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Foreword

As Chair of the Building and Development Control Committee it gives me great pleasure to
publish a complete, comprehensive and integrated Land Use Plan for the Island of Alderney.
In doing so, I follow in the footsteps of many former States Members who laid the
foundations for this work and took on the responsibility for the stewardship of our unique
and very special Island.
The important task of producing the Land Use Plan has seen the formation of evidence-based
policies for our community. These policies focus on supporting the long term preservation of
our heritage assets, conservation of our natural environment and the best future economic
use of our land and buildings by a healthy and happy population. Work commenced in
October 2015 by way of an open, transparent and collaborative process, with the full
engagement of the community throughout. This provided a wealth of information, for which
the Building and Development Control Committee is very grateful.
This updated Land Use Plan fulfils previous recommendations on reforming and improving
the planning system in Alderney. It sets out a vision for the future, with guiding principles and
defines the Island’s aims and goals through on-going plan outputs. It is comprehensive and
provides a robust framework for the use of Alderney’s land asset.
The Land Use Plan maintains the Designated Area which has protected the Island since it was
adopted in 1968 by States Members who had the foresight and vision to propose it. Without
that “green belt” control, our Island’s environment could have suffered from damaging
intrusions seen in similar other locations. We have ensured the Designated Area policy
remains strong for the future whilst recognising the need for flexibility to meet the future
requirements of the Island.
The Land Use Plan also recognises the fundamental issues of our ageing population and
declining economic activity and we have endeavoured to ensure that the policies contained
within the Land Use Plan are robust enough to help guide, manage and enable economic
opportunities for the Island whilst making sure change and development takes place in the
right place. New development must be balanced with the need to conserve our very special
heritage and environment which is central to our tourist economy.
I hope you will share the view that the policies in the Land Use Plan are realistic and right for
the Island and that they create a solid foundation on which the future of Alderney can be
built.
Matt Birmingham
Chair, Building and Development Control Committee
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1

1.1 Purpose of the Land Use Plan
1.1

1.2

1.3

The Land Use Plan is prepared by the
Building and Development Control
Committee under Section 4 of the
Building and Development Control
(Alderney) Law, 2002 (as amended).

1.4

 delivery of the States of
Alderney’s strategic objectives;
 how the local economy will be
supported through the use of
land;

The Land Use Plan (incorporating
Chapters 1 to 7, the appendices and
the accompanying maps) sets out the
Building and Development Control
Committee’s proposals for
development, other work or other
use of land (referred to throughout
the Land Use Plan as ‘development’)
on the island of Alderney.

 what types of homes are
required and where they should
be built;
 what types of physical and social
infrastructure are required to
support new development, and
how they will be delivered;

The Land Use Plan has a number of
purposes:

 how the natural and built
environment and heritage will be
protected and enhanced; and

 To manage development on the
Island to facilitate the delivery of
the States of Alderney’s strategic
objectives.
 To ensure development takes
place in a sustainable manner.

 aspirations for different places
on the Island and how these
places will change over time.
1.5

The Land Use Plan has a five year
lifespan, covering the period from
2017 to 2022. The Land Use Plan
vision (see Section 3.2) sets the long
term vision for the Island, and has a
longer lifespan to 2036.

1.6

In order to ensure that the Land Use
Plan is effective, on-going monitoring
of the success and progress of its
policies is required. The outputs of
this exercise will feed into
subsequent reviews of the Land Use
Plan. Chapter 7 details how the Land
Use Plan will be monitored.

 To provide the policy framework
for the determination of planning
applications.
 To encourage suitable
development for particular sites
and locations.
 To protect and enhance
Alderney’s important natural and
built environment and heritage.
 To guide public and private
investment in relation to land use
and planning.

The Island of Alderney comprises the land and the
internal waters to the landward side of the baselines for
measuring the territorial waters adjacent to Alderney.
1
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The Land Use Plan covers a number
of different areas, including:

This area includes the intertidal area (which extends to
the Mean Low Water line).

1-1
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1.2 Legislative Context
1.7

1.8

Part 4 of the Building and
Development Control (Alderney) Law,
2002 (as amended) states that the
Building and Development Control
Committee shall prepare Land Use
Plans indicating its proposals in
respect of development on the
Island, with a reasoned justification
for each proposal.
The Building and Development
Control (Alderney) Law, 2002 (as
amended) states that the Land Use
Plan should:
 subject to the prohibition on the
Building and Development
Control Committee granting
planning permission in Section
122, define areas in respect of
which the Building and
Development Control Committee
recommends that permission for
development under the
provisions of other parts of the
Law: i) should not be granted; ii)
should not be granted unless by
reason of special considerations
relating to the site it would be
unreasonable for such
permission not to be granted; or
iii) should, subject to the
provisions of the Law, be
granted;
 provide for policies in respect of
roads and other infrastructure,
public and other buildings and
works, parks, pleasure grounds,
nature reserves and other open
spaces, heritage assets,
sustainable development or

2
Which relates to development within the Designated
Area.
3
A detailed overview of the legal amendments
proposed and associated justification are set out in the
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areas important for biological
diversity or allocate areas of land
for use for agricultural,
horticultural, residential,
commercial, industrial or other
purposes of any class specified in
the Land Use Plan; and
 contain such other matters as the
Building and Development
Control Committee may think
necessary or expedient.
1.9

The Land Use Plan applies to the
‘Island of Alderney’, which includes
the land and internal waters i.e. the
area on the landward side of the
baselines around the island from
which the territorial waters adjacent
to Alderney are measured. This is the
area subject to the planning powers
of the Building and Development
Control Committee. The Building and
Development Control Committee
may seek to increase the extent of
their planning powers in the future.

1.10

In parallel with the Land Use Plan
review, the Building and
Development Control undertook a
review of the Building and
Development Control (Alderney) Law,
2002 (as amended) insofar as the
provisions relate to the setting of
policy in the Land Use Plan. As part of
this review, the Building and
Development Control Committee
identified amendments to this Law,
which can be broadly grouped into
three categories3:
 Remove the exemptions set out
in Sections 67 and 76 of the

Green Paper which accompanied the consultation on
the draft Building and Development Control (Alderney)
(Amendment) (No. 2) Ordinance, 2017.

1-2
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appointed, to assess and make
recommendations to the Building
and Development Control on an
application for planning
permission for major projects.
1.11

The amendments required to the
Building and Development Control
(Alderney) Law, 2002 (as amended)
arising from the legal review are set
out in the Building and Development
Control (Alderney) (Amendment)
Ordinance, 2018.

1.12

The Land Use Plan has been
prepared on the basis that both the
Land Use Plan and amendments to
the Building and Development
Control (Alderney) Law, 2002 (as
amended) set out in the Building and
Development Control (Alderney)
(Amendment) Ordinance, 2018 would
come in to effect at the same time.
To achieve this, the Building and
Development Control Committee
propose that this Land Use Plan and
the legal amendments are presented
for approval at the same meeting of
the States. The Committee propose
that the approval in principle of the
Land Use Plan subject to prior
approval of the legislation changes
would be presented for approval
first. If this in principle approval is
given, the Committee propose that
changes to the Building and
Development Control (Alderney) Law,
2002 (as amended) would then be
put forward. If the approval in
principle of the Land Use Plan was
not approved then the Committee
would not propose the legal changes
for approval.

1.13

If the Land Use Plan was approved as
presented but a part or parts of the
amendments proposed to the
Building and Development Control

 Achieve consistency between the
Building and Development
Control (Alderney) Law, 2002 (as
amended) and previous Land Use
Plan policies. Historically, the
Building and Development
Control Committee has applied
Land Use Plan policies which
seek to permit certain minor
developments in the Designated
Area, but which are inconsistent
with the Law.
 Provide greater flexibility to the
Building and Development and
Control Committee to enable it to
consider and where appropriate
permit planning applications for
major projects in the Designated
Area. This includes introducing
the power to convene a planning
inquiry, for which an
independent Inspector would be
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Building and Development
Control (Alderney) Law, 2002 (as
amended), which exempt the
States of Alderney, Alderney
Electricity Limited, Guernsey
Telecoms Limited and any such
other person or body as may be
prescribed by Ordinance from
the need to make a planning
application for any development
they wish to carry out on, in and
under the Island of Alderney. The
removal of Sections 67 and 76 of
the Building and Development
Control (Alderney) Law, 2002 (as
amended) would necessitate
amendments to Section 12 of
that Law to enable the Building
and Development Control to
permit essential States and public
utility works, which are too
significant to be exempted from
planning control under the
Exemptions Ordinance.

Chapter 1
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considered would have fallen under
this duty had it been in effect at the
time of drafting the Land Use Plan.
The strategic policy documents
identified were: the Strategic Plan
(2014) and Tourism Strategy (2017).
The Building and Development
Control Committee had regard to
these documents in the preparation
of the Land Use Plan.

(Alderney) Law, 2002 (as amended)
were not approved and the nonapproval of such legal amendments
would impact the ability of one or
more of the Land Use Plan policies to
be operated as intended, then the
Building and Development Control
Committee may have to review and
recommend appropriate
amendments to the Land Use Plan.
1.14

On 14 June 2017, Section 23(3A) was
added to the Building and
Development Control (Alderney) Law,
2002 (as amended). This amendment
places a duty on the Building and
Development Control Committee, in
preparing the Land Use Plan, to have
regard to any strategic policy
documents of the States of Alderney
which are in force and approved by
Resolution of the States. The
Resolution will confirm those
documents, which are agreed to have
significant implications for land
planning and the use of land and
where the Building and Development
Control Committee is directed to
have regard to the document in the
preparation of a Land Use Plan.

1.16

The Building and Development
Control (Alderney) Law, 2002 (as
amended) also provides the Building
and Development Control Committee
with the power to adopt and issue
guidance in connection with a Land
Use Plan, known as Supplementary
Planning Guidance, which may
provide further information or detail
in respect of the policies set out in a
Land Use Plan. Supplementary
Planning Guidance is not part of the
Land Use Plan, but the Building and
Development Control Committee is
required to take any adopted
Supplementary Planning Guidance
into account in construing the
relevant policy in the Land Use Plan
to which it relates.

1.15

At the time of drafting the Land Use
Plan no resolutions had been made
in accordance with Section 23(3A) of
the Building and Development
(Alderney) Law, 2002 (as amended).
Therefore, there was no duty on the
Building and Development Control
Committee to have regard to any
strategic policy documents of the
States of Alderney in the preparation
of the Land Use Plan.
Notwithstanding this position, the
Building and Development Control
Committee identified existing
strategic policy documents produced
by the States of Alderney, which it

1.17

The Building and Development
Control Committee makes decisions
on planning applications on the basis
of Section 7 of the Building and
Development (Alderney) Law, 2002
(as amended). In making these
decisions, the Building and
Development Control Committee is
required to take into account:
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“(a) the effect of the development or
other work on the natural beauty of the
area and the desirability of keeping
land adjacent to the foreshores and
cliffs of the Island in its natural state,

1-4
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1.18

The Building and Development
Control (Alderney) Law, 2002 (as
amended) gives considerable weight
to the policies contained within the
Land Use Plan. The Building and
Development Control Committee
may grant planning permission for
applications which accord with or
constitute a minor departure from
the Land Use Plan. If the proposal
constitutes anything more than a
minor departure, and the Building
and Development Control Committee
are disposed to approve an
application for planning permission,
then the proposal must be subject to
a Land Use Plan Inquiry before a
decision can be made. This could be
proposal-specific (as if the
application were a proposal by the
Building and Development Control
Committee for an alteration or
addition to the Land Use Plan) or as
part of a general review of the Land
Use Plan. If approved following the
Inquiry, the Land Use Plan would be
updated to include the proposals and
the development approved.

1.19

The Building and Development
Control (Alderney) Law, 2002 (as
amended) provides the power for the
States of Alderney to maintain a
Register of Historic Buildings and
Ancient Monuments. Where the
Building and Development Control
Committee is of the opinion that the
preservation of any building is a
matter of public importance by
reason of its special historic,
architectural, traditional, artistic or
archaeological interest, it may
(subject to the provisions of the Law),
direct the Clerk of the States to
register the building.

(c) whether the movable or immovable
structure or other work in relation to
which permission is applied for would
be incongruous with its surroundings
because of its siting, design or exterior
appearance or because of the materials
to be used,
(d) in the case of an application for
permission to carry out any
development of agricultural land –
(i) the degree of suitability of the
land as agricultural land, and
(ii) the loss to the Island (if the
application were to be granted)
of agricultural land,
(e) the extent to which the development
or other work would detract from the
character or the amenity of the locality
concerned,
(f) the effect of the development or
other work on roads, traffic, services,
public health, parks, playing fields and
other open spaces and the effect on
adjoining properties,
(g) the availability of access and the
proximity of appropriate services,
including roads, electricity, water and
sewage disposal, […]
[(ga) the effect of the development or
other work on the biological diversity of
the Island,
(gb) the desirability of facilitating the
sustainable development of land
having regard to the competing
demands of the community for its use,
and]
(h) the provisions of any Land Use Plan
approved by the States.”
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(b) the degree of suitability of the land
to which the application relates for
residential or industrial purposes,
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1.20

Under the same Law, the Building
and Development Control Committee
may also (subject to the provisions of
the Law) designate any area that is of
special historic or architectural
interest – the character or
appearance of which is judged
should be preserved or enhanced as
a matter of public importance – as a
conservation area for inclusion on
the Register of Historic Buildings and
Ancient Monuments.

1.21

Registration of buildings or
conservation areas on the Register of
Historic Buildings and Ancient
Monuments does not take place as
part of the Land Use Plan review, but
instead follows the process set out in
the Building and Development
Control (Alderney) Law, 2002 (as
amended).
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1.22

The Land Use Plan 2011 has been
updated through a dual review. The
Land Use Plan review process is
summarised in Figure 1.1.

1.23

The Land Use Plan 2016 (Phase 1 of
the review) established a vision for
the Island and updated policies in
respect of residential development. It
was subject to a Land Use Plan
Inquiry during Spring 2016 and was
subsequently approved by Full States
in July 2016.

1.24

Phase 2 of the review further
updated the Land Use Plan to take
account of economic, natural
environment and built heritage
considerations (plus any updates to
the contents of the Phase 1 review as
required) to produce a consolidated
revised Land Use Plan. Phase 2 of the
Land Use Plan was also subject to a
period of public consultation ahead
of the Land Use Plan Inquiry.

1.25

Phase 2 of the Land Use Plan was
subject to a Land Use Plan Inquiry in
September 2017, and was
subsequently approved by Full States
in March 2018.

1.26

To support the review of the Land
Use Plan (both Phase 1 and Phase 2),
the following evidence base
documents were produced:

Introduction

1.3 Plan-Making Process
 Natural Environment Strategy
(published June 2017; further
amended at Phase 2 Land Use
Plan Inquiry).
 Built Environment and Heritage
Strategy (published June 2017;
further amended at Phase 2 Land
Use Plan Inquiry).
 Call for Sites Assessment (Phase
1) (published March 2016; further
amended at Phase 1 Land Use
Plan Inquiry).
 Call for Sites Assessment (Phase
2) (published June 2017; further
amended at Phase 2 Land Use
Plan Inquiry).
Figure 1.1 Land Use Plan review process

 Housing Strategy (published
February 2016; further amended
at Phase 1 Land Use Plan
Inquiry).
 Economic Development Strategy
(published June 2017; further
amended at Phase 2 Land Use
Plan Inquiry).
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1.27

A collaborative approach to planmaking has been used, with several
opportunities given for stakeholders
and the wider public to feed into the
process. This includes:

1.4 Structure of the Land Use
Plan

 evidence base documents
prepared with the input of public,
private and voluntary sector
stakeholders;

 Chapter 1 provides an
introduction to the Land Use
Plan.

 consultation on the draft Housing
Strategy, Economic Development
Strategy, Natural Environment
Strategy and Built Environment
and Heritage Strategy;
 two rounds of Call for Sites, with
the opportunity to submit sites
for either use/development or
protection/enhancement; and
 the statutory right to make
representations to the Inspector
during the Phase 1 and Phase 2
Public Inquiry, under the Building
and Development Control
(Alderney) Law, 2002 (as
amended).

1.28

The Land Use Plan is structured as
follows:

 Chapter 2 establishes the context
within which the Land Use Plan
has been produced.
 Chapter 3 presents the Land Use
Plan Strategy and provides a
framework for the future of the
Island.
 Chapter 4 details policies relating
to various land uses on the
Island, including both the
Building Area and the Designated
Area.
 Chapter 5 addresses thematic
issues on Alderney relating to the
built and natural environment.
 Chapter 6 sets out other Islandwide policies which should be
taken into account.
 Chapter 7 provides details on
how the Land Use Plan will be
monitored and reviewed.
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1.29

The structure of the Land Use Plan
has been designed to help guide
applicants, decision makers and third
parties through those considerations
that will be taken into account when
deciding whether planning
permission can be granted.

1.30

Step 1: Use Chapter 3 to consider
the strategic objectives for the
Island – how does your development
proposal contribute to meeting the
vision for Alderney?

1.31

Step 2: Find your site on the maps
included in Chapters 4 and 5:
 Use Chapter 4 to find out what
type(s) of development
proposals are or are not
appropriate for your site and the
associated policies which apply.
 Use Chapter 5 to understand
built and natural environment
considerations that should be
taken into account on your site
in preparing the application and
the associated policies which
apply – for example, is it
environmentally sensitive? Is it at
risk of flooding?

1.32

Step 3: Use Chapter 6 to consider
other policies which are not placespecific, and instead apply across
whole of the Island, which might
apply to your development proposal.

1.33

Step 4: Use any relevant
Supplementary Planning Guidance
adopted and issued by the Building
and Development Control Committee
(explained in Paragraph 1.41) to
apply the Land Use Plan policies and
guide your proposal.
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1.34

Step 5: Consider whether there are
any other factors to take into
account, including any other
material considerations or any
relevant statutory guidance
(explained in Paragraph 1.43).

1.35

The Land Use Plan policies, their
supporting text and the appendices,
together with the Land Use Plan
maps, are all integral parts of the
Land Use Plan. For this reason, it is
important that they are read as a
whole and that no part is taken out
of context or in isolation.

1.36

When reviewing the policies greater
weight should be given to the policy
(the text located within the boxes).
The supporting text seeks to provide
further clarification and guidance on
how the Building and Development
Control Committee will interpret and
apply each of the policies. Should
there be a conflict between the policy
and the supporting text, then the
policy should prevail.

1.37

Development proposals must accord
with all relevant policies in the Land
Use Plan to be granted permission;
individual policies should not be read
in isolation. A planning permission
may have conditions attached to
ensure the acceptability of the
development in planning terms.

1.38

If there is no policy within the Land
Use Plan which specifically relates to
the proposed development the
intention is not that it be disallowed
under the Land Use Plan. Such
development proposals will be
assessed on their merits on a case by
case basis in accordance with
Policy S6. However, where
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development is restricted or not
allowed under any other policy in the
Land Use Plan, Policy S6 will not
operate to override those policies
unless the wording in the relevant
policy specifically provides for it.
1.39

The Building and Development
Control (Alderney) Law, 2002 (as
amended) states that, in the event of
any conflict between a map and a
written statement which are both
included in a Land Use Plan, the
written statement shall prevail.

1.40

The mapped extent of the ‘Island of
Alderney’ (subject to the Building and
Development Control Committee’s
planning powers, as set out in
Paragraph 1.9) shown in the maps
included in the Land Use Plan is
indicative only and may not be
complete or definitive. In addition,
the low water line is ambulatory so
may change over time. The Building
and Development Control Committee
has considered a chart (the ‘Chart’),
prepared for the States of Alderney
in December 2016 by the United
Kingdom Hydrographic Office
(UKHO), which highlights the low
water line and bay closing lines
based on hydrographic and
geospatial data available to UKHO in
respect of Alderney. Neither the
States of Alderney nor UKHO
warrants the demarcation of any
internal waters, or that the Chart is fit
for any particular purpose, and
accordingly each disclaims liability for
the Chart to the fullest extent
permissible by law. The Building and
Development Control Committee has
received the kind permission of the
UKHO to make available at the
Planning Office a copy of the Chart,
for inspection by any person who
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wishes to do so in connection the
Land Use Plan.
1.41

Supplementary Planning Guidance
may be adopted and issued by the
Building and Development Control
Committee to provide further
information or detail of matters
specified within the policies of the
Land Use Plan. The purpose of the
guidance is to enable the provision of
further guidance to applicants and
aid the consistent application of the
Land Use Plan policies.

1.42

Compliance with the Land Use Plan
does not exclude development
proposals from the requirement to
take account of the other material
considerations set out in the Building
and Development Control (Alderney)
Law, 2002 (as amended) which might
preclude development.

1.43

The Building and Development
Control Committee has prepared
statutory guidance alongside the
Land Use Plan, to be adopted
following approval of the Land Use
Plan 2017. This statutory guidance
provides practical guidance, advice
and information in connection with
provisions under the Building and
Development Control (Alderney) Law,
2002 (as amended). In particular,
statutory guidance has been issued
which sets out the circumstances in
which an Environmental Impact
Assessment will be needed, and what
it should contain. Statutory guidance
has also been issued which deals
with proposals for major projects.

1.44

Applicants are also required to
comply separately with any
requirements under other legislation
(e.g. health and safety) which may be
relevant to the application proposals.
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1.45

In order to assist the transition
between the Land Use Plan 2016 and
the Land Use Plan 2017, the following
transitional arrangements will be
followed:
 Planning applications which were
submitted to the Building and
Development Control Committee
prior to the Land Use Plan 2017
being approved by Full States,
and which remain ‘live’, but not
yet decided by the Building and
Development Control Committee,
will continue to be considered
under the Land Use Plan 2016.

will allow for these matters to be
finalised4.
1.46

It should be noted that planning
permissions granted prior to
approval of the Land Use Plan 2017
continue to be in effect in accordance
with the permission given and any
conditions attached. This is not a
transitional provision per se.

 Applicants with ‘live’ applications,
which are subject to the Land Use
Plan 2016 are, upon approval of
the Land Use Plan 2017, able to
withdraw their application and
re-apply under the Land Use Plan
2017 should they wish.
 Applications for amendments to
planning permissions (such as
the varying of a condition) will be
considered under the Land Use
Plan 2017, even when the
existing permission was given
under previous Land Use Plan(s).
 Appeals that have been lodged
but not decided prior to the Land
Use Plan being approved will
continue to be subject to the
Land Use Plan 2016. Appeals
lodged after the Land Use Plan
2017 has been approved but
relating to applications
determined under the Land Use
Plan 2016 will not take the Land
Use Plan 2017 into account. This
It should be noted that appeals on Alderney are heard
by the Court of Alderney and consider matters of law
rather than the planning merits of the case.
4
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2

2.1 Introduction
2.1

This chapter sets out the context in
which the Land Use Plan has been
produced. It considers the
geographic context within which
Alderney sits, as well as the
economic, social and environmental
factors, which have influenced the
Island’s character. The chapter
provides a brief summary of the key
challenges and opportunities which
the Land Use Plan seeks to address
(both within the five year Land Use
Plan period and the over the 20 year
vision period).

2.2

Alderney is part of the Channel
Islands, an archipelago in the English
Channel off the French coast of
Normandy. It is a self-governing
dependency of the British Crown, but
is not part of the United Kingdom or
the European Union. Alderney is one
of the three jurisdictions within the
Bailiwick of Guernsey (alongside
Guernsey and Sark) and is the third
largest of the Channel Islands with a
land area of 7.8km².

Figure 2.1: Geographical location of Alderney and Channel Island population (2016)
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2.2 Alderney’s Historic Development
2.3

Alderney has a rich history. Figure 2.2
provides an overview of notable
events in Alderney’s history.

Figure 2.2: Overview of notable events on Alderney

2.3 Alderney’s Built and Natural Environment
2.4

2.5

Alderney’s rich built heritage spans
centuries, including the Nunnery,
whose origins as a fort date to the
Roman era as well as Victorian
fortifications and extensive World
War II constructions built during the
German Occupation.
Around 130 buildings and
monuments are on the Register of
Historic Buildings and Ancient
Monuments and more have been

recommended to be added to it
(Figure 2.3).
2.6

The Island is home to at least 51
terrestrial habitats and many more
species, including the Alderney
blonde hedgehog. Nearly 60 marine
habitats have been identified,
including Alderney’s internationally
important wetlands habitat (RAMSAR)
on the West Coast and Burhou
Islands (Figure 2.4).

Figures 2.3 and 2.4: Number of registered buildings and natural habitats on Alderney

Around 130 buildings currently on the Register of
Historic Buildings and Ancient Monuments

At least 51 terrestrial habitats and nearly 60
marine habitats on Alderney

Source: Built Environment and Heritage Strategy (2017); Natural Environment Strategy (2017)
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2.7

The population of Alderney in 2016
was 2,035, which includes people
who are resident for longer than 26
weeks a year. Following the financial
crisis in 2008, the population
declined by nearly 10% but has been
growing since 2014.

2.8

Alderney is characterised by high
levels of immigration and emigration
(Figure 2.5). Since 2014, more people
have migrated to Alderney than have
emigrated from it, which has helped
to stabilise the Island’s population.

Figure 2.5: Net migration to/from Alderney

Figure 2.6: Median age of Alderney’s population

Source: Alderney e-Census Report 2016

2.11

Alderney’s housing market consists
predominantly of private rented and
owner occupied homes with a small
affordable and supported housing
offer (Figure 2.7). Around 15% of
residential units are owned by
people whose primary home is not in
Alderney. A further 23% of Alderney’s
residential stock was vacant in 2013.

Figure 2.7: Alderney’s housing tenure split
Source: Alderney e-Census Report 2016

2.9

Overall, Alderney’s population is
ageing (Figure 2.6). The ratio of those
not of working age (children and the
elderly) compared to those of
working age has risen from 0.59
(2010) to 0.8 (2016). This reflects the
‘baby boomer’ generation moving
from work into retirement. However,
many residents continue to work
beyond retirement age.

2.10

There has been a decline in the
number of households with at least
one child; it has nearly halved
between 2001 and 2013.
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2.5 Alderney’s Economy
2.12

Alderney’s economy is centred on
four main sectors; construction,
hostelry, professional and financial
services and retail. The number of
jobs in these four main sectors has, in
total, declined by an average of 30%
since 2009 (Figure 2.8).

Figure 2.8: Main sectoral employment trends (no.
of jobs 2009-2016)

2.14

Air traffic has declined since 2005
(Figure 2.9). This decline in air
passenger and freight traffic creates
challenges in maintaining good
connectivity and infrastructure.

2.15

The Island has broadband
connectivity. However, speeds and
capacity could be improved.

2.16

The provision of infrastructure, such
as port and harbour-related facilities,
electricity and heat, water and
wastewater treatment and waste
management, is challenging for an
island community.

Source: Alderney e-Census Report 2016; Alderney
Economic Data Report 2014

2.13

Alderney depends upon air
connections to other Channel Islands
and the UK in order to facilitate
economic activities such as business
travel and tourism, and enable
Islanders to visit friends and relatives.

Figure 2.9: Annual aircraft movements at Alderney Airport (2005-2015)

Source: Civil Aviation Authority (2015) UK Airports – Annual Statements of Movements, Passengers and Cargo
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2.17

Alderney faces a variety of challenges
and opportunities, which this Land

Context

2.6 Opportunities, Challenges and Land Use Plan Response
Use Plan seeks to address (Figure
2.10).

Figure 2.10: Opportunities, challenges and the Land Use Plan response

Challenges

Opportunities

Land Use Plan Response

Alderney’s rich
biodiversity and
natural environment
has limited
protection from
development.

