average recorded spend was much lower at £74,
reflecting the shorter length of stay for these types of visitors. Average spend
for day visitors was £24.

However, there is currently no accurate visitor number information for the Island.
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Figure 8.1 Examples of tourism accommodation and activities on the Island

There is a clear relationship between tourism and transport links to and from the
Island (see Chapter 9). It is widely felt by operators that limited transport options
and the high cost of travel is putting off many people from visiting, and making it
difficult to compete with cheaper destinations. There is anecdotal evidence that
unreliability of transport links and difficulty in advance booking has deterred
regular groups and individuals from returning to the Island. The difficulty in
travelling to and from multiple Channel Islands also means that the opportunities
to encourage ‘island hopping’ tourism (i.e. spending a few nights on each island)
are currently limited.
The tourism season peaks do not generally coincide with those of traditionally
‘family holiday’ destinations, reflecting Alderney’s market. For example, the last
week of September is normally very busy as children go back to school and older
visitors arrive. In contrast, the UK Late August Bank Holiday is usually much
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quieter15. Efforts are being made to increase the demand during the shoulder
months and to extend the season. However, the experience from operators
suggests that only limited numbers of tourists are attracted by out-of-season
events such as the literary festival.
Tourism beds are monitored by States of Alderney / Visit Alderney. Table 8.1
shows the number of tourist accommodation providers and sleeping spaces
available on the Island. The breakdown of accommodation summarised in Table
8.1 is provided within Appendix F. Figure 8.2 illustrates the change in
accommodation numbers since 2000, falling from a peak in 2007 of over 530 bed
numbers to under 330 in 2015 and 2016. There has been a slight increase in
tourism beds for 2017, rising to 356.
Table 8.1 Tourism bed spaces on Alderney
Type

Number

Hotels

Sleeps
1

69

Guest accommodation

11

157

Self-catering

26

130

1

Max. 350

38

356

Camping
Total (excluding camping)

Source: Visit Alderney
Figure 8.2 Examples of tourism accommodation, 2000-2017
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15

Note, Alderney itself does not observe Late August Bank Holiday, and instead observes a bank
holiday in early August to coincide with Alderney Week.
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The locations of tourist accommodation, excluding self-catering and camping, are
mapped in Figures E.15 and E.16 in Appendix E16. There is some anecdotal
evidence that demand for accommodation is high, including that some visitors
booking a year ahead. However, the fact that some existing tourist establishments
are currently up for sale might suggest that the market is limited, at least for the
type of accommodation offered by these establishments. Occupancy rates are not
routinely monitored, however some work was undertaken as part of the Living
Islands initiative in 2014 on occupancy throughout that year. It found that
occupancy was highly seasonal, ranging from above 80% of rooms in June and
August to around 15% in January. Events such as Alderney Week may therefore
be distorting the picture and the low overall occupancy levels felt by some
operators. Across 2014, there was an average room occupancy rate of 52%.
Figure 8.3 Occupancy by month, 2014
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Source: Visit Alderney / Living Islands
Note: the difference between beds and rooms is where accommodation is ‘underoccupied’, for example single occupancy of a double room.
It is understood that the distinct profile of visitors favour particular types of
accommodation, e.g. whilst walkers tend to stay in bed and breakfasts or hotels
such as the Braye Beach, anglers tend to favour self-catering accommodation. The
States of Alderney Departing Travellers Experience Survey (2016) also found that
only around 30% of visitors reported spending money on accommodation; many
others stated that they were staying with family and friends who are residents on
the Island or who own holiday homes.
Tourism provides the opportunity of renovating and re-using some of the Island’s
heritage assets, either for accommodation or simply for attractions in their own
right. The Land Use Plan Review Built Environment and Heritage Strategy
16

The maps are based on the audit of employment space undertaken in September and October
2016, and do not exactly match the establishments outlined in Appendix F due to subsequent
openings and closures.
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concludes that active re-use can be an important part of protection; examples such
as Fort Clonque (see below) are a good example of this.
Case Study: Fort Clonque
Fort Clonque is a renovated Victorian fort on
the west of the island, currently managed as
self-catering tourist accommodation by the
Landmark Trust. The Fort is very popular
(most dates for the 2017 and 2018 summer
seasons are already booked), and may act as a
model for the re-use of other heritage assets
on the Island.

Picture source: Wikimedia Commons

Visit Alderney is the main platform for tourism marketing on Alderney. A rating
system for accommodation has been established, although there has been some
discussion over the value of the rating and the criteria used for scoring. There is a
perceived lack of support for Alderney’s tourism sector amongst operators from
Visit Channel Island and tourism operators on Jersey and Guernsey.
The tourism sector on Alderney does not just consist of tourism accommodation –
it also includes a range of food and drink and tourism activities providers. These
are also used by residents of the Island; there is therefore an important
relationship between tourism and community facilities on the Island. Many of
these ‘supporting services’ close over the winter months. There is a ‘catch 22’ in
that it is often unviable for restaurants and activity providers to stay open for a
longer season, yet it is difficult to attract tourists to the Island when they are not
open.

8.3

Matters to be Taken into Account as Part of the
Land Use Plan Review

In accordance with the Tourism Strategy 2017, the LUP should support a range of
tourism markets. Further consideration should be given to the supporting
infrastructure required, and any inter-relationships with other sectors and socioeconomic considerations (e.g. ensuring that the growth of tourism is managed to
maximise the overall economic impact and social aspirations such as the wider repopulation of the Island).
The Land Use Plan Review Built Environment and Heritage Strategy and Land
Use Plan Review Natural Environment Strategy consider how the LUP should
response to the built and natural environment respectively. Alderney’s special
assets should be protected and enhanced not only for their intrinsic value but also
for their role in supporting niche tourism.
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Recommendation 27: The LUP should support a range of types of tourism and
corresponding range of tourism accommodation particularly supporting niche
tourism markets.
Recommendation 28: The SoA should develop a ‘tidy island' initiative to ensure
the island remains attractive to visitors. This should include waste collection
and storage, littering, fly tipping, amenity impacts of building and land, and
vehicle storage and disposal.
Unlike other types of economic floorspace, it is not proposed that the LUP should
include a plan output for the specific number of tourism beds over the plan period.
This is because capacity to accommodate tourists is based not only on an absolute
number of beds but also on occupancy rates at various points of the season.
Increased tourism numbers in the shoulder months could be at least in part
accommodated in existing facilities.
However, it is the view of SoA that more tourist beds would be required to meet
an aspiration for increased tourism numbers. In this context, there is both a
requirement to i) support the development of new tourist accommodation, and ii)
protect existing tourism accommodation from being converted or redeveloped to
non-tourism uses. However, this should not preclude the redevelopment of sites
which are no longer suitable for this use or where there is no demand for
accommodation. Given the broader SoA aspirations it is recommended that the
need for a plan output relating to tourism beds should be kept under review in
subsequent LUP reviews.
As shown in the bed data above, self-catering accommodation is an important part
of the offer, and acts to make up any deficit in hotel spaces. Regulation of selfcatering property is undertaken through the Tourist (Alderney) Law, 1956, which
prohibits the letting or subletting of accommodation to any person for a period of
three months or less except in accordance with a permit issued under the Law.
TRP rates for self-catering accommodation have been reduced to the domestic rate
to encourage owners to open their properties up to the holiday rental market. Selfcatering accommodation is currently a difficult market to regulate, given its
informality and relative ease in which residential properties can be used for or
converted into self-catering particularly given the rise of Air B&B and other
similar business models. However, there does not seem to be an appetite on the
Island for a separate ‘use class’ for self-catering accommodation. If there is a
desire to monitor or regulate self-catering accommodation on the Island, it might
be done outside the planning system, e.g. through the rating system and/or TRP.
This would accord with the aspiration set out in the Tourism Strategy 2017 to gain
improved tourism data to inform future policy making, and would complement the
visitor monitoring work commenced in January 2017. The SoA should consider
publishing tourism data to allow it to be used by other stakeholders.
Recommendation 29: The SoA should monitor the number (and uptake) of
tourism beds on the Island and vacancy levels, and where market demand can
be demonstrated support the development of new tourist accommodation. In
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order to track accommodation providers, the SoA should consider ways of
monitoring self-catering accommodation.
Recommendation 30: The LUP should introduce a criteria-based policy relating
to vacant or derelict hotels, requiring the applicant to demonstrate the lack of
demand for its continued tourism use before it can be considered for nontourism uses.
The LUP 2016 has a presumption against new development in the Designated
Area, as well as a presumption of no net new dwellings. Given these
presumptions, it should be considered whether the LUP needs to be clearer on the
role of tourism uses in the Designated Area, to ensure that they cannot be
converted to residential uses at a later stage. This might be done through a
separate tourism ‘sub-zone’.
Anecdotal evidence suggests that Saye Bay Campsite is well used during a short
summer peak, but is far less busy outside this peak. Given air baggage restrictions,
campers struggle to get their equipment to the Island. The SoA should consider
the role the campsite should play in the overall tourism strategy for the Island,
which might include an enhanced ‘glamping’ offer or events held on the site.
Recommendation 31: It should be considered whether tourism uses in the
Designated Area should be zoned under a new zone in the LUP, to distinguish
them from residential, recreational or agricultural uses.
Recommendation 32: The role of Saye Bay Campsite should be reviewed to
ensure that it complements the tourism activity on the Island and maximises its
contribution to economic development.
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Effective and co-ordinated transport networks have an important role in
supporting and facilitating sustainable development; this is especially true for
Alderney given its size and isolation. For many business and residents, the
fortunes of the Island rest on the extent, reliability, capacity and affordability of
transport to Alderney.
This chapter covers a variety of types of transport, both to-island (air and sea) and
on-island (road and active travel). Taking each mode of transport in turn, the
chapter includes a consideration of matters which should be taken into account as
part of the Phase 2 review of the LUP. Figure E.17 in Appendix E provides an
overview of the transport infrastructure on the Island.
Figure 9.1 Examples of various modes of transport on Alderney

9.2

Air Transport

9.2.1

Context

Alderney Airport is the only airport on the Island, and was the first airport in the
Channel Islands. It is unique in the Channel Islands in having three operational
runways: the main asphalt runway is 880m long; the other two runways are grass
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and are shorter. The terminal building was built in 1968. Other on-site facilities
include two hangars, a fire station and avgas refuelling.
There is currently only one commercial operator offering flights to and from
Alderney, to Southampton and Guernsey airports. A second commercial operator
is currently pursuing an Air Operator’s Certificate, and has permissions from the
States of Alderney to operate services from Alderney to Jersey, Cherbourg and
Brighton later in 2017. Other users of the airport include private pilots and the
Alderney Flying Club (Figure 9.2).
Figure 9.2 Movements at Alderney Airport (2015)
1%

Air transport

7%

Private use

16%

59%
17%

Air taxi, positioning flights and local
movements
Aero Club
Other

Source: Civil Aviation Authority data17
Total passenger movements through Alderney Airport have decreased over the
past 25 years, from over 105,000 in 1990 to under 60,000 in 2015 (Figure 9.3).
Data on the average number of passengers per flight does not exist and based on
existing data sources cannot be reliably derived. Aircraft movements have seen a
corresponding decline over the last decade18 (Figure 9.4). Air freight tonnage has
also seen a large decrease, although the size of packages has increased with the
expansion of online shopping (Figure 9.5).

17

‘Air taxi movements’ are movements by a very small aircraft (less than 15 tonnes) operating on
a non-scheduled service, predominantly sole-use charter. ‘Positioning flights’ are movements
flown to position an aircraft to be used, or returning to base after flights. ‘Local movements’ are
commercial flights undertaken for press, survey, public entertainment etc. purposes.
18
CAA data on aircraft movements and air freight tonnage is only available from 2005 onwards.
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Figure 9.3 Passenger movements through Alderney Airport, 1990 – 2015
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Figure 9.4 Aircraft movements to/from Alderney Airport, 2005 – 2015
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Figure 9.5 Air freight through Alderney Airport, 2005 – 2015
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Air transport links are important to different groups of people – residents, second
homeowners, tourists, and business travellers. Given the role that the airport plays
in medical evacuation (medevac) and accessing of essential services, it is clear
that air transport is also a ‘lifeline link’ for the Island.
Air travel is expected to continue to be the main way to access and leave the
Island, due to the longer journey times associated with sea passenger services to
the UK and other destinations. However, there is an issue with both the capacity
and resilience of relying on air links in their current form. Engagement with
businesses located on the Island has highlighted the difficulties with expanding
their offer or attracting new, related business to the Island due to these
accessibility challenges. Recent consultation undertaken by the Chamber of
Commerce also found that issues surrounding air transport services have cost one
million pounds in lost revenue across 50 businesses. The SoA agreed in October
2016 to underwrite an additional 150 flight rotations to Southampton and
Guernsey in 2017, to enhance the availability of flights to and from the Island.
The option of a runway upgrade has been discussed on the Island in recent years.
In 2014 a Runway Options Study was produced. The Study found that:


It is technically feasible to extend Runway 08/26 (the paved runway) to
provide an 1100m long runway. For operations using typical 42-seater aircraft,
it would be necessary to provide a 30m wide runway. This would also require
widening of the taxiway, although the existing apron appears large enough to
accommodate one aircraft of this size.



Runway extension would also require space for a full Runway End Safety
Area at each end of the runway.
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The need to keep the existing runway operational for Dornier 228 operations
during the extension works was taken into account, meaning that two options
for extension are west end or east end.



The Study concluded that the preferred option would be to extend Runway
08/26 to the east, since a westward extension would generate significant
operational and maintenance constraints (particularly around raised lighting in
Vallee des Trois Vaux). Extension towards Trois Vaux would also increase
the impact of turbulence from westerly or south-west winds on take-off.



Extension of the runway to the east would involve more extensive earthworks
to re-profile the ground west of the intersection with Runway 03/21 (the
shorter grass crosswind runway). This would include raising the ground levels
at the head of the Val du Sud to form the extended Runway Strip. However,
these works are technically feasible.



It is technically feasible to extend Runway 03/21 to provide a 600m long
crosswind runway on its existing alignment. No suitable alternative location
for a runway on the 03/21 alignment was identified. The 14/32 Runway (the
longer grass crosswind runway) orientation is not suitable for providing a
meaningful crosswind runway; however, the grass runway is usable (in good
weather conditions) for use by Trislander and Dornier 228 operations.

The main options that have been considered19 are:


Full restoration of existing paved runway: modernising and futureproofing of the existing paved runway, in order to facilitate the continuation
of existing air traffic and operations;



Runway extension: lengthen and widen the paved runway to 1100m and
30m respectively, in order to extend the type of aircraft capable of operating
to Alderney.

SoA commissioned work20 by York Aviation on the wider economic impact of
airport improvements to the Island. This work concluded that there is not
currently an economic case for runway extension, but that the case for lengthening
should be kept under review and that any works at the airport should not preclude
extension works at a later date. The Policy and Finance Committee has agreed to
proceed with the full restoration of the existing paved runway without prejudice to
a possible extension to 1100m at a later date.
As well as technical and economic considerations, there are also social impacts of
runway upgrades to be considered. For example, a longer runway and larger
aircraft may mean it would only be possible to run one or two flights per day –
while this would probably make travel cheaper, it could have an adverse impact
on the community and the ease of being able to leave and return to the Island. The
2014 Runway Options Study concluded that, at the time of writing, there was no
demand that would make a 42-seater aircraft economically viable.

19
20

SoA Press Release: Alderney’s Runway Rehabilitation Project, 27 July 2016
An Extended Runway for Alderney: Economic and Financial Analyses (2017)
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A runway upgrade would necessitate a terminal upgrade, because larger planes
would require a greater capacity for departures, arrivals, baggage handling,
security screening and so on.

9.2.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

There is an aspiration to grow both the population and the economic activity of
the Island, which would be expected to have an associated increase in demand for
air travel. Whilst it is understood that an increased population could be serviced
by the existing facilities and flight pattern, it would be expected that across the
medium and long term the need for upgrades would become more acute. It would
also be expected that there would be increased pressure on seats. Whilst decisions
surrounding the upgrade of air travel infrastructure and the services offered are
outside the remit of the LUP, it is important that the LUP does not hinder these
decisions being implemented.
It is understood that the land zoned for airport uses (Zone 17) in the LUP 2016
map is sufficient for the current operation for the airport. However, there may be a
requirement for more land, or a different configuration of land, to bring forward
runway upgrades or other airport-related development such as terminal
redevelopment or fuel storage. Some stakeholders have suggested that Alderney’s
unique position at the only three runway airport in the Channel Islands could help
attract visitors through private aviation.
Inevitably, the airport has some adverse ‘bad neighbour’ impacts, relating to air
quality, noise and pollutants and light pollution, which would be increased if
operational hours are extended. Sources of pollution are considered in the Land
Use Plan Review Natural Environment Strategy. The LUP will need to take these
into account, particularly in the context of runway upgrades or changes in
operation of the airport. Further airport development will require several consents,
including planning permission, which will likely need to be accompanied by an
environmental impact assessment. Further consideration of these matters and
associated recommendations for the LUP is presented in Chapter 12 and in
relation to environmental impact assessment in the Land Use Review Plan Natural
Environment Strategy.

9.3

Sea Passenger Transport

9.3.1

Context

All sea passenger services arrive and depart from the harbour. In comparison with
other Channel Islands, sea passenger services to and from Alderney are limited.
Bumblebee Boat Cruises offer regular crossings between Guernsey and Alderney,
though each crossing only has a capacity for twelve passengers; the ‘Lady Maris
II’ to Guernsey, Sark and Cherbourg has a similar capacity. The larger ‘Victor
Hugo’ (operated by Manche Iles Express between Diélette and Guernsey) calls at
Alderney approximately ten times each year. A 40-seat boat crossing to Guernsey
has recently been trialled, but currently has no operator. The opportunity of
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bidding for a soon-to-be decommissioned cargo and passenger ship from St.
Helena has been explored by the Chamber of Commerce and SoA. There is no
service between Alderney and the UK.
The Bumblebee Boat Cruise service is currently subsidised by the States of
Alderney between April and September 2017. The States of Alderney are
currently liaising with ferry operators to explore the potential for combined
passenger and freight services to operate in 2018 and beyond.
As a passenger port, the harbour is required to be compliant with the International
Ship and Port Facility Security (ISPS) Code. As it currently deals with only a
small number of passengers each year, security requirements are relatively light;
an increase in passenger services might require additional security e.g. fenced
areas.
Private yachts and boats also use the harbour. There are 70 visitors’ buoys, as well
as additional privately owned moorings. There are a number of facilities at the
harbour, including showers, toilets, launderette, telephones and chandlers. The
Alderney Economic Data Report (2014) reported that the number of yacht nights
was just over 4,000 in 2013 – a drop of around 24% on the five year average.

