Phase 2 Land Use Plan Review
Call for Sites Assessment
Reference:

PA/087

Site name:

Land at Mannez Quarry (ARE
onshore development)

AY Parcel(s):

AY 1858

Submission
Type:

Use/development

Source:

Private

Proposals
Summary of respondent's
proposal:

Use of Mannez Quarry for the purpose of on-shore development associated with a tidal energy project
including the development of a new converter hall, control building, visitor centre, auxiliary buildings,
railway station and the re-location and upgrade of the existing railways sheds.

Planning history and other context: This site overlaps with:
- SA/059 which proposes the designation of the area for green waste and materials storage.
- SA/069 which proposes the redevelopment of the land at Mannez Quarry to accommodate the State
Works Department.
- PA/063 which proposes the use of the site for preservation of nature (including butterfly farm), heritage
tourism and recreation (including climbing school).
- PA/089 which proposes the formalisation of the existing Longis Nature Reserve as a planning criteria,
plus proposed extension of the reserve.
- PA/095 which proposes the protection of woodland areas across Alderney.
- PA/096 which proposes the protection of freshwater bodies across Alderney.
- PA/098 which proposes the continued zoning of the land currently designated as Protected Zone.
- PA/112 which proposes the protection of Odeon MP3 and Flak Battery, reflecting their role in the
occupation of the Island during World War II.

Accordance with the Land Use Plan Evidence Base
Does the proposal accord Partial
with the Vision Statement?

The proposal partially accords with the vision, which seeks to maximise opportunities to become a diverse
and balanced economy and promote resilient infrastructure systems. The converter hall would enable the
export of tidal renewable energy from installations in Alderney's waters, and may provide economic
benefits to the Island including from payment of generation fees on power produced by tidal projects and
the ability for Alderney Electricity Ltd to access European priced power from the France-Alderney-Britain
Link project (submission reference PA/088).
However, the proposal would be located in the Designated Area and in proximity to important biodiversity
and heritage assets and therefore does not accord with the guiding principles of a community which
protects and sustainably manages its environment, adopts an integrated and holistic approach to land use
or values, protects and sustainably manages its built and cultural environment.

Does the proposal accord Partial
with the Housing Strategy?

Due to the extensive works that would be required to construct the proposal, there will likely be an uplift of
temporary off-Island labour. Some additional labour may also be required to ensure the operation of the
scheme on a permanent basis. The Housing Strategy recognises that this temporary workforce will require
adequate accommodation and by their very nature, this housing need is likely to be high capacity, short
term and low value. Recommendation 10 states that a policy should be introduced in the Land Use Plan
which requires proposals for large schemes to submit an ‘Employment Strategy’ as part of the planning
application for both construction and operation phases of the development. As part of a future planning
application, it is expected that an Employment Strategy would be submitted to demonstrate how workers
would be accommodated on the Island.
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Does the proposal accord
with the Economic
Development Strategy?

Partial

The Economic Development Strategy recognises that there may be opportunities to harness large scale
renewable energy generation (Recommendation 85), such as tidal power and recommends that the Land
Use Plan supports sustainable electricity generation (Recommendation 51).
The Strategy recommends an overarching major infrastructure projects policy be included in the Land Use
Plan (Recommendation 79), which could provide support for major infrastructure projects subject to
applicants demonstrating:
- the need for the scheme including the benefits to Alderney as a whole; and
- rationale for the location of the proposed scheme including the 'reasonable alternatives' must be
considered having regard to technical, economic, social and environmental considerations.