The variety of sites,
habitats and species
on the Island should
be protected.

The Land Use Plan
introduces a hierarchy of
environmental
designations to protect
biodiversity.

The housing stock
does not fully meet
the needs of the
existing and future
residents.

Provide a mix of
houses in terms of
size, type and tenure
and affordability.

The Land Use Plan
encourages a range of
residential development
to meet the Island’s
needs.

Decline in the main
economic sectors on
the Island.

Continue to grow
existing economic
sectors and
encourage
diversification into
new sectors.

The Land Use Plan
encourages development
for priority economic
sectors and make
sufficient land available to
meet the Island’s needs.

An ageing
population places a
burden on a
shrinking workforce
to support public
services.

The Island’s beauty
and community
make it wideappealing and
attractive to families.

The Land Use Plan seeks to
support a rebalancing of
Island’s demographics by
creating the conditions for
increased in-migration and
retention of population.

Some heritage
assets on the Island
suffer from a lack of
maintenance.

Rich, diverse and
plentiful assets
which can be
sensitively re-used
to provide economic
benefit to the Island.

The Land Use Plan
provides protection for a
diverse range of heritage
assets and encourages
their sensitive re-use.
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3.1 Introduction

3.2 Vision

3.1

This chapter presents the overarching
strategy for the Land Use Plan, and
provides a framework for the future
of Alderney over the five year Land
Use Plan period and beyond.

3.4

To help guide development, the
Building and Development Control
Committee has developed a long term
Land Use Plan vision for Alderney
(Figure 3.1).

3.2

The chapter includes a vision and a
series of guiding principles, which
together form the inspiration and
basis for the policies contained in the
Land Use Plan.

3.5

3.3

The chapter also includes a number of
overarching policies to provide an
overall framework for development
on the Island.

In doing so, the Building and
Development Control Committee has
taken account of current States of
Alderney strategic objectives and
engaged with relevant stakeholders to
ensure their views are reflected.

3.6

The aim of the vision is to help align
States’ overall strategic thinking with
the spatial implications of that
strategy so that the Land Use Plan is
better able to deliver these
aspirations. It also provides the
inspiration for the Land Use Plan
proposals to ensure they are aligned.

Figure 3.1: Vision

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.
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3.3 Guiding Principles
3.7

The guiding principles articulate the
vision and provide further guidance
on how the vision should be
implemented within the Land Use
Plan. They support the realisation of

sustainable development and an
expanding population, which provides
economic and social resilience for the
future. The guiding principles are set
out in Figure 3.2.

Figure 3.2: Guiding Principles
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3.8

3.9

The vision establishes the long term
(20 year) aspirations for the Island. To
support realisation of the vision, plan
outputs have been developed for
both the 20 year period and an
interim five year period which
represents the plan period of the
current Land Use Plan. The plan
outputs are provided in Table 3.1.

provision with the Land Use Plan
aspirations.
3.10

The plan outputs are metrics which
enable the Building and Development
Control Committee to monitor the
extent to which the Land Use Plan’s
aspirations are being realised. More
information on monitoring is provided
in Chapter 7.

The plan outputs describe the ‘end
state’ and therefore combine existing

Table 3.1: Plan outputs

Start of
Output

Unit

Land Use
Plan period
(2017)1

End of

Net

Land Use

change

Twenty

Plan

over Plan

years

period

period

(2036)2

(2022)

(2017-2022)

Population

people

approx. 2,050

2,300

+ 250

2,900-3,000

…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

residential
units3

approx. 1,000

1,120

+ 120

1,400

Source: Alderney e-Census Report 2016 (2017); Arup employment floorspace assessment, undertaken as part of the
Economic Development Strategy (2017).
2
The twenty year period (to 2036) starts from 2016, which is the base date of the Phase 1 Land Use Plan (see Section 1.3).
3
For the purposes of the Land Use Plan, a residential unit is defined as any premises, or any part of any premises, wholly or
principally used or usable for the purposes of human habitation. It includes different forms of residential unit, including
where some communal space is shared but some is private. It excludes ‘institutional’ units such as hospital wards, residential
or nursing care homes, and halls of residence, or units intended for sole visitor accommodation use.
1
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3.5 Designated Area and Building Area
3.11

3.12

On Alderney, land is categorised into
Designated Area and Building Area
(Figure 3.3). This distinction is made
through the powers given to the
Building and Development Control
Committee under Section 12 of the
Building and Development Control
(Alderney) Law, 2002 (as amended),
which prohibits development in the
Designated Area subject to
exceptions for certain types of
development.
The principle of the Designated Area
predates the Building and
Development Control (Alderney) Law,
2002 (as amended), having been
established in the 1930s and
enshrined in legislation in 1968. The
boundary between the Building Area
and Designated Area remains largely
unchanged over the last 80 years, but
is revisited as part of the Land Use
Plan review and the boundaries
confirmed by the Building and
Development Control (Designated
Area) (Alderney) Ordinance, 20184.

delivering homes close to
employment locations and key
services;
 safeguarding the open
countryside from development,
which includes sensitive species,
habitats and heritage assets and
locations;
 supporting a network of green
infrastructure;
 preserving special landscapes
and the special setting of St.
Anne;
 maintaining access to open
space for recreation, leisure and
tourism; and
 protecting land for agriculture
and food production.
3.14

Section 12 of the Building and
Development Control (Alderney) Law,
2002 (as amended) enables the
Building and Development Control
Committee to permit prescribed
types of development in the
Designated Area. Chapter 4 sets out
those policies of the Land Use Plan
which apply to more limited
development. Section 3.9 presents
the policy which applies to major
projects within the Designated Area.

3.15

As part of the review of the Land Use
Plan, a small number of minor
amendments have been made to the
boundaries of the Designated Area,
which are reflected in the Building
and Development Control
(Designated Area) (Alderney)

Designated Area
3.13

The purpose of the Designated Area
is to restrict development. This has
resulted in existing settlements being
contained as far as possible so that
the open character of the Island is
retained. Other positive effects of the
Designated Area include:
 encouraging efficient use of land
by promoting the use and reuse
of land within the Building Area;
 ensuring more sustainable
patterns of development by

The boundary line between the Designated and
Building Areas is shown and finely defined using
Geographical Information Systems, and no

4
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Figure 3.3: Building Area, Central Building Area
and Designated Area
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Ordinance 2018. These amendments
and their rationale are as follows:
 Land immediately to the west of
La Corvée Industrial Estate: to
ensure contiguity between the
Industrial Estate and the
remainder of the Central
Building Area.
 The Barn and surrounding land,
Longis: to reflect its established
use as a restaurant and retail
premises.
 The Arsenal, Château à L’Etoc,
and Platte Saline Battery: to
reflect opportunities for future
conservation and re-use (in line
with Policy BA11).

Building Area
3.16

Policies which guide development in
the Building Area are set out in
Chapter 4.

3.17

The Building Area includes an area
referred to as the Central Building
Area, which incorporates settlements
including St. Anne, Braye, Crabby,
Platte Saline, Le Banquage and
Newtown. The extent of the Building
Area and Central Building Area are
illustrated in Figure 3.3. The Central
Building Area defines the preferable
location for future development, and
supports the land preference
hierarchies set out in Policy BA1 and
Policy BA3.

3.18

The Building Area also includes an
area referred to as Central St. Anne,
which defines the main retail and
commercial heart of the Island. It
includes areas such as Victoria Street,
High Street, Marais, Le Bourgage, and
the Butes. Central St. Anne supports
the employment land preference
hierarchy set out in Policy BA3.
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3.6 Sustainable Development
 environmental: protecting,
managing and enhancing the
Island’s natural, built and historic
environment; and

Ensuring Sustainability
Policy S1: Sustainable Development

Development proposals should
accord with, and contribute to, the
principles of sustainable
development.

3.19

Alderney is a small island. The
efficient and effective use of
resources, including land, is therefore
an important overarching objective
for the Land Use Plan.

3.20

Sustainability refers to the access, use
and management of resources in a
way which ensures that both present
and future generations are able to
meet their basic needs on an
uninterrupted basis. It implies a
pattern of behaviour that guarantees
future generations the ability to
enjoy, at the very least, the same level
of welfare enjoyed by the preceding
generation.

3.21

The mechanism for ensuring
sustainability is the achievement of
sustainable development, which is
“development that meets the needs of
the present without compromising the
ability of future generations to meet
their own needs” (Brundtland
Commission, 1987).

3.22

There are three equal principles of
sustainability:

 social: supporting strong, vibrant
and self-dependent communities
with a high quality of life.
3.23

The overarching purpose of the Land
Use Plan is to ensure the sustainable
development of the Island.
Development proposals should
therefore contribute to sustainable
development and accord with the
principles set out in Paragraph 3.22.

 economic: contributing to a
diverse and buoyant economy,
and encouraging innovation and
investment;
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3.27

 Mitigation: maximising the
efficient use of energy, water and
other resources by using
sustainable materials and
technologies; and promoting
sustainable choices, for example
using active transport rather than
motorised vehicles.

Policy S2: Climate Change

Development proposals should seek,
where feasible and deliverable, to
incorporate measures to reduce,
mitigate and adapt to the impacts of
climate change.

3.24

Climate change refers to large-scale,
long-term shifts in the weather
patterns and average temperatures,
caused in part by human activities.

3.25

Changes in climate can have a variety
of impacts, including sea level rise,
flood risk, increased storm events and
extreme weather, and changes to
habitats and species. Alderney is
vulnerable to the impacts of climate
change, and so it is a key issue for
achieving sustainability and
sustainable development.

3.26

Given its small population, Alderney
has a comparatively minor role in
preventing or reducing climate
change. Development should focus
on incorporating measures to
mitigate (reduce the impact) or adapt
to climate change in order to
minimise the effects of climate
change on the Island.

Alderney Land Use Plan 2017

Mitigation or adaptation might
include the following measures:

Land Use Plan Strategy

Responding to Climate Change

 Adaptation: locating
development in less vulnerable
locations; and protecting assets
(including the natural and built
environment) which are
vulnerable to the impacts of
climate change.
3.28

Any measures to reduce, mitigate and
adapt to the impacts of climate
change should be both feasible
(technically possible to incorporate,
e.g. the technology currently exists)
and deliverable (that the necessary
budget, skills, materials and so on are
available to put the measure into
practice within the scheme).

3.29

Other parts of the Land Use Plan
which relate to mitigating or adapting
to climate change are Policy NE2 on
flood risk and through adopting
sustainable design and construction
as set out in Section 6.2.
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the Building and Development
Control Committee. In considering
whether a development proposal
represents an efficient use of land,
including of an appropriate density,
regard will be had to other relevant
policies in the Land Use Plan
including, for example, accordance
with the Housing Character Areas
(Policy BA2).

Demonstrating Efficient Use of Land
Policy S3: Efficient Land Use

A. Development proposals should
demonstrate that they represent
an efficient and effective use of
land, in accordance with the
following criteria:
i.

3.32

In demonstrating effective use of
land, regard should be had to the
consideration of alternatives, which
might include alternative sites or
locations, or alternative solutions.

3.33

Uncoordinated development can
represent a less efficient use of land,
for example by resulting in suboptimal development layouts or the
duplication of roads and other
services. It can also result in isolated
pockets of land where development is
precluded, compromising future
opportunities. That is not to say that
smaller proposals are discouraged;
rather, they should not preclude
further development and should be
considered as part of the wider
development potential of the area.

3.34

Other policies included in the Land
Use Plan relate to the efficient use of
land on the Island, including the
Housing and Employment Land
Preference Hierarchies (Policy BA1
and Policy BA3).

appropriately located;

ii. an efficient use of land,
including of an appropriate
density;
iii. effective in meeting their
stated purpose; and
iv. make best use of existing
and, where relevant,
planned infrastructure and
services.
B. Development proposals should
not preclude future development
coming forward which accords
with the policies of the Land Use
Plan.

3.30

Given its size and character, land in
Alderney is a precious resource. A
guiding principle of the Land Use Plan
is to ensure a considered and
integrated approach to land use on
the Island, which manages the
competing demands for the limited
available land in order to meet the
Island's needs. This is a key
requirement for delivering
sustainable development for
Alderney.

3.31

To ensure land is used efficiently and
effectively, the criteria in Part A of the
policy will be taken into account by
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3.7 Economy
Tourism: supporting the
continued growth of the tourism
sector, including through
new/enhanced visitor
accommodation and attractions.

Policy S4: Economic Development

Development proposals which
support economic prosperity and/or
growth in jobs on Alderney may be
permitted, subject to other relevant
policies in the Land Use Plan, and in
particular where:
i.

 Retail and leisure: supporting a
diverse and independent retail
and leisure sector, which meets
the needs of Islanders and
visitors.
 Marine industries and other
industrial uses: supporting
growth of these sectors as a
source of prosperity that plays to
the Island’s strengths.

they are beneficial to an
identified priority sector;

ii. they encourage and/or
nurture small and medium
enterprises and start-up
businesses; and

 Agriculture: supporting on-Island
food production to assist in
providing food security and to
support the Island’s tourism offer
by enabling visitors to purchase
and consume locally sourced
food.

iii. the use of existing
employment sites is
maximised.
3.35

A key objective of the Land Use Plan is
to support a diverse and successful
economy through the growth of
existing and new economic sectors.

3.36

The Economic Development Strategy
identifies the following priority
sectors (in no particular order), which
the States of Alderney particularly
wishes to encourage on the Island:
 Professional services:
strengthening the Island as a
location for financial advice,
gaming and internet based
businesses, attracting overseas
investors and supporting small to
medium enterprises and startups.
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 Transport and associated
logistics: promoting improved
transport connections with other
Channel Islands, the UK, and
France, recognising the role that
air and water links have in
facilitating wider economic
growth.
 Renewable energy generation:
meeting the needs of Alderney
and beyond by maximising the
potential of Alderney’s assets.
 Any other sector judged to be of
importance to the Island by the
States of Alderney.
3.37

Other policies in the Land Use Plan
which relate to economic sectors are
provided in Chapter 4 and Chapter 6.

3-11

Chapter 3
Land Use Plan Strategy

3.8 Housing
construction and operation
phases of the development. The
Employment Strategy will set out:

Policy S5: Housing Needs

A. Development proposals for new
residential units should
demonstrate how they contribute
to a mix of units on the Island in
terms of size, type, tenure and
affordable provision to
contribute towards meeting
Alderney’s needs as identified in
the Island’s housing needs
assessment.
B. Proposals for residential
development should consider the
need to incorporate flexibility
measures into the proposed
design, and demonstrate why
specific measures have or have
not been put in place.
C. Where development proposals
incorporate specialist housing for
older people, they should
demonstrate how the following
considerations have been taken
into account:
i.

i.

ii. where the workforce will be
recruited from (i.e. on-Island or
off-Island); and
iii. how any off-Island staff will be
housed (where applicable).
3.38

Sufficient housing is vital to meeting
the States of Alderney’s aspiration to
grow the population of the Island.

3.39

The Housing Strategy identifies that
different groups of people need
different types of housing, and that
this need may change over time
(taking into account the different life
stages of residents).

3.40

‘Housing need’, therefore, refers to
the housing that is required to create
and maintain a sustainable and
diverse population; this is both the
absolute number of residential unit
and the type, characteristics and mix
of units including size, tenure,
typology and affordability.
Consideration needs to be given to
both existing needs which are not
being met and future requirements.

3.41

Whilst the Alderney Housing
Association is the main provider of
affordable housing on the Island, this
does not preclude other development
proposals contributing towards
meeting affordable housing need.

integrating the
development within
existing settlements; and

ii. ensuring proximity and
access to services such as
healthcare, retail and local
community groups.
D. Proposals for major projects will
be required to submit and
implement an ‘Employment
Strategy’ covering both
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required (both number and
specialist skills);
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3.43

3.44

The Housing Strategy confirms that
not everyone in Alderney is living in a
home which meets their needs and
therefore both the number and types
of homes available need to increase
and evolve over the lifetime of the
Land Use Plan. This includes specific
housing needs including: first time
buyers; homes for families; and
housing for older people.
The Building and Development
Control Committee may develop
Supplementary Planning Guidance on
flexibility and/or measures that are
expected in new and renovated
housing for families and older people.
In the absence of this guidance,
applicants may find the prevailing UK
Lifetime Homes Standard a useful
reference for the type of measures
that could be incorporated.

consistent with other relevant
policies in the Land Use Plan;
 ‘independent living’ units,
(designed exclusively for older
people) to be more compact and
easy to maintain. These may
incorporate lifts, stair lifts, singlefloor living, wet rooms and
similar design features; and
 ‘assisted living’ units, combining
independent living with some
shared facilities (e.g. communal
space) and personal care and/or
health services, but providing a
lower level of care than
residential care homes.
3.45

In addition to meeting existing
residents’ housing needs, a variety of
housing will be required to support
businesses attracted to the Island, to
enable the growth of the priority
economic sectors set out in Policy S4.
The Housing Strategy indicates that
there is a lack of homes to support
incoming businesses; this is both in
terms of properties for professional
service workers and accommodation
for temporary and seasonal workers.

3.46

The Major Projects Statutory
Guidance provides further detail on
when an Employment Strategy is
required.

The Building and Development
Control Committee will permit a
range of specialist housing for older
people including:
 smaller ‘downsize’ units – e.g.
two-bed, easily maintained
apartments in a central location,
but not necessarily designed
exclusively for older people;
 free standing or connected
annexes within existing plots to
enable older people to live with
their extended family, provided
the proposed locations are
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3.9 Spatial Strategy
3.47

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

Good land use planning is
fundamental to the aim of securing
sustainable development. As part of
this, it is important to consider the
spatial strategy for the Island as a
whole, to guide different types of
development to the most appropriate
locations.

3.48

The Land Use Plan brings together
and presents Alderney’s spatial
strategy over the five year Land Use
Plan period and beyond.

3.49

The spatial strategy of the Land Use
Plan includes the following elements:
 Continued protection of the
Designated Area in accordance
with Section 12 of the Building
and Development Control
(Alderney) Law, 2002 (as
amended).
 Concentration of housing and
commercial growth within the
Central Building Area.

 Designation of the Braye area and
the Butes as locations for
comprehensive redevelopment.
 Promoting Fort Tourgis, Fort
Albert, Fort Grosnez, the Arsenal
and Château à L’Etoc for re-use
and/or redevelopment,
recognising the opportunities
they present.
 Safeguarded land for upgraded
facilities at Alderney Airport.
 Consolidation of waste-related
land uses at the Impot.
3.50

More detail of the Building and
Development Control Committee’s
proposals are presented in the maps
which form part of the Land Use Plan.

 Concentration of industrial and
storage growth within the
Strategic Industrial and Storage
Estates at La Corvée and Berry’s
Quarry.
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3.51

As set out in Chapter 1, the Building
and Development Control (Alderney)
Law, 2002 (as amended) gives
considerable weight to the policies
contained within the Land Use Plan,
only allowing a minor departure from
the Plan without a Land Use Plan
Inquiry.

3.52

The Building and Development
Control Committee considers that the
Land Use Plan is drafted so that it
avoids a situation arising whereby the
Building and Development Control
Committee is unable to consider
forms of development that were not
envisaged at the time of drafting. The
Land Use Plan, therefore, seeks to
achieve this through a combination
of:

3.53

This approach will ensure the Land
Use Plan offers flexibility to enable
consideration to be given to all
proposals within a robust framework
for managing development.

 drafting policies that address all
forms of development and are
flexible so as to reduce the
possibility of them not providing
for future proposals, where it is
considered necessary to do so;
 including an Exceptions Policy
(Policy S6) which provides that, in
the absence of a specific policy
for the development proposed,
planning applications will be
assessed on their merits, on a
case by case basis; and
 including a policy (Policy S7) that
deals with the ability to consider
major developments in
circumstances otherwise not
permissible under the other
policies of the Land Use Plan.

Alderney Land Use Plan 2017

3-15

Land Use Plan Strategy

3.10 Incorporating Flexibility into the Land Use Plan

Chapter 3
Land Use Plan Strategy

Exceptions Policy

the Building and Development
Control Committee is prohibited from
granting permission under Section 12
of the Building and Development
Control (Alderney) Law, 2002 (as
amended), so that the Land Use Plan
policies will not be relevant, unless
the development or other work is of a
kind: (1) to which the prohibition is
disapplied; or (2) for which there is a
specific exception from the
prohibition in the Law.

Policy S6: Exceptions to the Land Use
Plan

Where the Land Use Plan does not
include a policy which is specifically
relevant to the development
proposal, planning applications will
be assessed on their merits, on a
case by case basis. Proposals will
need to accord with:
i.

the vision and guiding
principles;

ii. the sustainable development
policies (Policy S1, Policy S2
and Policy S3) set out in
Chapter 3;
iii. the relevant thematic policies
set out in Chapter 5 and
Island-wide policies set out in
Chapter 6, including Policy IW1
on placemaking; and

3.56

For the avoidance of doubt, where
development proposals are: (1) not
envisaged at the time of drafting the
Land Use Plan and are of a nature
that it is likely to be of significance for
the whole of, or a significant part of,
the Island, or which the Building and
Development Control Committee
considers to be very significant for the
Island in any other way; or (2) they
comply with the criteria set out in
Paragraph 3.59, they will be
considered under Policy S7.

iv. any other policies in the Land
Use Plan relevant to the
proposal.
3.54

Policy S6 should be applied where
there is no policy in the Land Use Plan
which is specifically relevant to the
development proposed. It is
important to stress that, where the
proposed development is restricted
or not allowed under any other policy
in the Land Use Plan, Policy S6 will not
operate to override those policies
unless the wording within them
specifically provides for it to do so.

3.55

Where development proposals are
located within the Designated Area,
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Policy S7: Major Projects

A. Development proposals of such a
nature that they are likely to be
of significance for the whole of,
or a significant part of, the Island,
or which the Building and
Development Control Committee
considers to be very significant
for the Island in any other way,
located wholly in the Building
Area may be permitted where:
i.

B. Development proposals of such a
nature that they are likely to be
of significance for the whole of,
or a significant part of, the Island,
or which the Building and
Development Control Committee
considers to be very significant
for the Island in any other way,
located wholly or partially in the
Designated Area, may be
permitted where:
i.

the need for the
development is
demonstrated, including
that the type, nature and
scale of development
represents the most
appropriate solution for
meeting the identified
need;

ii. the development is
demonstrated to be in the
long term public interest;

3.57

In the context of the Land Use Plan,
major projects are considered to be
those that are of a nature that it is
likely to be of significance for the
whole of, or a significant part of, the
Island, or which the Building and
Development Control Committee
considers to be very significant for the
Island in any other way. Such projects
are, therefore, likely to be of such a
scale or nature as to have the
potential for Island-wide economic,
social and/or environmental impacts.

3.58

In preparing the Land Use Plan, the
Building and Development Control
Committee held a Call for Sites, which
included submissions by promoters
for developments which comply with
the definition of a major project. The

iv. the proposal accords with
the vision and guiding
principles of the Land Use
Plan; and
any other policies in the
Land Use Plan relevant to
the proposal.
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they comply with the
requirements of criteria i
to v of Part A of this policy;
and

ii. the long term public
interest arising from the
development proposal
outweighs the harm that
would be caused by
development in the
Designated Area.

iii. there is no alternative site
available that is more
suitable for the proposed
development;

v. the proposal accords with

Land Use Plan Strategy
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Phase 2 Call for Sites Assessment
(2017) assessed submissions against
the Building and Development
Control Committee’s evidence base
and the emerging Land Use Plan.
Submissions could be scored as:
according; according with mitigation;
and not according with these
documents. Where the Phase 2 Call
for Sites Assessment (2017) relates to
‘use/development’ of land and
concluded that the submission
accorded; or accorded with mitigation
with the documents identified above,
such proposals are reflected in
Chapter 4 and the relevant zone5 in
Land Use Plan map6. It is expected
that such developments would be
brought forward in accordance with
any relevant development specific
policies set out in Chapter 4 and other
relevant policies in the Land Use Plan.
3.59

Promoters also submitted proposals
to the Call for Sites which comprise
major projects, but where the Phase 2
Call for Sites Assessment (2017)
concluded that the need for the
scheme may have been
demonstrated but that the
justification for the proposed location
for the development had not. In such
cases, it was determined that it would
not be appropriate to include a
development specific zone within
Chapter 4. Instead, when a planning
application comes forward for such a
development it should be subject to
the provisions set out in this policy7.

It should be noted that the maps in Chapter 4 comprise
zones and therefore in many cases the proposed
developments accord with the existing zones and
therefore do not require additional and/or site specific
zones to be introduced.
6
The exception to this is any proposals subject to
Paragraph 3.59.
7
For example, the proposals for the France-AlderneyBritain Link interconnector (reference PA/088) and the
5
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3.60

The Land Use Plan also does not
make provision for proposals for
major projects that are clearly
demonstrated to be in the long term
public interest but were not
envisaged at the time the Land Use
Plan was prepared. Where such a
proposal come forward, it would be
subject to this policy.

3.61

Where development proposals are
wholly or partially located within the
Designated Area, the Building and
Development Control Committee is
prohibited from granting permission
under Section 12(1) of the Building
and Development Control (Alderney)
Law, 2002 (as amended). In such
instances the Land Use Plan policies
will not be relevant, unless the
development or other work is of a
kind: (1) to which the prohibition is
disapplied; or (2) for which there is a
specific exception from the
prohibition in the Law.

3.62

One of the exceptions is for major
projects in respect of which the States
of Alderney has passed a resolution8
stating that the proposal is of
strategic importance in accordance
with Paragraph 13 of Schedule 1 to
the Building and Development
Control (Alderney) Law, 2002 (as
amended).

3.63

The Building and Development
Control Committee will only be able
to consider such a proposal under
this policy where:

proposals for onshore development associated with an
offshore tidal energy project (reference PA/087) are
considered to be within this category of submissions and
therefore should a planning application be submitted for
either development, they would be subject to this policy.
8
In accordance with the requirements set out in Section
12A(2) of the Building and Development Control
(Alderney) Law, 2002 (as amended).
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 where the Building and
Development Control Committee
determines that the development
proposal for which planning
permission is sought is the same,
or substantially the same, as that
for which the States passed a
resolution.
3.64

3.65

For the avoidance of doubt,
developments which comply with the
definition of a major project and are
designated as such by the Building
and Development Control Committee,
are located wholly or partially within
the Designated Area and where the
States of Alderney has not resolved
that the project is of strategic
importance or where a resolution has
been passed but the development for
which planning permission is sought
is not considered to be the same or
substantially the same as that for
which a resolution by the States was
passed, cannot be considered against
this policy. In such cases, the Building
and Development Control Committee
will not be able to grant planning
permission for such development and
they could not be considered under
Policy S6.
For the purposes of this policy, ‘long
term public interest’ should comprise
either a long term benefit to the
public, or part of the public of the
Island. This might include securing
the health, safety or security of the
community, or providing an
important contribution to the

Including any assessments required by the Building
and Development Control Committee on environmental
impacts and other effects under section 5(1) of the
Building and Development Control (Alderney) Law, 2002
(as amended). Further guidance on the other technical
evidence that should accompany any planning
9
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economic or social well-being of the
Island.
3.66

Where the need for the scheme and
the long term public interest is
demonstrated, the Building and
Development Control Committee will
need to be satisfied that the
particular choice of location for the
proposed development can be clearly
justified and that the proposed
location is the most suitable site that
is available, taking into account all
relevant economic, social and
environmental considerations. For
this reason, a detailed and
comprehensive site selection study,
together with other technical
evidence9 will be expected to be
submitted to the Building and
Development Control Committee in
support of any planning application.