9.3.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

The subject of sea passenger travel has been widely discussed in public and
political spheres, particularly in relation to tourism opportunities and as an
alternative or back-up to air travel. There are a number of challenges to be
overcome, including: cost; seasonality; routes and their relative distances (UK,
Jersey and St Malo have been suggested); reliability (particularly given the
difficult ‘Alderney Race’); and viability. In 2016, SoA provided a subsidy for the
Bumblebee service between Alderney and Guernsey to ensure its running over the
summer season after it was announced the route was to be retired, highlighting
some of the challenges associated with providing sea passenger links. Sea links
are important, not only in their own right, but also to provide resilience during
periods of inaccessibility by air (for example when a boat was chartered to
transport stranded visitors to Alderney Week in 2016).
It is important that the LUP does not hinder options for sea passenger travel that
are available to Alderney now or in the future. For example, it is understood that
the harbour is too small at present for larger, faster cross-channel boats, and boats
that can be accommodated are too slow to offer routes to the UK. The LUP will
therefore need to allow upgrades to take place as and when they are deemed
necessary and appropriate. More widely, the LUP should acknowledge and not
preclude the use of the harbour as a passenger travel facility, and recognise its role
in the tourist offer. Harbour development would require several consents,
including planning permission; further consideration of these matters and
associated recommendations for the LUP is presented in Chapter 12.
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Sea Freight Transport

The harbour is the main location for sea freight transport on Alderney. There is
one regular containerised freight vessel per week, with two calls (one from Poole
and one inter-island service). Approximately 40 TEU (Twenty Foot Equivalent
Units, a standard unit of measure for containerised cargo) of cargo is handled in
this manner per week – peaks in demand coincide with large events, e.g. Alderney
Week. The cargo comprises of two or three tonne containers (some of which are
smaller temperature controlled containers, transporting mainly food and drink), as
well some flat containers for transporting vehicles, roof trusses etc. Once on
island, containers are de-packaged by haulage companies, and the vessel can be
turned round relatively quickly. Current land-side infrastructure enables only lift
on-lift off (‘LO/LO’) loading and unloading using fixed cranes, although loading
craft are occasionally used for bulk or specialist equipment. In addition, there are
approximately several calls for fuel oil per annum, and around the same number
for aggregates and other building materials.
The three berths in the harbour are around 60 metres in length, with an additional
berth of 23 metres at the end of the quay. The maximum size of vessel which can
be accommodated within the harbour is 120 metres; however, this capacity is
dependent on weather conditions and tidal heights. The largest which has been
accommodated to date is a 92 metre cruise ship, with a maximum draft of six
metres.

9.4.1

Matters to be Taken into Account as Part of the Land
Use Plan Review

Even with an increase in population, the size of the on-island market means that it
is unlikely that an additional freight operator would be viable. Stakeholders
suggest that the current operator is able to accommodate the increase in freight
movements and sailings to and from Alderney which might be expected as a result
of increased population and economic activity. The harbour itself also has enough
slots to meet additional calls, if required.
A greater concern is the change over time in the size of ships – recent years have
seen a move towards larger vessels, particularly fuel ships. The length and depth
of the current berth and adequacy of the associated facilities means that larger
ships would not be able to berth. There are no current plans to expand the berth,
but this is being generally thought about in order to future-proof and sustain future
activities. Other potential upgrades to the freight operations at the harbour include
roll on-roll off (‘RO/RO’) facilities, to allow vehicles to be moved more easily by
boat. There may also be a need to improve harbour defences to account for
expected sea level rise in the future. (Sea level rise and climate change are
covered in more detail in the Land Use Plan Review Natural Environment
Strategy.)
Whilst the harbour is a working port, it is also supports other economic activities
(for example fishing) and is the entry point for visitors, an attraction in its own
right, and an area designated for growth and regeneration. In examining future sea
transportation opportunities for the Island, these different roles should be
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considered – for example, the possibility of a ship serving both freight and
passenger needs, such as HMS St Helena (see Section 9.3.1). A balance needs to
be struck between these sometime competing interests, and a sufficient quality of
place at the harbour should be ensured.
Harbour development would require several consents, including planning
permission; further consideration of these matters and associated
recommendations for the LUP is presented in Chapter 12. Development at and
around the harbour should not preclude any further future marine-related
development, and should also consider sustainable marine management (e.g.
reducing the need for dredging, mitigating the impacts of sea level rise or coastal
flooding etc.).
The harbour could play a role in the construction of major projects – either in the
importing of building materials or the exporting of materials. This would require
not only capacity of the harbour facilities themselves, but also areas for storage /
sorting and road transport links from the harbour to other areas of the Island. The
capacity of the harbour to meet the needs of the project would need to be
demonstrated.
Recommendation 33: The LUP should require that major developments
planning to import or export materials using the harbour demonstrate that there
is sufficient capacity, storage and transport links, and that this operation would
not adversely impact the normal operations of the harbour.

9.5

Road Transport

9.5.1

Context

There are currently around 44 kilometres of roads on Alderney. Much of the road
system is ‘adopted’, that is, the SoA is responsible for its maintenance. Adopted
roads are generally of a good standard. Whilst some roads are relatively narrow
(which can be further exacerbated by roadside parking), the current level of traffic
means that this is not often a problem in terms of congestion. Some roads leading
to residential areas are not adopted, and instead are the responsibility of owners.
Non-adopted roads are of variable quality, and some are not maintained to an
appropriate standard.
There are approximately 2,400 registered motorised vehicles on Alderney,
although not all of these are necessarily on the road. An import licence is required
in order to bring a motor vehicle to the Island21, and it must be re-registered.
There is no year-round public transport on the Island; however, there is a summer
bus service which runs for several hours each day to and from the Butes, the
campsite and various beaches. There are also two private taxi firms.

21

Under the Import (Control) (Alderney) Order, 2010, motor vehicles cannot be imported, except
under the authority, and in accordance with the conditions, of a licence granted by the Clerk of
States, and after a payment of any fee due.
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Car parking within the Central Building Area is available at Le Val Car Park, The
Butes Car Park, Marais Square, Le Huret and Connaught Square as well as at
some businesses (e.g. Le Cocq’s Store) and community facilities (e.g. the school
and hospital), as well as on-street parking and residential parking. There are also
private garage complexes within St Anne. Whilst all car parking is free, Disc
Parking Zones operate in some areas which is designed to limit the duration of
stay. Alderney Airport has some medium-term parking provision.

9.5.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

There is anecdotal evidence that the number of motorised vehicles on the Island
has increased even with the reduction in population seen in recent years. Whilst
the risk of congestion at present is not large, it might reasonably be assumed that
an increase in population would cause localised issues on particular roads and
junctions in the centre of St Anne if current levels of use are sustained. For
example, parking along Victoria Street already causes obstructions for other
vehicles and pedestrians (see Section 9.6); this could be exacerbated in the future.
Demographic change also has an impact on levels of car use, with less mobile
residents more likely to depend on cars to access retail and services.
Several stakeholders stress the key advantages of Alderney as being based on its
high quality environment and natural beauty. This is reflected in the prominence
of the tourism sector and the increasing keenness to exploit niche opportunities
and credentials. Through this, Alderney has the opportunity to further its
credentials and further enhance quality of place through transport technology.
Recommendation 34: The LUP should explore options for promoting
sustainable use of motorised vehicles. This might include provision of / support
for car clubs or dial-a-ride services, promoting uptake and use of electric
vehicles, and support for active transport such as walking and cycling (see
Section 9.6). The SoA should consider opportunities to act as a ‘leader’ in this
area, for example by switching to an electric fleet as and when vehicles need to
be replaced.
Recommendation 35: Consideration of options for car parking standards or
controls – e.g. short stay parking controls, controlled parking zones, long stay
parking at the Airport – should be taken into account in the development of the
LUP.
Recommendation 36: The SoA should explore opportunities to require or
encourage the appropriate disposal of unused or unroadworthy vehicles. For
example, this might include increased taxation on vehicles.
The quality of roads is also an important consideration. Minimum standards of
new roads are guided by the Building (Alderney) Regulations, 2014 and the
prevailing ‘Approved Documents’ (in this case, the Guernsey Technical
Standards: Part P Roads). However, some existing non-adopted roads on the
Island are of a sub-standard quality or are not maintained to an appropriate
standard (see also Section 5.3 and Recommendation 35 in the Land Use Plan
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Housing Strategy). Greater co-ordination on how works on adopted roads are
planned and permitted is currently being considered by the SoA. This might
include more effective advance warning of works, co-ordination between different
utilities providers and better reinstatement quality and materials. Whilst this falls
outside the remit of the LUP, it is related.
Recommendation 37: The LUP should introduce a requirement for new roads to
be built to an adoptable standard. The SoA should confirm the adoptable
standard and any mechanisms for ensuring the construction of roads to the
standard, in line with the Building (Alderney) Regulations, 2014 and the
prevailing ‘Approved Documents’.
Recommendation 38: The LUP should require the major applications to
consider the construction and operational impacts of schemes on the road
network, to support BDCC decision-making in relation to Section 7(1)(f) of the
Building and Development Control Law, 2002 (as amended).

9.6

Active Modes of Transport

9.6.1

Context

Active modes of transport include walking and cycling. The railway, running at
weekends between Easter and September (serving principally as a tourist
attraction), is also included in this definition.
Within the centre of St Anne (e.g. Victoria Street, High Street, Queen Elizabeth II
Street etc.), there is generally good provision of segregated pavements. However,
there are some challenges for less mobile users, e.g. a lack of lowered curbs for
wheelchairs and buggies, crossing over cobbled roads, a lack of street lighting.
Parked cars, particularly along Victoria Street, often lead to a functional reduction
in the width of pavements. There are also non-paved / less formal routes through
St Anne which play an important role in active mobility – there is therefore an
opportunity to maintain, enhance and protect these routes.
Throughout the Island there is a network of footpaths. Whilst some of these are
signposted, overall there is a lack of way finding and it is not always clear where
the footpaths lie. There is no trespass law on Alderney.
Cycling is used as a convenient way to navigate the Island, and as a form of
exercise. Cycle hire is available. There is a lack of formal cycle parking on the
Island.

9.6.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

Promotion of active transport supports active, healthy and sustainable lifestyles.
The Island’s size presents opportunities for increased levels of walking and
cycling to promote a modal shift towards more sustainable non-motorised modes
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of travel. It also allows for more people to safely and comfortably access services
within St Anne.
Many of the Island’s footpaths are Routes de Souffrance (i.e. a track or path
which has sprung up through its use/convention in absence of formal
infrastructure provision). Should access be withdrawn from these paths, parts of
the Island would be less accessible/inaccessible.
Recommendation 39: The LUP should ensure that footpaths, including
pavements, are retained and (where appropriate) improved as part of
development proposals.
Recommendation 40: Consideration should be given to formalising Routes de
Souffrance, with the focus on routes which provide greatest access to parts of
the Island.
Recommendation 41: The LUP should consider how increased uptake of
cycling on the Island can be supported.
Recommendation 42: The LUP should support the railway as a tourism asset for
the Island.
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Physical infrastructure covers the services required to support residents and
businesses on the Island. It includes the following types of infrastructure: water
and wastewater; electricity and heat; information and communications
technology; solid waste; sustainable building; and sand and minerals extraction.
Physical infrastructure must not only adequately meet the needs of its current
users, but also have the capacity to meet the expected needs of the future. Given
the size and isolation of the Island, physical infrastructure must also be
sufficiently resilient to deal with unexpected challenges.
Taking each type of physical infrastructure in turn, the chapter includes a
consideration of matters which should be taken into account as part of the Phase 2
review of the LUP. Maps of the current provision of physical infrastructure are
not provided given the lack of complete information on these assets.
Figure 10.1 Examples of physical infrastructure on the Island
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Alderney Water Board is responsible for all aspects of water supply – capture,
treatment, distribution and maintenance – on the Island. The prime water capture
site is Bonne Terre Treatment Plant; other catchments used are Water Lane
Springs, Ladysmith, Valley Stream and Essex Well. Ground water is also
periodically extracted from bore holes near The Haize when required.
Water is treated at Battery Quarry, using two filters (‘duty and assist’, with no
back up) and three pumps (one of which is currently non-functional). Filtration is
powered by electricity, so water costs are at least partly related to electricity costs.
Water is also stored in reserve at Corblets Quarry, but is only rarely used.
Water is distributed to end users using a network of pipes. The Water Board is
currently undertaking phases of distribution pipe upgrades, replacing older iron or
cement pipes with high-performing plastic pipes. Approx. 45% of the system
(inner St Anne and Longis Road) has been upgraded in recent years, with
upgrades set to continue. New developments pay a fee to the Treasury (currently
set at £528) for a water connection to the boundary of the plot, plus the costs of
road reinstatement.
Water consumption on the Island is seasonal, and in recent years has ranged from
approximately 4,000,000 gallons/month (January) to 6,300,000 gallons/month
(August). Many properties are not metered, but there is a move towards metering
in new developments. It is the view of Alderney Water Board that metering would
reduce the consumption of water by households on the Island.
SoA is responsible for wastewater. Wastewater infrastructure includes the outfall
pipe at Crabby / Platte Saline and a sewage treatment works at Longis Bay. The
Longis works are relatively old but still functional. Some properties are not
connected to mains wastewater, and instead have septic tanks. In some areas (e.g.
Platte Saline), this causes risks that tanks might leak into the water supply.

10.2.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

In terms of water supply, it is not anticipated that new land for large infrastructure
(pumping stations, treatment stations etc.) is required. Anticipated / possible
future growth has been factored into new infrastructure; for example the new
pumping station is able to meet the needs arising from the redevelopment of Fort
Tourgis.
Alderney has historically faced water supply challenges. Whilst water supply is
not currently an issue, growth in population and economic activity (particularly
tourism) might put increased pressure on supply. Demand management – e.g.
rainwater harvesting, water recycling, demand metering and pipe upgrades –
should be taken into account in the development of the LUP.
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Watercourses are currently protected on Alderney under the States Water Supply
(Prevention of Pollution) (Alderney) Law, 1972, and the States Water Supply
(Prevention of Pollution) (Alderney) Ordinance, 1973. These provide protection
and relevant notice and offence provisions in relation to water pollution, in
particular for water within the water catchment area. However, the legislation is
not comprehensive and is rather out-of-date, which presents risks of water quality
issues. Water quality is considered in more detail in the Land Use Plan Review
Natural Environment Strategy.
Recommendation 43: The LUP should protect existing and safeguard expected
future locations of water and wastewater infrastructure.
Recommendation 44: The LUP should include policies which support water
demand management, including rainwater harvesting, water recycling and
demand metering.
Recommendation 45: Further guidance on when contributions towards costs
arising from connection to the water and wastewater network might be expected
should be provided. The SoA should ensure that on-site and connecting
infrastructure (water, wastewater and electricity) are delivered by the
applicant/developer to adoptable standards.
Upgrades are required to the wastewater system to meet current and future needs
as well as to reduce environmental impacts. This includes the option to either
extend the outfall pipe at Crabby / Platte Saline, or to install a new sewage
treatment plant at Platte Saline to treat the water before it reaches the outfall pipe.
The findings of further technical work undertaken and/or commissioned by the
SoA and any Call for Sites submissions will consider the relative benefits of
upgrade options. Additional development might also necessitate the need for more
localised upgrades of the wastewater network, for example break chambers.
Recommendation 46: The LUP should consider zoning land for a new sewage
treatment works at Platte Saline, pending the findings of further technical work
and any Call for Sites submissions.
Recommendation 47: The LUP should include policies on wastewater
connections, including guidance on when connection to the main network is
expected as opposed to the use of septic tanks. As a starting point, it might be
considered whether all development in the Central Building Area should
automatically be expected to connect to the network. Where septic tanks are
required, the LUP should include policies that require high quality septic tanks
to be used. This will need to align with the relevant provisions of the Building
(Alderney) Regulations, 2014 and the prevailing ‘Approved Documents’.
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Alderney Electricity Limited (AEL) is responsible for generating electricity on the
Island, and operates as a community interest company with no dividends issued.
Electricity is produced through diesel generation. AEL operates seven generator
sets – three larger ‘Paxman’ engines and four smaller ‘Blackstone’ engines.
Normal operating configuration is the running of either one Paxman engine or two
Blackstone engines. Around two million litres of diesel are imported to Alderney
each year (not all of which is used for electricity generation), in bulk shipments
several times per year. A pipeline carries diesel from the harbour to diesel tanks
(with a capacity of around 1.7 million litres) located under the power station.
The grid capacity is around six megawatts across the entire grid; however, the
capacity varies in different parts of the Island. The base load of the system is
around 400 kilowatts – in a 24 hour period, it is around 650 kilowatts.
Around six million kilowatt hours of electricity is generated each year,
representing the current demand. System losses are around 10% of total generated
electricity which is within expected operating parameters; this has dropped from
14%, which has come about through upgrades to the network. There are
safeguards in place which mean that generating capacity is sufficient for the
Island, and will continue to be into the future. At times, there is a need to shunt
additional generation though the load bank to ensure grid stability.
Demand is seasonal, and related to the number of people on the Island. The peak
demand during the year is around 1.2 megawatts, and happens on one day during
Alderney Week. Since 2006, demand for electricity has dropped as a result of
depopulation, rising oil prices and energy efficiency measures. 2016 has seen an
increase in electricity demand, which may be due to economic growth. However,
it is unclear whether this growth will continue.
Nearly all heating on the Island is provided by oil-fired boilers supplied by
kerosene, stored in domestic tanks. Whilst there are alternatives to kerosene – e.g.
log-burning stoves, gas boilers fuelled by bottled gas, electric heating (e.g. in
newer Alderney Housing Association (AHA) properties) – these tend to be more
expensive. Around two million litres of kerosene is imported by AEL each year.
Domestic tanks are refilled by tanker delivery to their home, on a top-up
programme. Solar water heating is not widely used, but has been incorporated into
recent AHA properties.