Given the scale of the proposal for a converter hall it is considered to fall within the definition of a major
infrastructure project and therefore, at a high level, the need for the proposal and the reasonable
alternatives assessed should be considered as part of the Call for Sites process.
With regards to the need for the proposal, the Call for Sites submission lists the proposed benefits to
Alderney which include:
“1. Payment of generation fees on power produced by tidal projects (in accordance with commercial
arrangements with the States of Alderney);
2. Ability for Alderney Electricity Ltd (AEL) to access European priced power from FAB Link cable
(assumed AEL will have similar arrangements to Guernsey/Jersey with their existing interconnection to
France. This is approx. 50% cheaper than AEL diesel generation);
3. Provides a positive environment for growing the island economy (e.g. lower energy prices and no energy
capacity constraints).”
In addition, in August 2013, the States of Alderney Policy and Finance Committee issued a press release
stating that "it is recognised that Alderney faces a unique predicament in terms of the production of clean,
low cost, secure energy supplies. The long-term future is known even if the precise timing is unsure Alderney Renewable Energy is developing a project to deliver tidal power and/or deliver power from an
interconnector which will link France and the UK." Following this, the States of Alderney Strategic Plan
(2014) was 'received' (as opposed to approved) by States Members on the 15 January 2014. The Strategic
Plan includes a high level Energy Plan which provides “support [for] ARE tidal power project” reflecting the
objective for the Island to become “100% energy self sustained from renewable sources in five years.”
The States of Alderney has therefore set out its support for renewable energy, which includes tidal projects.
In order to export tidal energy from projects in Alderney's waters a converter hall will be required. A
converter hall is required to convert High Voltage Alternating Current (HVAC) to High Voltage Direct
Current (HVDC). The need for the converter hall is therefore considered to have been demonstrated at a
strategic level. However, further details on the need for the scheme and the associated benefits to
Alderney would need to be included in support of a planning application.
In terms of the nature and scale of the proposal, the Call for Sites submission includes an indicative site
plan and section drawings, showing the proposal within the context of the wider site area. However, the
submission does not provide justification for the number of proposed buildings, or their scale and form.
Without this information, it is not possible to determine at this stage whether the proposed solution for
meeting the need is appropriate or whether there are other alternative solutions or configurations which
could be adopted.
With regard to location, the Call for Sites submission acknowledges that only a single option for the
location of the scheme has been considered (this is discussed further against the site suitability criteria).
This means that no technical work has been submitted which looks at the reasonable alternatives and
considers the relative suitability of land based (Alderney-based) options, non-Alderney-based onshore
options or proximate and more remote marine-based options (as well as any other reasonable
alternatives). In the absence of such information, it is not considered possible to determine at this stage
whether the proposed location for the development is suitable relative to the other potential options.
With regards to accordance with other relevant parts of the Economic Development Strategy,
Recommendation 42 states that the Land Use Plan should support the railway which includes the miniature
railway as a tourism asset for the Island. The proposal includes the relocation of the railway sheds to
facilitate the construction of the converter hall, control building, visitor centre and auxiliary buildings. The
siting of the converter hall and auxiliary buildings would sever the route of the railway line which currently
extends to the south of the site. The existing railway sheds would be re-located to the north of the site and
the proposal also includes the development of a new train station in this location. Despite the loss of a
section of railway line, the Call for Sites submission states that the train facilities would be enhanced and
impacts mitigated through detailed planning with the Railway Society, while the miniature railway would be
re-introduced and upgraded as part of the site ‘visitor experience’. Given the limited details provided at this
stage, it cannot be demonstrated that impacts on the existing railway line and miniature railway would be
adequately mitigated. Therefore the proposal does not fully accord with Recommendation 42.
Recommendation 27 of the Economic Development Strategy states that the Land Use Plan should support
a range of types of tourism and corresponding range of tourism accommodation particularly supporting
niche tourism markets. The Call for Sites submission includes a visitor centre; the proposed scheme may
result in benefits to the tourism industry within Alderney around ‘technical’ tourism (which would need to be
confirmed as part of a future planning application).
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Does the proposal accord
Partial
with the Natural Environment
Strategy?