3.67

Applicants are required, under
Section 74A of the Building and
Development Control (Alderney) Law,
2002 (as amended), to have regard to
the Environmental Impact
Assessment Statutory Guidance
and/or Major Projects Statutory
Guidance in preparing and making an
application. The Building and
Development Control Committee may
also produce and adopt other
statutory guidance; applicants should
have similar regard to such guidance.

3.68

Measures to mitigate significant
adverse effects on the environment
should be incorporated into any
scheme from the outset and it will be
expected that opportunities for

applications will be set out in statutory guidance. This
includes the Environmental Impact Assessment Statutory
Guidance and the Major Projects Statutory Guidance.
Other statutory guidance may also be produced and
adopted.
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 such a resolution has been
passed by the States; and
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environmental enhancement and
compensation will be explored and
implemented wherever possible.
3.69

For the purposes of this policy, harm
to the Designated Area comprises
development which is contrary to the
purpose of the Designated Area (as
set out in Paragraph 3.13) by virtue
of:
 the extent, nature and/or scale of
the development proposal;
and/or
 the extent or degree to which the
development proposal is likely to
be contrary to the positive effects
of the Designated Area (set out in
Paragraph 3.13); and

and Development Control
Committee considers relevant
and where the conflict with one
or more policies of the Land Use
Plan is such as to amount to
more than a minor departure
from the Land Use Plan as a
whole10.
3.71

Such a Land Use Plan Inquiry must be
undertaken in accordance with the
provisions set out in Sections 31(2)
and 26 to 30 of the Building and
Development Control Committee
(Alderney) Law, 2002 (as amended).

 any other harm which may arise
from the development proposal
if it was consented.
3.70

Where a major project complies with
the following criteria, the Building and
Development Control Committee will
not be able to grant planning
permission without a relevant
amendment to the Land Use Plan
approved by the States of Alderney
following a public Land Use Plan
Inquiry:
 complies with the relevant
criteria set out in Part A or Part B
of this policy;
 where the Building and
Development Control Committee
is disposed to approve an
application for planning
permission; and
 where the development conflicts
with one or more policies of the
Land Use Plan which the Building

In accordance with Section 31(1) of the Building and
Development Control (Alderney) Law, 2002 (as
amended).
10
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4.1 Introduction
4.1

This chapter of the Land Use Plan sets
out the Building and Development
Control Committee’s proposals
relating to development on Alderney.
This includes the following land uses:
 Residential
 Commercial (office)
 Industrial and storage
 Retail, leisure and town centre
 Visitor accommodation
 Agriculture and horticulture
 Community facilities
 Recreation and open space

4.3

This chapter is therefore split into two
- the first half of the policies deal with
development in the Building Area,
followed by the Designated Area in
the second half. The Building Area
and Designated Area are divided into
a number of ‘zones’, as shown in
Figures 4.1 to 4.5. Inclusion of land or
existing buildings in a particular zone
does not confer planning permission
for any works to buildings or land
which require permission under the
Building and Development Control
(Alderney) Law, 2002 (as amended).

 Transport infrastructure
 Utilities
 Opportunity areas
4.2

As set out in Section 3.5, land on
Alderney is split into Designated Area
and Building Area. Section 12 of the
Building and Development Control
(Alderney) Law, 2002 (as amended)
prohibits development in the
Designated Area, subject to
exceptions for certain types of
development set out in Section 12 of
that Law.
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4.2 Building Area: Residential
Managing Housing Land

4.6

Policy BA1: Housing Land Preference
Hierarchy

 Site suitability: includes location,

Development proposals for new
residential units should accord with
the Housing Land Preference
Hierarchy (Table 4.1) except where it
can be demonstrated that there are
no alternative optimal sites higher
up the hierarchy.

4.4

4.5

existing and surrounding uses,
topography, amenity, and
environmental and heritage
considerations, in accordance
with the policies in Chapter 5 and
Chapter 6.

 Site availability: includes land
ownership, existing on-site uses
and any restricted covenants or
other legal agreements.

The historic use of land and
associated pattern of development
have resulted in Alderney’s distinctive
character, with a compact urban
centre surrounded by open
countryside.
The purpose of the Housing Land
Preference Hierarchy is to direct
residential development to locations
where it is most appropriate. The
Hierarchy, which is set out in Table
4.1, presents a tiered approach to
identifying optimal locations for
residential development.

Where development is not proposed
in Tier 1 locations, it should be
demonstrated that there are no
alternative optimal sites, having
regard to the following components:

 Site achievability: includes access
and servicing, site works or
clearance, or any other factors
affecting delivery of the
development proposal.
4.7

Any residential element of the
redevelopment of the forts included
in the Opportunity Areas in Policy
BA11 shall be guided by that policy.

4.8

The Housing Land Preference
Hierarchy only relates to the Building
Area. There is a presumption against
net new residential units (including
sub-divisions) in the Designated Area.

Table 4.1: Housing Land Preference Hierarchy
Tier 1
(highest)

Re-use and/or redevelopment of unoccupied residential units within the Building Area.

Tier 2

Intensification (e.g. extensions) or redevelopment and/or sub-division of occupied residential units,
or change of use to residential uses (where this accords with other policies in the Land Use Plan)
within the Building Area.

Tier 3

Undeveloped or derelict/unused land within the Central Building Area.

Tier 4
(lowest)

Undeveloped or derelict/unused land outside the Central Building Area but within the Building Area.
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Figure 4.1: Building Area Land Uses
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used in association with
the existing residential
unit1; and

Policy BA2: Housing Character Areas

are not greater than one
storey in height; and

Residential development
proposals should accord with the
Housing Character Areas in Table
4.2. Exceptions may apply where:

are of a scale and massing
which is in keeping with
the existing residential
unit.

the specific characteristics
of the site mean that an
alternative form of
development is more
appropriate; or

The proposed residential
annexe should be and, by
means of condition remain,
ancillary to the residential
unit, should continue to
have a functional link with
the principal residential
unit and be in the same
ownership as the principal
residential unit.

the development proposals
are of exceptionally high
design quality, in
accordance with Policy IW2.
Proposals for change of use from
residential to another form of
residential use or other use may
be permitted where it is
demonstrated that:

4.9

To provide greater clarity on how
residential development can be
accommodated in the Building Area,
it has been divided into 13 Housing
Character Areas, some of which are
further sub-divided. The purpose of
the Character Areas is to provide
development principles for the type,
size and design of residential
development which is likely to be
acceptable in particular parts of the
Building Area.

4.10

The Housing Character Areas accord
with, and expand, the Housing Land
Preference Hierarchy set out in Policy
BA1 and form the basis against which
decisions on the suitability of
residential proposals will be assessed

the location is suitable for
that use; and
the scale of the change of
use from residential use is
judged to not have a
significant impact on the
availability of housing
and/or land suitable for
housing on the Island.
Development proposals for new
residential annexes may be
permitted where they are:

The annex should form part of the same “planning
unit” by sharing the same access, parking area and
garden. A planning unit usually comprises the unit of

1
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Housing Character

accommodation, i.e. the residential unit and its
surroundings.
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(along with other relevant policies in
the Land Use Plan).
4.11

The Housing Character Areas are
shown on Figure 4.2. Two of the
Housing Character Areas – HCA 3 (St.
Anne) and HCA 4 (Grand Hotel/Butes)
– partially overlap. In this case, the
area of overlap is subject to the
development principles of both
Housing Character Areas.

4.12

Some of the areas which are zoned
for recreation and open space
purposes (Policy BA15) are included
in the Housing Character Areas, in
order to provide a comprehensive
picture of proposals within the
Building Area. This does not suggest
that a change of use to residential
uses in these areas is appropriate or
supported; instead, Policy BA15
applies.

4.13

The majority of the Housing
Character Areas are expected to be
developed for residential
development but, where appropriate
to the location, and in accordance
with the other policies in the Land
Use Plan (and in particular Policy BA3
and Policy BA7), complementary
development or development for an
alternative use may be permitted.

4.14

The Opportunity Areas identified in
Section 4.6 do not fall within a
Housing Character Area. Any
residential element of the
Opportunity Areas should instead be
guided by the policies in Section 4.6.

4.15

Temporary use of a residential unit
for unserviced visitor
accommodation may constitute a
material change of use, and advice
should be sought from the Building
and Development Control Committee
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on the requirement for planning
permission for change of use.
4.16

A residential annex is
accommodation ancillary to a
principal residential unit, within the
same residential curtilage and under
the same ownership. Residential
annexes provide the opportunity to
house older or infirm residents in
such a way that allows for continued
integration into their families and
communities.

4.17

A residential annex will not be
permitted to become a selfcontained residential unit in its own
right – in other words, a separate
residential unit no longer used in
conjunction with, and ancillary to, the
principal residential unit. The
Building and Development Control
Committee may control this through
a condition attached to any planning
permissions granted.
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Figure 4.2: Housing Character Areas
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Ref

Name

Existing Character

Development Principles

HCA 1A

Le Banquage

Comprises self-built
properties from late 1970s to
late 1990s.

Represents an opportunity to continue to
revitalise the quality of the existing housing
stock and ensure they remain fit-forpurpose.

Residential units are mostly
bungalows (1-1.5 storey) in
the centre of Le Banquage,
with two storeys towards the
south and east.
East of Le Banquage is
currently undeveloped.

Two storey residential units are encouraged
on the western, southern and eastern edges
of Le Banquage. Within the central area and
north, extensions up to 1.5 storeys are
encouraged, reflecting the rising
topography in this area.
The undeveloped plot to east of Le
Banquage will be safeguarded to meet
longer term housing needs (outside the
current Land Use Plan period). The plot will
not be developed until the need for the land
for housing can be demonstrated and/or to
meet specific housing needs where there is
market failure (see Policy S5).

HCA 1B

Newtown

Comprises a number of small
‘estates’, each with a distinct
character. They range from
Gauvains Row (also a
conservation area), where the
houses date from mid to late
1700s, to Clos du Mer, which
were built early 2000s.
‘Estates’ mainly comprise two
storey detached houses with
a limited number of
bungalows (e.g. Braye View
Meadows).
Includes a number of
undeveloped greenfield plots,
as well as a building supplies
goods yard.
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Development of greenfield sites
encouraged for detached or semi-detached
residential units up to two storeys. Any new
residential units should be designed so they
are in-keeping with the surrounding area.
Extensions of bungalows up to two storeys
are encouraged.
Should the building supplies goods yard
relocate in the future, the site should be
promoted for residential use, in keeping
with the existing character of the area.
Any development along the boundary of
Gauvains Row Conservation Area (C/007)
should be sympathetic to its special
character.
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Table 4.2: Housing Character Areas
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Ref

Name

Existing Character

Development Principles

HCA 1C

Reine du Pres
and lower
Fontaine David
(Water Lane)

Comprises a 1970s estate and
self-build detached residential
units (mainly built between
1970s and 2000s). All
residential units are two
storeys.

There are very limited building
opportunities in this Area, except for at
Fontaine David.
Along Fontaine David, sensitive infill
development – which is detached or semidetached and up to two storeys – may be
permitted subject to other material
planning considerations.
Within the Reine du Pres Estate, the
distinctive character should be retained.
Any extensions permitted should be
sympathetic to the existing character.
Any development along the boundary of St.
Anne Conservation Area (C/001) should be
sympathetic to its special character.

HCA 2A

Lower Cotil du
Val Surrounds

Comprises mostly low density
housing, which are self-build
properties including some
pre-World War II.

Infill development of up to two storeys may
be permitted, subject to other material
planning considerations within this
Character Area. The character within this
area is quite varied and, therefore, the
typology and design of the residential units
should be sympathetic to its surroundings.
Access to plots should be carefully
considered including ensuring that
proposals in Character Area 2A will not
preclude any future development of
Character Area 2B.

HCA 2B

Upper Cotil du
Val Surrounds

Comprises sloped (in some
cases very steeply) greenfield
plots, some of which are
wooded sites.
Some plots are located at the
high point of the Island and
are therefore very visible
including from Braye Beach.
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Given the sensitivity of this area and the
availability of sites in other locations which
are more suitable (in accordance with the
housing land preference hierarchy (Policy
BA1)) this land should be safeguarded to
meet longer term housing needs (outside
the current Land Use Plan period).
When this land is brought forward for
development, any development should be
low density, retain existing trees, minimise
effects on green infrastructure, carefully
consider access arrangements (as per the
principles for Character Area 2A) and
minimise the visual impact of any
development from the coast.
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Name

Existing Character

Development Principles

HCA 3

St. Anne

Comprises a range of housing
types, characterised by
historic terraced properties
mostly dating from the 1800s.

Infill development may in some locations
extend up to three storeys, but only where
it is sympathetic and in keeping with
surrounding development, taking into
account form, proportion and scale, and
character.

Whole area comprises the St.
Anne Conservation Area
(C/001).
Belle Vue Hotel falls into both
this Character Area and
Housing Character Area 4
(Grand Hotel/Butes).

Sub-division of existing buildings/plots to
support re-use of residential units may be
permitted where proposals are sympathetic
to the existing character, do not result in
the loss of a façade which makes a positive
contribution to the character of the
Conservation Area and demonstrate how
provision can be made for amenity space.
Given the town centre character, mixed use
development may be permitted in some
parts of this area.
Housing for older people at land at Val
Fields is likely to be acceptable.

HCA 4

Grand
Hotel/Butes

Comprises a number of
relatively recent
developments (1970s and
1980s flats) and partial
redevelopment of the Grand
Hotel, which includes new
affordable housing.
Very mixed character and
identity.
Also includes cricket green,
community centre and States
of Alderney works depot.
Belle Vue Hotel falls into both
this Character Area and
Housing Character Area 3 (St
Anne.).

This Character Area represents a major
redevelopment area. Given its proximity to
Victoria Street and community facilities,
mixed use development is encouraged in
this area – refer to Policy BA11.
Infill and redevelopment of existing
residential units is encouraged including
developments up to three storeys and/or
comprising flats.
Prior to demolition of existing buildings,
their contribution to the townscape should
be assessed and, where appropriate,
façades retained.
If the works depot is relocated away from
the area it should be brought forward for a
mix of uses.
Where redevelopment of the community
centre and/or cricket pavilion is proposed,
the new development should re-incorporate
these uses or, where it is demonstrated to
be more appropriate, in existing or new
facilities elsewhere in the Central Building
Area, in accordance with Policy IW18.
Development should maximise
opportunities to enhance links between the
‘green lungs’ by incorporating green
infrastructure measures (Policy BA19).
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Ref

Name

Existing Character

Development Principles

HCA 5

Butes Lane

Comprises low density houses
set in large gardens, on raised
hillside.

Limited infill may be permitted subject to
other material planning considerations
within this Character Area. Any proposals
will be assessed on their individual merits.
Any development must be detached, no
more than two storeys and be sympathetic
to the surrounding environment. This
includes minimising the visual impact of any
development from the coast.

HCA 6

Platte Saline

Comprises pre- and postWorld War II detached
houses, with some later selfbuilds.
Clear street layout, with the
design of buildings usually the
same on each street.
Houses are a mix of one to
two storey, with some one
storey residential units
converted to 1.5 or two
storeys.

HCA 7

Le Petit Val
and Wide
Lane

Comprises low density houses
set in large gardens, on raised
hillside.

The existing layout of streets will be
retained; therefore, sub-division of land to
increase the number of residential units
within this area will be resisted. Any infill
development should retain and/or
strengthen the existing street layout. Infill
plots will support detached residential units
of up to two storeys.
Extensions of bungalows up to two storeys
are encouraged

Limited infill may be permitted, subject to
other material planning considerations
within this Character Area. Any proposals
will be assessed on their individual merits.
Any development must be detached, no
more than two storeys and sympathetic to
the surrounding environment. This includes
minimising the visual impact of any
development from the coast.

HCA 8

Mouriaux and
Clos Carre
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Comprises a varied character
which includes detached
family homes, some postWorld War II and 1980s flats,
and more recent detached
self-builds.

Infill development is encouraged within this
Character Area. Any development proposals
should be sympathetic in character to their
neighbours, of up to two storeys and
detached or semi-detached.
Should the flats at Mouriaux be brought
forward for redevelopment, reconstruction
of apartments in this location is likely to be
acceptable.
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Name

Existing Character

Development Principles

HCA 9A

Allee es Fees

Comprises one to two storey
self-build houses/bungalows.

Development of infill plots is encouraged
for detached, semi-detached or terraced
residential units of up to two storeys. Given
that this Character Area is more remote
from the centre of the Island, apartments in
this location will generally be resisted.

Outer edge of Allee es Fees
represents the end of the
Building Area.

Developments towards the north of the
Character Area should have regard to their
visual impact – particularly from the coast –
and should be sympathetically designed.
Extensions of bungalows up to two storeys
are likely to be acceptable.
HCA 9B

La Marrette

Comprises one to two storey
detached self-build houses.
Southern edge of Character
Area represents the end of
the Building Area.

Infill developments comprising detached
buildings of up to two storeys are
encouraged.

HCA 9C

Brickfields

Comprises predominantly
high density residential
development with limited
amenity space, built in late
1990s.

Given that all available land in the Character
Area has been intensively developed,
further densification should not be
promoted.

Comprises a predominantly
residential area with detached
one to two storey self-built
family homes.

Infill development comprising detached
buildings of up to two storeys is
encouraged. Such development should be
in keeping with surrounding development.

Snooker Club and an area of
garages/storage are located
to the north of the Character
Area.

If the garages/storage area re-locate from
this Character Area, residential
development of up to three storeys, which
could comprise flats, should be promoted.
Consideration should be given to how such
development would integrate with the
Snooker Club.

Comprises a varied character
with a mix of styles. Houses
are mostly post-World War II
of one to two storeys.

Infill development is encouraged within this
Character Area. Such development should
be sympathetic in character to their
neighbours, of up to two storeys and
detached or semi-detached.

HCA 10

HCA 11

St. Anne East

Longis

Eastern end of Character Area
represents the end of the
Building Area.
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The change of use of the existing
commercial premises within this Character
Area will be resisted unless the proposal
accords with Policy BA4. If there is a change
of use away from commercial uses in this
Character Area, residential development
should be promoted, along with provision
of amenity space.

Extensions of bungalows up to two storeys
are encouraged.
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Ref

Name

Existing Character

Development Principles

HCA 12

Barrack
Masters and
Blue Stone
Hill

Comprises low density ribbon
development following Longis
Road.

Limited low density infill development is
encouraged. Any infill residential units
should not be more than two storeys in
height.

Whitegates

Comprises a row of five
terraced houses and one
detached house.

HCA 13

Includes pre-World War II
cottages with newer self-build
or re-build infill.

Surrounded by Designated
Area.

Reserved for future provision of social
housing2, including the replacement of the
demolished housing on the north side of
the road.
An overall development plan for the whole
site will need to be approved prior to
consideration of individual applications.
The overall development plan and
individual plans for new residential units
should demonstrate that the proposed
development is sympathetic to the
topography of the site and its surrounds,
and does not adversely impact on
Conservation Area C/004 or views,
particularly from the north and south coasts
of the Island. The development plan should
include landscape proposals for the
completed development.
Whilst there is in principle support for the
reconstruction of up to 11 replacement
residential units (including the replacement
of the demolished housing on the north
side of the road), the development plan
should demonstrate how this number could
be accommodated in a sensitive manner
and that over-development of the site will
not take place. If this is not possible, a lower
number of residential units should be
promoted for the site.

Social housing is defined as affordable housing or any other similarly-intended type of housing which the Building and
Development Control Committee judge that the market is not providing and for which there is an identified need in
accordance with the Island’s housing needs assessment as specified in Policy S5.
2
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4.18

4.19

The commercial sector is important to
Alderney’s economy, and is reflected
in the priority economic sectors which
are supported by the Land Use Plan
(Policy S4). Industrial and storage
premises also play an important part
in Alderney’s economy, not only
directly but also by supporting other
sectors such as retail.
The Land Use Plan supports the
retention and provision of
commercial (office), industrial and
storage floorspace to meet existing
and future requirements.

and uses (in accordance
with Policy IW12).
Development proposals for
change of use between different
employment uses should accord
with Policy BA4.

4.20

The purpose of the Employment Land
Preference Hierarchy (set out in
Table 4.3) is to direct economic
development to locations where it is
most appropriate. The Hierarchy is
split into two types of development commercial (offices) and industrial
and storage.

4.21

Where development is not proposed
in Tier 1 locations, it should be
demonstrated that there are no
alternative optimal sites, having
regard to the following components:

Employment Land
Policy BA3: Employment Land Preference
Hierarchy

Development proposals for
refurbishment or redevelopment
of existing employment
floorspace, new employment
floorspace or change of use
between different employment
uses should:

 Site suitability: includes location,
existing and surrounding uses,
topography, amenity, and
environmental and heritage
considerations, in accordance
with the policies in Chapter 5 and
Chapter 6.

accord with the
Employment Land
Preference Hierarchy
(Table 4.3) except where it
can be demonstrated that
there are no alternative
optimal sites higher up the
hierarchy; and
not give rise to significant
adverse impacts on
neighbouring properties
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4.3 Building Area: Commercial and Industrial & Storage

 Site availability: includes land
ownership, existing on-site uses
and any restricted covenants or
other legal agreements.

 Site achievability: includes access
and servicing, site works or
clearance, or any other factors
affecting delivery of the
development proposal.
4.22

For the avoidance of doubt, new
employment floorspace will not be
permitted in the Designated Area.
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Table 4.3: Employment Land Preference Hierarchy

Tier 1
(highest)

Tier 2

Commercial

Industrial and Storage

Refurbishment, redevelopment, and/or
intensification of existing commercial
floorspace and premises; or re-use and/or
conversion of existing buildings in the Central
Building Area, where this will not harm the
priority sectors (Policy S4).

Refurbishment, redevelopment and/or
intensification of existing industrial and storage
floorspace and premises, including at the
Industrial and Storage Estates identified in
Policy BA6.

Tier 2A: Expansion of existing commercial
floorspace and premises on adjacent land.

Expansion of existing industrial and storage
floorspace and/or premises on adjacent land,
including at the Industrial and Storage Estates
identified in Policy BA6, in accordance with the
other policies contained in the Land Use Plan.

Tier 2B: New purpose-built floorspace in sites
within Central St. Anne (refer to Figure 4.1).

Tier 3
(lowest)

New office development outside of Central
St. Anne (Figure 4.1) but within the Building
Area.
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Development of new industrial and storage
sites in the Building Area.
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storage purposes in the
future.

Policy BA4: Existing Commercial and
Industrial & Storage Sites

The Building and Development
Control Committee will seek to
retain existing commercial and
industrial & storage sites and
premises. Proposals for
refurbishment, redevelopment or
intensification of existing
commercial sites and premises
may be permitted where they
accord with the other policies in
the Land Use Plan, and in
particular Policy IW12 (amenity)
and Policy IW16 (sustainable
transport).
The change of use from
commercial to other uses in the
Building Area, or industrial and
storage to other uses in the
Building Area, will be resisted
unless it is demonstrated that
the proposed use is suitable for
the site and accords with all
other policies in the Land Use
Plan, and additionally:
the premises have been
vacant for more than
twelve consecutive
months, and have been
actively marketed; or

4.23

The main office locations on Alderney
are on or around Victoria Street and
towards the edges of St. Anne
(including but not limited to La
Corvée, Inchalla and Brickfields).

4.24

Alderney has two strategic industrial
and storage estates (see Policy BA6):
 La Corvée
 Berry’s Quarry

4.25

There is a cluster of industrial and
storage uses, plus some commercial
uses, at Braye; this area is subject to
its own policy (Policy BA10). There are
also commercial and industrial &
storage uses at Alderney Airport,
which are subject to Policy BA21.

4.26

Existing commercial and industrial &
storage locations are shown in Figure
4.1.

4.27

The Land Use Plan supports the
provision of commercial and
industrial & storage stock that is of a
size and quality to meet existing and
future requirements – this includes
protection of the existing stock.
However, it is acknowledged that in
limited circumstances it may not be
feasible for premises to remain in
these uses.

the premises are not of a
quality or fitness-forpurpose to be expected to
be used or refurbished for
commercial/industrial &
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4.28

The premises should be actively
marketed for commercial or industrial
& storage use for more than twelve
months, at a rate which is comparable
to local market value for the entirety
of this period of time. The minimum
actions required to demonstrate that
the site and/or premises have been
actively marketed are:
 contact information posted on
the property in the form of an
advertising board, in a prominent
place (except where the property
falls within a conservation area);
 property registered with at least
one on-Island property agent;
and
 property details (particulars)
produced (including size,
description, terms, rent or sale
price, and viewing arrangements)
and made available to enquirers
on request.

4.29

Planning applications should be
accompanied with evidence of active
marketing for the duration of the
twelve months as well as a summary
of marketing responses, including:
number and types of enquiries
received; number of viewings;
number and value of offer(s) and
their proposed uses; and reasons for
refusal of any offer(s).

4.30

This policy does not apply to
residential units which are used to
run a business from home, where the
property remains used mainly for
residential purposes. Instead,
Policy BA2, which guides the change
of use away from residential uses, will
apply.
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4.32

Policy BA5: New Commercial and
Industrial & Storage Development

The Economic Development Strategy
identified the need for more high
quality office accommodation suitable
for the professional services sector.
This might incorporate the following
characteristics:
 open floorplates;

Development proposals for new
or expanded commercial
premises and/or sites may be
permitted where they:
would not give rise to
significant adverse impacts
on neighbouring properties
and uses, in accordance
with Policy IW12; and
ensure adequate road
access, in accordance with
Policy IW16.
Development proposals which
provide the following types of
employment floorspace will be
encouraged:
High quality office
accommodation suitable
for the professional
services sector and similar
sectors.

 high quality design, such as
raised floors and suspended
ceilings (for the passage of
mechanical and electrical
services), glass frontages and
atria; and
 higher quality materials and
finishes.
4.33

There is also a need for more
commercial and industrial & storage,
affordable and flexible floorspace for
small and medium enterprises and
start-up businesses. This could
include:
 smaller footplates;
 multi-company premises;
 shared facilities (e.g. meeting
rooms); or
 opportunities to ‘flex’ the amount
of space leased as required.

ii. Affordable and flexible
accommodation for small
and medium enterprises.
4.31

This policy seeks to encourage the
types of new commercial floorspace
required to accommodate the needs
of local businesses, as well as
prospective new businesses looking
to locate on the Island, thus
supporting the priority economic
sectors set out in Policy S4.
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Strategic Industrial and Storage
Estates

4.35

La Corvée and Berry’s Quarry are
either adjacent to, or surrounded by,
the Designated Area, and so it is
important that any future
development is sensitive to this
context. La Corvée is also adjacent to
residential and commercial uses, so
future development must consider
the potential impact on these
sensitive receptors.

4.36

Development proposals for new
industrial and storage floorspace
should be appropriately sited, be of a
sensitive design, and use appropriate
materials to reduce the visual impact
of the development. Sensitive
landscaping may include: planting;
fencing; vegetation screening;
partially buried buildings; and/or
bunds. The Building and
Development Control Committee
expects that details of the proposed
landscaping will be submitted in
support of any planning application.

Policy BA6: Strategic Industrial and
Storage Estates

Change of use from industrial and
storage to other uses in the
Strategic Industrial and Storage
Estates will be resisted.
Development proposals for
residential and non-ancillary
retail uses will not be permitted.
Development proposals for new
industrial & storage floorspace
should accord with Part A of
Policy BA5 and:
be sensitively sited and
provide adequate
landscaping, screening and
fencing to minimise any
adverse visual impacts on
the character of the area;
and
maintain adequate access
and include adequate
vehicle parking and storage
areas to service the
development.
4.34

The Building and Development
Control Committee will resist change
of use away from industrial and
storage uses at La Corvée and Berry’s
Quarry, in order to protect the
existing stock and to manage the
potential environmental and amenity
impacts of development.
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Retail, Leisure and Town Centre
Vitality

Plan seeks to support the role that
Victoria Street plays. However, it
acknowledges that it is not possible to
accommodate all retail, leisure and
town centre uses in Victoria Street; for
example, for shops that sell bulky
items such as white goods.