10.3.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

The Strategic Plan (2014) seeks to ‘ensure a prosperous future for residents and
businesses of Alderney based on the objections of safe, affordable, secure and
environmentally sustainable energy’, and that a flexible policy framework will be
developed to provide the best options for maximising energy independence,
environmental sustainability and economic development opportunities.
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There is currently no requirement for new land to be allocated for power
generation, as the station has sufficient capacity. However, the station and
adjacent cooling pond are not currently zoned for utilities uses – instead, they are
included as ‘Other Central Building Area’ on the LUP map.
Recommendation 48: The LUP should explicitly zone the site of the power
station and cooling pond for utilities uses.
Recommendation 49: The LUP should review policies relating to the harbour
(including Zone 7 Harbour & Braye Bay Comprehensive Development Zone) to
recognise its role in energy security by being the entry point for fuel.
The Alderney Electricity Concession Law, 1953 governs the requirements of AEL
to deliver electricity to new addresses. Any property within 50 yards of a low
voltage distribution point has a right to be connected at the owner’s or occupier’s
request. The cost of laying cable on the property and for any distance greater than
60 feet off property should be borne by owner. Any six or more owners or
occupiers in a particular location may make a requisition to have a low voltage
main laid to their property. Any instances falling outside these two stipulations
comes down to a discussion between developers and AEL as to whether it is
possible to provide supply to a particular location and who bears what proportion
of the cost. AEL reserves the right to charge for costs associated to supply
electricity in line with the Alderney Electricity Concession Law, 1953, but in
practice this right not always used. Further guidance could be provided on when a
contribution to costs might be expected.
Recommendation 50: Further guidance on when contributions towards costs
arising from connection to the electricity network might be expected should be
provided.
The Alderney grid is not able to support distributed photovoltaic or other microgeneration, and could cause problems with transformers if a large amount of
electricity were to be fed into the grid at any one time. Connections would also
impact the ability to run the diesel generators slow enough to make up the
shortfall; wasted electricity would have to be discharged through the load bank,
negating the benefits of the renewable generation. There is also a socio-economic
dimension – given that initial installation of domestic micro-generation
technology is expensive, it is likely that not all residents would have the
opportunity to install it. A roll-out in micro-generation could result in increased
costs for grid electricity, which would be passed on to those consumers without
the opportunity to generate their own electricity. Current AEL policy is therefore
to not encourage the installation of micro-generation by individuals (although
domestic solar panels are permitted development under Category 1 of the
Schedule included in the Building and Development Control (Exemptions)
(Alderney) Ordinance (2007), subject to the provisions set out in the Schedule).
Despite the issues that exist around domestic micro-generation, there may be
opportunities to harness renewable energy by AEL or the SoA. Opportunities
include tidal power, photovoltaic solar, micro wind and micro heat generation. If
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renewables are encouraged by the SoA, there is a need to establish a clear
planning route for obtaining permission for renewable infrastructure. The
consenting regime for large infrastructure projects, including energy projects, is
considered in Chapter 12.
Major projects which provide energy interconnection (either sharing energy
generated within Alderney’s territory with other areas, or vice versa) should be
given in-principle support in the LUP, where it is demonstrated that the project
would be in the public interest.
Recommendation 51: The LUP should include policies which support
sustainable electricity and heat generation and interconnection.
Recommendation 52: The LUP should include policies which support
electricity and heat demand management, including smart metering, insulation
and network upgrades.
Recommendation 53: A review of the exemptions relating to domestic
photovoltaic (but not photothermal) solar panels included in Category 1 of the
Schedule included in the Building and Development Control (Exemptions)
(Alderney) Ordinance (2007) should be undertaken.

10.4

Information and Communications Technology

10.4.1

Context

Information and communications technology includes broadband, landline
phones, mobile phones and television. The infrastructure required to provide this
technology includes cables, masts, kerbside cabinets, satellite dishes and aerials.
Sure provides mobile phone, landline and broadband services to Alderney. Sure
has a triangulated IP radio network serving Alderney as well as Sark. The radio
has been in service since July 2013 and has undergone capacity reviews and
enhancements annually – the next capacity upgrade due in 2017. The radio
network is resilient in that if one leg fails, the secondary leg then acts as the
primary load bearing path. Sure are also exploring opportunities around a
submarine cable from Guernsey to Alderney and looking at capacities required to
support products served to and from Alderney. There is also one mast operated by
Arqiva serving the UK mainland.
There is one central exchange located in St. Anne, which houses all core and
transmission infrastructure. Alderney has a 90% ducted network with copper and
fibre networks deployed island-wide, providing exchange line services,
broadband, Ethernet and IP services.
Figure 10.2 shows the fibre network on Alderney. Sure regularly extend duct,
copper and fibre networks as and when developments require connectivity.
Average broadband speeds are 36.6 Mb (VDSL) and 16.2Mb (ADSL2+ - local
loop unbundled), which is the same as Guernsey.
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Figure 10.2 Alderney fibre network
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Sure keep track of growth trends and forecasts through service statistics, and are
aware there will be investment requirements in order to meet demand for new and
higher volumes of service. There is an assumption that provision should be made
for growth of internet usage of 55% year on year. It is understood that many
households now have broadband; internet is also accessible at the library.
Sure also has four 2/3/4G mobile sites which provides significant coverage. The
main site is located on a tower at the Alderney exchange site and serves the
majority of the Island.
Sure have recently signed a non-disclosure agreement with SoA with regards to
exploring an opportunity to construct a satellite earth station on Alderney.
A Bailiwick Digital Strategy project has recently been tendered, with the aim to
ensure fit-for-purpose broadband connectivity to support technology-dependent
businesses across the Bailiwick.

10.4.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

Stakeholders have indicated that Alderney currently suffers from poor broadband
connectivity, causing business challenges such as an inability to use video
conferencing or remote working. Given the focus on internet-based companies
and the remoteness of these companies from their clients, adequate broadband is
clearly an important component for economic growth; there is anecdotal evidence
of companies being detrimentally effected by broadband connectivity, or choosing
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not to locate in Alderney. There is also an important social element, as society
becomes more dependent on reliable communications to access services, provide
entertainment and keep in contact with friends and family, poor connectivity
could discourage individuals from re-locating to the Island. One of the key
objectives of the Strategic Plan (2014) is to develop world-class information and
communications technology infrastructure, in order to act as a catalyst for growth,
prosperity and wellbeing.
The solution for improving broadband connectivity, and information and
communications infrastructure more generally, is not currently clear. For example,
improved broadband might be delivered through upgraded wireless transmitters,
Wireless Internet Service Providers (WISP) or fibre optic cables. The LUP should
therefore provide general support for enhancements to this type of infrastructure
where a need is identified.
Recommendation 54: The LUP should include policies supporting new
developments connecting to the information and communications network.
Further guidance on when contributions towards costs arising from connection
to the network might be expected should be provided.
Recommendation 55: The LUP should support schemes which provide
enhanced information and communications infrastructure for the Island, subject
to environmental impacts and other planning considerations.
The placement of communications infrastructure – particularly cables, cabinets,
satellite dishes and masts – can have an impact on the townscape and landscape.
There is therefore a link with the Land Use Plan Review Built Environment and
Heritage Strategy in ensuring that communications infrastructure remains
appropriate for its setting.
Recommendation 56: In conjunction with the findings of the Land Use Plan
Review Built Environment and Heritage Strategy, the LUP should consider
whether any additional policies, guidance or legislative changes are required to
ensure that information and communications infrastructure does not adversely
impact on the townscape or landscape. This might include:


introduction of a masts policy;



policy or guidance on the placement of satellite dishes, cabinets and cables
(perhaps in the form of a supplementary planning guidance);



changes to Section 67(2) of the Building and Development Control
(Alderney) Law, 2002 (as amended), which disapplies LUP policies for
certain developments carried out by certain utility providers or SoA for the
purposes of the provision of public utility services; and/or



changes to the exemptions set out in Category 1 of the Schedule included in
the Building and Development Control (Exemptions) (Alderney) Ordinance
(2007).
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These will need to be consistent with relevant provisions of the
Telecommunications (Bailiwick of Guernsey) Law, 2001.
The provision of reliable information and communications technology is also
related to electricity provision. Previous power failures on Alderney have
impacted operations and caused service interruptions; this is addressed further in
Section 10.3.

10.5

Solid Waste

10.5.1

Context

Domestic residual waste is collected weekly from the kerbside by the SoA, and
transported using a mini compaction refuse vehicle. The weekly refuse collection
does not collect recyclable materials separately. Waste is currently dealt with in a
number of facilities on Alderney:


Most residual waste, both municipal and commercial, is treated at the Impot. It
covers ‘black bag’ and bulky household waste, waste electrical and electronic
products (white and electronic goods), construction waste, scrap metal and end
of life vehicles, and so on. Each waste type has its own area in the Impot, and
most types are containerised for shipment to Guernsey.



Green waste (grass cuttings and other organic garden waste) is stored at
Mannez Quarry.



Recycling is collated at the recycling centre at the Glacis, covering metal,
paper and cardboard, plastic, glass and textiles. Recycling is not processed onisland, and instead is shipped to the UK.

There is a tarmac recycling facility located at the Arsenal. The facility is largely
retired, although it was brought back into limited operation in the last year.

10.5.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

There are opportunities to improve and expand the recycling of materials on the
Island, to reduce the volumes of materials shipped away. These include tarmac
recycling, food waste digestion, glass waste used in aggregates and green waste
composting. There may also be an opportunity to undertake further recycling
activities (e.g. bag splitting) at the recycling centre.
In the medium and long term, SoA may decide to work towards the consolidation
of different types of waste infrastructure into one location. This would have the
benefits of ensuring appropriate use of land across the Island, maximising
economics of scale and mitigating for any ‘bad neighbour’ impacts. Legal
consideration might need to be given to the lack of a waste licensing regime on
Alderney if a larger consolidated facility were to be located on Island.
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Recommendation 57: SoA should develop a long term Waste Strategy which
sets out how different types of waste will be collected, stored and disposed of
and how waste materials can be used in construction works and development.
Recommendation 58: The LUP should support the development of new solid
waste facilities (e.g. tarmac recycling, composting plant, food waste digester,
glass waste-to-aggregates) where there are required and in an appropriate
location(s), subject to environmental impacts and other planning considerations.
Recommendation 59: The LUP should support the long-term consolidation of
waste infrastructure.
Recommendation 60: To correct the graphic (map) representation of this site,
the LUP map should re-order the designation layers to illustrate the utilities
zoning of the Impot.
It is good practice to plan new developments in a way which promotes and
facilitates recycling and more sustainable waste practices. This might include
enhanced bin storage areas, and consolidated provision for recycling across flatted
developments, or domestic composting. The LUP should look at ways it can
reduce the amount of residual waste being produced on Alderney.
Recommendation 61: The LUP should include policies which ensure space
standards for refuse and recycling storage and collection to be applied to new
residential and non-residential development, with the aim of promoting more
sustainable waste processes.
Recommendation 62: The LUP should include policies which encourage home
composting within suitable curtilages.
Waste management can have environmental impacts, including land
contamination and air quality. These are considered in more detail in the Land
Use Plan Review Natural Environment Strategy.

10.6

Sustainable Building Standard

The quality of development across Alderney varies with regard to sustainable
design, and a lack of policy requirements with regard to environmental efficiency
and quality sustainable design has led to a lack of consistency in the quality of
new development. There is an opportunity through the LUP to support the use of
sustainable practices. The types of issues that might be addressed include:


How all aspects of development can contribute to securing high standards of
sustainable development including energy, water efficiency and biodiversity
gain.



Use of natural lighting, heat and ventilation to minimise demand for artificial
heating and cooling.
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Reduction and increased recycling of construction and demolition waste and
procurement of low-impact materials.



Designing for flexible use and adaptation to reflect changing lifestyles and
needs.
Recommendation 63: The LUP should include policies which support or require
the use of sustainable construction standards and techniques in the design and
construction of new and redeveloped / refurbished buildings. This will need to
align with the relevant provisions of the Building (Alderney) Regulations, 2014
and the prevailing ‘Approved Documents’.

10.7

Minerals

A number of different types of materials are extracted on Alderney, including
sand and gravel. Historically stone was also quarried on the Island.
Won sand and minerals are used for a variety of purposes, including in
construction, for utilities repairs and upgrades (e.g. sand packing around water
pipes). The alternative to winning minerals on the Island is to import materials by
sea, which can be expensive. However, the benefits of extraction need to be
balanced by any adverse environmental impacts as well as sustainability of
supply. Sand (if sustainably extracted) can be self-replenishing, i.e. more sand is
washed on to the beach to replace what has been taken. For other types of
materials, once it has been extracted it is then gone for good. The grading of
materials is also important – even where they can be extracted on-island, they
might not be the right quality to be suitable for all uses.
Minerals extraction interfaces with the planning system through identifying the
right location for extraction, and consenting development associated with
extraction. Issues around extraction also relate to other licencing regimes on
Alderney, which are linked but do not fall under the planning system. Extraction
is currently licenced through the Chief Executive’s Office.
Recommendation 64: The LUP should introduce policies which define the
types, and amounts of materials that can be extracted on the Island, extraction
windows and restoration requirements following extraction.
Recommendation 65: The LUP review should consider whether changes to the
Building and Development Control Law, 2002 (as amended) are required in
relation to mineral extraction operations in the Designated Area.
The Land Use Plan Review Natural Environment Strategy is considering the
intrinsic value of the geodiversity of the Island in more detail.
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Community facilities combine a wide range of public, semi-public and private
land uses that, in common, all help provide the infrastructure for care, wellbeing
and amenity. For the purposes of this strategy, community facilities is broadly
defined, and includes education, health and social care, emergency services, open
space and others including libraries, community centres, clubs and societies.
This chapter takes each type of community facility in Alderney in turn, assesses
the current and future needs, and identifies where there are matters for Phase 2
review of the LUP to take into account.
Indicative examples of community facilities are provided throughout the chapter,
including photos. Figures E.18 and E.19 in Appendix E provides an overview of
community facilities on the Island.

11.2

Education

11.2.1

Context

Education provision on Alderney comprises early year’s, primary and secondary
education up to 16 years. There is no ‘school time’ further or higher education
provision on the Island, although there is an adult/evening education offer.
Formal early years’ education is provided through two nurseries; the St Anne’s
playgroup which is run by a charity and based at Island Hall, and Puffins Preschool, located on La Vallee, which is private. Pre-school education is currently
paid for privately by users, however from January 2017, Guernsey and Alderney
will provide 15 hours of free pre-school provision for all three to four-year-olds.
This entitlement, however, may be rolled out in phases and may not be available
in Alderney initially. This entitlement is expected to be delivered through
partnership with both providers on the Island. Additionally, an early years’
playgroup is located at the St Anne’s School site outlined below, and is provided
by a charitable organisation,
Primary and secondary education is provided together at St Anne’s School,
located on Newtown Road, which is funded and administered by Guernsey. The
school currently has 135 pupils on roll, which is below its capacity of 250. The
number of students within each year group varies significantly year to year,
reflecting both the Island population level as well as the comparatively transient
nature of families moving on and off the Island. It is anticipated that the number
of pupils entering Reception next year will double to 20 this year.
The on-site current school facilities are largely able to provide for the range of
subjects offered as part of the curriculum. Beyond this, the school also makes use
of off-site facilities including the tennis club, the golf club and the sailing club to
provide a broader range of sport facilities to secondary school pupils. A new 25m
swimming pool and gym is currently under construction at the school site, and is
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anticipated for completion in 2017. It will be available for use by both the school
and the wider community.
The school makes some of its facilities available for use by the community
through a formal letting policy, depending on the type of use. These users include
children’s groups during the day, community groups and private groups in the
evening and at weekends. The school also provides adult education through
evening classes. Further adult education is available through the Alderney
Computing Flexi Centre located at Ormer House in St. Anne, which offers a range
of computer-based courses.
St Anne’s School employs four full time primary teachers, 10 full time secondary
teachers, a part time literacy coordinator and a number of other support staff
covering administrative and maintenance functions. The school does not have
teaching assistants given the smaller class sizes, and this can be a limiting factor
on the flexibility and type of lesson plans that can be delivered compared to
schools where teaching assists are used. Use is made of Skype and other
technologies to promote shared learning with other schools off-island, and to
undertake virtual field trips. Recruiting teaching staff can be a challenge due to
wider structural issues on the Island, such as the poor affordability of housing and
expense associated with travel.
Figure 11.1 St Anne’s School
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The school has an aspiration to expand the educational offer and additional
benefits to the community. This includes plans to offer a limited AS/A Level core
subject curriculum. At present students wishing to continue to further education
are required to board in Guernsey or elsewhere for the duration of their studies,
and there are limited options for vocational study or apprenticeships.
The school also wishes to offer mathematics and art classes for adult learners and
has aspirations to establish an ‘education hub’ at the school, providing early years,
primary, secondary and adult education alongside sports facilities. The provision
of these additional services would be dependent on demand, and would also
require additional resourcing for evening classes.

11.2.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

Provision of local education facilities is vital in supporting and maintaining a selfsufficient economy by attracting and retaining families on the Island, and by
ensuring that people are equipped with the necessary qualifications and skills to
access the job market and further study at different stages of their life. There is
currently a tendency for talented young people to leave the Island for further study
and employment and not return.
There are a range of measures that could be explored to improve access to
education, including making increased us of remote learning technology, offering
post 16 education and vocational courses on-island, and establishing further links
and partnerships between community, sports and education providers. It is noted,
however, that from a land use perspective, there is limited number of suitable and
available sites for expanding education and community facilities.
The LUP has a role in ensuring that existing facilities make best use of their
existing land. The creation of a community ‘education hub’ at the school site for
co-locating new educational and community facilities should be supported, and it
should be considered first when assessing proposals for new facilities, given its
accessible location within St Anne.
The LUP plans for an increase in the population of the Island by around 1,000
people up to 2036. While it is difficult to estimate the number of additional
school-age children this increase will equate to, particularly given the propensity
for the number of students to fluctuate, it is anticipated that this increase in
numbers may not be able to be accommodated through the existing spare capacity
in the long term towards the end of the Plan period, particularly if sixth-form level
education is also provided in the future.
Recommendation 66: The LUP should consider the need to safeguard land for
the expansion of St Anne’s School, and support opportunities to co-locate
education and other community facilities at this location. This would enable a
viable, vibrant education and community offer that is mindful of the finite
island land resource.
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The health and care provision currently provided on Alderney comprises primary
healthcare, such as General Practitioner (GP) surgeries, dentists and a pharmacy,
and secondary healthcare including hospital provision and adult social care.
Alderney’s GPs and dentists are private clinics, while secondary health and care
provided at the hospital is administered by the States of Guernsey Committee
Health & Social Care. Alderney residents pay for some medical services through a
compulsory Specialist Health Insurance Scheme, which covers both emergency
and elective medical services. Infrastructure on Alderney itself is limited with
respect to some types of care, and the insurance scheme is required to cover the
limited resilience of the health care provision that arises from it being a small
island. However, like most forms of infrastructure, ensuring a basic level of care
is ‘lumpy’ relative to the population level; it is not possible to have ‘half’ a GP on
standby, for example.
Figure 11.2 Mignot Memorial Hospital (left) and Island Medical Practice (right).