The site contains the following sites and habitats identified in the Natural Environment Strategy:
- A small proportion of the site (to the west) contains fixed coastal dunes with herbaceous vegetation,
which falls under the international tier of the hierarchy of environmental designations (see Map F.4). The
development of the new railway station and relocated railway sheds would require part of this land for
their construction.
- A proportion of the site (to the north and east) contains coastal grassland which falls under the regional
tier of the hierarchy of environmental designations (see Map F.5). The development of the new control
building, visitor centre, auxiliary buildings and relocated railway sheds would require part of this land for
their construction.
- A proportion of the site comprises parkland and open space, which is a site of local importance on
Alderney (Map F.3). This area runs along the track of the existing railway line and in the area currently
delineated by the miniature railway. The development of the new converter hall, control building and
visitor centre would require part of this land for their construction.
Longis Nature Reserve, which is subject to submission PA/089 overlaps the whole site. Table C.1 of the
Natural Environment Strategy identifies that subject to further assessment this site may be capable of
designation as a site of local importance. The development would therefore require land within the nature
reserve for its construction. In addition, the south eastern corner of the site abuts an area of standing
water (eutrophic) which falls under the regional tier of the hierarchy of environmental designations (see
Map F.5).
Should this proposal be brought forward, a detailed assessment of the impacts on biodiversity would be
required including any mitigation measures required to address potential environmental impacts relating
to the identified sites and habitats during both the construction and operational phases, as well as any
monitoring which may be required.
The Natural Environment Strategy recommends that the current extent of the Agricultural Zone should be
reviewed to ensure that it reflects current uses (Recommendation 29). Part of the site is currently
designated as Agricultural Zone, however it is not in use for this purpose (see Map F.8) and therefore is
likely to be removed from the Agricultural Zone in the emerging Land Use Plan.
Through supporting the generation of electricity from renewable energy sources, the proposal may
reduce the impacts of climate change.
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Does the proposal accord
with the Built Environment
and Heritage Strategy?

Partial

The site is within an archaeological area of interest, Mannez Quarry (MGU6804), and there is a
Megalithic Structure at Vaux Trembliers (MGU4232) adjacent to the north western edge of the site.
Whilst not recommended for inclusion on the Register of Historic Buildings and Ancient Monuments,
these areas should be afforded protection through the Land Use Plan (Recommendation 37). There is
another area of archaeological interest, Mannez Enclosure (MGU3541), which is located to the east of
the site, but not within the site. This area is recommended for inclusion in the Register of Historic
Buildings and Ancient Monuments, as specified within Recommendation 36 of the Built Environment and
Heritage Strategy.
The Built Environment and Heritage Strategy identified a considerable number of World War II
constructions, which should be added to the Register of Historic Buildings and Ancient Monuments
including Strongpoint Steinbruch (MH/037), which overlaps a small part of the site. The proposal includes
the relocation of a railway shed which is currently sited within close proximity to Strongpoint Steinbruch.
In addition, Flak Battery Hohe (MH/038), another World War II construction, overlaps a small part of the
site close to the location of the proposed control building. For both of these heritage assets, a future
planning application would be required to demonstrate how the proposal would minimise harm and
mitigate any negative impacts.
In addition Strongpoint Hummerfeste (MH/042) overlaps the northern part of the site. Whilst no
development is proposed here, the impact of the proposal on the setting of the heritage asset should be
taken into account.
Whilst these three assets are placed on the Register of Historic Buildings and Ancient Monuments they
will be provided interim policy protection through the Land Use Plan.
There are registered heritage assets adjacent to the south western edge of the site (The Odeon - B/126)
and the north eastern edge of the site (Mannez Lighthouse - B/138). The Built Environment and Heritage
Strategy recommends that the Land Use Plan sets out the importance of sensitive conservation,
preservation and re-use of World War II constructions (Recommendation 18). The proposed
development would be sited in close proximity to The Odeon and it is considered that the scale of the
buildings may result in potential harm to the setting of this heritage asset. Whilst there is separation
between the proposal and Mannez Lighthouse, further consideration would need to be given to how the
proposed development would affect the setting of this heritage asset.
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Assessment of Suitability, Availability and Achievability
Is the site suitable for the
proposed purpose?