Policy BA7: Retail, Leisure and Town
Centre

Victoria Street is the primary
location for retail, leisure and
town centre uses. The Braye area
is the secondary centre for retail
and leisure uses, particularly for
food and drink and bulky goods.

4.38

Development proposals for new
retail, leisure and town centre
uses or premises outside Victoria
Street will be resisted, except
where it is demonstrated:

 Site suitability: includes location,
existing and surrounding uses,
topography, amenity, and
environmental and heritage
considerations, in accordance
with the policies in Chapter 5 and
Chapter 6.

that the proposed
development or use cannot
be accommodated in
Victoria Street; and

 Site availability: includes land

any potential adverse
impacts on the vitality of
Victoria Street have been
considered and, where
possible, are minimised.
Where proposed retail
development cannot be
accommodated in Victoria Street,
the Braye area is the preferred
secondary location.

4.37

Victoria Street is the primary location
for uses relating to retail, leisure
(including restaurants and bars/pubs)
and high street uses (such as
hairdressers, estate agents and
banks) on the Island. The Land Use

Alderney Land Use Plan 2017

Where proposed retail development
cannot be accommodated in Victoria
Street, it should be encouraged to be
located in the Braye area given its
status as the secondary centre.
Where development is proposed
outside of Victoria Street, it should be
demonstrated that there are no
alternative optimal sites, having
regard to the following components:

ownership, existing on-site uses
and any restricted covenants or
other legal agreements.
 Site achievability: includes access
and servicing, site works or
clearance, or any other factors
affecting delivery of the
development proposal.
4.39

For the avoidance of doubt, leisure
uses are different from those covered
by recreation and open space policies
(Section 4.8 and Section 4.14).
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Supporting Centres
Policy BA8: Centres

Development proposals for
refurbishment, redevelopment,
intensification, extension or new,
retail, leisure or town centre uses
on Victoria Street may be
permitted where they:
positively contribute to
placemaking, in
accordance with Policy IW1;
are of a high design quality,
in accordance with Policy
IW2 and Policy IW3; and
make appropriate
provision for access and
servicing.
Development proposals for
change of use from retail to any
other use; leisure to any other
use; or high street use to any
other use, which are located in
Core Victoria Street, will not be
permitted unless it can be
demonstrated that:
the premises have been
vacant for more than
twelve consecutive
months, and have been
actively marketed for those
uses;
the new use would support
the functioning of Victoria
Street;
the service currently
provided is to be continued
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in another location on
Victoria Street, or the new
use would meet an
identified community need;
and
the proposals accord with
the criteria in Part C of this
policy.
Development proposals for
change of use from retail to any
other use, leisure to any other
use or high street use to any
other use which are located in
Outer Victoria Street or Braye
Street/The Cutting may be
permitted where:
an active frontage is
retained, which attracts a
footfall consistent with a
retail use;
for proposals relating to
Outer Victoria Street, the
use would make a positive
contribution to the overall
role of Victoria Street as
the primary location for
retail, leisure and town
centre uses on the Island,
in accordance with Policy
BA7;
the particular nature and
character of the proposed
use would not cause
significant adverse impacts
for nearby residents,
businesses and users (for
example noise or odours);
and
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Development proposals for
change of use from retail to any
other use, leisure to any other
use or high street use to any
other use which are not located
in Core Victoria Street, Outer
Victoria Street or Braye
Street/The Cutting may be
permitted where:
the particular nature and
character of the proposed
use would not cause
significant adverse impacts
for nearby residents,
businesses and users (for
example noise or odours);
and
the use is compatible with
other policies in the Land
Use Plan.

 Outer Victoria Street: the
southern part of Victoria Street
and portions of adjacent streets
(High Street, Queen Elizabeth II
Street, Ollivier Street / Val Road,
and Rue des Marcheurs).
4.42

In Outer Victoria Street in particular, a
lack of demand for retail units has
had a negative impact on the vibrancy
of the street.

4.43

Policy BA8 supports a consolidation of
retail uses along Victoria Street to
ensure that it remains an attractive
place to visit and retains its role as
the primary location for retail, high
street and town centre uses.

4.44

It may be appropriate for some
ground floor premises in Outer
Victoria Street and Braye Street/The
Cutting to change from: retail to any
other use; leisure to any other use; or
high street use to any other use,
subject to the criteria set out in this
policy. Such changes of use should be
carefully managed to ensure that new
uses have ‘active frontages’ that
enable direct visual and physical
connection between the street and
the interior of the buildings. Change
of use of premises above the ground
floor is subject to the other policies in
the Land Use Plan.

4.45

Non-residential development
proposals for ground floor premises
along Core Victoria Street and Outer
Victoria Street (including changes of
use) are expected to provide or retain
active frontages. The following
principles should be considered:

Proposals which improve access
to ancillary storage space for
Victoria Street, including shared
space between retail units, may
be permitted subject to suitable
access arrangements.

4.40

4.41

As shown on Figure 4.1, Victoria
Street is the primary location for
retail, leisure and high street uses on
the Island, and the Land Use Plan
seeks to support the role it plays. The
Braye area is the secondary centre for
retail and leisure, particularly for food
and drink and bulky goods.
Victoria Street is split into two areas
on Figure 4.1 and Figure 4.3:
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 Core Victoria Street: the
northern part of Victoria Street,
extending from its junction with
Queen Elizabeth Street to Rue
des Marcheurs.

the use is compatible with
other policies in the Land
Use Plan.

4-23

Chapter 4
Land Use Policies

 commercial units should retain
‘shopfront’ style open windows
and doors, providing a visual link
with the street;
 use of mirrored or frosted glass
or curtains/blinds will not be
acceptable unless required for
the specific use of the premises;
and
 ground floor residential units are
not expected to have active
frontages and will not be
permitted in Victoria Street.
4.46

Changes of use away from retail,
leisure and town centre uses may be
permitted in Core Victoria Street in
accordance with Part B of Policy BA8.
This is to retain an appropriate
density of retail, leisure and town
centre uses on this portion of Victoria
Street, to retain the provision of retail
for residents and visitors and to
contribute to placemaking. Where a
change of use is proposed, the
premises should be actively marketed
for retail, and/or town centre for
more than twelve months, at a rate
which is comparable to local market
value for the entirety of this period of
time. The minimum actions required
to demonstrate that the site and/or
premises have been actively
marketed are:

marketing for the duration of the
twelve months as well as a summary
of marketing responses, including:
number and types of enquiries
received; number of viewings;
number and value of offer(s) and
their proposed uses; and reasons for
refusal of any offer(s).
4.48

Evidence contained in the Economic
Development Strategy suggests that
the provision of ancillary storage
space is a key consideration for
retailers when looking for new
premises. The lack of space on
Victoria Street can therefore be a
barrier to occupation of retail units in
this location.

Figure 4.3: Core (top) and Outer Victoria Street

 property registered with at least
one on-Island property agent;
and
 property details (particulars)
produced (including size,
description, terms, rent or sale
price, and viewing arrangements)
and made available to enquirers
on request.
4.47

Planning applications should be
accompanied with evidence of active
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4.5 Building Area: Visitor Accommodation
Existing Hotels and Guest Houses

the likely impact on the
amenity of any nearby
residential properties is
acceptable; and

Policy BA9: Redevelopment of Existing
Hotels and Guest Houses

it is demonstrated that the
proposal can be adequately
accessed, serviced and
used.

The change of use from hotels
and guest houses to other uses in
the Building Area will be resisted,
unless it is demonstrated that:
it is not technically feasible to
refurbish, extend, alter,
redevelop or otherwise adapt
the establishment to be fitfor-purpose for current or
future needs; or

4.49

In the Alderney context, a hotel or
guest house can be a significant piece
of infrastructure. The Building and
Development Control Committee
seeks to balance the protection of
hotel and guest house sites with
other considerations, such as the
practicability of keeping the site in
that use. Development proposals
which seek a change of use away
from hotels or guest houses will only
be permitted if it is demonstrated
that the use is no longer feasible
against the criteria set out in the
policy.

4.50

Where change of use is proposed, the
premises should be actively marketed
for hotel and guest house use for
more than twelve months, at a rate
which is comparable to local market
value for the entirety of this period of
time. The minimum actions required
to demonstrate that the site and/or
premises have been actively
marketed are:

it is not financially realistic
to undertake any required
works and return a
reasonable operational
profit.
In order to meet the
requirements of Part A of this
policy, it should be demonstrated
that the premises have been
vacant for more than twelve
months, and have been actively
marketed.
Development proposals for new
hotels and guest houses may be
permitted where:
the development would
positively contribute to the
variety and quality of
hotels and guest houses
available on the Island;
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 contact information posted on
the property in the form of an
advertising board, in a prominent
place (except where the property
falls within a conservation area);
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 property registered with at least
one on-Island property agent;
and
 property details (particulars)
produced (including size,
description, terms, rent or sale
price, and viewing arrangements)
and made available to enquirers
on request.
4.51

Planning applications should be
accompanied with evidence of active
marketing for the duration of the
twelve months as well as a summary
of marketing responses, including:
number and types of enquiries
received; number of viewings;
number and value of offer(s) and
their proposed uses; and reasons for
refusal of any offer(s).

4.52

Unlike other types of economic
floorspace, the Land Use Plan does
not include a plan output for the
specific number of visitor beds over
the five year Land Use 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.
However, it is the view of the States of
Alderney that that more visitor beds
are required to meet the aspiration
for increased visitor numbers.
Development proposals for new
hotels and guest houses may be
permitted where they accord with the
criteria set out in Part C of the policy.

4.53

For the avoidance of doubt, this policy
only relates to hotels and guest
houses, and does not include bed and
breakfasts, serviced apartments or
unserviced visitor accommodation,
such as self-catering properties.
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4.6 Building Area: Opportunity Areas
Braye

expansion, or the energy
security of the Island; and

Policy BA10: Braye Opportunity Area

the development proposal
accords with any other
policies in the Land Use
Plan relevant to the
proposal.

The Building and Development
Control Committee will
encourage development
proposals which accord with the
principles set out in Table 4.4.

Where development proposals
include the loss of existing
development, such development
should be reprovided in a suitable
location within the Braye area,
reprovided in a suitable location
elsewhere on the Island, or else
demonstrated that the existing
development is no longer
required on the Island.

Development which contributes
to meeting the long term
comprehensive development of
the Braye area including the
relevant development principles
set out in Table 4.4 may be
permitted where:
the wider benefits of the
development proposal are
demonstrated;
the development proposal
accords with the vision and
guiding principles, and the
sustainable development
policies (Policy S1, Policy S2
and Policy S3);
the development responds
positively to the marine
heritage, landscape and
seascape of the area, and
accords with the built
environment and
landscape policies
contained in Chapter 5;
the development does not
preclude or adversely
impact the operation of the
harbour or its future
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4.54

Braye Opportunity Area defines an
area of future development and
enhancement in the harbour and
Braye Bay area. Given the location,
size, and availability of the area, Braye
is a strategic location to meet the
States of Alderney’s aspirations.

4.55

The term ‘comprehensive
development’ refers to the need for
improvements across the wider Braye
area, and the opportunity to do so in
a co-ordinated fashion. Development
might come forward as part of one or
a small number of large and
ambitious schemes, which transform
the area. That is not to say that
smaller proposals are discouraged.
However, development will not be
permitted within this zone unless it
complies with the long term and
strategic ambitions for the Braye
area.
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4.56

In order to ensure comprehensive
development, a masterplan-led
approach will be taken, in line with
Policy S3. The Building and
Development Control Committee may
provide further guidance on the
comprehensive redevelopment of
Braye.

4.57

There are a wide range of existing
uses within the Braye area, including
residential, retail, commercial,
industrial and storage, and utilities.
The area also contains some
important heritage assets (including
the inner harbour, Fort Grosnez, the
breakwater, various wartime
constructions, Douglas Quay and
buildings to the east of Braye Street),
and plays a role as part of the
landscape of Alderney. It is expected
that comprehensive development will
continue to incorporate a range of
uses, and will protect and enhance
what makes Braye special.

4.58

Part C of the policy relates to
development proposals which include
the loss of existing development. The
Building and Development Control
Committee may attach a condition to
the planning permission to ensure
the re-provision of existing uses.
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The harbour is the main location for
sea freight and sea passenger
transport on Alderney. It is the main
gateway for fuel into the Island and
therefore plays an important role in
ensuring energy security. The Building
and Development Control Committee
recognises and supports the
operation of the harbour given its
importance for Alderney.

4.60

The Zone includes the main
commercial vehicular access roads
from the harbour to the Island,
including Crabby Road, The Cutting,
Braye Street and Rue de Beaumont. It
is important that the commercial
access to and from the harbour is
retained and improved for both
vehicles and pedestrians, where
relevant.

4.61

Braye Opportunity Area includes
Braye Bay, which forms the important
route to and from the harbour (both
the old harbour and the commercial
quay), and provides moorings for
local and visiting yachts. It is also an
important marine habitat, as
demonstrated in the Natural
Environment Strategy. It is this area in
which any future marina
development would take place.
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Ref

Area

Existing Character

Development Principles

BOA 1

Inner Harbour

Historic harbour, currently
used by local commercial
fishing and boating
interests, and includes a
bunkering service and
chandlers.

Development proposals in the Inner
Harbour and Braye more generally
should recognise the importance of
retaining the visual appearance of the
harbour and its operation, and reflect
its historic importance.

BOA 2

Upper Harbour

Includes a mix of uses
including the Harbour
Master’s Office, Alderney
Sailing Clubhouse, the
slipway, and a small amount
of housing and retail.

Development proposals to intensify
the use of the site and promote a
compatible and integrated mix of uses
will be encouraged.

Accommodates commercial
shipping and fuel supplies to
the Island.

Development proposals to support or
expand the workings of the
Commercial Quay will be encouraged,
including quayside extension for
longer berths, ro-ro (roll-on-roll-off)
capabilities and enhanced sea
passenger facilities.

BOA 3

Commercial Quay

Includes a number of
existing buildings including
the RNLI Station,
shower/toilet facilities, and
offices for Border Control.

BOA 4

Douglas Quay
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Historic Quay wall near
Braye Street.

Facilities for use by the Harbour
Master’s Office, Alderney Sailing Club
and other boat users should be
retained, or relocated in a suitable
alternative location within the harbour.
Proposals for either the retention or
relocation of existing uses should be
put forward as part of the scheme.

The importance of the Commercial
Quay in the Island’s energy security
(being the entry point for fuel) should
be reflected in any development
proposals.
Development in Braye should not
cause harm to the heritage value of
Douglas Quay and its setting.
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Ref

Area

Existing Character

Development Principles

BOA 5

Glacis

Currently used for storage
and utilities use (including
the recycling centre) and
boat storage.

Development proposals to intensify
the use of the site and promote a
compatible and integrated mix of uses
will be encouraged.

Some of the site is vacant
land.

Proposals for either the retention or
relocation of existing uses should be
put forward as part of the scheme.
Given the aspiration for the
consolidation of long term solid waste
facilities (see Policy DA11), the
recycling centre may be relocated from
the area in the future.
Development proposals to implement
a heat network harnessing waste heat
from the nearby power station will be
encouraged where they accord with
Policy BA22.

BOA 6

Upper Glacis

Vacant, grassy slope on the
side of Fort Grosnez.

Development proposals to install
ground mount solar panels to feed
into the centralised network for Islandwide benefit will be encouraged where
they accord with Policy BA22 and do
not cause harm to the heritage value
of Fort Grosnez and its setting.

BOA 7

Crusher Site/The Cutting

Currently used for
commercial harbour-related
activities, and industrial-style
sheds which are in a range
of including offices, light
industry and storage, and
retail.

Opportunities to intensify the use of
this site and promote a compatible
and integrated mix of uses will be
encouraged.
Proposals for either the retention or
relocation of existing uses should be
put forward as part of the scheme.
Development proposals to implement
a heat network harnessing waste heat
from the nearby power station are will
be encouraged where they accord with
Policy BA22.

BOA 8

Fort Grosnez

Historic Victoria fort with
World War II additions,
forming part of the existing
quay.
Parts of the fort are
currently used for
maintenance of the
breakwater.

Alternations to the fort may be
permitted where they are in
accordance with Part VII of the
Building and Development Control
(Alderney) Law, 2002 (as amended),
are sympathetic to the heritage value
of the building (refer to the Built
Environment and Heritage Strategy)
and enhance the quality of its
appearance, in accordance with the
heritage-related policies in Section 5.
Rationalisation and shared use of the
space will be supported, including use
by the States Works Department.
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Area

Existing Character

Development Principles

BOA 9

Braye Street

Commercial and residential
street, including Braye
Beach Hotel.

Development in Braye should be
sympathetic to the historic character
of the street.

The beach side of this area
has an unmade road, which
provides access to
commercial properties,
residential accommodation
and public lavatories.

Improvements to the streetscape and
roof line will be encouraged.
Opportunities to maximise pedestrian
use as a ‘gateway’ to Braye should be
considered.

Existing historic stone
structure providing
protection to Braye Bay.

Development in Braye should not
cause adverse impact on the heritage
value of the breakwater and its setting,
and its continued operation and
maintenance.

BOA 10

Breakwater

Improvements to the foreshore, the
sand dunes and the beach should be
considered.

In some circumstances, it might be
necessary for development proposals
in Braye to include measures that
contribute to the maintenance or
improvement of the breakwater.
BOA 11

Potential Marina Area

Open water within Braye
Bay.

Any marina-related proposals should
take into account: i) the requirement
to retain shipping lanes and
manoeuvrability and access into the
harbour and Commercial Quay; ii) any
environmental impact on the bay,
Braye Beach and Braye Common; iii)
any impact on heritage assets and
their setting, including, where relevant
the old harbour, Douglas Quay, the
breakwater and the Arsenal; and iv)
the feasibility of the engineering
required to deliver the marina,
including land reclamation, dredging
and/or blasting.
The area covers a large extent of the
bay to provide sufficient flexibility for a
future scheme to be developed. Any
future marina will not cover the
entirety of this area.

Alderney Land Use Plan 2017

4-31

Land Use Policies

Ref

Chapter 4
Land Use Policies

Ref

Area

Existing Character

Development Principles

BOA 12

Braye Beach and
Common

Beach and common used
for recreation purposes.

Any marina-related proposals which
fall within BOA 11 and BOA 12 should
accord with the development
principles for BOA 11, and
demonstrate that the proposals do not
preclude the use of Braye Beach and
Braye Common for recreation uses.
Any other development proposals for
new, extended or reconstructed
buildings, structures or works may be
permitted where it is demonstrated
that they are essential facilities, which
are required for the purposes of
recreation on Braye Beach and/or
Braye Common and they are: i) of a
high design quality; ii) sympathetic to
the built and natural environment
surroundings; iii) and do not result in
new overlooking.
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Figure 4.4: Braye Opportunity Area
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4.62

The Building and Development
Control Committee will
encourage development
proposals which accord with the
principles set out in Table 4.5.

The locations set out in Table 4.5 and
shown on Figure 4.1 are other areas
on Alderney where there are
identified opportunities to bring
forward comprehensive
redevelopment. The development
principles are flexible to reflect the
range of opportunities and to not be
scheme-specific.

4.63

Development which contributes
to meeting the long term
development of the Opportunity
Areas, including the relevant
development principles set out in
Table 4.5, may be permitted,
where:

In order to ensure comprehensive
development, a masterplan-led
approach will be taken in line with
Policy S3. The Building and
Development Control Committee
may provide further guidance on the
comprehensive redevelopment of
some or all of the Opportunity Areas.

4.64

The Opportunity Areas which relate
to the forts and fortifications (OA2OA8) should be brought forward in a
complementary, rather than
competing, fashion to make sure that
an appropriate mix of uses are
provided across the Island and that
the forts and fortifications retain
their individual characters

Policy BA11: Other Opportunity Areas

the wider benefits of the
development proposal are
demonstrated;
the development proposal
accords with the vision and
guiding principles, and the
sustainable development
policies (Policy S1, Policy S2
and Policy S3) of the Land
Use Plan; and
the development proposal
accords with any other
policies in the Land Use
Plan relevant to the
proposal.
.
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Table 4.5: Development principles in Other Opportunity Areas
Ref

Name

Existing Character

Development Principles

OA 1

The Butes

Comprises a number of
relatively recent
developments (1970s and
1980s flats) and partial
redevelopment of the
Grand Hotel, which includes
new affordable housing.

Given the location of the area within Central
St. Anne, the area is suitable for new high
quality commercial development, hotel and
guest house use, and residential
development as per Policy BA1 and
Policy BA2.

Mixed character and
identity, and includes Belle
Vue Hotel
Also includes cricket green,
community centre and
States of Alderney works
depot.

Development proposals for mixed use
scheme, or schemes which would lead to a
mix of uses, in the area will be encouraged.
Retail, leisure and high street uses will not
normally be encouraged in accordance with
Policy BA7.
If Belle Vue Hotel is not retained in visitor
accommodation use it should be brought
forward for a mix of uses.
If the works depot is relocated away from the
area it should be brought forward for a mix of
uses.
Where redevelopment of the community
centre and/or cricket pavilion is proposed, the
new development should re-incorporate
these uses or, where it is demonstrably more
appropriate, in existing or new facilities
elsewhere in the Central Building Area, in
accordance with Policy IW18.
Prior to demolition of existing buildings, their
contribution to the townscape should be
assessed and, where appropriate, façades
retained.
Development should maximise opportunities
to enhance links between the ‘green lungs’ by
incorporating green infrastructure measures
(Policy BA19).
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Name

Existing Character

Development Principles

OA 2

Fort Tourgis

Large Victorian fort with
World War II additions in
overall poor condition but
with external walls in good
condition.

Development proposals for mixed-use
development will be encouraged. The mix of
uses should be complementary, and may be
related.

Included on the Register of
Historic Buildings and
Ancient Monuments.
One battery (Battery No. 2)
has been cleared.
Small part of the site
currently used by Alderney
Wildlife Trust; majority is
vacant.

Development proposals should be
comprehensive in nature and should not
come forward in an uncoordinated fashion.
The fort is unique in style. Given the
significance of this heritage asset and its
current state of repair, discussions with the
Building and Development Control
Committee will be required to discuss the
approach taken to conservation, restoration
and enhancement, maintenance and public
access. Development proposals should seek
to reinstate lost features of value as far as
possible.
Development proposals should accord with
the historic environment policies included in
Section 5, and the Built Environment and
Heritage Strategy.

OA 3

Fort Albert

Large Victorian fort with
World War II additions in
overall poor condition,
included on the Register of
Historic Buildings and
Ancient Monuments.
Internal barrack buildings
no longer extant.
Some parts of the site
currently used by States
Works Department and
Rifle Club Trust; the
majority is vacant.

Development proposals for mixed-use
development will be encouraged. The mix of
uses should be complementary, and may be
related.
Development proposals should be
comprehensive in nature and should not
come forward in an uncoordinated fashion.
Fort Albert is the only fort of its kind in the
Channel Islands. Given the significance of this
heritage asset and its current state of repair,
discussions with the Building and
Development Control Committee will be
required to discuss the approach taken to
conservation, restoration and enhancement,
maintenance and public access. Development
proposals should seek to reinstate lost
features of value as far as possible.
Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.
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Ref

Name

Existing Character

Development Principles

OA 4

The Arsenal

Victorian outworks of Fort
Albert with German
additions, included on the
Register of Historic
Buildings and Ancient
Monuments.

Development proposals for new buildings for
serviced visitor accommodation will be
encouraged. Proposals for mixed use
development including commercial (offices)
and storage uses are likely to be acceptable.
Residential development is likely to be
resisted, except where it can be
demonstrated that it would accord with Policy
BA1.

Some existing residential,
commercial and industrial &
storage uses.

Development proposals should be
comprehensive in nature and not come
forward in an uncoordinated fashion. It
should be demonstrated that any new
development associated with serviced visitor
accommodation, commercial and/or storage
uses does not lead to any amenity impacts for
existing occupiers, in accordance with Policy
IW12.
Should redevelopment and/or relocation of
the squash court be proposed as part of a
comprehensive scheme, the new
development should re-incorporate this use
or, where it is demonstrably more
appropriate, in existing or new facilities
elsewhere in the Central Building Area, in
accordance with Policy IW18.
Development proposals may require the
relocation of the tarmac plant to a suitable
alternative location on the Island.
Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.
OA 5

Château à
L’Etoc

Victorian fort with World
War II additions in overall
good condition, included on
the Register of Historic
Buildings and Ancient
Monuments.
Some existing residential
units within the barracks.
Includes several
outbuildings.
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Development proposals for mixed-use
development are likely to be acceptable.
If development comes forward in a piecemeal
fashion, it should be demonstrated that it is
complementary to the existing uses.
Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.
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Name

Existing Character

Development Principles

OA 6

Fort Raz

Victorian fort with World
War II additions situated on
a small island, in overall
good condition.

Development proposals relating to residential
or serviced or unserviced visitor
accommodation-led development will be
encouraged. Proposals for commercial or
industrial & storage floorspace are likely to be
resisted except for where it can be
demonstrated that they accord with Policy
BA1, Policy BA3 and Policy BA7.

Included on the Register of
Historic Buildings and
Ancient Monuments.
Currently in use as a
residential unit.

OA 7

Fort Houmet
Herbé

Partially ruinous Victorian
fort, situated on a small
island which is cut off at
high tide.
Included on the Register of
Historic Buildings and
Ancient Monuments.
Not currently in use.

Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.
Development proposals relating to residential
or serviced or unserviced visitor
accommodation-led development will be
encouraged. Proposals for commercial or
industrial & storage floorspace are likely to be
resisted except for where it can be
demonstrated that they accord with Policy
BA1, Policy BA3 and Policy BA7.
Development proposals should include
sensitive upgrading of the causeway to
enable continuous access.
Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.

OA 8

Platte Saline
Battery

Partially destroyed
detached battery, with
modern repairs.
Currently in use as a store
for materials such as sand
and gravel.

Continued use as a materials store is
supported in the short and medium term.
Development proposals, which facilitate this
use may be permitted where they preserve
the heritage asset, its setting and any features
of heritage value in accordance with Policy
HE1.
In the longer term, an alternative use of the
battery, which is appropriate to its location
and heritage value, will be encouraged.
Reference should be made to the historic
environment policies included in Section 5,
and the Built Environment and Heritage
Strategy.
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Meanwhile Uses
Policy BA12: Meanwhile Uses in the
Opportunity Areas

Development proposals for
meanwhile uses in the Opportunity
Areas may be permitted where:

of the Opportunity Areas. The
Building and Development Control
Committee may attach conditions to
planning permissions to limit the
duration of the development or
require its removal ahead of
permanent development.

they do not preclude the
future comprehensive
development of the
Opportunity Area;
they utilise materials and
design appropriate for their
intended lifespans and
settings;
any commercial, industrial &
storage, or retail, leisure and
town centre elements reflects
Policy BA3 and Policy BA7,
except for very time-limited
developments; and
they accord with the other
policies in the Land Use Plan.
4.65

‘Meanwhile uses’ refers to the
temporary uses of empty properties
and land. The value of meanwhile use
is not just as a way of using such land
and properties more productively, but
also in encouraging new activity in an
area before more comprehensive
development takes place. Meanwhile
uses include very short-term
interventions (e.g. ‘pop-up’ retail), as
well as some longer term
development, where appropriate.