Primary Healthcare
There are two private GP practices in Alderney. The Island Medical Practice on
Les Rocquettes provides by-appointment consultations and open surgery during
the week. Out-of-hours doctors are on call. The Eagle Medical Practice, Ollivier
Court, is the second doctor’s surgery on the Island but is currently closed.
There are two private dentist surgeries on the Island; the Island Dental Practice
which operates out of the Island Medical Practice, and the Alderney Dental
Practice at Les Venelles. Both offer a full range of dental services.
Boardman’s Pharmacy on Victoria Street is the only pharmacy service on
Alderney. It dispenses prescriptions through the Guernsey Health Insurance
Scheme. Additionally, the pharmacy is a primary supplier for a range of over-thecounter medicines, toiletries, health foods and cosmetics.
There are no opticians located on the Island. Optical services are provided on a biweekly basis at the Mignot Memorial Hospital by a visiting optician/optometrist,
providing eye examinations and prescriptions for spectacles and contact lenses.
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Secondary Healthcare
The States of Guernsey Committee Health & Social Care is responsible for
providing a range of health and social care services in Alderney at the Mignot
Memorial Hospital in Crabby. The Hospital has urgent care facilities that are
available 24 hours a day, and provides the only nursing care on the Island. Acute
and in-patient medical care is provided by GPs from the Island Medical Practice,
which are required to maintain at least two GPs on-island at all times. Specialist
consultants and health professionals based off-island make visits the hospital to
provide regular clinics, including optometry, physiotherapy, orthopaedic care and
mental health services.
The hospital underwent redevelopment in 2008, and now provides 22 bed spaces,
treatment facilities, outpatient facilities and digital x-ray. Of the 22 beds, eight are
reserved for acute care, including medical maternity and post-operative care. The
remaining 14 beds are reserved for continuing care provided by nurses, however
there is flexibility on the use of beds, depending on requirements.
The average occupancy of bed space is around 70%, which has remained stable
over time. Nursing staff also provide care for a number of patients in their homes
through community nursing. Alongside additional adult care provision provided
by the New Connaught Care Home, this has marginally reduced demand for
hospital bed space, although this has been offset by a general increase in demand
arising from an ageing population. The hospital also makes use of video
conferencing to undertake pre-operation consultation with surgeons and patients,
(although there may be scope to make better use of this technology).
Medical supplies and consumables are delivered to the hospital on a monthly
basis, while drug supplies are delivered weekly. Samples are shipped by air offisland for laboratory testing.
Where patients require medical care that cannot be provided on-island such as
certain treatments and surgery, specialist consultations or screenings and followup care, patients may require transferring by scheduled or charter flight to the
Princess Elizabeth Hospital in Guernsey. Additionally, for urgent care and
emergencies, patients may require medical evacuation (‘medevac’) to Guernsey.
There are approximately 30 to 40 emergency charters to Guernsey each year, in
additional to patients who use scheduled services for appointments. Given the
limited scope to offer emergency maternity care that may arise during labour,
pregnant women often travel to Guernsey (either by medevac or on scheduled
flights) to give birth; however, some babies are occasionally born on the Island.

Adult Social Care
Adult social care is provided at the New Connaught and Jubilee Care Homes
which are co-located within St Anne. Both homes are owned by the States of
Alderney and operated by a Bailiwick-registered charity. The New Connaught is a
purpose-built care home which opened in 2011 and has 24 beds. If provides care
for adults and older people who require 24-hour care. The Jubilee home provides
14 self-contained flats and studio apartments for people over the age of fifty with
a warden service from the Connaught, providing supported independent living.
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There is approximately 80% to 85% occupancy across both buildings. There is no
waiting list for new users, however access to the facility requires approval by a
panel, which includes a social worker representatives from Guernsey. Fees are
paid for privately, however the majority who have lived on the Island for at least
five years and have paid into the Long Term Care Scheme are eligible for a
contribution from the Social Security Department.
Attendance and Invalid Care Allowances are available from the Social Security
Department for those living at home and in need. In addition, Alderney Home
Help Service provides support for those requiring help to live independently. This
can include help at home and with shopping. This service is paid for by users.
Two other charitable organisations provide services. Age Concern Alderney
provides support and organises social events for the elderly. Milly’s Foundation
provides dementia care training for the Connaught and Home Care staff and other
service providers and support for care-providers and the public.

11.3.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

Primary Health Care
Engagement with stakeholders indicates that the current provision of primary
health care by private GP and dentist clinics, pharmacy and other private clinics
such as chiropodists provides sufficient coverage and quality of service. It is not
anticipated that any changes will be required to the LUP regarding provision of
primary health care.

Secondary Health Care
The Mignot Memorial Hospital is able to provide a range of acute and in-patient
care, and recent redevelopment means that the facilities are of a high quality and
operate within existing capacity. It is considered that the hospital has sufficient
capacity to accommodate the likely increase in demand associated with the
population increase supported by the LUP. Beyond the Plan period, there may be
requirements to construct additional hospital facilities; the existing hospital site
has additional space for potential extension. This land should continue to be zoned
and safeguarded for hospital use in the future.
Recommendation 67: The LUP should ensure that Zone 1 (Mignot Memorial
Hospital) safeguards undeveloped land adjacent to the existing hospital
buildings for any long term future expansion needs.
It has been noted by stakeholders that for some patients at the hospital, their
medical needs could be equally or better provided at a care facility or at home,
without the need to be admitted to hospital. This means that there are fewer bed
spaces available for those in greater need of hospital care. Furthermore, the
hospital is not always the most accessible location for these patients, and their
care could be provided in a more cost effective way elsewhere. If more bed space
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is required in the future for acute care needs, opportunities to free up space by
transferring patients to more appropriate care facilities elsewhere should be
explored.
Some specialist medical clinics and services are available only part of the time by
visiting professionals. This includes optician’s services and mental health. The
lack of full-time specialists on-island is a constraint on healthcare provision.
However, it is noted that high costs of maintaining resources on-island where
demand is low.
There are identified issues with recruiting and retaining sufficiently qualified and
experience nursing staff on the Island. This is related to more structural issues
such as the affordability of housing, travel costs and spousal job opportunities
which will be addressed through the Plan. Recommendations 8 and 9 of the
Housing Strategy (2016) set out that the SoA should encourage the private sector
to provide appropriate housing to meet the needs of professionals.

Adult Social Care
The proportion of the population that is elderly is increasing, meaning the number
of people on the Island that are likely to require adult social care, including
supported independent living, care home accommodation or hospital care, is likely
to increase. The Housing Strategy (2016) identified that there is currently a lack of
smaller properties suitable for older people, and that much of the current housing
stock is difficult to maintain or has poor access. Furthermore, the existing adult
and older persons care options are limited, as not all older people require the more
‘intensive’ services currently provided, but who may wish to relocate there at later
stage in life. Recommendations 4, 5, 6 and 7 seek to address this by encouraging
new forms of housing including independent living accommodation, supporting
other models of housing for older people, setting out design and accessibility
requirements and requiring the SoA to deliver these where the private sector does
not deliver. Land within Zone 1 of the LUP is restricted to future health-related
needs should support the provision of new high dependency housing in an
accessible location where it can make use of existing care provision.
The nature of adult social care demand is that it varies over time. It is noted that at
the time of writing (February 2017), the New Connaught and Jubilee Care Homes
are currently at capacity, however the move towards a more varied housing offer
for adults and older people with care needs outlined above could offset to a degree
the demand arising from demographic change. In the longer term there may be a
need to safeguard land through the LUP for future care home provision, should it
be required. The site at Le Val currently has land available should further
expansion be required, and during construction of the New Connaught, initial
foundations have been constructed for an extension to provide 12 additional
rooms.
Recommendation 68: The LUP should safeguard land at Le Val for future
expansion of care facilities.
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Emergency services on the Island include ambulance, fire, police and rescue.
Figure 11.3 The Court House and police station (left) and fire station (right).

Ambulance
St John’s Ambulance provides the ambulance service to the Island as part of the
Commandery of the Bailiwick of Guernsey, which is a subsidiary of the larger
charity which operates across the UK. It is staffed by 12 volunteer paramedics and
ambulance drivers. Staffing levels have remained constant over time, and is
considered to provide a satisfactory level of coverage, although there have been
short periods with a lack of sufficient ambulance personnel. Volunteers are
recruited and trained to Emergency Medical Technician Level (EMT) on-island.
This enables the volunteers to offer basic life support.
The main role of St John’s Ambulance is to attend and provide a first response to
emergency calls, and to transfer patients between their home, Mignot Memorial
Hospital and other care facilities, such as the New Connaught and Jubilee Care
Homes. Additionally it transfers medevac patients to the airport. As there are no
medical facilities at the airport, patients remain in the ambulance until they can be
transferred to the aircraft. This means that no medical facilities are required at the
airport. Ambulance services are paid for by patients.
There are currently two ambulances operating on Alderney, which are both
stationed at the St John’s Ambulance Station on Route de Crabby. One of the
ambulances has reached its operational lifespan and will be replaced; this is being
part funded by the States of Alderney.

Fire Services
Fire services are provided by the Alderney Voluntary Fire Brigade. It is staffed by
ten volunteer fire-fighters, who are engaged in on-going training.
The fire brigade fleet consists of four fire and rescue appliances of different sizes
and capacities, which carry water and firefighting equipment. There are also two
trailer units for carrying specialist equipment, such as cliff rescue and casualty
care.
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The fire brigade is stationed at a purpose-built station on Route de Crabby. The
fire brigade responds to around 40 calls per year with average response times of
nine minutes.
Additionally, there are two fire and rescue appliances stationed at Alderney
Airport, providing a level of fire and rescue coverage as required by the Civil
Aviation Authority. The two fire services (Alderney Voluntary Fire Brigade and
the airport service) work together to support each other and provide fire cover.

Police
Policing on Alderney is operated by three full-time officers based adjacent to the
Court Office on QEII Street. The Alderney Police Service is managed by the
Bailiwick of Guernsey Police, and provides part time officer support.
Alderney benefits from a low-crime environment, with 38 crimes reported in
2015. This remains unchanged from 38 the year before, and lower than the
average of 51 crimes reported in the preceding years 2010 to 201322. Community
policing therefore constitutes the major activity, with a small number of larger
investigations in recent years. Beyond this, the Court of Alderney exercises
jurisdiction in civil and criminal matters, and comprises the Chairman of the
Court of Alderney with six Jurats, and the staff consisting of the Greffier of the
Court who provides legal advice to the Court and two Deputy Greffiers. In
addition to the court of Alderney, the Court Office houses the Company Registry,
the Land Registry and the Registry of Births, Marriages and Deaths. It also hosts
some meetings of the States of Alderney.
There are no indications of any current or future shortfall in policing coverage or
legal provisions, and it is not anticipated that further investment is required.

Coast and Sea Rescue
The Royal National Lifeboat Institution (RNLI) provides rescue and lifesaving
services around Alderney’s coast and waters. It is one of the charity’s more active
stations, responding to around 30 calls per year.
The service is stationed at the RNLI Lifeboat Station at Braye Harbour. The fleet
consists of one all-weather Trent class Lifeboat, the ‘Roy Barker I’. The lifeboat
is manned by up to 18 crew.
There are no indications of any current or future shortfall in coast and sea rescue
coverage, and it is not anticipated that further investment is required.

11.4.2

Matters to be Taken into Account as Part of the Land
Use Plan Review

It is understood that while day-to-day fire coverage is satisfactory, there is a
potential risk that, if multiple events were to take place at once, there may be a
strain on fire coverage across the Island. The States should undertake a review of
the fire service provision against a number of potential scenarios, including major
or multiple events, to identify if any investments or interventions may be required.
22

Bailiwick of Guernsey Law Enforcement Annual Report, 2011 to 2015
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While the fire brigade fleet includes tanks for carrying water, the network of fire
hydrants across the Island is limited.

11.5

Open Space and Recreation

11.5.1

Context

This section focusses on publically accessible open space and recreation.
However, that is not to say that private open space is not important on the Island.
The provision and maintenance of both urban and rural open spaces are very
important for many reasons, including recreation, health, quality of life and
biodiversity. In Alderney in particular, the predominantly open character of the
majority of the Island creates a network of both formal and informal open spaces.
Further, as an island, the seascape also provides and open space often used for
recreation purposes.
Open space provides places for people to be active outdoors, improves peoples’
wellbeing and health, and when managed responsibly can actively sustain habitats
for wildlife. This is particularly important in built-up areas. These open spaces
include managed and informal green spaces, children’s play spaces, and facilities
for older children, such as a skate park, allotments and cemeteries. Figures E.20
and E.21 in Appendix E provide an overview of open space and recreation in
Alderney.
Figure 11.3 Examples of open space
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Parks and informal open space
Open space and recreation provision is through both formal and informal types.
Within St Anne, there are no formal parks. There is a semi-private formal green
space at Island Hall. There is also a formal garden at the Memorial Garden in
Victoria Street, which is planted and maintained throughout the year. There are
also areas of informal wooded open space, or ‘green lungs’ within the Central
Building Area which have considerable amenity value and offer outdoor spaces
for residents to enjoy. These areas are protected from the development in the LUP
as Zone 3 at La Vallee, Zone 4 at Butes Field, Zone 5 at Cotil du Val, and Zone
13 at Ladysmith north of Petit Val.
Outside of the urban core of the Island, the primary areas for informal recreation
are the beaches, open space in the Designated Area and the network of paths and
tracks. By stakeholder consensus, the more popular beaches are Braye Beach,
Longis Beach, Saye Beach, Corblets Beach and Arch Beach. These beaches offer
opportunities for swimming, sailing and sea-kayaking. The Nunnery car park
provides space for storing sea kayaks. In addition to the beaches, the wider
Designated Area provides an important open space and recreation resource, with a
network of footpaths and routes around the Island suitable for walking. There is
also a motorcycle scrambling track to the east of Braye Bay.

Play spaces
Playgrounds for younger children are located at St Anne’s School and at the
Butes. There is also a skate park for older children at the Butes. There is a small
play space for younger children located at Saye Bay campsite.
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Sports Facilities
Alderney has a rich variety of sports facilities and clubs, which is a significant
asset to the Island and provides opportunities to improve residents’ health and
well-being. These include facilities owned and managed by the States of
Alderney, which are:


the football pitch and squash court located at the Arsenal; and



the cricket pitch and pavilion, located at Butes.

SoA is currently constructing a new swimming pool and gym adjacent to St
Anne’s School site.
The golf course, located to the east of St Anne, covers a significant area. The golf
course is let to and managed by the Alderney Golf Club, which has around 170
local and overseas members, and attracts around 900 visiting players per year.
There are also a privately-managed tennis courts at Platte Saline, where the
Alderney Tennis Club members play.
There are a number of other sports clubs on the Island. The sailing club is
prominent, and has a membership of around 400 and operates out of a club house
at Braye Harbour which is considered satisfactory for current needs. The Alderney
Riding Club does not have any facilities on-island, and members are required to
use their own fields and paddocks. There is a noted lack of suitable surfaced or
un-surfaced ménages for equestrian activities. An outdoor bowling green is
located at the Golf Club while indoor bowls make use of Island Hall.

Allotments
The Valley Garden allotments are located within St Anne off Le Pre, offering a
range of plots, with what appears to be a high level of uptake and ongoing care.
There are also allotments at the Val. It is understood that there is currently no
waiting list for an allotment.

Cemeteries
There are five cemeteries located on Alderney, including a pet cemetery near the
airport. The older cemeteries include St Michael’s Cemetery in the churchyard of
St Anne’s Church, and the Old Churchyard cemetery adjacent to Island Hall. All
plots at these cemeteries older have been allocated with no space for further
burials. The cemeteries are well maintained.
Longis Road Cemetery is currently used as the primary burial ground. Based on a
visual assessment, it is estimated that around 15% of the cemetery site has been
occupied by burial plots and the SoA own land to the rear of the cemetery, and
thus capacity is not anticipated to be an issue in the short- to medium-term.
Adjacent to Longis Road Cemetery is the ‘Strangers’ Cemetery’. This cemetery
was used for re-burials of prisoners of war that died during World War II, whose
remains were exhumed from informal graves elsewhere on the Island.
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Matters to be Taken into Account as Part of the Land
Use Plan Review

A key objective for the LUP is the preservation and enhancement of sufficient
formal and informal open space. In other jurisdictions, plans often adopt ‘open
space standards’ that seek to achieve a given quantity or level of asset, typically
on a per capita basis. The breadth of informal and costal open space means that
this approach needs to be reconsidered in producing the LUP, to test whether it
remains a locally-valid approach. Again, in the Alderney context, and impetus
from other parts of the emerging LUP, this should be considered in a joined-up
way in parallel with the review of required (versus currently zoned) agricultural
land.
Open space standards in other jurisdictions are often (although not always)
expressed in terms of quantity, quality and accessibility of open space. Overall,
given the size of Alderney – both in terms of land mass and population – it is
considered that standards are not an appropriate approach to ensuring sufficient
provision of open space. This is because of the small population base (which
means that a ‘piece’ of recreational infrastructure might not be as well utilised as
it might be elsewhere), the short distances involved, and the open nature of the
Island. The provision of informal beaches and sea spaces also do not fall into easy
standards; as part of a proportionate evidence base, the assessment has not tried to
weigh it against formal space. However, that is not to say that new open space or
sports facilities should not be provided if demand can be demonstrated, it is in a
suitable location, and there are sufficient funds for construction and on-going
maintenance.
There is one exception where it is considered that accessibility should analysed
further; in relation to children’s playspace given the reduced distances that might
be expected to be travelled to access it – see Recommendation 71.
Whilst standards are not recommended, this does not mean that the LUP should
not identify and protect existing open space which is valued by Alderney’s
residents. This is true of both within the Building Area (in particular the Central
Building Area) and the Designated Area. The current Recreational Zone in the
Designated Area should be reviewed to ensure that it includes the relevant open
spaces, including beaches.
Recommendation 69: The LUP should identify open space within the Building
Area and Designated Area which should be protected, to support
Recommendation 17 in the Land Use Plan Review Natural Environment
Strategy for enhanced protection of the green infrastructure network.

Parks and Informal Open Space
It is important, also, to improve accessibility of existing spaces such as the green
space at La Vallee, and Route de Braye, by improving walking routes and
addressing obstacles for those with mobility issues.

Page 81

Building and Development Control Committee

Phase 2 Land Use Plan Review
Economic Development Strategy

The provision of public open space should be linked to demographic change and
the vision for the future of the Island. This includes ensuring there are sufficient
types of different open space – both formal and informal, urban and rural.
Given the lack of land within the Building Area, and a desire to make best use of
assets and competing demands for other uses, opportunities to consolidate existing
open space should be explored. The siting and design of new public open space
should be carefully managed, with a focus on flexibility in order to maximise the
number of potential users across age groups and needs, and to maximise its use
throughout the day and at different times of the year. This is particularly
important, as it has been noted that especially during the winter months, there is
little opportunity for people to spend time outdoors.
It is generally felt that establishing standards for open space provision for making
planning decisions would not be proportionate. Instead the LUP should identify
particular locations or sites where new, relocated or improved open space can be
provided, and work with developers to deliver these.
Recommendation 70: The LUP should include a policy that ensures that where
development proposals include new open space provision, it is to a sufficient
standard and that its location maximises its accessibility.