Yes, with In terms of the rationale for the siting of the scheme at Mannez Quarry, the Call for Sites submission
mitigation states that site identification was arrived at using the following search criteria. It clarifies that given these
criteria and the size of the Island, alternative sites were not considered. The submission states:

“- It should be States Land (this would enable commercial rental returns for the island).
- The site choice would be supported by the States (Lease Option agreed with States in 2010).
- Site area in excess of 20,000 square metres with limited or no current usage.
- Site would not require significant engineering works to enable access for abnormal loads.
- Remote location providing (i) more than 150 metres from any residential property, and (ii) a site with
considerable natural screening for visual impacts.
- Site potential already identified in AEA Technology plc report for the Alderney Commission for
Renewable Energy.” (It should be noted that the AEA Technology plc report has not been provided in
support of the Call for Sites submission).
In assessing the suitability of the site, it is acknowledged that the site benefits from an existing access
and is located away from the more built up areas of the Island. The site also benefits from some natural
screening as a result of its topography. Specifically, the section drawings provided with the Call for Sites
submission illustrate that to the south western side of the site, the structures would be shielded by the
quarry walls which reach a maximum height of 25 metres, compared to the 18 metre high converter hall.
Notwithstanding the above, the assessment of the proposal against the Natural Environment Strategy
and Built Environment and Heritage Strategy indicates the sensitivity of the site; and the proposal does
not adequately address how such harm could be managed, mitigated or if necessary compensated or
off-set. It is not considered that the search criteria reflect the full range of economic, social and
environmental matters, which it is expected would be used to identify a suitable location for the proposed
development. Furthermore, some of the criteria selected do not appear to be fully justified as to their
relevance for identifying a suitable site. This includes, for example, why the search was limited to Statesowned land or why a decision by the States as landowner to permit an option agreement, has been taken
to mean that in planning terms the proposed location is supported and/or suitable.
Given the concerns raised with regard to the criteria used for identifying the site (both in terms of
considerations not taken into account and the robustness of those criteria used), it is not considered
possible to determine at this stage whether the proposed location for the development is suitable.
Is the site available for the
proposed purpose?

Yes, with The land is owned by the States of Alderney, and is currently used as a municipal green waste area and
mitigation materials store. The site also comprises part of a railway line with an associated shed and a miniature
railway.
Alderney Renewable Energy Limited was granted an option to lease the site from the States of Alderney
in 2010, for the purpose of on-shore development associated with the tidal energy project. Under the
terms of this agreement, the site is to be leased with vacant possession on exercising the option.
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Is the site achievable for the Yes, with The site benefits from existing road access. Given the limited previous uses at the site, it is assumed that
proposed purpose?
mitigation relevant utility infrastructure would need to be installed.
Currently the Building and Development Control Committee is unable to grant a planning application for
this type of development because it is prohibited under Section 12 of the Building and Development
Control (Alderney) Law, 2002. The Economic Development Strategy recommends that further
consideration should be given to whether major energy projects should be permissible development in
the Designated Area under Section 12 of the Building and Development Control (Alderney) Law, 2002.
Amendments are proposed to Section 12 of the Law to enable the Building and Development Control
Committee to permit developments of strategic importance.
The Call for Sites submission includes a document entitled ‘Supporting Agreements Sheet’ which
demonstrates the inter-linkages between this scheme and other infrastructure projects, specifically the
France-Alderney-Britain (FAB) Link proposal (submission reference PA/088). The development of the
converter hall is dependent on the FAB Link project or an alternative scheme of a similar type being
delivered which would enable the renewable tidal energy to be brought to market. Without such a
scheme, the converter station would not be required.

Any other comments

Conclusions
Does the proposal accord
Yes, with Whilst the need for the scheme has been demonstrated, further details on the associated benefits to
with the emerging Land Use mitigation Alderney would need to be included in support of a planning application. In addition, justification for the
Plan?
number of proposed buildings, and their scale and form is required. Furthermore, the proposed location
for the development has not been fully justified within the Call for Sites submission. It is therefore not
possible to include a development specific zone for the proposal within the Land Use Plan. Any future
planning application will therefore need to be assessed against the major projects policy (in accordance
with Recommendation 79 of the Economic Development Strategy) and will need to demonstrate the
rationale for the proposed location including the reasonable alternatives considered. It is expected that a
wider range of economic, social and environmental factors than those identified in the Call for Sites
submission will be used to assess the suitability of the different options.

Indicative development capacity (if
applicable)

Should the technical work conclude that Mannez Quarry represents the most suitable location that is
available, the future planning application would need to justify how the design positively responds to the
surrounding built and natural environment and how during the construction, operation and
decommissioning phases of the development, the impacts on the ecological receptors, archaeology and
heritage assets and their settings would be mitigated.
N/A
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