4.66

Development proposals for
meanwhile uses may be permitted
where they do not preclude the
future comprehensive development
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Education

4.67

St. Anne’s School provides primary
and secondary education on the
Island, as shown in Figure 4.1. It has a
capacity of 250 pupils, and is currently
below capacity. There are aspirations
to offer a limited sixth form
curriculum on-Island, rather than
requiring pupils to travel to Guernsey
or elsewhere.

4.68

The school makes some of its facilities
available for use by the community,
including children’s groups during the
day and community groups and
private groups in the evening and at
weekends. The school also provides
some adult education through
evening classes. The school therefore
plays a wider social role for Alderney.

4.69

There may be opportunities to
enhance the social role that the
school site plays, by co-locating
education and community uses
(including sport and leisure facilities)
in to one ‘education hub’. Such colocation is encouraged by the Building
and Development Control Committee,
in accordance with Policy S3 on the
efficient and effective use of land.

4.70

The Land Use Plan plans for an
increase in the population of the
Island of around 1,000 people up to
2036 (see Section 3.3), including an
increase in the number of families. It
is difficult to estimate the number of
additional school-age children this
population increase will equate to.
However, it is anticipated that it may
not be possible to accommodate the
increase in numbers through the
existing spare capacity towards the
end of this period, particularly if sixth-

Policy BA13: St. Anne’s School

Land at St. Anne’s School is zoned
for education and related
community uses.
Development proposals which
support the development of an
‘education hub’ for the colocation of educational and
community facilities at St. Anne’s
School may be permitted subject
to the other policies in the Land
Use Plan, providing they do not
preclude the use of the site for its
primary purpose as a school.
Land at Braye Common is
safeguarded for the expansion of
outdoor sports facilities for use
by the school. Development
proposals for meanwhile uses
may be permitted provided they
will not preclude the use of the
site for the long-term purpose of
outdoor sports education
facilities. Any new, extended or
reconstructed buildings,
structures or works at Braye
Common may be permitted
where it is demonstrated that
they are essential facilities for
this purpose and they are: of a
high design quality; sympathetic
to the built and natural
environment surroundings; and
do not result in new overlooking.
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4.7 Building Area: Community Facilities
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4.71

4.72

form level education is also provided
in the future.

Protecting Health and Social Care

To meet the long-term educational
needs of the Island, land at Braye
Common is safeguarded for the
expansion of outdoor sports facilities
for use by the school, as shown in
Figure 4.1. In turn, this will free up
space within the main school site for
expanded buildings and facilities. The
school may decide to make the
outdoor sports facilities at Braye
Common available for community
use.

Policy BA14: Health and Social Care

Land at Mignot Memorial
Hospital is zoned for health and
related uses. Development
proposals for these uses may be
permitted where they do not give
rise to significant adverse
impacts on neighbouring
properties and uses, in
accordance with Policy IW12.

Given the proximity to nearby
residential units, hours of operation
will be taken into account in
determining any planning application
relating to bringing the safeguarded
land at Braye Common into use.
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Land at Le Val is zoned for the
future expansion of social care
facilities. Development proposals
for these uses may be permitted
where they do not give rise to
significant adverse impacts on
neighbouring properties and
uses, in accordance with Policy
IW12.

4.73

Mignot Memorial Hospital (shown on
Figure 4.1) is able to provide a range
of acute and in-patient care, and
recent redevelopment means that the
facilities are of a high quality. It is
considered that the hospital has
sufficient capacity to accommodate
the likely increase in demand
associated with the population
increase planned for in the Land Use
Plan.

4.74

Beyond the Plan period, there may be
requirements to construct additional
hospital facilities. There is land
adjacent to the existing hospital
buildings, which should be used for
health or related uses in the future, if
expansion is required.
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An increase in the population of the
Island is expected to mean that the
number of people requiring adult
social care – including supported
independent living, care home
accommodation or hospital care - is
likely to increase.

4.76

The nature of adult social care
demand is that it varies over time. A
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.
However, over the long term, it is
anticipated that further care home
capacity will be required.

4.77

Land at Le Val is zoned for the
expansion of adult social care
facilities at the Jubilee and New
Connaught Care Homes (see Figure
4.1).
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4.8 Building Area: Recreation and Open Space
Recreation and Open Space

Children’s play
 Butes playground and skate park

Policy BA15: Recreation and Open Space
in the Building Area

Land within the Building Area is
zoned for recreation and open
space uses, comprising public
open space, children’s play,
allotments and green
infrastructure.
Loss of recreation and open space
uses from land zoned for that
purpose will be resisted unless it
is demonstrated that the use is
no longer required on the Island
and is not expected to be
required in the future, or that a
more optimal alternative site has
been secured.

4.78

The Recreation and Open Space Zone
is zoned for recreation and open
space uses.

4.79

The following open space, children’s
play, allotment and green
infrastructure uses (shown in Figure
4.1) are located within the zone:

 St. Anne’s School playground
Allotments
 Valley Garden allotments, Rue de
l’Eglise
 Le Val allotments
Green infrastructure
 Area adjacent to La Vallee, the
Terrace and Valley Gardens
 Butes Field (York Hill)
 Cotil du Val, Valongis
 Ladysmith, North of Petit Val
4.80

In applying Part B of the policy, the
Building and Development Control
Committee will construe a more
optimal alternative site as being one
which is more suitable for delivering
the specific type of open space or
recreation, in terms of accessibility,
quality and relationship and/or
proximity with other land uses, such
as community facilities or civic
buildings. Policies relating to each of
these types of recreation and open
space are set out in the following subsections.

Public open space
 Alderney Memorial Garden,
Victoria Street
 Open space at Island Hall
 Butes Field (cricket pitch)
 St Michael’s Cemetery, St. Anne’s
Church
 Old Churchyard adjacent to
Island Hall
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Policy BA16: Public Open Space

Promoting Children’s Play
Policy BA17: Children’s Play

Development proposals on public
open space sites may be permitted
where they contribute to the use of
the area for recreation purposes
and:

Development proposals on
children’s play sites may be
permitted where they:
contribute to the use of the
area for children’s play;
and

it is demonstrated that they
are essential facilities which
are genuinely required for the
purposes of recreation;

do not result in new
overlooking or significant
adverse amenity impacts,
in accordance with Policy
IW12.

they preserve the function
and openness of the public
open space through the use of
sensitive siting, scale,
massing, design and materials;
and
do not result in new
overlooking.
4.81

Public open space: provides places for
people to be active outdoors;
contributes to the quality of place;
improves peoples’ wellbeing and
health; and, when managed
responsibly, can sustain biodiversity.

4.82

The predominantly open character of
the majority of Alderney creates a
network of both formal and informal
open spaces across the Island. The
designated open spaces in the
Building Area form a key part of this
network. They are also important civic
spaces in their own right.
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Managing Open Space

Development proposals for new
children’s play should maximise
the use of accessible locations.

4.83

Children of different ages have
different play space requirements.
Given the wider aspiration to increase
the number of families on the Island,
there is a need to ensure that a range
of types of play equipment and
facilities are provided on the existing
sites.

4.84

Playgrounds for younger children are
located at St. Anne’s School and at the
Butes. There is also a skate park
suitable for older children at the
Butes.

4.85

The Economic Development Strategy
identifies a need for additional
children’s play facilities on Alderney.
Where new play spaces are proposed,
they should be located in places
which improve the accessibility of
play space across the Central Building
Area and the Island more generally.

4-45

Chapter 4
Land Use Policies

Supporting Allotment Use
Policy BA18: Allotments

Protecting Green Infrastructure
Policy BA19: Green Infrastructure

Development proposals on
allotments may be permitted where:

The Building and Development
Control Committee recognises
the importance of green
infrastructure. A green
infrastructure network through
the Central Building Area into the
Designated Area is zoned,
comprising the areas identified in
Table 4.6.

it is demonstrated that they
are genuinely required for
uses related to allotments;
and
do not result in significant
adverse amenity impacts, in
accordance with Policy IW12.
4.86

There are many benefits of
allotments, including promoting
healthy lifestyles and wellbeing,
supporting community development
and producing locally grown food.

4.87

The Valley Garden allotments and Le
Val allotments both offer a range of
plots with a high level of uptake.

4.88

Adverse amenity impacts on the
allotments or surrounding properties,
which should be taken into account
as part of any development
proposals, include overshadowing,
odours or an increased likelihood of
rodents or other pests.

4.89

The Economic Development Strategy
did not identify a need for additional
allotment sites. If development
proposals for new allotment sites
come forward, they should be
considered under the Exceptions
Policy (Policy S6).
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Development proposals within
this zone will be resisted except
where they accord with the
principles set out in Table 4.6 and
do not adversely impact on the
network of green infrastructure
as a whole, unless it is
demonstrated that the
development is essential to
ensure the safety of the Island.
Development proposals on sites
adjacent to green infrastructure
should incorporate measures to
extend and/or enhance green
infrastructure, unless it can be
demonstrated that this is not
practicable.

4.90

Green infrastructure refers to a
network of multi-functional green
space, which support biodiversity,
natural processes and health and
quality of life.

4.91

The Building Area’s green
infrastructure assets serve many
functions, including flood
management, biodiversity and
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4.92

Development proposals which are
adjacent to the zoned green
infrastructure assets should seek to
incorporate measures to maintain or
extend connectivity from the green
infrastructure network into the
Central Building Area. Such measures
could include trees and other
planting, or green roofs and walls.

Table 4.6: Green infrastructure sites
Green
Infrastructure Site
Area adjacent to La
Vallee, the Terrace and
Valley Gardens

Existing Use

Development Principles

Predominantly
forested area, acting
as an important
wildlife habitat.

Development proposals in the southern section
(south of Rue des Marcheurs) will be resisted, except
where it supports the use of the area as allotments, in
accordance with Policy BA18, and do not harm the
visual quality or landscape character of the area.

Southern section
contains allotments.
Northern section
includes some
residential units and
visitor
accommodation.

Butes Field, York Hill

Predominantly
forested area.
Important wildlife
habitat.
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Development proposals in the northern section (north
of Rue des Marcheurs) will be resisted, except for: the
refurbishment, redevelopment or extension of
existing residential units; development of a residential
annex; or development of non-residential buildings
and structures related to existing residential units.
The scale of development proposals should be
sensitive to the location, and should not harm the
visual quality or landscape character of area.
Development proposals for new residential units will
not be permitted
Development proposals will be resisted, except for
the construction of new, or the extension or
reconstruction of existing buildings, structures or
works where:


it is demonstrated that the development
proposals constitute essential facilities which are
genuinely required for the benefit of the
community; and



development proposals are of a high design
quality, sympathetic to the built and natural
environment surroundings, preserve the special
character of the area including landscape and
visual quality, and does not result in new
overlooking,
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environmental resilience, and
providing important recreation
opportunities, in turn linked to the
health and well-being of Alderney’s
population. In combination, these
green infrastructure assets make up a
network of green infrastructure which
link to and connect with the
Designated Area, providing habitat
corridors and improved public access
to open space/open countryside.

Chapter 4
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Green
Infrastructure Site
Cotil du Val, Valongis

Existing Use
The upper section of
Cotil du Val represents
an important backdrop
to the wider Cotil du
Val area of natural
beauty.
Includes some
residential units.
The area is forested
and is an important
wildlife habitat.

Ladysmith, North of Petit
Val

Predominantly
forested area, acting
as an important
wildlife habitat.
Included on the
Register of Historic
Buildings and Ancient
Monuments and is a
Conservation Area
(C/003).
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Development Principles
Development proposals will be resisted, except for: the
refurbishment, redevelopment or extension of existing
residential units; development of a residential annex;
or development of non-residential buildings and
structures related to existing residential units. The
scale of development proposals should be sensitive to
the location, and should not harm the visual quality or
landscape character of area. Development proposals
which are likely to lead to the occlusion of the eastern
opening of the area and link to the Designated Area are
likely to be resisted.
Development proposals for new residential units will
not be permitted.
Development proposals will be resisted except where
they relate to education or the interpretation of the
area, or are essential works to ensure the safety of the
Island. Such development should not harm the visual
quality or landscape character of the site.
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Protecting and Enhancing Alderney
Railway
Policy BA20: Alderney Railway in the
Building Area

The Building and Development
Control Committee will resist the
loss of the railway tracks,
stations and associated
development required for the
operation and maintenance of
Alderney railway.
Development proposals which
enhance the railway and its
continued operation will be
encouraged.

4.93

Alderney railway is recognised as a
key asset for recreation and tourism
on the Island. It is the only railway in
the Channel Islands. It runs from
Braye to Mannez, and formerly
extended along the breakwater.
Figure 4.1 shows the historic route of
the railway in the Building Area.

4.94

The railway runs at weekends
between Easter and September,
serving principally as a visitor
attraction but also used by Islanders
for recreation.

4.95

This policy should be read in
conjunction with Policy DA9.
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4.9 Building Area: Infrastructure
Land to the east of Alderney
Airport is safeguarded for the
future lengthening of the main
runway, and land to the north is
safeguarded for the expansion or
replacement of the terminal.
Development proposals for
meanwhile uses within the
Agricultural Zone may be
permitted, providing they accord
with the relevant Agricultural
Zone policies (Policy DA6 and
Policy DA7) and do not preclude
the land to be used for the
purposes stated above in the
future.

Policy BA21: Alderney Airport

Land at Alderney Airport is zoned
for aviation and related uses.
Development proposals within
this zone may be permitted
where they:
upgrade or improve airport
facilities, or support or
increase capacity, or
deliver airport-related
development (including
logistics, ancillary retail
and vehicle parking);
take account of the likely
environmental effects of
the proposed development,
including air quality, noise
and vibration, light
pollution, water quality
impacts, contaminated
land and landscape and
visual impacts, in
accordance with Policy
IW10, Policy IW12 and
Policy HE4; and

Development proposals in the
area surrounding the Airport
Zone will be subject to prevailing
flight-path and/or safety
restrictions or considerations.

4.96

Air transport is very important to
different groups of people –
residents, non-primary occupiers,
tourists, and business travellers. It
also plays a key role in facilitating
medical evacuation (medevac) and
accessing essential services. It is
therefore a ‘lifeline link’ for the Island.
Air travel is expected to continue to
be the main way to access and leave
the Island.

4.97

The land zoned for airport uses
(shown on Figure 4.1) is sufficient for
the current operation for the airport,
as well as proposals to widen the
main runway to 23 metres. However,
there may be a requirement for
additional land in the future to bring

accord with any relevant
security and safety
considerations, including
airside security.
Development proposals for new,
extended or reconstructed
commercial premises at the
airport may be permitted where
they support the continued
effective operation of the airport
and its related uses.
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4.98

The airport inevitably has some ‘bad
neighbour impacts’, including air
quality and noise and light pollution.
Future development of the airport will
need to comply with the policies
relating to environmental protection
set out in Chapter 5 and Chapter 6.

4.99

The application of Part D of the policy
may change if the States of Alderney
designate a public safety zone in
relation to Alderney Airport.
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forward future lengthening of the
main runway or expansion or
replacement of the current airport
terminal. The Airport Expansion Zone
(shown on Figure 4.1) is safeguarded
for this purpose. For the avoidance of
doubt, the land within the Airport
Expansion Zone remains in the
Designated Area until such a time
when it is de-designated through a
Land Use Plan review for the
purposes of runway lengthening or
terminal expansion or replacement.
As such, the relevant Designated Area
policies still apply. Should any
planning applications be made before
the Expansion Zone is de-designated
through a Land Use Plan review, such
proposals would be subject to Policy
S7 (Major Projects).
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Building Area: Utilities
Policy BA22: Electricity and Heat

Land at the power station and
York Hill Quarry is zoned for
electricity and heat generation.
Development proposals which are
not directly related to the power
station and would preclude or
impact the use, operation or
maintenance of the site for
current or future electricity and
heat generation will not be
permitted.
Development proposals to
implement a heat network
harnessing waste heat from the
power station will be encouraged
subject to other policies in the
Land Use Plan.
4.100 Alderney’s electricity is produced at

the power station. The station and
York Hill Quarry (used as a cooling
pond) are zoned for electricity and
heat generation.
4.101 The term heat network refers to the

distribution of thermal energy in the
form of hot water from a central
source of production through a
network to other buildings for the use
of heating or hot water. There are
opportunities to deploy such
technology particularly in relation to
civic buildings, such as St. Anne’s
School and Mignot Memorial Hospital,
and development in the Braye
Opportunity Area (Policy BA10).
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Figure 4.5: Designated Area Land Uses
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4.10 Designated Area: Residential Zone
Housing in the Designated Area
Policy DA1: Housing in the Designated
Area

No new residential units will be
permitted within the Designated
Area.
4.102 As set out in Section 3.5, there is a

presumption against development in
the Designated Area. This means that
no new residential units, or the
amalgamation of multiple residential
units into a single residential unit, will
be permitted in the Designated Area.
To this end, subdivision of existing
residential units is also prohibited.
Existing residential units in the
Designated Area are zoned in the
Residential Zone on Figure 4.5.
4.103 The development of a new residential

annex may be permitted, where it is
used in conjunction with and ancillary
to an existing residential unit, and so
does not constitute a new unit.
Further guidance on residential
annexes is provided in Policy DA3.
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Extension and Reconstruction of
Residential Units
Policy DA2: Extension or Reconstruction
of Residential Units in the Designated
Area

The extension or reconstruction of
any residential unit already existing
in the Residential Zone should
demonstrate how the proposals
accord with the following criteria:
Development proposals for
extended or reconstructed
residential units should be of a
high design quality,
sympathetic to their built and
natural environment
surroundings, and should
comply with the heritage and
natural environment policies
in Chapter 5.
A residential unit within the
Residential Zone may increase
its total floor area where the
proposals are sympathetic to
the surrounding environment
and do not result in new
overlooking, within the
following limits:
(1) up to a maximum of 50%
increase of the total internal
habitable floor area of that
residential unit3;

For the avoidance of doubt, ‘habitable floor area’
relates to those parts of the building used for dwelling
purposes (living, sleeping and cooking which includes
hallways and landings) and does not include: bathroom
or other sanitary accommodation; loft/attic (unless used
for living or sleeping); roof space; basement/cellar

3
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(2) where such an increase in
floor area does not exceed a
gross ground floor area of
200m² including any attached
non-residential buildings
and/or structures; and
(3) up to a maximum of three
storeys.
A reconstruction of a single
replacement residential unit
must occupy the same or
approximately the same
position as the original
residential unit, unless it can
be demonstrated that:
(1) the alternative position will
not result in any significant
adverse environmental or
other impacts and represents
a suitable location; and
(2) the original position of the
residential unit can be
remediated to a natural
condition4.
4.104 The Residential Zone applies to the

footprint of existing residential units,
in order to limit the potential for
expansion. Where the criteria set out
in the policy are met, the Land Use
Plan allows for extensions of
residential units.
4.105 The purpose of this policy is to allow

residential units to remain in active
use through sensitive extension and
redevelopment, where appropriate,
(unless used for living or sleeping); garage; or
sheds/outbuildings.
4
The planning condition or legal agreement will set out
the specific terms including the timescales by which
demolition must occur.
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4.106 The maximum 50% increase in total

internal habitable floor area for an
extension or reconstruction of an
existing residential unit, described at
point (iii)(1) of the policy, should be
taken as a percentage of the size of
the property in question at the time
of the first application after July 2001.
The 50% increase is cumulative, in that
it can be made up of a number of
extensions, but that the total overall
area of the extension(s) should not be
greater than 50%.
4.107 Where a residential unit is

reconstructed in an alternative
location to the original unit, the
Building and Development Control
Committee may attach a condition to
the permission or enter into a legal
agreement to ensure that only one
residential unit is inhabited at any
one time and that the original
residential unit is demolished and its
original position remediated5.
4.108 The Building and Development

Control Committee may provide
further Supplementary Planning
Guidance on design or any other
related matter, which should be taken
into account when considering
extensions or reconstructions of
existing residential units within the
Designated Area.

The planning condition or legal agreement will set out
the specific terms including the timescales by which
demolition must occur.
6
The annex should form part of the same “planning unit”
by sharing the same access, parking area and garden. A
5
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whilst also protecting the special
characteristics of the Designated
Area.

Policy DA3: Residential Annexes in the
Designated Area

Development proposals for new
residential annexes may be
permitted where they are:
used in association with
the existing residential
unit6; and
are not greater than one
storey in height; and
do not exceed the
floorspace equivalent of
15% of the total residential
unit floor area at the time
of the first application
after July 2001.
The proposed residential annexe
should be and, by means of
condition remain, ancillary to the
residential unit, should continue
to have a functional link with the
principal residential unit and be
in the same ownership as the
principal residential unit.
4.109 A residential annex is accommodation

ancillary to a principal residential unit,
within the same residential curtilage
and under the same ownership.
Residential annexes provide the
opportunity to house older or infirm
residents in such a way that allows for

planning unit usually comprises the unit of
accommodation, i.e. the residential unit and its
surroundings.

4-57

Chapter 4
Land Use Policies

continued integration into their
families and communities.
4.110 A residential annex will not be

permitted to become a self-contained
residential unit in its own right – in
other words, a separate residential
unit no longer used in conjunction
with, and ancillary to, the principal
residential unit. This is to ensure that
there are no new residential units
within the Designated Area, in
accordance with Policy DA1. The
Building and Development Control
Committee may control this through
a condition attached to any planning
permissions granted.

Non-Residential Buildings
Policy DA4: Non-Residential Buildings in
the Designated Area

Development proposals for nonattached non-residential buildings
and structures related to residential
units may be permitted where:
they do not exceed the
floorspace equivalent of 15%
of the total residential unit
floor area at the time of the
first application after July
2001; and
they are restricted to one
storey, where relevant.
4.111 It is acknowledged that development

may be required to support or
enhance the use of residential units
within the Designated Area, including
garages, garden sheds, outhouses or
recreational facilities, such as private
swimming pools or sports courts. In
order to protect the special
characteristics of the Designated
Area, such development may be
permitted where it accords with the
criteria set out in the policy above.
4.112 The use and purpose of the new non-

residential building must be specified
and recorded within the planning
application. The use of the building
may be controlled through a planning
condition attached to any planning
permission.
4.113 The development of stables or field

shelters for horses do not fall under
this policy, and instead are guided by
Policy IW20.
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Unserviced Visitor Accommodation in
the Designated Area
Policy DA5: Unserviced Visitor
Accommodation Zone

Land and existing buildings in the
Unserviced Visitor
Accommodation Zone may only
be used for the purposes of nonserviced visitor accommodation.
The Building and Development
Control Committee will resist the
provision of unserviced visitor
accommodation in the
Designated Area outside the
Unserviced Visitor
Accommodation Zone.
The extension or reconstruction
of existing buildings in the
Unserviced Visitor
Accommodation Zone will not be
permitted.
4.114 The Unserviced Visitor

Accommodation Zone designates
existing buildings and land in the
Designated Area which can be used
for the purposes of unserviced visitor
accommodation such as self-catering
units. The Unserviced Visitor
Accommodation Zone comprises:
 Saye Beach Campsite
 Saye Farm cottages

4.115 The Unserviced Visitor

Accommodation Zone does not
include any residential units. Given
that no new residential units are
permitted within the Designated Area,
any existing buildings and land in the
Unserviced Visitor Accommodation
Zone are not permitted to be used as
a residential unit on a temporary or a
permanent basis – either as a full
time residence or in non-primary
occupation.
4.116 Ancillary residential accommodation

or units may be included within the
Unserviced Visitor Accommodation
Zone for use by on-site staff.
4.117 The policy relates to existing

buildings. There may be a
requirement to refurbish such
buildings to ensure they are suitable
for use as unserviced visitor
accommodation. Inclusion of land or
an existing building in the Unserviced
Visitor Accommodation Zone does
not confer planning permission for
any works to buildings or land which
require permission under the Building
and Development Control (Alderney)
Law, 2002 (as amended).
4.118 Temporary use of a residential unit

for unserviced visitor accommodation
may constitute a material change of
use, and advice should be sought
from the Building and Development
Control Committee on the
requirement for planning permission
for change of use.

 Fort Clonque
 Cottages within the Nunnery
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4.12 Designated Area: Agricultural Zone
Agriculture and Horticulture
Policy DA6: Agricultural Zone

Development proposals within
the Agricultural Zone which
increase
agricultural/horticultural
productivity, diversify
agricultural/horticultural and
ancillary uses and reduce
dependency on imported food
will be encouraged provided that
they do not have a significant
adverse impact on the special
character of the Designated Area
and accord with other policies in
the Land Use Plan.
Ancillary development may be
permitted where it is
demonstrated that it is needed to
support agricultural or
horticultural activities. A
condition (or other mechanism)
may be used to require the
removal of the development
permitted, on the cessation of
either the ancillary use or the
primary use to which it relates.
Development proposals in the
Agricultural Zone which are
unrelated to agriculture or
horticulture will not be permitted
unless it is demonstrated that:
there is a need for the use
in that location;
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the location is suitable for
that use; and
the development does not
significantly impact on the
availability of land for
agriculture/horticulture.
4.119 The agricultural sector is a priority

economic sector supported by the
Land Use Plan (see Policy S4).
Agriculture plays an important role on
the Island given its relationship with
the natural environment and land
management, landscape and food
security. Agriculture is also related to
other economic sectors, in particular
retail and tourism. Local produce
plays a role in maintaining and
strengthening Alderney’s offer as a
distinctive tourism destination.
4.120 The management of land for

commercial agriculture and
horticulture is an important
component of Policy S3, which seeks
to ensure the efficient and effective
use of land.
4.121 There is a preference for

development within the Agricultural
Zone to be for commercial
agriculture-related or horticulturerelated activities, which reflects the
wider social benefits that can arise
from permitting development in the
Designated Area. This might include
ancillary uses which provide
necessary support to these primary
activities or allow for associated
diversification such as agri-tourism
activities (as opposed to visitor
accommodation) or food processing.
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4.122 Development proposals might

include, but not be limited to,
initiatives7 to:
 allow for more intensive
agricultural production;
 enable new and innovative
agricultural practices and
technologies to be utilised;
 diversify into other ancillary uses
including agri-tourism, agrieducation, agricultural research,
ancillary food processing and
value-added activities; and
 allow for improved management
of land, soil and water, or reduce
inputs required (such as
fertilisers, herbicides, pesticides
etc.).
4.123 An ancillary use will only be permitted

where the primary use to which it
relates is operational. If the primary
use ceases, the development should
be removed. This may be secured, for
instance through a condition attached
to the planning permission, or other
mechanism.
4.124 Agricultural and horticultural

buildings in the Agricultural Zone
should also accord with Policy DA7.

Such initiatives may be ancillary or incidental to existing
agricultural uses and not involve any operational
development and so may not require planning
7

Alderney Land Use Plan 2017

permission. Advice should be sought from the Building
and Development Control Committee as to whether
planning permission is required.

4-61

Chapter 4
Land Use Policies

Agricultural Buildings
Policy DA7: New or Extended
Agricultural or Horticulture Buildings in
the Agricultural Zone

Development proposals for new,
extended or reconstructed
agricultural or horticulture
buildings, or buildings which are
ancillary to agricultural and
horticultural uses, in the
Agricultural Zone should:
accord with Part A and
Part B of Policy DA6;
be sympathetic to their
built and natural
environment surroundings,
and comply with any
relevant heritage and
natural environment
policies in Chapter 5;
be sympathetic to the
surrounding environment,
within the following size
limits for individual
buildings8:
(1) Up to a total gross
ground floor area of
1,000m²; and
(2) Up to a maximum
height of 12m, unless it can
be demonstrated that a
higher height is necessary
for its specific use.