Playspaces
There are different play space needs required for children of different ages, and
given the LUP aspiration to increase the number of families on the Island, there is
a need to ensure different types of play equipment and facilities are provided.
There is an identified lack of age-specific open space provision for children and
young adults (see below for details of analysis undertaken). Some of the facilities
that do exist are often located in less accessible locations away from the main
centre, such as at Saye Bay campsite, where it may be difficult for children to visit
unaccompanied. The provision of a skate park recently has made significant
improvement in the provision for older children and teenagers.
An assessment of playspace accessibility for younger and older children has been
undertaken (see Appendix G). It suggests that there is a lack of accessible
playspace for younger children in the eastern (e.g. Longis Road and Valongis),
western (e.g. Allee es Fees, Brickfields and La Marette) and southern parts of the
Central Building Area., and for older children particularly east of the Central
Building Area towards Les Rochers. If there is scope to further develop new and
improved play spaces to meet the needs of different age groups, they should be
located in places which improve the accessibility of playspace across the Central
Building Area and the Island more generally.
Recommendation 71: Consideration should be given to whether the LUP should
identify specific sites or locations for children’s playspace.
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Sports Facilities
Alderney benefits from a wide range of different sports facilities which are well
used by clubs and individuals. The LUP should support the protection of existing
sports facilities from redevelopment. While there is a wide range sports facilities
and provision on-island, many facilities are used by just one club or activity.
Given the limited space to expand, where demand for additional sports facilities
arises in the future, there is a need to maximise the use of existing pitches and
courts, and look at opportunities to make these multi-use. For instance, some
sports pitches could be made more flexible to accommodate different types of
sport through reconfiguring the layout. The football pitch located at the Arsenal
could also be used for other types of sports. Fort Albert, part of which the
Alderney Shooting Club rents from the States of Alderney, could be a
considerable shared amenity asset.
There is mixed feedback from stakeholders regarding the availability and
suitability of space for sports and other community uses. Many users are satisfied
with their current arrangements, and do not envisage a need for expansion. While
there are purpose built tennis and squash courts, there are no specialist equipment
for other sports such as a manège for horse riding.
Sports groups and clubs have indicated that the costs associated with running
facilities on a commercial basis are difficult. The golf course in particular
represents an important recreational asset and tourist offer.
Some stakeholders felt that there was an under provision of facilities or venues to
accommodate visiting sports teams for tournaments or matches. Whilst there are
sports fields, there is more limited associated infrastructure such as seating or
spectator amenities. Competitive sports are often played off-island, which
represents an additional cost to those members participating (although visiting
football, cricket, golf, tennis and sailing competitors have also travelled to
Alderney in recent years). The LUP should consider how it might support
sustainable proposals to upgrade sports pitches and facilities such as the football
pitch and golf course to support visiting teams and spectator visits.
Recommendation 72: The LUP should protect playing fields from development,
to ensure there is adequate provision for sports and recreation.
Recommendation 73: The LUP should consider the need to support re-use or
provide new facilities to ensure there is sport-by-sport coverage.

Allotments
The current demand for allotments is not known, and the LUP should consider
that should demand drop, there may be a need to review the zoning to permit
change of use. However where the need for further land for allotments is
identified in the future, stakeholders have indicated that it should be located
within the Central Building Area in order to make it accessible to the local
community.
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Future LUP updates may have to deal with increasing competing pressures for
land within the Building Area, and in doing so may reconsider the role and ideal
location of allotment space. This will need to be weighed up against the
significant open space and ‘green lung’ benefit such space brings. However,
within this plan period, and arguably the following plan period, these competing
pressures are not expected to arise.
Recommendation 74: Existing allotments should be protected in the LUP. SoA
should review the provision of allotments, and if any new allotments are
provided there should be a presumption of provision within or adjoining the
Central Building Area.

Cemeteries
Cemeteries are a ‘land hungry use’, taking land and tying it up for a considerable
period, which is reflected in the number of burial locations on the Island. It is
understood that burial is normally favoured since crematorium facilities are not
available on-Island. The current cemeteries have some capacity within them,
which are judged to meet requirements over the current plan period. Over the
longer term the need for additional burial space (or crematorium facilities) should
be monitored and areas identified for this use in the LUP accordingly.
It is also important that cemeteries are appropriately protected through the LUP.
One of the existing cemeteries is currently designated a Conservation Area whilst
the others are not currently zoned in the same way.
Recommendation 75: The feasibility, viability and environmental impacts of
providing a crematorium on-Island should be explored. The LUP should
provide in-principle support for such a facility and consider setting out those
criteria which should be taken into account when assessing any planning
application.
Recommendation 76: The areas either currently in use or proposed for burial
uses should be identified in the LUP and protected for this purpose.

11.6

Other Community Facilities

There are a range of other community facilities on Alderney, all of which are
located within St Anne. These include the library, community centre and
churches. Additionally, there are other community groups, societies and activities
that take place informally.

Library
Alderney library is located in a purpose-built building on Church Street, adjacent
to Island Hall. The library moved to its present building in 2003, and was
constructed using money raised through fundraising and donations from the
community. The library is open Monday to Friday, and offers a range of services
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to the community, including book lending, audio books, access to ICT, broadband
and printing, and a children’s area. The library is managed and maintained by the
States of Alderney.

Community Centres
There are two community centres on Alderney, both of which are owned and
maintained by the States of Alderney. The first is Island Hall, where the ground
floor rooms can be booked for use by community groups for a range of activities
and has a stage and associated equipment for shows (notably during Alderney
Week and hosting the pantomime and touring productions) and table
tennis/badminton. The Island Hall is equipped with basic catering facilities. The
Sailing Club and The Rotary Club occasionally use Island Hall for events.
The second is the Butes Centre, located adjacent to the cricket pavilion. The
building is used less frequently, however a wide range of groups rent this space.
There are a number of other groups, clubs and societies on Alderney. Whilst most
of these use the community centres and other venues on the Island, some are
based in private residences, restaurants and hostelries. The Alderney Cultural
Exchange facilitates cultural and educational exchanges between Alderney and
Patrice Loir in France. Events take place regularly, and make use of various
venues when required including Island Hall, the Butes Centre and St Anne’s
Parish Church. Alderney Voices is a community choir set up in 2013, which now
has 46 members and rents the Butes Centre for rehearsals.

Churches
There are three churches on Alderney; the Alderney Methodist Church on Rue des
Marcheurs, St Anne and St Mary Magdalen (Catholic) on Route de Braye, and the
Parish Church of St Anne (Anglican) located on Victoria Street. The Salvation
Army, located on High Street, also offers regular worship.
The churches in Alderney play an important role in the community, by offering
space for religious activities, such as prayer and bible study, but also for other
group activities and to provide social support. The Methodist Church plans to
provide full wheelchair access in 2017. The Bell Ringers group has 17 members
and practice at St Anne Parish Church.

Other
Alderney is home to a wide range of clubs and societies, certainly beyond the
level that might be expected for a similar population elsewhere. Whilst many are
mentioned elsewhere within this strategy, a more comprehensive (but not
exhaustive) list is provided below to ensure adequate context and recognition.
These groups include:
Clubs, Groups and Societies in Alderney
Alderney Cinema Club

Darts

Alderney Cultural Exchange

Guernsey Voluntary Service Alderney
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Clubs, Groups and Societies in Alderney
Alderney Diving (British Sub-Aqua Club)

Guides, Brownies and Rainbows

Alderney Flying Club

Horticulture Society

Alderney Football Club

Indoor Bowls

Alderney Golf Club

Island Band

Alderney Methodist Church

Island Games Association

Alderney Quaker Meeting

KFA Youth Moves

Alderney Railway

Ladies’ Darts

Alderney Sailing Club

League of Hospital Friends

Alderney Scouts

Line Dancing

Alderney Snooker Club

Maison de Chien Meditation Group

Alderney Society

Outdoor Bowls

Alderney Squash and Raquetball Club

Riding Club

Alderney Tennis Club

Rifle Shooting

Alderney Theatre Group

Rotary Club of Alderney

Alderney Voices Community Choir

Runners club

Alderney Windsurfing Club

Salvation Army

Amateur Boxing

Shooting Club

Art Club

St Anne and Mary Magdalen Catholic Church

Aspire Youth, Alderney

St Anne’s Church

Bell Ringers

Table Tennis Club

Clay Pigeon Shooting

Women’s Institute

11.6.1

Matters to be Taken into Account as Part of the Land
Use Plan Review

It was noted that Island Hall is well used and supports a number of community
groups, although stakeholders frequently cited that there was a need to improve
catering facilities.
There is currently no identified lack of capacity of the church buildings, and they
remain fit for purpose. However, the costs associated with maintaining the
buildings are constrained by the small number of regular church-goers and users.
It has been noted that the small and ageing demographic of church congregations
makes them less attractive for younger users.
Recommendation 77: The LUP should promote efficient and effective use of
community space and should set general criteria to ensure any future provision
is ideally centrally located to maximise coverage.
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The Island has historically placed importance on ‘big win’ projects and the
potentially transformational benefits they may bring to the Island. Whilst other
elements of the LUP process, namely the Call for Sites process, will consider and
assess current proposals for major infrastructure projects, it is important for this
strategy to consider strategically the different types of major infrastructure project
which may come forward on the Island and the extent to which the existing LUP
policies and planning process for determining planning applications are fit for
purpose for dealing with major infrastructure projects.
Alderney has significant assets, both on and offshore, which can be best
maximised by being considered holistically. The starting point for using any of
Alderney’s assets are that it should be for the public benefit for Alderney,
acknowledging that this may come in many forms.
As part of Arup’s Review of the Planning and Development Control Process on
Alderney (2014) the need for an augmented process for major schemes is
identified (recommendation 31). This chapter therefore seeks to further refine and
define what such a process would look like and the types of project which may be
subject to it.

12.2

Approach to Considering Major Infrastructure
Projects

The LUP currently makes provision for some major infrastructure projects but
does not explicitly define what constitutes such a project. Whilst it is not possible
to foresee all such projects and nor would it necessarily be desirable (recognising
that new projects can emerge or change over time), the LUP should provide
greater clarity on the type and scale of developments which will constitute major
infrastructure projects for the purposes of the planning system.
The current system for applying for planning permission is flexible and
comparatively unspecified. Whilst this is lightweight and proportionate for
Alderney, for larger projects there are benefits to applicants, third parties and SoA
in providing more clarity on the process so that all parties better understand what
is required of them.
Recommendation 78: Greater clarity should be provided on what development
constitutes a major infrastructure project (either through changes to the law or
policies in the LUP). In establishing the ‘thresholds’ regard should be had to the
recommendations contained within the Land Use Plan Review Natural
Environment Strategy relating to environmental impact assessment.
Given the importance of major infrastructure projects to the Island, the LUP needs
to provide flexibility to the BDCC to enable it to positively respond to proposals
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as and when they arise. Whilst the LUP must also include the necessary
safeguards to ensure that proposals are acceptable in planning terms, the aim
should be to create a system that can do this without triggering the need for
interim LUP Inquiries. Where possible though, promoters should actively engage
with the five yearly LUP review and ensure that submissions for projects are
made to the SoA’s Call for Sites.
Recommendation 79: An overarching major infrastructure projects policy
should be included in the LUP. This could provide in-principle support for
major infrastructure projects subject to applicants demonstrating:


the need for the scheme including the benefits to Alderney as a whole; and



the rationale for the location of the proposed scheme including the
‘reasonable alternatives’, having regard to technical, economic, social and
environmental considerations.

If major infrastructure projects do not have their own LUP policy or specific
zone which may set out additional project specific policy requirements,
consideration should be given to the need to set out a generic list of
requirements which promoters must have regard to when bringing forward a
scheme. In deciding whether to develop a scheme-specific policy or zone,
regard should be had to the restrictions under Section 12 of the Building and
Development Control (Alderney) Law, 2002 (as amended), and how the policy
or zone would relate to the policies protecting the Designated Area. Regard
should also be had to the recommendations contained within the Land Use Plan
Review Natural Environment Strategy relating to environmental impact
assessment.
The process for submitting and determining planning applications on Alderney
reflects the size and scale of development proposals on the Island. It therefore
comprises a proportionate process which balances the States limited resources,
with managing development proposals on the Island.
Major infrastructure projects by their scale and complexity bring a new set of
challenges which the planning system needs to be able to more effectively
respond to; this is both in terms of procedural requirements and the roles and
responsibilities of the promoter, third parties, the BDCC and the Planning Office.
Recommendation 80: The planning process should be amended for major
infrastructure projects. Whilst the process should remain complementary to that
process followed by other types of applications, additional procedural
requirements should be introduced. It is likely that this would require a
combination of legal and procedural reform, the latter being introduced through
the LUP.
In developing the amended process regard should be had to the following
considerations:


Early engagement between the promoter and Planning Office to agree the
target timescales for the various stages of the planning process and the need
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to agree how the meeting of such timescales will be resourced given the
limited States resources.


The requirement for pre-application stakeholder and community
consultation in advance of a planning application being submitted, the scope
of which should be agreed with the Planning Office in advance of the
consultation being undertaken.



Agreeing the application information requirements with the Planning Office
including undertaking any screening/scoping stages for the environmental
impact assessment.



The need to review the relationship between preliminary declarations and
planning applications and the approach to calculating the planning fee.



Following submission of the application, the procedures the Planning Office
will follow including, for example, publication of application documents on
the States website, approach to notifying and consulting on the planning
application including re-consultation on further information.



The process for determining the application.



Mechanisms for provision of on- and off-site infrastructure and/or
contributions to both direct and indirect physical infrastructure and
community facilities requirements arising from a development.



Process for discharging conditions attached to any permission including any
monitoring requirements to be overseen by SoA.

The Building and Development Control (Exemptions) (Alderney) Ordinance,
2007 provides exemptions for construction related works for some types of
development. This is considered to be appropriate for small scale works, for
example at the domestic level when undertaking an extension. However,
construction works for major infrastructure projects can be of a significant
intensity and/or be undertaken for an extended period of time. They may also
involve operations and/or structures which, in effect, scale or use, are
development themselves. In these instances, it would be counterintuitive to allow
such works to undertake development without being subject to planning
consideration. In such cases, the BDCC may wish to have powers which enable
them to place appropriate controls on such works in order to minimise the
impacts. There should be consideration as to whether the ‘core’ consent also
handles all construction related works, or whether a ‘follow on’ consent might be
more effective, expedient and/or desirable.
Recommendation 81: A review of the current exemptions, which may apply to
major infrastructure projects should be undertaken to ensure that the BDCC has
the power to exercise sufficient control over construction related works.

12.3

Potential Major Infrastructure Projects

This section sets out different types of infrastructure, which may comprise a major
infrastructure project and associated considerations for the LUP. Where
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appropriate, this incorporates the types of projects identified in the Strategic Plan
and Economic Development Plan.
The considerations for the LUP relate to policies which may be required as well as
if and how schemes should be represented on the LUP map. Given the diversity of
infrastructure projects identified, a diversified policy approach is likely to be
required to ensure that the most appropriate policy tools are used for each scheme.

Airport
The States is currently undertaking technical studies to determine the nature and
extent of works required at the airport (refer to Section 9.2 for further details). For
the purposes of this strategy it is assumed that these could comprise widening
and/or extending the main tarmacked runway; additional space for new airside
facilities (e.g. hangars, apron space etc.); and new or improved terminal facilities.
At least some of these works are likely to be located outside Zone 17, the existing
airport zone, in the LUP.
Recommendation 82: The policy and spatial extent of Zone 17 should be
reviewed taking into account the following considerations:


The need to re-zone or safeguard land for future expansion plans. If
additional land is required, consideration to be given as to whether there
should be no net loss of land from the Designated Area.



Zone 17 is located within the Building Area so is not subject to Section 12
of the Building and Development Control (Alderney) Law, 2002 (as
amended). To provide flexibility should proposals for the airport change
and be located outside Zone 17, consideration should be given to amending
Section 12 to permit major infrastructure projects within the Designated
Area.



Identify project specific considerations which will need to be addressed in a
planning application e.g. consideration of environmental impacts, use of
local labour etc. Where appropriate, these policy requirements should be
informed by any relevant Call for Sites submissions.

Harbour
Discussions with stakeholders indicate that there are currently no known schemes
being promoted. However, in the long term there may be a need to improve
harbour defences to account for sea level rise and potentially modernise the
harbour to accommodate larger vessels and the potential for roll-on/roll-off
operations (further details are provided in Sections 9.3 and 9.4).
Recommendation 83: The policy and spatial extent of Zone 7 should be
reviewed taking into account the following considerations:


The harbour currently falls within Zone 7 in the LUP, which is a combined
zone for the harbour and Braye Bay. Whilst any redevelopment should
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consider the proposals for the wider area, the LUP should also recognise
and explicitly support the operation of the harbour given its importance for
freight and logistics. Consideration should also be given to introducing a
separate harbour zone, which could overlap with the wider redevelopment
area.


Identify project specific considerations which will need to be addressed in
any planning application.

Marina
Discussions with stakeholders indicate that there are currently no known schemes
being promoted. However, the States’ aspiration for a marina on the Island
remains, should a suitable proposal be brought forward (further details are
provided in Sections 9.3 and 9.4).
Recommendation 84: The policy and spatial extent of Zone 7 should be
reviewed taking into account the following considerations:


The States planning powers currently extend to the land and internal waters
of Alderney (including Braye Bay). The States should ensure its planning
powers extend over the area which is likely to be subject to the marina. If
there are areas which are currently outside its powers, consideration should
be given to either reducing Zone 7 to reflect the edge of the States planning
powers or extending the spatial extent of the States planning powers.



Provision for a marina is made in Zone 7. Given the lack of clarity over the
nature of any future scheme any LUP policy will need to be flexible so as to
not preclude a viable proposal being brought forward. Notwithstanding, in
identifying the overall spatial strategy for the LUP, consideration should be
given to the suitability of all of Braye Bay being included within Zone 7.



In order to guide future developers, the policy should set out those criteria
which any future development would need to comply with (e.g. mix of uses)
and the requirement to produce a planning brief for the development in
advance of any planning applications being submitted.

Energy Projects
As indicated in Section 10.3, the States are supportive of large scale renewable
energy generation, whether this be on land or from water. Stakeholders have
indicated that onshore solar and (offshore) tidal power represent the most viable
sources of renewable energy for Alderney. The Renewable Energy (Alderney)
Law, 2007 created the Alderney Commission for Renewable Energy, who are an
independent body responsible for the licencing and control of the deployment,
management, operation and use of renewable energy systems in the Island of
Alderney and its territorial waters. Relevant licences must be sought from
Alderney Commission for Renewable Energy in addition to planning permission
being required from the BDCC.