Development proposals for new,
extended or reconstructed
horticultural buildings should
also demonstrate that adequate
water resources and surface
water drainage are available or
can be provided on-site.
If the use of a building permitted
for agriculture or horticulture
uses ceases, the development will
be required to be removed. A
condition (or other mechanism)
may be used to require the
removal of the development
permitted.
A condition (or other mechanism)
may be used to require the
removal of the development
permitted, on the cessation of
either the ancillary use or the
primary use to which it relates.
4.125 The purpose of this policy is to

balance the aspiration to support the
agricultural sector (see Policy S4) with
the special characteristics of the
Designated Area so that the scale of
agricultural and horticultural
buildings are sympathetic to their
location within the Designated Area.
4.126 The parameters set out in the policy

relate to buildings in both
agricultural/horticultural use and
ancillary use (e.g. for agri-tourism or
the processing of food produced onIsland). The parameters represent a
maximum extent; in many cases a
permissible development proposal

In the case of extension of existing buildings, the size
limits apply to the whole of the building and not just the
proposed extension.

8
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will be smaller than this extent. In
determining the siting and height for
a new or extended building, such
developments should not preclude
the safe operation of Alderney
Airport, in accordance with Policy
BA21.
4.127 If the use of the agricultural/

horticultural building ceases, it should
be removed. This may be secured
through a condition attached to the
planning permission, or other
mechanism.
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4.13 Designated Area: Recreation and Open Space Zone
Protecting Recreation and Open
Space in the Designated Area

maintaining the special character of
the Designated Area.
4.129 Recreation and open space land and

Policy DA8: Recreation and Open Space
Zone

Land in the Recreation and Open
Space Zone is protected for
recreation and open space uses.
Development proposals for new,
extended or reconstructed
buildings, structures or works in
the Recreation and Open Space
Zone may be permitted where:
it is demonstrated that
they are essential facilities
which are required for the
purposes of recreation;

facilities within the Recreation and
Open Zone include: the football pitch
and clubhouse; the golf course and
land adjacent to it along Longis Road;
the tennis courts; the squash court;
Mannez Pond; Alderney railway and
miniature railway lines and stabling;
the scrambling track; and the
cemeteries along Longis Road.
4.130 The following beaches are also

included in the Recreation and Open
Space Zone, reflecting the important
role they play in the provision of open
space on the Island:
 Longis Beach: used for beach
recreation, swimming, walking,
sailing and water sports.

they are of a high design
quality;

 Saye Beach: used for beach
recreation, swimming, walking,
sailing and water sports.

they are sympathetic to
the built and natural
environment surroundings;

 Arch Beach: used for beach
recreation, swimming, walking,
sailing and water sports.

they preserve the special
character of the
Designated Area; and

 Corblets Beach: used for beach
recreation, swimming, walking,
sailing and water sports.

they do not result in new
overlooking.
4.128 One of the benefits of the Designated

Area (see Section 3.5) is that it
maintains access to open space,
which can be used for recreation and
leisure purposes. The Recreation and
Open Space Zone also helps to
ensure the adequate provision of
recreational land and facilities on the
Island whilst balancing this with
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 Platte Saline Beach: used for
walking.
 Clonque Bay: used for walking
and beach recreation.
4.131 If new, extended or reconstructed

buildings, structures or works are
required for the purposes of
recreation, development proposals
should demonstrate that the facilities
are required, in line with Policy IW18,
and that it is essential that they are
located within the Designated Area.

4-64

Chapter 4
Land Use Policies

use of existing recreation facilities
(e.g. by adding changing facilities,
disabled access or youth facilities) will
be encouraged.
4.133 Proposals for recreational facilities in

the Recreation and Open Space Zone
should preserve the openness of the
Designated Area through the use of
sensitive siting, scale, massing, design
and materials.

Protecting and Enhancing Alderney
Railway

Land Use Policies

4.132 Proposals which aim to expand the

Policy DA9: Alderney Railway in the
Designated Area

The Building and Development
Control Committee will resist the
loss of the railway tracks,
stations, stabling and associated
development required for the
operation and maintenance of
Alderney railway and miniature
railway.
Development proposals which
enhance the railway and
miniature railway and their
continued operation will be
encouraged.
4.134 As stated in Paragraph 4.93, Alderney

railway runs from Braye to Mannez,
serving principally as a visitor
attraction but also used by Islanders
for recreation. It is stabled in
buildings in Mannez Quarry.
4.135 In addition to standard gauge railway,

the Alderney Railway owns and
operates a miniature railway at
Mannez Quarry, running less
frequently than the standard gauge
line.
4.136 Alderney railway and miniature

railway are recognised as key assets
for recreation and tourism on the
Island.
4.137 This policy should be read in

conjunction with Policy DA8 and
Policy BA20.
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4.14 Designated Area: Utilities Zone
Utilities in the Designated Area
Policy DA10: Utilities Zone

Development proposals for new
buildings or structures, or the
reconstruction, extension or
increases in height of existing
buildings or structures within the
Utilities Zone, may be permitted
where:
they are solely for the
purposes of public utility
services;
it is demonstrated that
development in this
location is essential for the
provision of public utility
services;
they are of a high design
quality;
they are sympathetic to
the built and natural
environment surroundings;
and
they preserve the special
character of the
Designated Area.
If the use of a permitted building
or structure ceases, the
development will be required to
be removed. A condition (or other
mechanism) may be used to
require the removal of the
development permitted.
Development proposals solely for
the purposes of public utility
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services outside the Utilities Zone
may be permitted where they
comply with criteria i to v set out
in Part A, plus Part B, and:
the need for the proposed
development is
demonstrated;
the proposed use of the
land for public utility
services does not preclude
its future use for the use
set out in the Land Use
Plan;
the proposed use of the
land for public utility
services does not adversely
impact on current adjacent
land uses; and
the proposed use of the
land for public utility
services will not adversely
impact on the amenity of
the surrounding area.
4.138 The purpose of the Utilities Zone is to

guide development which is ancillary
to the provision of public utility
services to the Island. Assets within
the Utilities Zone include:
 the Impot waste site;
 Battery Quarry Reservoir and
buildings;
 Corblets Quarry Reservoir;
 the pumping stations at Bonne
Terre and Alderney Water Board
tank site at La Marette;
 Longis Beach Waste Treatment
Waste Water Treatment Works;
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 the mast at The Odeon;
 Airport Guidance Station;
 the lighthouse at Mannez; and
 land for buried wastewater
chamber, Platte Saline.
4.139 Upgrades are required to the

wastewater system to meet current
and future needs, as well as to reduce
environmental impacts arising from
the discharge of untreated sewage.
This includes a new wastewater
chamber. Land at Platte Saline is
included in the Utilities Zone for this
purpose. The wastewater chamber
should be buried and should not have
an adverse impact on the biodiversity
the wider environment of Platte
Saline.
4.140 It is recognised that new, extended or

reconstructed facilities may be
required to ensure the provision of a
public utility service. Any such
development may be permitted
where it is demonstrated to be
essential and accords with the other
criteria set out in Part A of the policy.
4.141 If the use of the building or structure

for public utility purposes ceases, it
should be removed. This may be
secured through a condition attached
to the planning permission, or other
mechanism.
4.142 Where development is required

outside the Utilities Zone to support
public utility services any such
development may be permitted
where it is demonstrated to be
essential and accords with the other
criteria set out in Part C of the policy.
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Promotion of Solid Waste
Consolidation

Land Use Policies

 the mast, satellite dish and
associated buildings at Les
Rochers;

Policy DA11: Consolidation of Solid
Waste Facilities

Development proposals which
contribute to the consolidation of
solid waste facilities will be
encouraged, subject to other
policies in the Land Use Plan.
Land at the Impot is safeguarded
for the future relocation and
consolidation of solid waste
facilities. New or relocated
facilities should be designed,
constructed and operated so as
to minimise the impact on the
use of the surrounding land for
agriculture.
Land at Mannez Quarry is zoned
for use for green waste and
materials storage, until a
consolidated site can be
delivered.
4.143 Solid waste is currently stored and

processed in a number of facilities
across Alderney, including at the
Impot (for most municipal and
commercial residual waste), the Glacis
(for recycling sorting), and Mannez
Quarry (for green waste).
4.144 The States of Alderney have a

medium to long term aspiration to
work towards the consolidation of
different types of solid waste
infrastructure into one location. This
would have the benefits of
maximising the efficient use of land
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across the Island, maximising
economies of scale, and minimising
any ‘bad neighbour’ impacts.
4.145 Consolidation of solid waste facilities

may provide opportunities to improve
and expand the sorting and recycling
of materials on the Island, reducing
the volumes of materials shipped
away. These include tarmac recycling,
food waste digestion, glass waste
used in aggregates and green waste
composting.
4.146 To enable this long term

consolidation of solid waste
infrastructure, additional land at the
Impot is required and has been
safeguarded for this purpose. At the
point at which such development
comes forward, it would be required
to demonstrate how the additional
environmental impacts of the
development would be managed and
mitigated. For the avoidance of doubt,
the safeguarded land remains in the
Agricultural Zone until such a time
when it is re-zoned through a Land
Use Plan review for the purposes of
solid waste consolidation. As such,
Policy DA6 and Policy DA7 still apply.
Depending on the scale and detailed
development proposals for the
expansion of the Impot, planning
permission could be granted subject
to either Paragraph 8 of Schedule 1 of
the Building and Development
Control (Alderney) Law, 2002 (as
amended), or as a major project
under Paragraph 13 of Schedule 1
where the development proposal
would be subject to Policy S7.

stated above in the future. Conditions
may be attached to any planning
permission given for agricultural
buildings or stables and field shelters
to limit the duration of the permission
or require removal ahead of the
development of solid waste facilities.
4.148 Land at Mannez Quarry has been

zoned for use as green waste and
materials storage on a time-limited
basis whilst provisions are made for
its re-location to the Impot. This
zoning should be reviewed as part of
the next Land Use Plan Review, and
removed if this use of the site is no
longer required. Use of the land at
Mannez Quarry for this purpose
should not adversely impact on the
wider recreation and open space use
of Mannez Quarry (both the formal
zoning of Alderney Railway and
miniature railway in the Recreation
and Open Space Zone, and the more
general use of the area for informal
recreation activities). Any structures
required to use the land for this
purpose should be temporary in
nature, and incorporate any
screening, as appropriate. The land
should be restored to its previous
condition following the cessation of
this temporary use.

4.147 The land safeguarded can be

permitted for meanwhile agricultural
uses within the Agricultural Zone
providing they do not preclude the
land being used for the purposes
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Built and Natural Environment Areas

5.1 Introduction
5.1

This chapter of the Land Use Plan sets
out the Building and Development
Control Committee’s proposals for
thematic issues on Alderney relating
to the built and natural environment.
This includes:

5.2 Historic Environment
5.4

Alderney has an incredibly rich history
which spans thousands of years. The
Island’s built environment and
heritage is an integral part of its
identity and unique character and
represents an irreplaceable resource
which must be preserved in a manner
appropriate to its significance.

5.5

The Island’s heritage assets have
intrinsic value which should be
protected, preserved and (where
possible) enhanced. The historic
environment is also highly important
due to the role it plays in encouraging
recreation and tourism.

5.6

Section 45 of the Building and
Development Control (Alderney) Law,
2002 (as amended), gives protection
to buildings, groups of buildings,
structures and sites that are
considered as a matter of public
importance to have special historic,
architectural, traditional, artistic or
archaeological interest.

5.7

Under this Law, a series of individual
buildings and monuments have been
placed on the Register of Historic
Buildings and Ancient Monuments
(’the Register’). Currently there are
122 buildings and monuments and
seven conservation areas on the
Register, which includes the following
categories of asset:

 heritage assets (built and
archaeological);
 landscape;
 ecology and biodiversity; and
 flood risk.
5.2

5.3

Many of the policies in this chapter
should be read in conjunction with
the associated map, which illustrates
the spatial extent of the areas to
which the policies apply. Where a
map should be referred to, this is
clearly indicated in the relevant policy.
Development proposals will be
assessed against Environmental
Impact Assessment Screening criteria,
set out in Appendix B of the Statutory
Guidance 1/17 (Environmental Impact
Assessment) (‘SG 1/17’), and, where
necessary, an Environmental Impact
Assessment should be produced in
accordance with that guidance.

 buildings that are considered as a
matter of architectural and
historical interest, which are
covered in Policy HE1;
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 conservation areas, which are
covered Policy HE2; and
 terrestrial and intertidal
archaeological remains, which
are covered in Policy HE3.
5.8

Appendix D the Built Environment
and Heritage Strategy recommends
the inclusion of a number of
additional, currently unregistered
heritage assets of importance to the
Register.

5.9

The Register is not considered a
definitive list and may be updated in
the future to include these and
additional, currently unregistered
heritage assets. If any updates are
made to the Register over the lifespan
of the Land Use Plan, the Register
should be taken as the definitive list
of registered heritage assets to which
this policy applies.

5.10

Registration of buildings or
conservation areas on the Register
does not take place as part of the
Land Use Plan review, but instead
follows the process set out in the
Building and Development Control
(Alderney) Law, 2002 (as amended).
Until such a point as the Register is
updated, Policy HE1 would not apply
to those heritage assets currently
unregistered but that the Building
and Development Control Committee
intends to register in the future.

5.11

The protection of registered and
unregistered heritage assets is central
to preserving and enhancing
Alderney’s historic character and
environment. The following policies
cover the full range of registered and
unregistered heritage assets in order
to guide development proposals to
support achievement of this objective.
Appendix B of the Land Use Plan
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provides a list of the heritage assets
to which these policies apply.
5.12 The Built Environment and Heritage

Strategy (2017) contains a wealth of
information about heritage assets on
the Island of Alderney. Should any
planning applications directly or
indirectly impact upon a registered or
unregistered heritage asset,
information contained within the
Strategy should be used to inform
development proposals. Such
information may also constitute a
material planning consideration when
determining such planning
applications.
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enhance those elements
which contribute to the
special character of the
asset and its setting.

Policy HE1: Registered Heritage Assets

A. Development proposals in
relation to any registered
heritage asset or its setting will
have special regard to the
desirability of preserving the
asset, its setting and any features
of special historic, architectural,
traditional or artistic interest
which they possess.
B. The Building and Development
Control Committee will
encourage proposals for
registered heritage assets which
seek the preservation, reuse,
maintenance, repair, or
enhancement of registered
heritage assets.
C. Development proposals in
relation to any registered
heritage asset will only be
permitted where it can be
demonstrated that:
i.

the proposal sensitively
preserves or enhances the
significance of the asset
and its setting and
supports its suitable repair
and reuse;

ii. the design respects the
asset and its setting, in
terms of siting, scale and
massing, exterior
appearance, detailing and
materials; and
iii. any alterations, additions,
extensions or changes of
use will preserve or
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Protecting Registered Heritage Assets

D. Where the proposal concerns a
Victorian fort or fortification, the
proposal should support:
i.

the on-going maintenance
and preservation or
enhancement of the fort or
fortification; and

ii. preserve and, where
possible, enhance the
collective value of
Alderney’s Victorian forts
and fortifications (both
registered and
unregistered).
E. Development proposals which
include the demolition of any
registered heritage asset, wholly
or in part, will only be permitted
in very exceptional circumstances
where it can be demonstrated
why the heritage asset cannot be
retained and returned to an
appropriate use and the
development is demonstrated to
be in the wider public interest of
the Island. The fact that a
building has become derelict, in
itself, will not be sufficient reason
to permit demolition.
5.13

The Building and Development
Control Committee supports a
positive strategy for the preservation
and enhancement of heritage assets
in Alderney. Development proposals
in relation to registered heritage
assets will need to demonstrate how
they have taken account of the
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5.14

5.15

5.16

5.17

heritage value (significance) of such
assets.

includes the following (not all of
which are on the Register):

Appendix B.2 of the Land Use Plan
and Figure 5.1 provide a list and
associated map of those heritage
assets currently on the Register1. If
any updates are made to the Register
over the lifetime of the Land Use Plan,
the Register should be taken as the
definitive list of registered heritage
assets to which this policy applies.

 Fort Les Hommeaux Florains.

Some of Alderney’s Victorian forts and
fortifications have been subject to
additions during World War II, many
of which are of heritage value. In
some cases the extent of the Register
entry is unclear as to whether it
includes the World War II additions. A
precautionary approach will be
adopted in such cases and any
development proposals subject to
Policy HE1 will be expected to assess
the potential harm to both the
original fort and any subsequent
World War II additions.
The Victorian forts and fortifications
have an intrinsic value, both in
themselves and as part of the wider
system of fortifications on the Island,
which are leading examples of
architecture of their period.
Therefore, in considering proposals
relating to Victorian forts and
fortifications, the potential harm to
the wider system of fortifications
must be considered in addition to any
harm which may be caused to a
specific building or structure.
For the avoidance of doubt, the
Victorian forts and fortifications
system referenced in Paragraph 5.15
and subject to Part D of Policy HE1

 Fort Houmet Herbé.
 Fort Clonque.
 Fort Tourgis.
 Fort Doyle.
 Fort Grosnez.
 Fort Raz.
 Fort Albert, the Arsenal, Store
Establishment and Roselle
Battery.
 Fort Château à L’Etoc.
 Fort Corblets.
 Fort Quesnard.
 Platte Saline Battery.
 Longis Lines.
 Essex Castle.
5.18

Where proposals may harm the
significance of a registered heritage
asset (including its setting) it is
expected that the Building and
Development Control Committee will
request the submission of additional
information in support of any
planning application. This would
include:
 a description of the significance
of any registered heritage asset
affected, including the
contribution made by its setting;
 an evaluation of the impact the
development may have on this
significance; and
 a demonstration of how the
significance of the registered
heritage asset has informed the
design of the proposed
development.

Excluding archaeology which is presented under Policy
HE3.
1
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Figure 5.1: Registered Heritage Assets
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development proposal is
likely to be in the wider
public interest of the
Island.

Policy HE2: Conservation Areas

A. Development proposals within a
conservation area, and/or
affecting the setting of a
conservation area, including
views in and out, will have special
regard to the desirability of
preserving or enhancing the
character and appearance of that
conservation area relating it its
special historic or architectural
interest.

5.19

B. Development proposals in a
conservation area and/or
affecting its setting may be
permitted where it can be
demonstrated that they:
i.

preserve or enhance those
elements that contribute
to the character and
appearance of the
conservation area and its
setting in terms of siting,
scale and massing, exterior
appearance, detailing and
materials;

ii. will not result in any
adverse impact upon the
conservation area or its
setting; and
iii. will not result in loss of any
building or feature which
contributes to the
significance of the
conservation area or its
character or appearance,
unless it can be
demonstrated that the
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Under Section 46 of the Building and
Development Control (Alderney) Law,
2002 (as amended) the Building and
Development Control Committee is
able to register areas of special
historic or architectural interest, the
character and appearance of which it
is desirable, as a matter of public
importance, to preserve or enhance
(conservation areas). Currently there
are seven conservation areas on the
Register as follows (the spatial extent
of which is identified on Figure 5.2):
 St. Anne.
 The Braye and Grosnez.
Peninsula.
 Ladysmith.
 Longis Common.
 Strangers Cemetery.
 Fort Quesnard.
 Gauvains Row.

5.20

The Built Environment and Heritage
Strategy recommends that further
consideration be given to the existing
spatial extents of some of the
conservation areas and the potential
to identify new conservation areas.
The Building and Development
Control Committee will consider the
need for these amendments in order
to effectively protect the Island’s
heritage assets. If any updates are
made to conservation areas over the
lifespan of the Land Use Plan, the
Register should be taken as the
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definitive list of conservation areas to
which this policy applies.
5.21

Where proposals may harm the
significance of a conservation area
(including its setting) it is expected
that the Building and Development
Control Committee will request the
submission of additional information
in support of any planning
application. This would include:
 a description of the character
and significance of the
Conservation Area, including the
contribution made by its setting;
 an evaluation of the impact the
development may have on this
significance; and
 a demonstration of how the
character and significance of the
Conservation Area has informed
the design of the proposed
development.

5.22

Alderney’s conservation areas are
home to a number of traditional walls
whose unique design is important to
the character and heritage of the
Island. Any development proposals
for the alteration or demolition of
walls within a conservation area will
be subject to this policy, to ensure
these heritage assets are protected.
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Figure 5.2: Conservation Areas
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relevant, and recording
during construction;
iii. how mitigation measures
will be identified to avoid
damage to the remains, or
for archaeological
investigation and recording
of finds; and

Policy HE3: Terrestrial and Intertidal
Archaeology

A. Development proposals should
seek to maintain, preserve or
enhance the Island’s archaeology.
B. Where proposals would affect
archaeological assets they will
have regard to the desirability of
preserving those assets and any
features of special archaeological
value they possess, and should
favour preservation in situ of
such assets and special features.
C. Development proposals affecting
archaeological assets must be
accompanied by a written
scheme of investigation, which is
agreed with the Building and
Development Control Committee.
This scheme should be
proportionate to: a) the
archaeological importance of the
site; and b) the development
proposed. The scheme should set
out, where relevant:
i.

how an archaeological
investigation will be
carried out and recorded
prior to the
commencement of
development;

ii. how provision will be made
for an archaeological
watching brief or other
archaeological work as
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Protecting Terrestrial and Intertidal
Archaeology

iv. the expected level of
reporting to the Building
and Development Control
Committee on the results
of the archaeological work
carried out.
D. Any discovered archaeological
assets recovered during the
construction of a development
shall be reported to the Building
and Development Control
Committee. Any works shall be
ceased until a solution, that is
practical and proportionate to
the development proposal and
that protects the significance of
the new discovery, has been
agreed with the Building and
Development Control Committee.
5.23

Alderney has a rich archaeological
history and known archaeological
assets are distributed across the
Island, with particular concentrations
at Longis Common and Longis Bay.

5.24

There is currently one registered
archaeological asset on the Register
(the Iron Age settlement at Les
Huguettes). In addition, a number of
unregistered archaeological assets
are protected by being located within
the Longis Common Conservation
Area. Any development proposals will
need to ensure they preserve the
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archaeological value of these assets.
This may require further research.
5.25

5.26

In addition to the registered
archaeological assets, the Built
Environment and Heritage Strategy
identified a further 139 assets as
having archaeological value, of which
it is proposed that 12 may warrant
inclusion on the Register. Further
work is required to determine
whether they should be
recommended for registration.
A precautionary approach will be
adopted regarding the protection of
archaeological assets reflecting that
once lost they are irreplaceable. Any
proposals in relation to
archaeological assets will be required
to consider how they protect their
archaeological value in accordance
with the relevant sections of this
policy. Where proposals would affect
registered archaeological assets they
should have special regard to Part B
of Policy HE3, in accordance with
Section 8 of the Building and
Development Control (Alderney) Law,
2002 (as amended).

5.27

Appendix B.3 of the Land Use Plan
and Figure 5.3 provides a list and
associated map of archaeological
assets on Alderney. If any updates are
made to the Register over the lifetime
of the Land Use Plan, the Register
should be taken as the definitive list
of registered archaeological assets.

5.28

There are also some underwater
cultural heritage assets within the
internal waters of Alderney which are
of archaeological value to which
Policy HE3 also applies. These assets
are included in Appendix B.3 but are

This could include additional information held on
archaeological assets identified in Appendix B or new
2
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not included in Figure 5.3. Further
details on these assets can be
requested from the Planning Office.
5.29

The extent of information available
with regard to the archaeology of
Alderney is variable and represents
only those assets known and
recorded at the present time.
Consistent with the precautionary
principle, where development is
permitted and the archaeological
context is unknown, planning
conditions may be attached to the
permission which set out the
obligations on the developer should
archaeology be identified on the site.

5.30

Where additional information is
collected on any archaeological assets
(compared against that which is
identified in Appendix B2); and where
such information is provided to the
Planning Office for public use it will be
used to update/augment the heritage
assets database. Where such
information is relevant to a planning
application, it will comprise a material
planning consideration in the
determination of the application.

5.31

Where proposals may harm the
significance of an archaeological asset
(including its setting) it is expected
that the Building and Development
Control Committee will request the
submission of additional information
in support of any planning application
in accordance with Part C of this
policy. The Building and Development
Control Committee may produce
Supplementary Planning Guidance on
this matter.

information being collected on archaeological assets
which are currently unknown.
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Figure 5.3: Archaeological Assets
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Protecting Landscape Character
and demonstrate how it can be
protected or enhanced through
the proposed design.

Policy HE4: Landscape Character

A. Development proposals should
seek to:
i.

avoid harm to the
landscape;

ii. protect or enhance the
character of Alderney’s
landscape; and
iii. demonstrate that
development proposals are
of a scale, mass and design
that recognises and
respects the diverse
character of the Island’s
landscape.
B. Development proposals which
may harm the landscape
character of the Island should
demonstrate how they have had
regard to the following criteria:
i.

D. Development proposals on land
adjacent to the foreshores and
cliffs of the Island will have
regard to the special
characteristics of these areas,
and to the protection of their
natural beauty. This will include
consideration of views into and
out of the Island.
5.32

Alderney has a series of distinctive
landscapes including its geological ‘tilt’
and local farming patterns. This
landscape is intrinsically linked to the
human practices which have shaped
its character over many years of
human habitation.

5.33

The Land Use Plan seeks to protect
and enhance Alderney’s landscape,
including its seascape. Landscape not
only provides a natural environment,
but is also important in:
environmental and ecological
connectivity and enhancement, flood
mitigation, recreational opportunities,
agriculture, sustainable transport,
and providing peaceful and tranquil
open spaces.

5.34

The foreshores and cliffs of Alderney,
and land adjacent to these, play a
particularly important role not only in
providing landscape value, but in
protecting important views both from
and to the Island. Development
proposals within such areas should
have particular regard to maintaining
and enhancing these important and
valued characteristics.

incorporate a high quality,
landscape-led design which
takes account of local
character;

ii. promote the protection or
enhancement of the
natural beauty of the
foreshores and cliffs of the
Island; and
iii. identify any potential
impacts on landscape and
how the design proposes to
mitigate these.
C. Major Projects should also assess
the local landscape character of
the application site and its setting
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5.35

The Built Environment and Heritage
Strategy identifies a series of key
landscape areas and characteristics
which highlight the varied landscape
character on Alderney. Further work
is required to better understand the
characteristics of Alderney, including
defining landscape and seascape
character areas and their individual
features of value. Such further work
will inform future iterations of the
Land Use Plan.

5.36

In the absence of such information a
precautionary approach will be
adopted; all development will,
therefore, need to demonstrate how
it has considered and integrated with
the Island’s existing landscape, to
protect or enhance its character.

5.37

Where proposals may harm the
Island’s landscape character it is
expected that the Building and
Development Control Committee will
request the submission of additional
information in support of any
planning application. This will include:
 an appraisal of local landscape
character;
 identification of opportunities
arising as a result of this;
 how landscape integration has
been considered as part of
development of the proposals;
and
 how proposals link to the existing
landscape and wider green
infrastructure network (see
Policies BA15 and DA8 for further
details).
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5.3 Natural Environment
Protecting the Island’s Biodiversity

i.

Policy NE1: Biodiversity

A. Development proposals should
seek to protect the Island’s
biodiversity and, where possible,
deliver a quantitative net gain in
biodiversity. Development
proposals will be expected, where
relevant, to integrate biodiversity
features into their design and
layout.
B. Development proposals within or
affecting known designated sites,
habitats or species may be
permitted where they comply
with the relevant development
principles set out in Table 5.1, or
Part D of this policy.
C. Development proposals within or
affecting a designated site,
habitat or species where their
presence is known should
demonstrate how possible
environmental impacts on those
receptors have been considered
and, where necessary,
incorporate mitigation measures
to prevent a residual significant
adverse impact on ecological
receptors.
D. Development proposals which
are assessed as being likely to
have a significant adverse impact
on a designated site, habitat or
species, may be permitted, where
it can be demonstrated that:
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the development is in the
long term public interest of
the Island; and

ii. there is no alternative site
available that is more
suitable for the proposed
development.
E. Where only the broad presence of
a designated habitat or species is
known, it is expected that
development proposals in the
vicinity of those identified broad
locations will be accompanied by
ecological survey information
(proportionate to the
development proposals), to
determine the presence of any
ecological receptors. Should the
survey identify any designated
habitats or species within or in
the vicinity of the application site
the development proposals will
be subject to Parts B to D of this
policy.
F. Development proposals which
would adversely affect a known
bat roost will not be permitted in
the absence of satisfactory
mitigation measures.
5.38

Alderney hosts a wide range of
terrestrial and inter-tidal habitats and
species. These environments are of
intrinsic value and should be
protected and, where possible,
enhanced. Whilst all are of value to
the Island, the Natural Environment
Strategy identifies those that are
considered to be of greatest
ecological importance.
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5.39

5.40

The natural environment also plays
an important part in the economic
and social life of the Island.
To reflect this, a hierarchy of
terrestrial and inter-tidal biodiversity
designations will be applied to
Alderney. Sites, habitats and species
of importance fall within one of three
tiers: international; regional; and
local. These are provided with
different levels of protection
reflecting their significance to the
Island and wider area.

5.41

Development proposals affecting any
designated sites, habitats or species
will be expected to comply with the
relevant criteria set out in Table 5.1,
reflecting the sensitivity of the
ecological receptors.

5.42

Based on the survey work completed
to-date, Appendix C of the Land Use
Plan and Figures 5.4 to 5.6 set out the
tiers of the hierarchy and the sites,
habitats and species which fall within
each.

5.43

Development proposals should seek
to integrate biodiversity into their
designs through: the inclusion of
native species (Policy IW2) that will
mature into structured habitat; the
protection of existing biodiversity;
and weaving existing green
infrastructure and biodiversity into
development layouts.

5.44

The Natural Environment Strategy
identifies that, due to resource
constraints, it has not been possible
to review data relating to all known
sites, habitats and species on the
Island. In some parts of the Island
insufficient survey work has been
undertaken to determine potential
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sites, habitats and species which may
require protection.
5.45

In particular, through a Call for Sites
submission from Alderney Wildlife
Trust, the Island was identified as
home to a variety of important bat
species that are in need of protection,
but currently not included within the
hierarchy.

5.46

In recognition of the evolving nature
of the evidence to support this policy,
a precautionary principle will be
adopted. For those habitats and
species identified in the Natural
Environment Strategy which may be
capable of being designated as of
international, regional or local
importance and for which the broad
presence is known, Part E of the
policy applies. Should additional
survey work confirm the presence of
habitats and species this will be
updated in the sites, habitats and
species database. Where such
information is relevant to a planning
application, it will comprise a material
planning consideration in the
determination of the application.

5.47

In determining whether the
application site is within the vicinity of
a designated habitat or species,
where only the broad presence is
known, the applicant should seek
advice from the Building and
Development Control Committee
prior to submission of a planning
application. During the determination
process, the Building and
Development Control Committee may
request further information from the
applicant with regard to this.

5.48

Where the presence of habitats or
species is unknown, but in the course
of assessing development proposals
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Figure 5.4: Hierarchy of Biodiversity
Designations: International Tier
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Figure 5.5: Hierarchy of Biodiversity
Designations: Regional Tier
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Figure 5.6: Hierarchy of Biodiversity
Designations: Local Tier
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5.49

The Building and Development
Control Committee encourages
applicants to provide any survey data
collected on habitats and species to
the Planning Office to support
improved understanding of the
Island’s natural environment.

5.50

Where the presence of designated
habitats or species is discovered
during any period prior to or during
construction of a development, works
should be halted and the discovery
should be reported to the Planning
Office. The applicant should agree a
course of action Planning Office in
line with this policy.

Table 5.1: Development criteria for designated biodiversity sites, habitats and species

3

Designation

Development Criteria

International

Development proposals within or likely to affect internationally designated sites,
habitats and/or species will not be permitted, except where it promotes education and
interpretation uses, such as walkways or signage. Renovations (not comprising
extensions) to any existing residential units, buildings or other structures may be
permitted where it can be demonstrated that the proposals will not result in a
significant adverse residual impact on the designated ecological receptors, as evidenced
through an Environmental Impact Assessment. Development proposals within or likely
to affect internationally designated sites, habitats and/or species that are not publically
accessible should ensure they are adequately secured.

Regional

Development proposals which are within or likely to affect a regionally designated site,
habitat or species may be permitted where it can be demonstrated that the
development proposals will not result in a significant adverse residual impact to the
designated ecological receptors, as determined through an Environmental Impact
Assessment. Development proposals will integrate biodiversity into their design and
layout in terms of siting, scale, massing and materials used, and will not materially
change the character of the area in which the receptor sits.

Local

Development proposals which does not result in a significant adverse residual impact
on a locally designated site, habitat or species, as evidenced through an Environmental
Impact Assessment, may be permitted. Development proposals will integrate
biodiversity into their design and layout in terms of siting, scale, massing and materials
used, and will not materially change the character of the area in which the receptor sits.

Which are set out in Appendix C.
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or through other evidence collated
new locations for habitats or species
identified in Appendix C are
identified, or where habitats or
species are found which accord with
the designating criteria3 for habitats
or species of international, regional or
local importance, they will be added
to the sites, habitats and species
database. Where such information is
relevant to a planning application, it
will comprise a material planning
consideration in the determination of
the application.
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Reducing and Managing Flood Risk

flooding, to enhance understanding
of flood risk in Alderney which will be
adopted as Supplementary Planning
Guidance. This will enable the
coordinated identification and
monitoring of flood risk areas across
the Island.

Policy NE2: Flood Risk

A. The Building and Development
Control Committee will
encourage development
proposals in locations with low
susceptibility to flood risk.
Development proposals should
seek to avoid areas that are
highly susceptible to flood risk.

5.54

The Building and Development
Control Committee will apply a
sequential approach to development
proposals in line with this hierarchy,
seeking to avoid development in
areas at risk of any type of flooding.
Any development proposals which
come forward in areas of higher
susceptibility to flood risk will need to
demonstrate provision of mitigation
and/or management measures to
ensure flood risk is not increased on
or around the application site.

5.55

Until such a point as a hierarchy has
been established, developments
which are located in a coastal setting
or where the application site has
previously experienced flooding (as
identified in Table 5.2) may be
required to submit a Flood Risk
Assessment in support of the
planning application. The Flood Risk
Assessment should demonstrate that
the proposed development will not
result in an increase in flood risk
within the application site or
elsewhere.

5.56

Flood Risk Assessments should take
account of the likely impacts of
flooding and provide proposals for
mitigation of any flood risk within the
application site and elsewhere. This
should include consideration of how
people can be evacuated if necessary
and how these evacuation plans
should be communicated to
residents and other site users.

B. Development proposals should
not result in an increase in flood
risk within the application site
and elsewhere.
5.51

Alderney is vulnerable to flood risk
from a variety of sources, including:
 fluvial flooding from streams and
other watercourses;
 pluvial flooding from rainfall and
rising ground water which can
result in surface water flooding,
particularly from overwhelmed
infrastructure and reservoirs;
and
 coastal flooding from sea level
rise, resulting from Alderney’s
susceptibility to climate change
(Policy S2).

5.52

Given the limited information
currently available on flood risk areas
on Alderney, further work is required
in order to develop robust guidelines
on the location of new development
and the requirement for mitigation
and management measures.

5.53

The Building and Development
Control Committee will undertake
further detailed studies to develop a
hierarchy of areas susceptible to
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There will be a preference, where
possible, for soft engineering
mitigation measures rather than
structural interventions. Where it is
demonstrated that soft engineering

initiatives are not appropriate, hard
engineered options may be
permitted. The acceptability of these
will need to be assessed separately.

Table 5.2: Areas of known flood risk
Flood Risk Type

Locations of known flood risk

Streams

Bonne Terre, Water Lane Springs, Ladysmith, Les Trois Vaux,
Valley Stream and Essex Well.

Sea Level Rise

Coastal areas as identified in Appendix D.

Rainfall/rising ground water

Saye campsite, Mannez, Longis Common, Barrack Masters
Lane, Le Grand Val, Platte Saline.

Overwhelmed sewers and drainage systems

La Marette, Marais Square, Valley Gardens, Platte Saline,
Alderney Airport.

Reservoirs

Battery Quarry, Corblets Quarry, Mannez Pons, La Mare du
Rose (Longis Common), Power Station cooling ponds.
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Island-Wide Policies

6

Island-Wide Policies

6.1 Introduction
6.1

This chapter of the Land Use Plan
provides detailed polices which apply
across the whole of the Island, rather
than to specific zones or areas.
However, it is likely that not all policies
will apply to all types of development.
Development proposals should
consider which policies are relevant,
and where necessary demonstrate
which ones are not relevant.

6.2

The following types of issue are
included:


design and construction,
including policies on
placemaking and design,
shopfronts, energy and water
efficiency, wastewater, waste
and recycling and the
information and
communications network;



environmental considerations
including sustainable drainage,
environmental impacts and
contaminated land, and the
protection of geological diversity;



sustainable transport and
access, including requirements
for roads and vehicle parking;
and



other uses which are not subject
to a specific zone in Chapter 4.
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6.2 Design and Construction
Promoting Placemaking

vi. create safe environments

which do not cause
unacceptable harm to the
amenity of surrounding
land and buildings, in
accordance with policies
IW10 and IW12.

Policy IW1: Placemaking

Development proposals should
positively contribute to
placemaking on Alderney.
Development proposals should,
where relevant, reflect and
demonstrate how the following
placemaking principles have been
integrated into proposals:
i.

6.3

The term ‘placemaking’ refers to the
concept of achieving better quality
places through planning, design and
management. It provides an
opportunity to encourage an
integrated approach to development
by focussing on, and creating better
social, physical and economic
environments. It, therefore, relates
both to the protection and
enhancement of existing assets and
the delivery of new development and
spaces.

6.4

As developments increase in size,
scale and/or complexity, so does the
applicability of placemaking
principles. Therefore, the Building
and Development Control Committee
expects that planning applications will
confirm whether such principles are
relevant to the proposed
development and, if so, how they
have been incorporated into the
proposals.

6.5

Placemaking goes beyond the
consideration of individual buildings
to include the connections between
people and places and the integration
of new development into the wider
built environment and landscape
environment.

establish a strong sense of
place, contributing to the
streetscape or landscape
to create attractive
locations;

ii. respond to local character

and heritage in particular
design, orientation, scale,
proportion, massing and
materials;
iii. enhance the setting of

existing buildings and
structures that make a
positive contribution to
the character of the area;
iv. contribute to delivering a

mix of uses which
complement the local
area;
v. provide for sustainable

movement and access to
infrastructure, community
facilities and open space;
and
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Policy IW2: Design

Island-Wide Policies

Ensuring High Quality Design

active frontages to the
public realm;
vi. consideration of safety

and security.
Development proposals should
seek to achieve a high quality of
design and contribute positively
to the distinctive character and
amenity of the surrounding area.
Design
Development proposals should,
where relevant, confirm how the
following considerations have
informed proposals:
i.

the sensitive use of
building heights, form,
scale and massing;

ii. the siting of the proposal,

including its relationship
to the ‘rhythm’ of any
neighbouring or local
regular plot and building
widths and, where
appropriate, following
existing building lines;
iii. respect for the character

of the local built
environment and/or
landscape;
iv. the incorporation of

distinctive local
architectural styles,
detailing and materials in
keeping with the
surrounding area;

Development proposals which do
not align with the character of
the existing area may be
permitted where they are of an
exceptionally high design quality,
relate to the surrounding area in
terms of form and proportion,
and contribute to placemaking.
Landscaping
Development proposals must
demonstrate how landscaping
and planting are integrated into
the development as a whole.
Development proposals should
respond to:
i.

landform;

ii. levels, slopes and the fall

from the ground;
iii. trees on and close to the

site;
iv. natural and man-made

boundary features;
v. the biodiversity of the site

and its context; and
vi. maximise the use of

permeable surfaces.

v. retention and

enhancement of existing,
or the addition of new,
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architectural interest of these areas.
This includes ensuring that, when
carrying out maintenance or new
development which results in the
disturbance of the existing urban
fabric, complementary materials are
used (e.g. the use of cobbles or other
traditional paving, door or window
treatments).

Public realm
Development proposals, which
interface, or in a design sense
‘relate’, to the public realm,
should, where relevant, seek to:
i.

provide suitably located
and well-designed street
furniture, which has a
clear purpose, maintains
uncluttered spaces and
contributes to easy
movement of people
through the space;

ii. promote the use of native

species in soft landscaped
areas; and

6.9

In some instances, it may be
acceptable for development to
diverge from the existing character of
the area, where it is of exceptionally
high design quality, for example by
using high quality materials or
innovative techniques. Such schemes
will still be required to contribute
positively to placemaking (Policy IW1).

iii. use high quality materials

in hard landscaping, in
keeping with the
surrounding area.
6.6

High quality design is important for a
variety of reasons including ensuring
that new development is visually
attractive and reflects Alderney’s
special character, creates successful
development which functions well in
its surrounding area, and helps to
promote healthy, safe and accessible
places and communities.

6.7

The Building and Development
Control Committee may publish
Supplementary Planning Guidance
which provides further detail on what
is expected of development proposals
in relation to design.

6.8

Where the development falls within a
conservation area, the design of the
development will be expected to
reflect the special historic or
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Development proposals for
illuminated signage may be
permitted where they will not
adversely impact on character,
visual amenity, light pollution
and road safety.

Policy IW3: Shopfronts

Shopfronts and associated
features which contribute
positively to the character of
individual buildings and the area
should be retained and repaired
as part of development
proposals, even where the
premises is no longer in retail,
leisure or town centre use.
The provision of new shopfronts
or alteration of existing
shopfronts may be permitted
where the proposal is well
designed and would enhance the
streetscape.

Development proposals for
external shutters will be resisted
except where it is demonstrated
they are essential for the security
purposes and less obtrusive
alternatives are not practicable.

6.10

Attractive shopfronts make a positive
contribution to local distinctiveness
and enhance the vitality of retail,
leisure and town centre uses across
the Island.

6.11

New external shutters are not likely to
be acceptable unless they are the
only practicable option. Other options
include anti-shatter film, laminated or
toughened glass, or internal grilles or
shutters. Shopfront security should
be realistic and commensurate to the
likely risk.

6.12

The Building and Development
Control Committee may publish
Supplementary Planning Guidance,
which provides further detail on
shopfront design. The Building and
Development Control Committee may
also publish Supplementary Planning
Guidance on key design features in St
Anne Conservation Area (C/001) to
provide further detail on what is
expected in relation to this policy.

Development proposals for new
or replacement signage or
advertisements may be
permitted where:
i.

the design, materials and
the location of the
advertisement or signage
respects the scale and
character of the building
on which it is displayed
and the surrounding areas;

ii. they will not result in a

cluttered street scene; and
iii. they are not a safety

hazard.
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Promoting Sustainable Design



Policy IW4: Sustainable Design and
Construction

6.15

The Building and Development
Control Committee may develop
Supplementary Planning Guidance on
sustainable design and construction.
In the absence of this guidance,
applicants may find the Building
Research Establishment’s BREEAM
system, the revoked UK Code for
Sustainable Homes, and Australia’s
Green Star rating useful references
for the type of measures that could
be incorporated. For infrastructure
and other types of development that
do not fall under the types of
development covered by these
examples, it is expected that
alternative guidelines are referred to.

6.16

Any measures adopted or
incorporated should be in accordance
with the relevant provisions of the
prevailing building regulations.

The design, construction and
operation of new development, and
the redevelopment and
refurbishment of existing buildings,
should adopt and incorporate
sustainable construction standards
and techniques, where relevant.

6.13

6.14

Development proposals are required
to demonstrate how they incorporate
appropriate sustainability measures
into the design of their schemes.
Development of all scales can benefit
from considering sustainable design
and construction, from small schemes
to much larger comprehensive
development.
The types of aspects that could be
considered include:


how the development
contributes to securing a high
standard of sustainable
development, including energy
and water efficiency (see also
Policy IW5) and biodiversity
benefits;



the use of natural lighting, heat
and ventilation to minimise
demand for artificial heating and
cooling;



the reduction and increased
recycling of construction and
demolition waste and use of
low-impact materials; and
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Policy IW5: Energy and Water Efficiency

6.18

Given Alderney’s isolation and
reliance on imported fuel, energy
demand management is also
important.

6.19

Table 6.1 provides some example
measures that could be incorporated
into developments to reduce demand
and loss of energy water and increase
the share from renewable sources.
This list of measures is illustrative
only, and are not exhaustive;
development proposals are not
expected to incorporate any or all of
these measures. Rather, development
proposals should demonstrate how
they have complied with the wider
aspirations of the Energy and Water
Efficiency Hierarchy by considering
efficiency in their design. Any
measures should be in accordance
with the relevant provisions of the
prevailing building regulations.

6.20

The centralised electricity and heat
network is defined as the generating
capacity and distribution grid
operated by Alderney Electricity
Limited, and includes any heat
networks associated with the power
station (see Policy BA22).

6.21

Alderney Electricity Limited’s policy is
not to encourage the installation of
micro-generation by individuals1. This
is because the grid is not able to
support distributed micro-generation.
There is also a socio-economic
dimension – given that initial
installation of domestic microgeneration technology is expensive, it
is likely that not all residents would
have the opportunity to install it. A
roll-out in micro-generation could

Development proposals which
contribute to sustainable
centralised electricity and heat
generation for public benefit will
be encouraged, subject to other
policies in the Land Use Plan.
Development proposals should
accord with the Energy and Water
Efficiency Hierarchy below,
except where it can be
demonstrated that there are no
feasible and deliverable
measures higher up the hierarchy
or that an alternative approach is
preferable:
i.

Tier 1: Reduce demand for
energy and/or water.

ii. Tier 2: Supply energy

and/or water efficiently.
iii. Tier 3: Increase share of

energy from renewable
sources and/or water from
non-extracted sources.
6.17

Alderney has historically faced water
supply challenges; growth in
population and economic activity may
put increased pressure on supply.
Water demand management should
therefore be taken into account as
part of development proposals.

However, domestic solar panels are exempt
development under Category 1 of the Schedule included
in the Building and Development Control (Exemptions)

1
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result in increased costs for grid
electricity, which would be passed on
to those consumers less able to
generate their own electricity.
6.22

the States of Alderney or others. This
might include heat networks, tidal
power, wind power, photovoltaic
solar, and micro-heat (for example
photothermal) generation.

However, there may be opportunities
to harness low carbon renewable
energy by Alderney Electricity Limited,

Table 6.1: Energy and Water Efficiency Hierarchy example measures
Example Measures
Hierarchy
Energy

Tier 1

Reduce demand for energy
and/or water

Tier 2

Smart metering

Demand metering

Insulation and glazing

Water efficient taps, showers and
appliances

Energy efficient appliances

(highest)

Supply energy and/or water
efficiently

Water

Drying space

Natural irrigation

Natural light and ventilation

Sustainable drainage (see also
Policy IW7)

Network upgrades

Network upgrades

Fuel storage upgrades

Water storage upgrades

Heat network

Tier 3
(lowest)

Increase share of energy
from renewable sources
and/or water from nonextracted sources
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Centralised renewable electricity
generation
Photothermal technology

Rainwater harvesting
Water recycling
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Policy IW6: Water and Wastewater

On-site and connecting water and
wastewater infrastructure,
including infrastructure delivered
as part of development
proposals, must be installed to an
adoptable standard.
Development proposals which
generate wastewater and are
located in the Central Building
Area are expected to connect to
the centralised wastewater
network and not utilise
cesspools, septic tanks or
another wastewater treatment
system unless it is demonstrated
that connection to the
centralised wastewater network
is not feasible and deliverable.
Development proposals which
generate wastewater and are
located outside the Central
Building Area are encouraged to
connect to the centralised
wastewater network where this
is feasible and deliverable. Where
this is not possible, the
requirements set out in the
prevailing building regulations
apply.

i.

Island-Wide Policies

Resilient Water and Wastewater
Systems

incorporate a high quality
product;

ii. not be sited within seven

metres from any
residential, commercial or
community premises to
prevent adverse amenity
impacts;
iii. not be sited within ten

metres from any
watercourse to prevent
pollution; and
iv. if planned to be desludged

using a tanker, be sited
within 30 metres of a
vehicular access suitable
for use by a tanker and
able to be emptied or
desludged and cleared
without hazard to any
building’s occupants or the
contents being taken
through a residential unit
or place of work.
Permission will not be granted for
the use of septic or settlement
tanks unless it can be
demonstrated that the ground
conditions are such that the
discharge can be absorbed
throughout the year without
causing odour nuisance and
without polluting ground or
surface waters.

Where cesspools, septic tanks or
other wastewater treatment
systems are proposed, they
should:
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6.23

The Land Use Plan seeks to ensure
new development generating
wastewater within the Central
Building Area and, where possible,
the remainder of the Building Area
and Designated Area, is connected to
the centralised wastewater network.
Proposals to connect existing
development to the system will be
encouraged.

6.24

Non-connection should only be
considered if it can be clearly
demonstrated: (1) that discharging
into the centralised network is not
feasible and deliverable (taking into
account cost and/or practicability);
and (2) why the particular noncentralised solution has been chosen.

6.25

To ensure a high level of quality and
minimise risk of adverse
environmental impacts (including on
water quality) on-site and connecting
water and wastewater infrastructure
development proposals must be
provided to an ‘adoptable standard’ –
that is, a standard under which the
Water Board or States Works
Department could take them under
their management. However, this
does not mean that there is any
expectation or obligation for these
bodies to adopt such infrastructure.

6.26

Water and wastewater connections,
storage and treatment solutions
should also comply with the relevant
provisions of the prevailing building
regulations.

Alderney Land Use Plan 2017
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6.30

Sustainable drainage may involve, but
are not limited to, the following
measures:

Policy IW7: Sustainable Drainage



Development proposals should seek
to incorporate sustainable drainage
measures.

source control, such as
rainwater harvesting or
sustainable irrigation;



reduction of paved surfaces;



utilisation of permeable paving
such as pervious concrete or
larger gaps between blocks;



stormwater detention /
attenuation to delay water
delivery into water courses;



stormwater infiltration, for
example the use of vegetation to
slow down and disperse water;
and



evapo-transpiration (e.g.
planting, green roofs etc.).

6.27

6.28

6.29

Development can cause flooding and
drainage problems both locally and
across a wider area. In particular,
hard surfaces, such as roofs, asphalt
and other paved surfaces, can
intercept rainwater before it is
absorbed into the ground, rapidly
directing it into water courses and
surface water drainage systems and
increasing the risks of overloading
and floods.
Sustainable drainage measures are
designed to reduce the potential
impact of new and existing
developments with respect to surface
water discharge. The aim is to
replicate natural systems (with low
environmental impacts) to drain away
run-off through collection and
storage, before allowing it to be
released slowly back into the
environment. Sustainable drainage
measures not only reduce flood risk
on the development site itself, but
also the impact that surface water has
on the wider area.

6.31

Applicants may find CIRIA’s SuDS
(Sustainable Drainage Systems)
Manual a useful reference for the
type of measures that could be
incorporated.

6.32

If it is decided not to incorporate
sustainable drainage measures into
development proposals, the reasons
for doing so should be explained in
the application.

6.33

Drainage measures should also
comply with the relevant provisions of
the prevailing building regulations.

The other benefits of sustainable
drainage solutions are that they are
often easier to manage and maintain,
more resilient, and more attractive,
than other forms of drainage.

Alderney Land Use Plan 2017
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Managing Solid Waste and Recycling
Policy IW8: Solid Waste and Recycling

Development proposals for new and
reconstructed residential and refuseproducing non-residential
development should incorporate
sufficient space for refuse and
recycling storage.

6.34

New and reconstructed
developments should be designed
and planned in a way which promotes
and facilitates recycling and
sustainable waste practices.

6.35

Where new developments are
expected to produce refuse, space to
safely and conveniently store waste
should be provided. This might
include enhanced bin storage areas,
consolidated provision for storage
and recycling across flatted
developments, space for large bins in
commercial developments, or
domestic composting within the
curtilage of a residential unit.

6.36

For the avoidance of doubt, this policy
relates to the planning considerations
relating to refuse and recycling, and is
separate from any operational
arrangements for the collection of
such refuse and recycling by the
States of Alderney.
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deliverable to share an existing
mast.
Development proposals for new
or reconstructed residential units
or employment floorspace should
demonstrate that it is feasible
and deliverable for the end
occupiers to connect to the
information and communications
network.

Policy IW9: Information and
Communications Network

Development proposals which
provide improved information
and communications
infrastructure for public benefit
will be encouraged and may be
permitted where the need is
demonstrated, subject to other
policies contained in the Land
Use Plan.

6.37

Access to information and
communication technology is vital for
ensuring a sustainable Alderney.
Given the island nature of Alderney
and that professional services are a
priority economic sector (Policy S4),
future access to information and
communication technology will play
an important role in economic
development. It also has a social
function by enabling residents to feel
connected and to access services
remotely.

6.38

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 dish antennae and aerials.

6.39

There are various options for
improving broadband connectivity for
the Island, and information and
communications infrastructure more
generally. Rather than identifying a
single option, the Land Use Plan
encourages infrastructure that
improves the information and
communications network where a
need is identified.

Development proposals for new,
reconstructed or upgraded above
ground information and
communications infrastructure
should:
i.

incorporate materials
which are sympathetic to
the surrounding
environment and where
relevant incorporate mast
camouflage;

ii. where relevant, consider

the impact of placing
infrastructure on or in
close proximity to heritage
assets; and
iii. demonstrate how adverse

impacts on the townscape
and/or landscape have
been minimised.
Development proposals for new
masts must demonstrate that it
would not be feasible and/or
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6.40

New, reconstructed or upgraded
above ground information and
communications infrastructure
should be designed in such a way as
to minimise impacts on the
townscape or landscape. In the case
of masts, this might include the use of
mast camouflage (including
vegetation screening, placement
within existing or new built
structures, or disguised as trees) and
sensitive materials. Reference should
be made to any relevant policies in
Chapter 5 relating to heritage assets,
conservation areas and landscape.
The Building and Development
Control Committee may provide
further Supplementary Planning
Guidance on information and
communications infrastructure, which
may include design guidance.

6.41

The Building and Development
Control Committee wishes to
minimise the number of masts on
Alderney. Therefore, where
development proposals are for a new
mast, they must demonstrate that it
would not be feasible and/or
deliverable to share an existing mast.

6.42

Whilst it is not necessary for new or
reconstructed development to
connect to the wider information and
communications network, it must be
demonstrated that it is feasible and
deliverable for the end users to do so,
if they wish.

6.43

Proposals to install satellite dish
antennae should also make reference
to Category 1 of the Schedule
included in the Building and
Development Control (Exemptions)

(Alderney) Ordinance (2007), as some
works are exempt development and
therefore do not require planning
permission. Category 5 of the same
Ordinance also gives powers to the
States of Alderney and public utility
providers2 to install cables without
requiring planning permission under
specified circumstances.