Page 91

Building and Development Control Committee

Phase 2 Land Use Plan Review
Economic Development Strategy

In addition, proposals are being developed for the France-Alderney-Britain Link,
which would transmit electricity between France and Britain.
Recommendation 85: Further consideration should be given to the need for a
policy on major energy projects which would include:


The need for and appropriateness of including a zone for such projects.
Linked to this, given the nature of these projects, the proposed
developments are unlikely to be located in the Building Area. Consideration
should be given to whether such developments should be permissible
development in the Designated Area under Section 12 of the Building and
Development Control (Alderney) Law, 2002 (as amended).



Identify project specific considerations which will need to be addressed in a
planning application e.g. consideration of environmental impacts. Where
appropriate, these policy requirements should be informed by any relevant
Call for Sites submissions.

Forts
The Land Use Plan Review Built Environment and Heritage Strategy identifies
that there are 16 forts and fortifications on Alderney. Many of these forts are
currently under or unused and are falling into disrepair. The Strategy goes on to
identify that the best way of preserving any heritage asset is for it to be used or
developed; such an approach is consistent with the Asset Management Plan
developed by SoA. In particular there is a need to review the existing policy
supporting Zone 8 of the LUP to provide improved guidance on the development
potential for individual forts where development opportunities have been
identified.
Discussions with stakeholders indicate that there are currently no known schemes
being promoted for any of the forts, whilst it is noted that historically schemes
have been developed, including most recently for Fort Tourgis.
Recommendation 86: In addition to the recommendations set out in the Land
Use Plan Review Built Environment and Heritage Strategy, the following
recommendations should be taken into account when reviewing the approach to
forts:


The LUP should support complementary uses across the fortifications;
development proposals for specific forts should be complementary rather
than compete with each other.



Further consideration should be given to range and mix of uses which are
considered appropriate for the forts. For example, which, if any, of the forts
might be suitable for residential development.

In developing this policy, regard should be had to the special protection
provided to Registered Assets under Section 8 of the Building and
Development Control (Alderney) Law, 2002 (as amended). Please refer to
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Chapter 2 of the Land Use Plan Review Built Environment and Heritage
Strategy for more information.
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Recommendation 1: The plan outputs should be updated to identify how many
jobs should be planned for through the LUP for the next 5 and 20 years.
Recommendation 2: The LUP should include policy which identifies those
economic sectors which will be supported and promoted by the plan. This
should reflect the broader aspirations of SoA and should be reviewed as part of
the five yearly LUP review to ensure it continues to reflect the States broader
aspirations.
Recommendation 3: The LUP should seek to achieve sustainable development
by promoting a balanced strategy, which takes account of the economic
development needs of Alderney in conjunction with the findings of the Land
Use Plan Review Built Environment and Heritage Strategy and Land Use Plan
Review Natural Environment Strategy.
Recommendation 4: In order to maximise the potential economic benefits of the
marine environment, consideration should be given to amending the extent of
Alderney’s planning powers so that they align with its territorial waters.
Guidance from the Marine Management Forum should be used to increase the
marine economy.
.Recommendation 5: The LUP (with appropriate amendments to legislation if
required) should consider introducing a transparent tariff-type mechanism
which requires applicants to make financial contributions to help fund off-site
infrastructure needs created by their development.
Recommendation 6: The BDCC should design and implement a proportionate
monitoring and evaluation strategy to make sure that progress is being made
towards the objectives of the Land Use Plan in relation to economic
development.
Recommendation 7: The LUP should consider whether building zones in the
Designated Area would be better suited to becoming part of the Designated
Area. This includes the forts (Zone 8), the airport (Zone 17), La Corvée
industrial/commercial area (Zone 18) and Berry’s Quarry (Zone 19).

13.2

Agriculture

Recommendation 8: The LUP should continue to support agricultural enterprise
on the island, whilst also recognising that Island demand is unlikely to sustain
multiple commercial providers.
Recommendation 9: The existing agricultural policy in the LUP should be
reviewed, in particular its compliance with Section 12 of the Building and
Development Control Law, 2002 (as amended) and the need to provide more
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guidance on types and intensity of agricultural uses and ancillary buildings and
ancillary uses (such as agri-tourism) which are likely to be permissible, as well
as any non-agricultural uses which may be permissible in the Agricultural Zone.
Recommendation 10: The extent of the Agricultural Zone in the LUP should be
reviewed to ensure that it reflects both current uses and plans for the land that
might be required for farming in the medium and long term.

13.3

Commercial

Recommendation 11: The LUP should make provision for additional floorspace
requirements over the plan period and protect existing commercial uses, in
particular purpose-built premises. There should be a presumption against
change of use from office to other uses including residential; to support this, a
criteria-based policy could be established to take into account quality, fitnessfor-purpose, marketability and long term vacancy of office stock.
Recommendation 12: The LUP should introduce its preferred approach to
delivering new commercial floorspace in accordance with the following
hierarchy:
iv.

Prioritise the re-use and conversion of existing buildings in the Central
Building Area where this will not harm the viability of other sectors.

v.

Promote new purpose-built floorspace in sites within central St Anne.

vi.

Permit new office development outside of central St Anne for larger
floorplates only where it can be demonstrated that there are no suitable
existing buildings or development sites within central St Anne.

Recommendation 13: Further consideration should be given to the most
appropriate mechanisms for supporting provision of affordable accommodation
for SMEs.
Recommendation 14: SoA should encourage the private sector to provide high
quality office accommodation to accommodate the professional services sector.
This includes clear signals in the LUP that this type of development is required
on Alderney.

13.4

Industrial and Storage

Recommendation 15: The LUP should make provision for additional floorspace
requirements over the plan period and protect existing industrial and storage
uses. Further consideration should be given to the appropriateness of small
garages within the Central Building Area being converted to residential or other
uses.
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Recommendation 16: The LUP should introduce its preferred approach for
delivering new industrial and storage floorspace in accordance with the
following hierarchy:
iv.

Intensification and/or redevelopment of existing suitable industrial and
storage sites.

v.

Expansion of existing suitable industrial and storage sites on adjacent
land where this is appropriate.

vi.

Development of new industrial and storage sites in the Central Building
Area that are in accessible locations and would not give rise to ‘bad
neighbour’ uses.

Recommendation 17: To protect existing light industrial and storage uses and
manage environmental and amenity impact, the LUP should consider a
presumption against change of use from light industrial to other uses in specific
locations across the Island such as Braye harbour. Where appropriate, such
requirements should be reflected in any existing location specific policies such
as Zone 7.
Recommendation 18: The LUP should consider how future strategic
developments might contribute towards floorspace needs and plan outputs.
Recommendation 19: The SoA should consider establishing a mediation service
to resolve protracted disputes between landowners and regarding the use of
land.
Recommendation 20: The SoA should consider mechanisms and initiatives for
improving the visual appearance of industrial and storage sites and land where
they detract from the visual appearance of the Island. This could include:


Reviewing and enforcing the legal powers available to the SoA to require
landowners to clean up their land where it is adversely affecting the amenity
of the area.



Establishing a ‘tidy island’ initiative to encourage and enable the
community to carry out clean-up events and properly dispose of waste (see
Recommendation 28).

13.5

Retail and High Street

Recommendation 21: The LUP should promote active retail use of existing
retail stock. The LUP should identify any appropriate uses that retail might be
allowed to be superseded by, and where the underlying (future) use should
remain principally as retail.
Recommendation 22: The LUP should introduce its preferred approach for
assessing proposals for retail floorspace, in accordance with the following retail
hierarchy:
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iii.

Support Victoria Street as the primary location for retail and high street
uses, with the Braye area providing a secondary retail centre,
particularly for food and drink, and bulky goods.

iv.

There is a presumption against new retail and high street premises
outside Victoria Street, and should only be permitted where they
minimise adverse impacts on the vitality of Victoria Street. Preferred
locations for retailers of bulky items and white goods may be required
where it can be demonstrated they cannot be accommodated in Victoria
Street; development in these locations should only be permitted where
the need can be demonstrated.

Recommendation 23: Further consideration should be given to ways to improve
access to storage space ancillary to retail and town centre uses on or near
Victoria Street.
Recommendation 24: The SoA should consider ways to assist small retailers on
Victoria Street to improve the attractiveness of Victoria Street as a retail
location.
Recommendation 25: The LUP should consider permitting change of use from
retail to non-retail uses in the southern part of Victoria Street.
Recommendation 26: The LUP should review Policy TOW4 to include more
detailed guidance on the design of shop fronts, particularly with regard to
managing change of use to non-retail uses.

13.6

Tourism

Recommendation 27: The LUP should support a range of types of tourism and
corresponding range of tourism accommodation particularly supporting niche
tourism markets.
Recommendation 28: The SoA should develop a ‘tidy island' initiative to ensure
the Island remains attractive to visitors. This should include waste collection
and storage, littering, fly tipping, amenity impacts of building and land, and
vehicle storage and disposal.
Recommendation 29: The SoA should monitor the number (and uptake) of
tourism beds on the Island and vacancy levels, and where market demand can
be demonstrated support the development of new tourist accommodation. In
order to track accommodation providers, the SoA should consider ways of
monitoring self-catering accommodation.
Recommendation 30: The LUP should introduce a criteria-based policy relating
to vacant or derelict hotels, requiring the applicant to demonstrate the lack of
demand for its continued tourism use before it can be considered for nontourism uses.
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Recommendation 31: It should be considered whether tourism uses in the
Designated Area should be zoned under a new zone in the LUP, to distinguish
them from residential, recreational or agricultural uses.
Recommendation 32: The role of Saye Bay Campsite should be reviewed to
ensure that it complements the tourism activity on the Island and maximises its
contribution to economic development

13.7

Transport

13.7.1

Sea Freight

Recommendation 33: The LUP should require that major developments
planning to import or export materials using the harbour demonstrate that there
is sufficient capacity, storage and transport links, and that this operation would
not adversely impact the normal operations of the harbour.

13.7.2

Road Transport

Recommendation 34: The LUP should explore options for promoting
sustainable use of motorised vehicles. This might include provision of / support
for car clubs or dial-a-ride services, promoting uptake and use of electric
vehicles, and support for active transport such as walking and cycling (see
Section 9.6). The SoA should consider opportunities to act as a ‘leader’ in this
area, for example by switching to an electric fleet as and when vehicles need to
be replaced.
Recommendation 35: Consideration of options for car parking standards or
controls – e.g. short stay parking controls, controlled parking zones, long stay
parking at the Airport – should be taken into account in the development of the
LUP.
Recommendation 36: The SoA should explore opportunities to require or
encourage the appropriate disposal of unused or unroadworthy vehicles. For
example, this might include increased taxation on vehicles.
Recommendation 37: The LUP should introduce a requirement for new roads
to be built to an adoptable standard. The SoA should confirm the adoptable
standard and any mechanisms for ensuring the construction of roads to the
standard, in line with the Building (Alderney) Regulations, 2014 and the
prevailing ‘Approved Documents’.
Recommendation 38: The LUP should require the major applications to
consider the construction and operational impacts of schemes on the road
network, to support BDCC decision-making in relation to Section 7(1)(f) of the
Building and Development Control Law, 2002 (as amended).
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Active Modes of Transport

Recommendation 39: The LUP should ensure that footpaths, including
pavements, are retained and (where appropriate) improved as part of
development proposals.
Recommendation 40: Consideration should be given to formalising Routes de
Souffrance, with the focus on routes which provide greatest access to parts of
the Island.
Recommendation 41: The LUP should consider how increased uptake of
cycling on the Island can be supported.
Recommendation 42: The LUP should support the railway as a tourism asset for
the Island.

13.8

Physical Infrastructure

13.8.1

Water and Wastewater

Recommendation 43: The LUP should protect existing and safeguard expected
future locations of water and wastewater infrastructure.
Recommendation 44: The LUP should include policies which support water
demand management, including rainwater harvesting, water recycling and
demand metering.
Recommendation 45: Further guidance on when contributions towards costs
arising from connection to the water and wastewater network might be expected
should be provided. The SoA should ensure that on-site and connecting
infrastructure (water, wastewater and electricity) are delivered by the
applicant/developer to adoptable standards.
Recommendation 46: The LUP should consider zoning land for a new sewage
treatment works at Platte Saline, pending the findings of further technical work
and any Call for Sites submissions.
Recommendation 47: The LUP should include policies on wastewater
connections, including guidance on when connection to the main network is
expected as opposed to the use of septic tanks. As a starting point, it might be
considered whether all development in the Central Building Area should
automatically be expected to connect to the network. Where septic tanks are
required, the LUP should include policies that require high quality septic tanks
to be used. This will need to align with the relevant provisions of the Building
(Alderney) Regulations, 2014 and the prevailing ‘Approved Documents’.
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Energy and Heat

Recommendation 48: The LUP should explicitly zone the site of the power
station and cooling pond for utilities uses.
Recommendation 49: The LUP should review policies relating to the harbour
(including Zone 7 Harbour & Braye Bay Comprehensive Development Zone) to
recognise its role in energy security by being the entry point for fuel.
Recommendation 50: Further guidance on when contributions towards costs
arising from connection to the electricity network might be expected should be
provided.
Recommendation 51: The LUP should include policies which support
sustainable electricity and heat generation and interconnection.
Recommendation 52: The LUP should include policies which support
electricity and heat demand management, including smart metering, insulation
and network upgrades.
Recommendation 53: A review of the exemptions relating to domestic
photovoltaic (but not photothermal) solar panels included in Category 1 of the
Schedule included in the Building and Development Control (Exemptions)
(Alderney) Ordinance (2007) should be undertaken.

13.8.3

Information and Communications Technology

Recommendation 54: The LUP should include policies supporting new
developments connecting to the information and communications network.
Further guidance on when contributions towards costs arising from connection
to the network might be expected should be provided.
Recommendation 55: The LUP should support schemes which provide
enhanced information and communications infrastructure for the Island, subject
to environmental impacts and other planning considerations.
Recommendation 56: In conjunction with the findings of the Land Use Plan
Review Built Environment and Heritage Strategy, the LUP should consider
whether any additional policies, guidance or legislative changes are required to
ensure that information and communications infrastructure does not adversely
impact on the townscape or landscape. This might include:


masts policy;



policy or guidance on the placement of satellite dishes, cabinets and cables
(perhaps in the form of a supplementary planning guidance);



changes to Section 67(2) of the Building and Development Control
(Alderney) Law, 2002 (as amended), which disapplies LUP policies for
certain developments carried out by certain utility providers or the States for
the purposes of the provision of public utility services, and/or
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changes to the exemptions set out in Category 1 of the Schedule included in
the Building and Development Control (Exemptions) (Alderney) Ordinance
(2007).

These may need to make reference to relevant provisions of the
Telecommunications (Bailiwick of Guernsey) Law, 2001.

13.8.4

Solid Waste

Recommendation 57: SoA should develop a long term Waste Strategy which
sets out how different types of waste will be collected, stored and disposed of
and how waste materials can be used in construction works and development.
Recommendation 58: The LUP should support the development of new solid
waste facilities (e.g. tarmac recycling, composting plant, food waste digester,
glass waste-to-aggregates) where there are required and in an appropriate
location(s), subject to environmental impacts and other planning considerations.
Recommendation 59: The LUP should support the long-term consolidation of
waste infrastructure.
Recommendation 60: To correct the graphic (map) representation of this site,
the LUP map should re-order the designation layers to illustrate the utilities
zoning of the Impot.
Recommendation 61: The LUP should include policies which ensure space
standards for refuse and recycling storage and collection to be applied to new
residential and non-residential development, with the aim of promoting more
sustainable waste processes.
Recommendation 62: The LUP should include policies which encourage home
composting within suitable curtilages.

13.8.5

Sustainable Building Standard

Recommendation 63: The LUP should include policies which support or require
the use of sustainable construction standards and techniques in the design and
construction of new and redeveloped / refurbished buildings. This will need to
align with the relevant provisions of the Building (Alderney) Regulations, 2014
and the prevailing ‘Approved Documents’.

13.8.6

Minerals

Recommendation 64: The LUP should introduce policies which define the
types, and amounts of materials that can be extracted on the Island, extraction
windows and restoration requirements following extraction.
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Recommendation 65: The LUP review should consider whether changes to the
Building and Development Control Law, 2002 (as amended) are required in
relation to mineral extraction operations in the Designated Area.

13.9

Community Facilities

13.9.1

Education

Recommendation 66: The LUP should consider the need to safeguard land for
the expansion of St Anne’s School, and support opportunities to co-locate
education and other community facilities at this location. This would enable a
viable, vibrant education and community offer that is mindful of the finite
Island land resource.

13.9.2

Health and Care

Recommendation 67: The LUP should ensure that Zone 1 (Mignot Memorial
Hospital) safeguards undeveloped land adjacent to the existing hospital
buildings for any long term future expansion needs.
Recommendation 68: The LUP should safeguard land at Le Val for future
expansion of care facilities.

13.9.3

Open Space and Recreation

Recommendation 69: The LUP should identify open space within the Building
Area and Designated Area which should be protected, to support
Recommendation 17 in the Land Use Plan Review Natural Environment
Strategy for enhanced protection of the green infrastructure network.
Recommendation 70: The LUP should include a policy that ensures that where
development proposals include new open space provision, it is to a sufficient
standard and that its location maximises its accessibility.
Recommendation 71: Consideration should be given as to whether the LUP
should identify specific sites or locations for children’s playspace.
Recommendation 72: The LUP should protect playing fields from development,
to ensure there is adequate provision for sports and recreation.
Recommendation 73: The LUP should consider the need to support re-use or
provide new facilities to ensure there is sport-by-sport coverage.
Recommendation 74: Existing allotments should be protected in the LUP. SoA
should review the provision of allotments, and if any new allotments are
provided there should be a presumption of provision within or adjoining the
Central Building Area.
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Recommendation 75: The feasibility, viability and environmental impacts of
providing a crematorium on-Island should be explored. The LUP should
provide in-principle support for such a facility and consider setting out those
criteria which should be taken into account when assessing any planning
application.
Recommendation 76: The areas either currently in use or proposed for burial
uses should be identified in the LUP and protected for this purpose.

13.9.4

Other Community Facilities

Recommendation 77: The LUP should promote efficient and effective use of
community space and should set general criteria to ensure any future provision
is ideally centrally located to maximise coverage.

13.10

Major Infrastructure Projects

Recommendation 78: Greater clarity should be provided on what development
constitutes a major infrastructure project (either through changes to the law or
policies in the LUP). In establishing the ‘thresholds’ regard should be had to the
recommendations contained within the Land Use Plan Review Natural
Environment Strategy relating to environmental impact assessment.
Recommendation 79: An overarching major infrastructure projects policy
should be included in the LUP. This could provide in-principle support for
major infrastructure projects subject to applicants demonstrating:


the need for the scheme including the benefits to Alderney as a whole; and



the rationale for the location of the proposed scheme including the
‘reasonable alternatives’, having regard to technical, economic, social and
environmental considerations.

If major infrastructure projects do not have their own LUP policy or specific
zone which may set out additional project specific policy requirements,
consideration should be given to the need to set out a generic list of
requirements which promoters must have regard to when bringing forward a
scheme. In deciding whether to develop a scheme-specific policy or zone,
regard should be had to the restrictions under Section 12 of the Building and
Development Control (Alderney) Law, 2002 (as amended), and how the policy
or zone would relate to the policies protecting the Designated Area. Regard
should also be had to the recommendations contained within the Land Use Plan
Review Natural Environment Strategy relating to environmental impact
assessment.
Recommendation 80: The planning process should be amended for major
infrastructure projects. Whilst the process should remain complementary to that
process followed by other types of applications, additional procedural
requirements should be introduced. It is likely that this would require a
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combination of legal and procedural reform, the latter being introduced through
the LUP.
In developing the amended process regard should be had to the following
considerations:


Early engagement between the promoter and Planning Office to agree the
target timescales for the various stages of the planning process and the need
to agree how the meeting of such timescales will be resourced given the
limited States resources.



The requirement for pre-application stakeholder and community
consultation in advance of a planning application being submitted, the scope
of which should be agreed with the Planning Office in advance of the
consultation being undertaken.



Agreeing the application information requirements with the Planning Office
including undertaking any screening/scoping stages for the environmental
impact assessment.



The need to review the relationship between preliminary declarations and
planning applications and the approach to calculating the planning fee.



Following submission of the application, the procedures the Planning Office
will follow including, for example, publication of application documents on
the States website, approach to notifying and consulting on the planning
application including re-consultation on further information.



The process for determining the application.



Mechanisms for provision of on- and off-site infrastructure and/or
contributions to both direct and indirect physical infrastructure and
community facilities requirements arising from a development.

Process for discharging conditions attached to any permission including any
monitoring requirements to be overseen by SoA.
Recommendation 81: A review of the current exemptions, which may apply to
major infrastructure projects should be undertaken to ensure that the BDCC has
the power to exercise sufficient control over construction related works.

13.10.1

Potential Major Infrastructure Projects: Airport

Recommendation 82: The policy and spatial extent of Zone 17 should be
reviewed taking into account the following considerations:


The need to re-zone or safeguard land for future expansion plans. If
additional land is required, consideration to be given as to whether there
should be no net loss of land from the Designated Area.



Zone 17 is located within the Building Area so is not subject to Section 12
of the Building and Development Control (Alderney) Law, 2002 (as
amended). To provide flexibility should proposals for the airport change
and be located outside Zone 17, consideration should be given to amending
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Section 12 to permit major infrastructure projects within the Designated
Area.


Identify project specific considerations which will need to be addressed in a
planning application e.g. consideration of environmental impacts, use of
local labour etc. Where appropriate, these policy requirements should be
informed by any relevant Call for Sites submissions.

13.10.2

Potential Major Infrastructure Projects: Harbour

Recommendation 83: The policy and spatial extent of Zone 7 should be
reviewed taking into account the following considerations:


The harbour currently falls within Zone 7 in the LUP, which is a combined
zone for the harbour and Braye Bay. Whilst, any redevelopment should
consider the proposals for the wider area, the LUP should also recognise
and explicitly support the operation of the harbour given its importance for
freight and logistics. Consideration should also be given to introducing a
separate harbour zone, which could overlap with the wider redevelopment
area.



Identify project specific considerations which will need to be addressed in
any planning application.

13.10.3

Potential Major Infrastructure Projects: Marina

Recommendation 84: The policy and spatial extent of Zone 7 should be
reviewed taking into account the following considerations:


The States planning powers currently extend to the land and internal waters
of Alderney (including Braye Bay). The States should ensure its planning
powers extend over the area which is likely to be subject to the marina. If
there are areas which are currently outside its powers, consideration should
be given to either reducing Zone 7 to reflect the edge of the States planning
powers or extending the spatial extent of the States planning powers.



Provision for a marina is made in Zone 7. Given the lack of clarity over the
nature of any future scheme any LUP policy will need to be flexible so as to
not preclude a viable proposal being brought forward. Notwithstanding, in
identifying the overall spatial strategy for the LUP, consideration should be
given to the suitability of all of Braye Bay being included within Zone 7.



In order to guide future developers, the policy should set out those criteria
which any future development would need to comply with (e.g. mix of uses)
and the requirement to produce a planning brief for the development in
advance of any planning applications being submitted.
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Potential Major Infrastructure Projects: Energy
Projects

Recommendation 85: Further consideration should be given to the need for a
policy on major energy projects which would include:


The need for and appropriateness of including a zone for such projects.
Linked to this, given the nature of these projects, the proposed
developments are unlikely to be located in the Building Area. Consideration
should be given to whether such developments should be permissible
development in the Designated Area under Section 12 of the Building and
Development Control (Alderney) Law, 2002 (as amended).



Identify project specific considerations which will need to be addressed in a
planning application e.g. consideration of environmental impacts. Where
appropriate, these policy requirements should be informed by any relevant
Call for Sites submissions.

13.10.5

Potential Major Infrastructure Projects: Forts

Recommendation 86: In addition to the recommendations set out in the Land
Use Plan Review Built Environment and Heritage Strategy, the following
recommendations should be taken into account when reviewing the approach to
forts:


The LUP should support complementary uses across the fortifications;
development proposals for specific forts should be complementary rather
than compete with each other.



Further consideration should be given to range and mix of uses which are
considered appropriate for the forts. For example, which, if any, of the forts
might be suitable for residential development.

In developing this policy, regard should be had to the special protection
provided to Registered Assets under Section 8 of the Building and
Development Control (Alderney) Law, 2002 (as amended). Please refer to
Chapter 2 of the Land Use Plan Review Built Environment and Heritage
Strategy for more information.
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List of Stakeholders Consulted

Name

Surname

Organisation

Helen

Ackrill

Forts Group (Trust)

Ken

Baker

Alderney Railway

Ken

Baker

Alderney Railway

Chris

Beeching

Alderney Squash and Raquetball Club

Elizabeth

Bellamy

Alderney Methodist Church

Justin

Bellinger

Sure

Hilary

Bentley

Rotary Club of Alderney

Aaron

Bray

States of Alderney

Alan

Brown

States of Guernsey Education Department

Paul

Bunn

States of Alderney

Nicky

Burland

Gambling Commission

David

Chiswell

Alderney Flying Club

Mike

Cox

Kiln Farm; Jean’s Stores and Alderney Farm Shop

Hannah

Cox

Jean’s Stores and Alderney Farm Shop

Mark

Darby

Aurigny

Mike

Dean

Automotion

Paul

Durston

Boardman’s Pharmacy

Andrew

Eggleston

Bell & Co.; Alderney Chamber of Commerce

Annabel

Finding

Alderney Tours

Alan

Fulford

Alderney Estates

Mark

Gaudion

States of Alderney

Mark

Gregory

HSSD

Mark

Harding

Fishing Tourism

Noel

Hayes

Le Cocqs Stores

Louise

Hayward

Alderney Voices

Donald

Hughes

St Anne Bell Ringers

Bruno

Kay-Mouat

Alderney Shipping

Caroline

Kay-Mouat

Alderney Performing Arts Festival

Boyd

Kelly

Alderney Sailing Club

Andy

Kissick

Cycle and Surf

Petra

Kovarova

Le Cocqs Stores

James

Lancaster

Alderney Electricity Limited

Nick

Locke

Alderney Railway

Gill

Lowe

Simerock Guest House
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Name

Surname

Organisation

Darren

Machon

Lady Maris II – Alderney Gift Box

Emma

Odoli

Alderney Week

Kris

Page

Island FM

Ray

Parkin

Alderney Time Clocks

Tissie

Roberts

The Bookshop

Roberta

Roberts-Mapp

Maison du Chien

Paul

Rose

States of Alderney

Geoffrey

Salt

Alderney Shooting Club

Paul

Skerritt

Alderney Golf Club

Mark

Smith

PwC

Alex

Snowdon

Independent (now States Member)

James

Snowdon

Independent

Ilona

Soane-Sands

Literary Festival

Angela

Stanley

Alderney KFA Youth Moves

Les

Stewart

St John’s Ambulance

Mark

Sumner

Mignot Memorial Hospital

Steven

Syer

Harbour Lights Hotel

Linda

Tatton

Independent

James

Taylor

Alderney Police

Helene

Turner

Visit Alderney

Paul

Veron

States of Alderney

Bill

Walden

Bed & Breakfast Association; Alderney Riding
Club

Jan

Walker

Indoor Bowls Club

Colin

Williams

New Connaught Care Home

Martin

Winward

Alderney St. Anne’s Primary School

Mark

-

Customs

Jill

-

Customs
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Stakeholder Workshop Invitees and
Attendees

Table B.1 contains a list of those invited to attend the Economic Development
Strategy Stakeholder Workshop on 5 December 2016. Those who attended are
shown in bold.
Invitees

Organisation

Helen

Ackrill

The Fort Group

Tony

Barnes

States Member

Justin

Bellinger

Sure

Matthew

Birmingham

States of Alderney

Mark

Bristow

Alderney Housing Association

Victor

Brownlees

States of Alderney

Nicky

Burland

Gambling Commission

Mike

Cox

Kiln Farm

Trevor

Davenport

Alderney Society

Mike

Dean

States Member

Andrew

Eggleston

Bell & Co.

Dan

Evans

Arup

Annabel

Finding

Alderney Tours

Declan

Gaudion

Alderney Renewable Energy

Mark

Gaudion

States of Alderney Harbour Master

Roland

Gauvain

Alderney Wildlife Trust

Dave

Gillingham Sr.

Alderney Fishermans’ Association

Neil

Harvey

States Member

Donald

Hughes

Alderney Housing Association

Kieron

Arup

Louis

Jean

States Member

Bruno

Kay-Mouat

Alderney Shipping

Caroline

Kay-Mouat

Alderney Performing Arts Festival

James

Lancaster

Alderney Electricity Limited

Robert

McDowall

States Member

Mark

McFadden

Arup

Graham

McKinley

States Member

Paul

Moore

Fire Service

Sam

Osborne

States of Alderney Planning Officer

Janine

Page

States of Alderney

Norma

Paris

States of Alderney

Richard

Proctor

Braye Beach Hotel

Steve

Roberts

States Member
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Organisation

Paul

Rose

States of Alderney

Chris

Rowley

States Member

Chloe

Salisbury

Arup

Francis

Simonet

States Member

Alex

Snowdon

States Member

Mark

Sumner

Mignot Memorial Hospital

David

Thornburrow

Alderney Society

Ian

Tugby

States Member

Helene

Turner

States of Alderney

Paul

Veron

States of Alderney Economic Development Officer

Colin

Williams

New Connaught and Jubilee Care Homes

Martin

Winward

St Anne’s School

John

Young

States of Alderney Planning Officer
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D1

Methodology for Establishing Employment
Floorspace Supply and Future
Requirements

D1.1

Overview

The Land Use Plan includes a series of ‘outputs’, which set out what is planned
for in terms of population, housing, jobs, and employment floorspace.
An Economic Development Strategy has been produced as part of the LUP
evidence base. It includes an estimate of the current employment floorspace on
Alderney, as well as a forecast of future requirements. This in turn informs the
plan outputs in relation to employment floorspace – i.e. how much additional
floorspace will be required over the lifetime of the LUP (and beyond).
A proportionate approach has been taken in calculating employment outputs –
reflecting the evidence available – and the method used has been informed by
stakeholder engagement.
This appendix sets out the data, methodology and assumptions used to develop the
employment requirement and plan outputs in the Economic Development Strategy
and the LUP. The appendix is structured as follows:


D.1.2 sets out and comments on the sources of data available during the
production of the Economic Strategy.



D.1.3 outlines the methodology used to estimate existing floorspace supply.



D.1.4 details the methodology used to forecast future floorspace demand.



D.1.5 summarises the findings.

Metrics used: The assessment of existing supply includes the following types of
employment floorspace: office / commercial (including government); storage and
industrial; food and drink; and industrial. It does not include tourist
accommodation floorspace. This is because, unlike other types of economic
floorspace, it is not proposed that the LUP should include a plan output for the
specific number of tourism beds over the plan period. This is because capacity to
accommodate tourists is based not only on an absolute number of beds but also on
occupancy rates at various points of the season.

D1.2

Data Sources

Since 2014, the Bailiwick of Guernsey has undertaken an annual electronic
Census (eCensus), using existing information and a Rolling Electronic IT System
to provide a detailed demographic snapshot without the use of a physical survey.
This approach combines and ‘triangulates’ across several data sources to enable
more frequent updates. The most recent eCensus report (2016) at the time of
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assessment covers the year ending 31 March 201523. (Since the assessment, a
more recent eCensus report, covering the year ending 31 March 2016 has been
released. It is not considered that the updated report materially changes the
conclusions of this assessment.) The eCensus provides the following relevant
information which has been used in this assessment:


Total population



Population by age group



Dependency ratio (a demographic measure of working age persons, which
does not take account of those of working age not seeking employment)



Economic status



Employment by economic sector



Other sources of data and information were as follows:



Tax on Real Property (TRP) data, provided by States of Alderney



GIS Digimap ‘Buildings’ layers, provided by States of Alderney



Aerial photography

No data on the current amount of floorspace was available for use in the
assessment.

D1.3

Existing Floorspace Supply

This section sets out how the supply of existing employment floorspace was
derived. The methodology used is summarised in Figure D.1.
Figure D.1 Existing floorspace supply assessment methodology

23

Available via: http://www.alderney.gov.gg/CHttpHandler.ashx?id=101811&p=0 (retrieved
February 2017).
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Stage 1: Employment Sites Audit

Given the lack of data on the current amount of employment floorspace, an on-site
survey of the Island was conducted in September and October 2016 to gather
primary data to establish the location, land use, sector and quality of existing
employment floor space. An attempt to survey (but not access) every employment
location was made, and the information gathered included:


Address



Photo reference – each site was photographed to provide



Number of storeys in economic use



Existing employment use



Business sector



Retail categorisation as comparison, convenience or services (as applicable)



Whether the site is currently in use



Quality of the employment space



Whether the employment space was fit for its existing employment use

This information was mapped and included within the Land Use Plan Economic
Development Strategy.

D1.3.2

Stage 2: Desk-based Floorspace Assessment

Following the sites audit, employment floor space (measured in Gross External
Area24, or GEA) was estimated using Geographical Information Systems (GIS)
software. This involved the use of the GIS Digimap ‘Buildings’ layers (provided
by the States of Alderney), aerial photography and site notes, which established an
estimate of how much of the internal area was used for economic purposes. It has
been assumed that GEA and Gross Floor Area25 (GFA) – a commonly-used and
recorded planning metric in such datasets – are broadly coterminous and so no
conversion has been made between them. By application in Alderney, the only
difference between GEA and GFS is wall thickness, which it was not possible to
determine or factor without accessing each site. This was not considered
proportionate, or to materially influence the findings of this assessment.
The methodology used is as follows:
1.

Site boundaries for all employment sites were drawn using GIS, using the
Digimap Buildings layer as the basis.

24

Gross External Area is defined as the whole area of a building, taking each floor into account.
For the purposes of this estimate, only the floors in economic use are included in the GEA. This
includes communal and shared space and well as the structure of the building itself.
25
Gross Floor Area is defined as the total area of all enclosed spaces, i.e. within the external walls.
This includes communal and shared space, but taken within the building structure.
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2.

For a limited number of sites, the site boundaries were amended to include
external areas which are being actively used as part of the productive space
(e.g. works yards), rather than ancillary to it (e.g. parking).

3.

The external ground floor area of the employment site (building, and/or
external area in employment use) was calculated using GIS measurement
tools.

4.

The GEA of the building using the following formula:
GEA = external ground floor area X number of storeys

5.

There are some sites which comprise buildings of multiple ‘parts’ which
have a different number of storeys. In some cases, these were identified and
the GIS ‘polygon’ was split to calculate the GEA for each. In other cases, an
‘average’ number of storeys across the whole employment site was used.

D1.3.3

Cross-referencing desk-based and Tax on Real Property
data

In order to improve the accuracy of the survey-based employment floor space
estimate, Tax on Real Property (TRP) data – provided by the States of Alderney –
was used as a cross-reference to the desk-based estimate of floorspace. TRP data
is collected to inform the level of property tax due. As TRP values are based on
the plan area of buildings depending on their use, it provides a means of sensechecking the floor space estimate as well as land use classification.
The latest TRP survey was conducted in September 2016 and this was the data
used in this assessment. This data represents a ‘snap shot’ position at the time of
the survey. As business change, close or open over time this becomes less reliable.
There is also the intrinsic risk that the taxable area has been in correctly estimated,
either in error or to reduce the resulting tax requirement.
The business categorisation used in the TRP data was considered to not be
detailed enough (for LUP purposes) to reflect the sectoral diversity of economic
activities on the Island. Therefore the categorisation of employment floorspace
was primarily based on site audit data. However, the TRP data was useful for
providing a secondary source of information to establish employment activities
where it had not been self-evident from the site audit.
The TRP data included a GIS layer which provided the extent of the taxable area.
This was overlaid on top of the Employment Sites layer that was created on the
basis of the survey data, which allowed GIS techniques to be deployed to match
and compare TRP records with Employment Site records. Where differences
between the two sources of information existed:
When comparing the desk-based floorspace estimate with the TRP data, a margin
of error (‘tolerance’) of 20% was used. Just over half of eventual sites (54%) fell
within this category. Where the desk-based estimate lay within this margin of
error compared to the TRP estimate, the survey-based estimate was used.
Where the survey-based estimate over- or underestimated floor space by more
than this 20% margin, further examination using aerial and survey photography
was undertaken to sense-check and refine both estimates on a case-by-case basis.
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In some cases, the TRP floorspace data was used; in other cases, it was considered
that the more recent audit was a more accurate source of data.
Where the TRP data suggested that a site was not picked up in the employment
sites audit a new Employment Site was added to the layer. Where an Employment
Site was recorded in the sites audit but not in the TRP records (47 sites), it was
assumed that the audit record was correct and superseded the TRP data.

D1.3.4

Findings

The assessment of existing floorspace supply is set out in Figure D.2.
Figure D.2 Existing employment floorspace

Total floorspace (m2)
Occupancy rate
Utilised floorspace (m2)

Commercial

Food and
Drink

Retail

approx. 9,460

approx. 5,150

approx. 10,010

approx. 18,040

80%

90%

92%

93%

approx. 7,570

approx. 4,650

approx. 9,460

approx. 16,830

Storage and
Industrial

For commercial and storage and industrial uses, it was not always clear how much
of the stock was vacant – i.e. for particular buildings, it was not possible to tell
whether they were currently being used for economic purposes. Estimated
occupancy rates were established through the following:


Commercial: The sites audit found that around 83% of commercial
floorspace is currently occupied, falling to around 78% of floorspace where
uncertain buildings are included. Given that this related to a limited number of
properties which resulted in a small difference between the utilisation rate, the
mid-point between the two was taken.



Storage and Industrial: The sites audit found a greater level of uncertainty
around occupancy of storage and industrial units – whereas 7% were definitely
vacant (i.e. an occupancy rate of 93%), an additional 14% were potentially
vacant. For the purposes of the assessment it has been assumed they are
utilised. Whilst this may overestimate use and therefore future demand, given
that some of the floorspace on the Island is (i) of a relatively poor quality,
and/or (ii) in suboptimal locations, it is considered that a significant proportion
of new floorspace could result from ‘churn’ and intensification of existing
sites over the next five and twenty year periods and therefore within this
context any overestimation will be marginal.
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Future Demand

This section sets out how future demand for employment floorspace has been
calculated.

D1.4.1

Population Base

Figure D.3 sets out the population-based plan outputs, which has been used as a
basis for future demand.
Figure D.3 Population plan outputs (extract from LUP vision)
Output

Population

Unit

Start of Land
Use Plan
period (2017)

End of Land Use
Plan period
(2022)

people

approx. 2,000

2,300

Twenty years
(2036)
2,900-3,000

The population outputs are aspirational; that is, they reflect the aims that the
BDCC and States of Alderney have for the future of the Island. Whilst population
has decreased in recent years, there is an aspiration for an increased (re)population
in the future to allow Alderney to become a more self- dependant and sustainable
community, and lead to economic growth.

D1.4.2

Demographic Change Assumptions

The eCensus provides a breakdown of population by age group and economic
status. A number of assumptions were used to estimate the working age and
economically active populations expected over the plan period, based on the
population plan output and expected demographic changes.


There is an aspiration to attract more young families to Alderney. To
reflect this aspiration, upward adjustments to the proportion of 0-19 and
20-39 age demographics were made. Corresponding downward
adjustments were made to other age categories.



Given this move towards a greater proportion of young families (both
children and parents of children), changes to the proportions of those in
full-time education and training and in employment were also made.



The number of population in employment and economically active
population were assumed to match – i.e. that there is ‘full employment’.
This is done for three reasons. First, Alderney currently has a very low
level of unemployment. Second, the LUP is aspirational and plans for
desired outputs – it is desired that everyone who wants a job is able to find
one. Third, planning for full employment constitutes the ‘upper end’ of the
requirements for the LUP and avoids the LUP potentially under-delivering
its aspirations.

The derived working age and economically active population are set out in Figure
D.4.
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Figure D.4 Forecast working age and economically active populations
Output

Unit

Working age population (16-64)

people

approx. 1,150

approx. 1,300

approx. 1,850

%

57%

62%

62%

people

approx. 900

approx.1,150

approx.1,500

%

46%

51%

51%

Economically active population

Base year
(20176)

End of LUP
period (2022)

Twenty years
(2036)

It is important to note that voluntary labour is not included in these figures, but
plays an important role on Alderney.

D1.4.3

Forecast Demand

In order to estimate the amount of additional floorspace likely to be required over
the plan period, the amount of existing floorspace per job has been indexed using
the expected growth in jobs / economically active population on the Island
(Section 4.2).
Vacancy is a normal element of a functioning transitional market; a proportion of
the employment stock will always be required to allow buying, selling, letting and
improvements to occur. A ‘frictional’ vacancy rate of 10% has been applied to the
total amount of floorspace anticipated. Not applying this rate/level would imply a
‘squeezing’ of the market and reduction in the proportion of floorspace churn.
Existing levels of vacancy have also been factored in to the estimation of future
requirements.
Given that the additional floorspace requirements has been indexed based on
current utilisation of floorspace, they are in line with recent trends that have been
seen on the Island. They are also in line with the States’ aspirations for the
economy in the future, in particular the growth of financial services and tourism
sectors. However, no adjustment based on sectoral mix has been made. There
were no adjustments for productivity gains over time, given that much of the
current wide variability in floorspace productivity being down to the variation in
the suitability of premises. Across the longer term, it might be expected that
productivity gains could impact on the amount of floorspace required.
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Final Outputs

The final outputs are set out in Figure D.5.
Figure D.5 Future employment space demand
Type

Floorspace
(m² GFA)
2017

Total Floorspace (m² GFA)
2022
Total

Increase

Total Floorspace (m² GFA)
2036
Total

Increase

Office /
Commercial

9,460

10,620

1,160

13,850

4,390

Industrial /
Storage

18,040

23,610

5,570

30,800

12,760

High street uses (retail and food and drink) have not been included as it is
considered that much of the additional demand can be accommodated through
intensification of existing floorspace (e.g. through extended opening hours /
seasons, making better use of floorspace etc.). This is not to say that proposals for
new floorspace of this type should not be supported; however, a specific plan
output will not be included in the revised LUP.
In effect, the productivity gains available to high street uses is estimated to be
greater than for office/commercial and industrial/storage. This is in keeping with
the way that trade-related employment is created and sustain in each type of use.
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Figure E.1
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Figure E.2
Employment sites by land use
Central Building Area
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Figure E.3
Agricultural land and buildings
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Figure E.4
Commercial employment sites
Alderney
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Figure E.5
Commercial employment sites
Central Building Area
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Figure E.6
Light industry and storage
employment sites
Alderney
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Figure E.7
Light industry and storage
employment sites
Central Building Area
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Figure E.8
Retail and leisure sites
Alderney
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Figure E.9
Retail and leisure sites
Braye Harbour
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Figure E.10
Retail and leisure sites
Central Building Area
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Figure E.11
Retail and leisure sites
Victoria Street
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Figure E.12
Occupancy of retail and
leisure employment sites
Alderney
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Figure E.13
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Figure E.14
Occupancy of retail and
leisure employment sites
Victoria Street
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Figure E.15
Tourism accommodation (excluding
self-catering and campsite)
Alderney
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Figure E.16
Tourism accommodation (excluding
self-catering and campsite)
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Figure E.17
Transport Infrastructure
Alderney
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Figure E.18
Community Facilities
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Figure E.19
Community Facilities
Victoria Street
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Figure E.20
Open Space and Recreation
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Figure E.21
Open Space and Recreation
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Tourism Beds

Table E.1 Estimated tourism bed spaces on Alderney
Provider

Location

Size

Hotel
Braye Beach Hotel

Braye Street

27 rooms

Adventures Rest

Victoria Street

20 rooms

Bonjour

High Street

7 rooms

Farm Court Guest House

Le Petit Val

7 rooms

Fishermans Rest

Victoria Street

Sleeps 5

Georgian House

Victoria Street

4 rooms

Harbour Lights

Newtown Road

14 rooms

L'Haras

Newtown Road

5 rooms

Simerock Guest House

Les Venelles

6 rooms

St Annes Guest House

Le Huret

3 rooms

The Victoria

Victoria Street

6 rooms

Villa Mondrian

Fontaine David

4 rooms

Rockbottom

Sleeps 4

4/5 La Trigale

Sleeps 3

1d Clos de Mouriaux

Sleeps 3

6 Rein des Pres

Sleeps 6

Braye Vista

Sleeps 4

Heathcote

Sleeps 10

4 Braye View Meadows

Sleeps 6

12 Le Huret

Sleeps 9

Sandpiper Cottage

Sleeps 5

49 Le Banquage

Sleeps 5

Aztec Cottage

Sleeps 6

4 Reine Des Pres

Sleeps 8

52 High Street

Sleeps 7

Barley Twist

Sleeps 6

Guest Accommodation

Self Catering
Alderney Accommodation

Bell & Co
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Provider

Location

Size

La Chouette

Sleeps 4

15 Clos de Mar

Sleeps 10

8 Le Bourgage

Sleeps 4

Fort Clonque

Clonque

Sleeps 13

Fort Corbletes

Corblets Bay

Sleeps 4

La Marette, The Studio

La Marette

Sleeps 2

Les Pourciaux Cottage

Longis Common

Sleeps 4

The Old Tea Room

28 High Street

Sleeps 5

Wuthering Heights

Newton Road

Sleeps 4

Explorer's House at Fraggle Rock

Le Grand Val

Not provided

Saye Bay

350 max,

Camping
Saye Farm Campsite

Source: Visit Alderney
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Existing Open Space Provision

In order to understand the quantity and quality of Alderney’s existing open space
provision, a high level open space audit was undertaken. Open spaces were
categorised accordingly:


Informal and Woodland Open Space



Outdoor Sports



Playspace



Allotments



Cemeteries



Beach

Note, indoor sports facilities are not included in this audit and are considered
separately in the Economic Development Strategy (see Section 11.5).
The open spaces were identified and subsequently mapped using GIS software,
based upon a combination of aerial photography and information gathered from
site visits in 2016. A summary of existing open space on the Island is set out in
Table F.1.
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Table F.1 Open space on Alderney
Location

Facilities

LUP Designation

Description

Informal and Woodland Open Space
La Vallee

This informal open space constitutes part
of the Island’s green space network. It
has amenity value for the Central
Building Area and offers outdoor space
for residents to enjoy.

Building Area Zone 3

There is a general need to improve walking routes and address obstacles for
those with mobility issues (refer to Section 11.5).

Ladysmith north of Petit Val

This informal open space constitutes part
of the Island’s green space network. It
has amenity value for the Central
Building Area and offers outdoor space
for residents to enjoy.

Building Area Zone 13

There is a general need to improve walking routes and address obstacles for
those with mobility issues (refer to Section 11.5).

Cotil du Val

This informal open space constitutes part
of the Island’s green space network. It
has amenity value for the Central
Building Area and offers outdoor space
for residents to enjoy.

Building Area Zone 5

There is a general need to improve walking routes and address obstacles for
those with mobility issues (refer to Section 11.5).

Butes Field

Cricket pitch and cricket pavilion. Butes
Centre is adjacent to the open space.

Building Area Zone 4

Alderney Cricket Club uses part of the open space. There is a general need to
improve walking routes and address obstacles for those with mobility issues
(refer to Section 11.5).

Butes Woodland

This informal open space constitutes part
of the Island’s green space network. It
has amenity value for the Central
Building Area and offers outdoor space
for residents to enjoy.

Building Area Zone 4

There is a general need to improve walking routes and address obstacles for
those with mobility issues (refer to Section 11.5).

Alderney Tennis Club comprises of a
clubhouse and four tennis courts with
associated changing and meeting
facilities.

Designated Area –
Recreational Zone

Alderney Tennis Club is owns and manages the tennis courts. Access is not
restricted to members; members of the public may use the tennis courts on a
one-off fee-paying basis. St Anne’s School has expressed an interest in using
the facilities.

Outdoor Sports
Platte Saline
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Location

Facilities

LUP Designation

Description

Football pitch near the
Arsenal

Full-sized football pitch with associated
pitch-side changing facilities

Designated Area –
Recreational Zone

Alderney Football Club use the football pitch on a regular basis.

Fort Albert

The Alderney Shooting Club uses the
internal open space within Fort Albert.

Fort Zone

The shooting club has a membership ranging from 6-74 years old and engages
in archery, clay pigeon shooting and pistol shooting. The club pays the States of
Alderney rent for use of the space and is currently satisfied with the space.

Alderney Golf Club

Golf course and outdoor bowling green
and clubhouse

Designated Area –
Recreational Zone

The golf course is owned by the States of Alderney and let to the Alderney Golf
Club, which has around 170 local and overseas members. Additionally, it
attracts around 900 visiting players per year. The golf course also functions as
amenity green space that contributes to the openness of the island landscape. St
Anne’s School has expressed an interest in using the facilities.

St. Anne’s School

School playing field and playground
suitable for children 11 years old and
younger

None

This is located at St. Anne’s School and provides play space suitable for
younger children.

Butes

Fully equipped playground and skate
park that caters for children 11 years old
and younger or 11 years and older

HCA 3

There is play space suitable for both younger and older children. The
playground equipment and skate park structure are in good condition. St.
Anne’s School has expressed an interest in relocating an improved skate park in
its grounds.

Saye Campsite

Playground suitable for children 11 years
old and younger

Designated Area –
Recreational Zone

Small play area suitable for younger children.

Valley Garden, Rue de
l’Eglise, St. Anne

Allotments

Building Area Zone 2

These are high quality allotments that are allocated by the States of Alderney
for a fee. There appears to be a high level of uptake and a waiting list. The
current demand for allotments is not known.

Allotments at Le Val

Allotments

HCA 3

These are high quality allotments that are allocated by the States of Alderney
for a fee. There appears to be a high level of uptake and a waiting list. The
current demand for allotments is not known.

HCA 3

This cemetery is no longer used for burials. It is well-maintained space and
therefore fulfils a function as an amenity space.

Playspace

Allotments

Burial Grounds
Old Churchyard adjacent to
Island Hall
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Facilities

LUP Designation

Description

St Michael’s Cemetery, St
Anne’s Church

HCA 3

This cemetery is no longer used for burials. It is well-maintained and therefore
fulfils a function as an amenity space.

Longis Road Cemetery

Designated Area –
Public Utilities

Currently used as the primary burial ground – based on a visual assessment, it is
estimated that around 15% of the cemetery site has been occupied by burial
plots. It is well-maintained and therefore fulfils a function as an amenity space.

‘Strangers’ Cemetery, Longis
Road

Designated Area –
Public Utilities

Cemetery used for re-burials of prisoners of war that died during World War II.

Beach
Platte Saline Beach

Mobile public toilets on-site.

Designated Area –
Protected Area

This shingle beach provides space for informal recreation such as dog walking
and swimming.

Braye Beach

Public toilets on-site.

Building Area Zone 7,
HCA 13, Designated
Area – Protected Area

The sandy beach provides space for informal recreational activities such as
walking and swimming.

Saye Beach

The beach has access to the toilets
provided nearby at Saye Campsite.

Designated Area –
Protected Area

The sandy beach provides space for informal recreational activities such as
walking and swimming. It is adjacent to the Saye Campsite.

Corblets and Arch Beach

The beach has access to the toilets
provided nearby at Saye Campsite.

Designated Area –
Protected Area

This sandy beach provides space for informal recreational activities such as
walking and swimming. It is easily accessible for those with mobility issues and
there is a free car park adjacent to the beach.

Longis Beach

Public toilets on-site.

Designated Area –
Protected Area

The sandy beach provides space for informal recreational activities such as
walking and swimming.
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G2

Playspace accessibility

G2.1

Overview

Planning policies often set ‘standards’ for the provision of open space. These
standards are often (although not always) expressed in terms of quantity, quality
and accessibility of open space. Overall, given the size of Alderney – both in
terms of land mass and population – it is considered that standards are a
disproportionate approach to ensuring sufficient provision of open space.
However, there is a case for considering in more detail accessibility to children’s
playspace, given the reduced distances that might be expected to be travelled to
access it. (Refer to Section 11.5 for more details).
In order to consider what constitutes ‘good accessibility’ to playspace a
comparison exercise with other jurisdictions was undertaken (Section G.2.2),
following this some standards for playspace accessibility were defined and then
GIS mapping analysis undertaken to understand how the existing provision
compares to the accessibility standard.

G2.2

Comparison Exercise

Playspace accessibility standards from other jurisdictions are compared in Table
G.2). Not all jusrisdictions use the same metric – whilst some use a straight line
distance, others use walking distance (measured in metres or minutes),
acknowledging the routes taken to access playspace.
Table G.2 Playspace accessibility standards used in other jurisdictions
Guernsey26

Jersey27

Play England28

Walking distance
to playspace
(metres)

420-840m

500m

400-1000m

Walking time to
playspace
(minutes)

5-10 minutes

N/A

N/A

N/A

N/A

N/A

240-600m

240-600m

Distance to
playspace
(metres)

G2.3

London29


Under 5 years old: 100m



5-11 year olds: 400m



12 years and above: 800m

Accessibility Mapping

The playspace catchment standards set out in Table G.2 have been used to
consider playspace accessibility on Alderney. These are largely based on
26

Open Space and Outdoor Recreation Survey, 2013Space and Outdoor Recreation Survey 2013
Outdoor Open Space, Sport and Recreation Study, 2008
28
Planning for Play. Guidance on the Development and Implementation of a Local Play Strategy,
2006
29
Shaping Neighbourhoods: Play and Informal Recreation SPG, 2012
27
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Guernsey’s adopted standards, as it is considered that it most closely mirrors
Alderney’s context.
Table G.3 Playspace accessibility standards

Walking distance to local playspace

Play spaces for children
11 years and younger

Playspaces for children
over 11 years old

420m

840m

The three formal playspaces, as identified in Table G.1, were categorised
according to whether they were suitable for play of 11 years old and younger and
12 year olds and over. The three playspaces considered suitable for children of 11
years and younger were:


Playground at Butes



Playground at Saye Bay campsite



Playground at St. Anne’s School

As per the accessibility standards outlined in Table G.3, catchment areas of 420
metres were mapped using GIS software, in order to ascertain the current level of
local playground provision for children 11 years old and younger (Figure G.1).
The skate park at Butes was considered to be the only playspace suitable for
children 12 years old and above. As per Table F.3, a catchment area of 840 metres
has been used in order to ascertain the current level of playground provision for
children 12 years old and above (Figure G.1).
Network analysis was undertaken using GIS in order to accurately model the
420m and 840m walkable catchments of the playspaces. This modelling was
based on the existing pathway and road network. A buffer of 35 metres was used
in order to illustrate which built-up areas lay within these walkable catchments.
However, as this analysis was based on accessibility via the paved pathway and
road network, it discounted the potential for people to walk to playspaces across
open countryside or using unpaved routes – particularly relevant to access Saye
Bay campsite. Therefore a 420 metre polygon has also been included to depict the
walking distance “as the crow flies”, for this playspace only in order to reflect the
freedom of movement within this rural area (Table G.1).
The assessment suggests that there is a lack of accessible playspace for younger
children in the eastern (e.g. Longis Road and Val Longis), western (e.g. Allee es
Fees, Brickfields and La Marette) and southern parts of the Central Building Area.
The assessment shows that the majority of the Central Building Area is within an
840 metre walking distance from a playspace suitable for those 12 years and
above, although there is poorer accessibility to the east of the Central Building
Area towards Les Rochers.
Whilst it has not been mapped, there is a lack of playspace for the very young (i.e
under 5s), with the only suitable provision being at the Butes.
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