Public utility providers are defined under Section 67(3)
of the Building and Development Control (Alderney) Law,
2002 (as amended).
2
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6.3 Environment and Amenity
Managing Environmental Impacts

incorporated to manage the
potential impact of the hazard
acceptably.

Policy IW10: Environmental Impacts

Development proposals in close
proximity to existing polluting or
hazardous sites should
demonstrate that the location is
suitable and that measures have
been incorporated that
acceptably manage the impact.

Development proposals should
consider the impact on air
pollution, noise and vibration,
artificial light pollution and water
quality, including:
i.

taking into account the
impact of construction,
operation and (where
relevant) decommissioning
phases on the application
site and the surrounding
area; and

The Building and Development
Control Committee will seek to
manage and limit environmental
disturbances during construction
of development including
excavation and demolition. To
deliver this, the Building and
Development Control Committee
may require the submission of a
Code of Construction Practice
and/or thematic Construction
Management Plans for the
following types of development
proposals:

ii. putting in place

satisfactory measures to
address risk to public
health, safety and the
application site and
surrounding area.
Where the development proposal
falls within or within the vicinity
of a site, habitat and/or species
identified in Policy NE1, the
measures required to manage
and mitigate the environmental
and pollution impacts should be
commensurate with the
ecological importance of the site,
habitat and/or species.
Proposals for development that
would entail the use or storage of
hazardous material should
demonstrate that the proposed
location is suitable, and that
measures have been
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i.

major projects;

ii. development of sites in

confined locations or near
sensitive receptors; and/or
iii. where substantial

demolition and/or
excavation works are
proposed.
6.44

Development can have the potential
to cause environmental impacts,
which could be harmful to human
health and wellbeing and the
environment. The Land Use Plan
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area including sky glow, glare, light
spillage/trespass and
dazzling/distraction.

seeks to reduce and manage such
impacts.
6.45

6.46

Normal working practices incorporate
measures which minimise and
manage the environmental impact of
development proposals. Further
measures might be required to
reduce environmental impacts arising
from larger or more complex
development proposals, or those
located in sensitive locations.

 Water quality: managing surface
run-off (Policy IW7) and
wastewater treatment (Policy IW6)
which may adversely impact water
quality.
6.47

For the avoidance of doubt,
environmental disturbance
referenced in Part D of the policy
relates to any air pollution, noise and
vibration, artificial light pollution and
water quality impacts arising from
construction. The Building and
Development Control Committee may
seek to minimise such impacts on the
environment through the use of a
Code of Construction Practice and/or
thematic Environmental Management
Plans (as appropriate). It is expected
that a Code of Construction Practice
will be agreed with the Building and
Development Control Committee
prior to their implementation, with
Environmental Management Plans
being subject to consultation with the
Committee.

6.48

A Code of Construction Practice is
typically used to set the principles and
controls to manage impacts arising
from a development during the
construction phase and to secure
relevant mitigation identified where
an Environmental Impact Assessment
is undertaken. An Environmental
Management Plan may be required
by a Code of Construction Practice. It
would usually be prepared by the
contractor undertaking the
development to provide details of the
practical execution of the
construction works that will be
followed to manage specific
environmental aspects on-site in

Measures include but are not
restricted to:


Air pollution: deploying
demolition, construction and
decommissioning methods which
minimise dust and particulates;
promoting sustainable transport
measures (Policy IW16);
incorporating clean technologies,
which minimise emissions or
odours; and introducing
vegetation to intercept and
absorb air pollution.



Noise and vibration: locating noisy
development away from sensitive
neighbouring uses; deploying
demolition, construction and
decommissioning methods which
minimise noise and vibration;
restricting hours of operation for
activities responsible for noise
and vibration; incorporating
mitigation measures such as
sound proofing or vegetation
screening.



Light pollution: reducing the use
of non-essential external artificial
lighting in construction and
operation; incorporating design
solutions to make best use of
natural light; and minimise the
impact of internal and external
artificial light on the surrounding
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6.49

The Building and Development
Control Committee may attach
conditions to permissions relating to
measures to reduce environmental
impacts.

Island-Wide Policies

compliance with the Code of
Construction Practice.

Managing Land Contamination
Policy IW11: Contaminated Land

Development proposals should
consider and, where required,
mitigate the risks of
contaminated land and future
land contamination, including the
following:
i.

locating sensitive
development away from
land known to be
contaminated;

ii. deploying construction

and decommissioning
methods which reduce risk
of land contamination and
spread of contaminated
materials, and/or
remediate previously
contaminated land; and
iii. managing operation of the

development to minimise
the risk of future
contamination.
Bringing forward development
proposals to remediate
previously contaminated land
will be encouraged where this
aligns with the other policies in
the Land Use Plan.

6.50
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Contaminated land is defined as land
which potentially contains
concentrations of significantly
harmful substances, either naturallyoccurring or man-made.
Contaminated land may harm human
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6.51

6.52

6.53

health, biodiversity and/or the natural
or built environment.

Protecting Amenity

Development which is sensitive in
nature should be located away from
land which is known to be
contaminated. Sensitive development
will depend on the nature and type of
contamination, but is likely to at least
include residential and community
uses.

Policy IW12: Amenity

The States of Alderney may produce
and maintain a schedule and map of
current and past contaminated land,
which will inform planning decisions.
The Building and Development
Control Committee may request
further information in relation to
development proposals on sites of
known land contamination, including
a site investigation and/or
remediation strategy.
The States of Alderney may provide
further guidance relating to the
treatment of contaminated land. In
the absence of this guidance,
applicants may find the Contaminated
Land: Applications in Real
Environments (CL:aire) guidance a
useful reference for the treatment of
contaminated land.
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Development proposals should take
into account any impact on amenity
and the reasonable enjoyment of the
development, the adjoining
properties and the surrounding area,
including overshadowing,
overlooking, and disturbance during
construction, operation and (where
relevant) decommissioning.

6.54

It is important that the potential
adverse impacts of development are
effectively managed so as to not
cause amenity issues. This includes
overlooking and overshadowing,
unacceptable disturbance from
construction and operation, or any
other factor which restricts the
reasonable enjoyment of the
surrounding area.

6.55

The aspects of amenity which should
be considered include:


providing/ensuring adequate
sunlight and daylight levels in
the development and adjacent
buildings and land;



providing/ensuring an adequate
amount of privacy to occupiers
and neighbouring properties to
avoid overlooking and loss of
privacy;



protecting important public (but
not private) views and vistas;
and



ensuring that activities related to
the construction of the
development, its operation, and
(where it is relevant) its eventual
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decommissioning, do not
preclude reasonable enjoyment
of existing properties.
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Promoting Trees

Development proposals which
seek to provide a net increase in
the number of trees on the Island
will be encouraged subject to
other policies in the Land Use
Plan.

Policy IW13: Trees

The Building and Development
Control Committee will resist the
cutting down of any living tree
and will seek no net loss of trees
on the Island.
Development proposals for
significant works to trees
(including lopping, topping,
excessive pruning, crowning,
uprooting, or removal), or that
may have an impact on any trees,
will be expected to consider the
following criteria and
demonstrate how they have
informed the development
proposals:
i.

The condition, age and
form of the tree.

ii. The amenity value of the

tree, including the
importance in the
landscape, its prominence
in relation to landforms
and buildings, the
presence of other trees
and public visibility.

6.56

Following World War II the Island has
few trees, and many of those that do
remain make a significant
contribution to the biodiversity of the
Island, its townscape and landscape
and to visual amenity.

6.57

The removal of a tree requires
planning permission. Other works to
a tree may require planning
permission; consultation with
Building and Development Control
Committee prior to commencement
of any works is recommended.

6.58

For the purposes of this policy, the
Building and Development Control
Committee considers the works that
might be undertaken to a tree to be
defined as follows:


Topping: the practice of
removing whole tops of trees or
large branches and/or trunks
from the tops of trees.



Lopping: the practice of
removing the sides of a tree or
large branches and/or trunks
from the sides of trees.



Pruning: the trimming of a tree
by cutting away dead or
overgrown branches or stems,
especially to encourage growth.



Crowning: the reducing,
thinning, lowering or raising the
level of or otherwise removing
the foliage bearing portions of a
tree.

iii. The suitability of the tree

to its location, including
factors such as whether a
tree has become too large
for its situation and the
effect of the tree on
adjacent buildings.
iv. Whether the tree is a rare

species on the Island.
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Uprooting: the removal of the
tree from the ground,
sometimes in relation to
relocation.

6.59

A no net loss of trees policy will be
adopted in the case of tree removal. If
a tree is permitted to be removed, the
Building and Development Control
Committee will seek replacement by a
tree of similar species, and/or a native
species appropriate to the location,
unless an alternative arrangement
can be justified and is agreed by the
Building and Development Control
Committee.

6.60

Any existing tree which dies following
the approved works, or new tree
which fails to establish within the
initial five year period after planting,
will need to be replaced. A condition
may be attached to any planning
permission to this effect.

6.61

If proposals involve the management
of a large number of trees, the
submission of a periodic (for example,
annual) tree management plan might
be more appropriate than the
submission of multiple individual
planning applications. This approach
should be agreed with the Building
and Development Control Committee
prior to any submission of a tree
management plan being made.
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Controlling Invasive Species

6.65

The Building and Development
Control Committee will adopt a
proportionate approach to the
removal, eradication and
management of invasive species,
taking into account severity, dangers
to human health, effects on
biodiversity, and other harm
potential. This will need to be
considered against the proposed
development in terms of factors such
as scale of development, type of
development, proliferation rate, and
exposure/risk.

6.66

The Building and Development
Control Committee may provide
further Supplementary Planning
Guidance on known invasive species
on Alderney, which should be taken
into account when considering
development proposals. In the
absence of this guidance, applicants
may find the prevailing Guernsey and
Jersey invasive species lists a useful
reference. However, the difference in
threat level assessment between
these jurisdictions should be noted
and may mean in some instances that
these lists are not directly applicable
to the Alderney context.

Policy IW14: Invasive Species

Development proposals should
assist in the eradication of any
invasive species on the Island
(where relevant).
Development proposals on
application sites containing
invasive species will be required
to provide a method statement
for their removal, eradication, or
(where no other option remains)
for their long-term
management/control.

6.62

Alderney is home to a number of nonnative species. In many cases these
cause no harm to the native
ecosystems. However, some nonnative species comprise invasive
species whose introduction and
proliferation causes harm to the
natural environment, the economy,
and often to human health.

6.63

Given the rich biodiversity on the
Island it is important that Alderney
controls invasive species in order to
protect the biodiversity that is
present.

6.64

The removal, eradication or
management of invasive species
should be undertaken by licenced
professionals where this is
appropriate. Unlicensed nonspecialist handling of some types of
invasive species may lead to further
proliferation and/or dangers to
human health.
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6.69

Excavation works include (but are not
limited to) trenching, cut and cover,
drilling, coring, boring, and minerals
extraction.

6.70

Further information on geodiversity is
provided in the Natural Environment
Strategy.

Policy IW15: Geodiversity

Development proposals which
comply with one or more of the
following criteria should
demonstrate how any potential
adverse impact to geodiversity will
be minimised:
i.

proposals which involve
significant excavation works;
and/or

ii. proposals which include the

substantial moving or removal
of soils or other substrates,
and/or substantial application
of soils or substrates to other
areas of the Island.
6.67

Geodiversity refers to the variety of
rocks, minerals, fossils, natural
processes, landforms and soils, which
together underlie and determine the
character of Alderney’s landscape and
environment. Alderney comprises a
diversity of geological formations and
includes several key geological
features.

6.68

There is limited information or
technical guidance relating to the
protection of geodiversity on the
Island, particularly around which
areas are most valuable or vulnerable
to change. For this reason, a
‘precautionary approach’ to the
protection of geodiversity is taken in
the Land Use Plan. Where it is
possible that an adverse impact might
be caused, the development proposal
should expected to demonstrate how
this possible harm will be minimised.
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6.4 Transport and Access
with that required to
occupy, service or use the
development, which is of
an appropriate design and
layout; and

Policy IW16: Sustainable Transport

Development proposals should
seek to minimise the need to
travel, promote sustainable
transport modes including
walking, cycling and sustainable
road transport and improve
accessibility to services.
Development proposals that
generate significant amounts of
vehicle movements during
construction, operation and
(where relevant)
decommissioning should be
supported by a Transport
Assessment.

vi. they ensure that footpaths

and pavements within or
adjacent to application
sites are retained and,
where appropriate,
improved.
Development proposals which
include new footpaths and/or
pavements will be encouraged.

6.71

Promotion of active transport
supports active, healthy and
sustainable lifestyles. The Island’s size
presents opportunities for increased
levels of walking and cycling,
promoting a ‘modal shift’ from the
use of motorised vehicles towards
more sustainable and/or nonmotorised modes of travel. It also
allows for more people to safely and
comfortably access services within St.
Anne.

6.72

Opportunities to increase the amount
of walking and cycling on the Island
include providing safe and wellconnected routes, and convenient
cycle parking / cycle storage facilities.

6.73

There are also opportunities to move
towards more sustainable forms of
motorised transport, which might
include car clubs, dial-a-ride services,
or promoting uptake and use of
electric vehicles.

6.74

The Building and Development
Control Committee will encourage

Development proposals may be
permitted where:
i.

they integrate into existing
road networks;

ii. new roads are designed to

an adoptable standard
unless otherwise agreed
with the Development and
Control Committee;
iii. they provide safe, suitable

and convenient access for
all potential users;
iv. they do not result in

inappropriate traffic
generation or compromise
the safety or accessibility
of the highway network;
v. they incorporate vehicle

parking commensurate
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6.75

To ensure that impacts on the road
network are effectively managed, the
Building and Development Control
Committee expects that development
proposals generating significant
amounts of vehicle movements be
supported by a Transport
Assessment. In accordance with the
Major Projects Statutory Guidance, it
is expected that all major projects
would submit a Transport
Assessment. Where proposals
generate a significant number of
heavy goods vehicles it is expected
that the impact of such movements
on the efficient and safe operation of
the road network will be addressed
through the Transport Assessment
including the potential impact on the
operation of existing entry and exit
points onto the Island (including the
airport and harbour). This may
necessitate the requirement for a
Construction Logistics Management
Plan as part of the Code of
Construction Practice required by
Policy IW10.

6.76

To ensure a high level of quality new
roads must be built to an ‘adoptable
standard’ – that is, a standard under
which the States of Alderney could
take them under their management.
However, this does not mean that
there is any expectation or obligation
for the States to adopt such roads.

6.77

Proposals for development should
also ensure accessibility for different
groups of people, including people
with mobility issues, those with
sensory impairment and carers with
young children.
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6.78

New roads and accesses must also
comply with the relevant provisions of
the prevailing building regulations, as
well as any other guidance provided
by the Building and Development
Control Committee.

6.79

The provision of adequate levels of
vehicle parking is an important part of
the quality and function of all
development, ensuring its operation
without causing adverse impacts such
as inappropriate on-street parking.

6.80

The Building and Development
Control Committee may provide
Sustainable Planning Guidance for
vehicle parking standards in the
future.

6.81

Development proposals should
demonstrate how they have provided
an adequate level of parking. Overprovision will not be permitted unless
it is demonstrated that it is necessary
to meet a specific need associated
with the development, to serve other
existing or future development or to
meet an anticipated future increased
demand.
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6.5 Other Uses
Considering Home Occupancy

when on the Island, make a significant
contribution to the local economy and
have a role to play in supporting
sustainable service provision. It is
recognised that a portion of homes
on the Island will continue to be for
non-permanent occupation.

Policy IW17: Full Time Occupation of
Residential Units

Development proposals for new
residential units may be restricted to
use for full time occupation
(occupation for at least 180 days per
calendar year) when one or both of
the following criteria are met in
Alderney:
i.

Non-full time occupation of
new and/or existing
residential units is judged to
have led to a significant
reduction in the ability of the
Island to meet their housing
needs; and where such
residential units cannot be
provided through the
Alderney Housing Association
or other housing
accommodation providers.

6.83

However, there may be circumstances
in the future under which the
uncontrolled use of new residential
units for non-full time occupation
may result in adverse impacts for the
Island, including inefficient use of
land and existing housing stock, or
that the balance of types of homes to
meet the needs of the Island (as
identified in the housing needs
assessment) are not available. It is
expected that such circumstances will
be identified through monitoring the
implementation of the Land Use Plan.
Chapter 7 provides further details on
the evidence that will be collected in
order to indicate when this policy
should be applied.

6.84

The Building and Development
Control Committee may decide to
require that new residential units are
used for full time occupation –
defined as being in occupation for at
least 180 days per calendar year –
when one or both of the criteria set
out in the policy are deemed to have
been met. The full time occupation of
the residential unit(s) may be
controlled through attachment of a
condition on the planning permission
or through an agreement under
Section 16(1)(a) of the Building and
Development Control (Alderney) Law,
2002 (as amended).

6.85

The owner(s) of residential units with
such conditions attached may be

ii. The scale of new residential

units not in full time
occupation is judged to
represent an inefficient and
ineffective use of land and
existing stock (aligning with
Policy S3).
6.82

There are number of reasons why
residential units might not be
permanently occupied, including
those in non-primary occupation and
properties principally used to
accommodate seasonal or occasional
on-Island workers. Non-primary
occupiers and occasional workers,
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required to periodically provide
verifiable evidence of permanent
occupation to the Building and
Development Control Committee.
Enforcement of this condition would
take place under the powers provided
in the Building and Development
Control (Alderney) Law, 2002 (as
amended).
6.86

This policy only applies to
development proposals for net
additional new residential units
(through new construction,
conversion or subdivision). It does not
apply to existing residential units or
development proposals relating to
reconstruction, extension or other
works on existing residential units.
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Provision of Community Facilities and
Open Space
Policy IW18: Community Facilities and

equipment and facilities
(where applicable).
6.87

Community facilities refers to a wide
range of public, semi-public and
private services that together provide
the infrastructure for care, wellbeing
and amenity for Alderney’s residents
and visitors. Services include
education, health and social care,
emergency services, open space and
recreation, library services, and
community centres and spaces used
by the Island’s clubs and societies.

6.88

The increase in population expected
over the five year Land Use Plan
period and beyond will result in more
demand for community facilities and
open space. The Land Use Plan
encourages the provision of
community facilities and open space
on Alderney through the upgrading
and extension of existing facilities or,
where required, the delivery of new
facilities.

6.89

This policy should be read in
conjunction with the policies in
Section 4.8 and Section 4.14. Given
the prohibitions set out in Section 12
of the Building and Development
Control (Alderney) Law, 2002 (as
amended), which limit such
development in the Designated Area
to the Recreation and Open Space
Zone, this policy can only be applied
in the Building Area. Where
development for recreation and open
space purposes is proposed in the
Designated Area it must be subject to
Policy DA8.

Open Space

The Building and Development
Control Committee will
encourage the retention,
refurbishment, redevelopment
and provision of new community
facilities and open space.
Proposals which maximise the
use of community facilities or
open space, including
incorporating multiple uses, will
be encouraged.
Proposals for the development of
new community facilities or open
space, or extension or alteration
of existing community facilities
or open space, should take the
following criteria into account
and demonstrate how they have
been incorporated into the
proposals:
i.

whether the need cannot
be met through existing
facilities or spaces;

ii. whether the development

would not have a
significant adverse impact
on other community
facilities;
iii. whether the location is

suitable and accessible for
its use; and
iv. the quality of materials

and/or grass pitch quality,
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Policy IW19: Agriculture and Commercial
Horticulture Outside the Agricultural
Zone

Island-Wide Policies

Managing Agriculture and
Commercial Horticulture Outside the
Agricultural Zone

v. the proposed use of the

land and/or the existing or
new building for
agriculture/horticulture
does not adversely impact
on current adjacent land
uses;
vi. the proposed use of the

Development proposals for the
use of land for agriculture
(including change of use of an
existing building to agricultural
use, a new agricultural building
or buildings which are ancillary to
agricultural and horticultural
uses) outside the Agricultural
Zone may be permitted where:
i.

the need for the proposed
use of the land and/or the
existing or new building is
demonstrated;

ii. the development proposal

increases agricultural/
horticultural productivity,
or diversifies agricultural/
horticultural and ancillary
uses or reduces
dependency on imported
food provided;
iii. it does not have a

significant adverse impact
on the special character of
the Designated Area;
iv. the proposed use of the

land and/or the existing
building for agriculture/
horticulture does not
preclude its future use for
the use set out in the Land
Use Plan;
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land and/or the existing or
new building for
agriculture/horticulture
accords with Policy NE1 in
relation to biodiversity;
vii. the proposed use of the

land and/or existing or new
building for
agriculture/horticulture
would be sympathetic to
their built environment
surroundings, and comply
with any relevant heritage
policies in Chapter 5; and
viii. the proposed use of the

land and/or the existing or
new building for
agriculture/horticulture
will not adversely impact
on the amenity of the
surrounding area.
Development proposals for new,
extended or reconstructed
agricultural or horticulture
buildings, or buildings which are
ancillary to agricultural and
horticultural uses should be
sympathetic to the surrounding
environment, within the
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management (e.g. grazing or
hay-making);

following size limits for individual
buildings3:
i.

Up to a total gross ground
floor area of 1,000m²; and

ii. Up to a maximum height of

12m, unless it can be
demonstrated that a
higher height is necessary
for its specific use.

6.90

There is a preference for commercial
agriculture-related or horticulturerelated activities to take place within
the Agricultural Zone in the
Designated Area. However, there may
be instances where agriculture or
horticulture may be required outside
of the Agricultural Zone, in both the
Designated Area and Building Area.
This might include:


enabling alternative forms of
agriculture and horticulture; and



the availability of land suitable
for particular types of
agriculture and horticulture,
where land is not available in the
Agricultural Zone.

6.91

Given the sensitivity of some areas of
the Designated Area, it is particularly
important that any development
proposals do not harm the natural
environment, including the Island’s
biodiversity, in accordance with Policy
NE1. It is expected that only low
intensity but clearly delimited and
enclosed grazing, or low intensity
seasonal cropping, will be allowed in
the non-Agricultural Zone parts of the
Designated Area.

6.92

The parameters set out in the policy
relate to buildings in both
agricultural/horticultural use and
ancillary use. The parameters
represent a maximum extent; in
many cases a permissible
development proposal will be smaller
than this extent. In determining the
siting and height for a new or
extended building, such
developments should not preclude
the safe operation of Alderney
Airport, in accordance with Policy
BA21.

6.93

This policy does not cover stables and
field shelters, which are instead dealt
with under Policy IW20.

Ancillary development may be
permitted where it is
demonstrated that it is needed to
support agricultural or
horticultural activities.
If a building or structure for
agriculture, horticulture, or
ancillary uses in the Designated
Area ceases to be used for these
purposes, the development will
be required to be removed. A
condition (or other mechanism)
may be used to require the
removal of the development
permitted.



the use of agriculture in
environmental land

In the case of extension of existing buildings, the size
limits apply to the whole of the building and not just the
proposed extension.

3
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Policy IW20: Stables and Field Shelters

Development proposals for
stables and field shelters may be
permitted where they
demonstrate how the
considerations in Paragraph 6.95
have been taken into account,
and accord with the
environmental policies set out in
Chapter 5.
Development proposals for
stables or field shelters in the
Designated Area should also
demonstrate that the proposed
development is essential for the
keeping of animals and is of an
appropriate scale.
If the use of a permitted stable or
field shelter, located wholly or
partially in the Designated Area
ceases, the development will be
required to be removed. A
condition (or other mechanism)
may be used to require the
removal of the development
permitted.

6.94

Stables and field shelters are used for
the keeping of horses and other
animals not related to commercial
agriculture, and are often located in
open areas. The purpose of this policy
is to ensure that the location and
design of the stables and shelters are
appropriate and do not adversely
impact on the openness and amenity
of the Island.
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6.95

Development proposals should
demonstrate how the following
considerations have been taken into
account:


Opportunities to adapt or
convert existing buildings have
been taken – where existing
buildings within the site or the
applicant’s ownership are
suitable for equestrian use but
are vacant or not being used for
this purpose, justification of a
new facility is required.



Measures to ensure new
buildings minimise the
landscape impact have been
incorporated, which might
include: siting, vegetation and
landscape screening, design,
materials and colour.



Within the Designated Area,
design is of a non-permanent
construction, in order that the
building may be easily removed.
If the use of a permitted stable
or field shelter in the Designated
Area ceases, the development
will be required to be removed.
A condition (or other
mechanism) may be used to
require the removal.



The building size is appropriate
for the size and number of
animals to be accommodated
and the area of land available
for grazing etc.



Consideration has been given to
storage within the proposed
building, in order to avoid
landscape and visual intrusion
and environmental impacts.



Impacts on residential amenity,
including smells, noise and
nuisance are not applicable or
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have been minimised to an
acceptable level.


Appropriate fencing and field
boundary treatments have been
used, including hedges or post
and rail or post and wire
fencing4.

Some forms of fencing are included on the Schedule
forming part of the Building and Development Control
(Exemptions) (Alderney) Ordinance (2007), and so are
4
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exempt development which do not require planning
permission.
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6.96

There are a number of different types
of materials that are extracted on
Alderney, including sand and gravel.
Extracted materials are used for a
variety of purposes, including in
construction and for utilities repairs
and upgrades. 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 weighed up
against any adverse environmental
impacts, as well as sustainability of
supply.

6.97

Development proposals should
accord with all relevant policies in the
Land Use Plan. In particular, policies
on geodiversity (Policy IW15),
biodiversity (Policy NE1), invasive
species (Policy IW14), transport (Policy
IW16) and environmental impacts and
pollution (Policy IW10) are relevant to
minerals extraction.

6.98

The Building Development and
Control Committee may introduce
Supplementary Planning Guidance to
define: the types and amounts of
minerals that can be extracted;
extraction windows; and restoration
requirements following extraction.

Policy IW21: Minerals Extraction

Development proposals for the use
of land for minerals extraction may
be permitted where it is
demonstrated that:
i.

there is a need for the use in
that location;

ii. where relevant, the

development proposals are
required for the purposes of
minerals extraction;
iii. the type and quantity of the

materials to be extracted,
extraction windows and the
duration of extraction is
specified;
iv. the development proposals

have been designed to ensure
safe and secure operations;
v. a management plan (including

monitoring protocols) is
proposed, to be approved by
the Building and Development
Control Committee, to ensure
that any impacts arising from
minerals extraction can be
managed and necessary
mitigation measures are
secured; and
vi. there is a programme of

restoration (which may
include habitat creation) to be
implemented when extraction
has been completed, in
accordance with an agreed
programme.
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Guiding Future Crematorium Options
6.99

Crematorium facilities are not
currently available on-Island, and
there are no current proposals to
develop such a facility. The purpose
of Policy IW22 is to guide such
proposals should they arise.

positive benefits in terms of choice,
costs, convenience, and the impact of
bereavement on family and friends.

Policy IW22: Crematorium Facilities

Development proposals for on-Island
crematorium facilities should
demonstrate how the following
criteria have been taken into the
account:
i.

the need and demand for the
facility has been
demonstrated;

ii. there is no alternative site

available that is more suitable
for the facility;
iii. the site has a good means of

access, including for hearses,
and sufficient parking to
accommodate visitors to the
facility; and
iv. the development proposal

accords with the other policies
in the Land Use Plan.
6.100 The feasibility, deliverability and

environmental impacts of a
crematorium are not currently
known, nor have potential sites been
identified. If a proposal for such a
facility comes forward, it will be
considered using the criteria set out
in this policy.
6.101 Development of crematorium

facilities on the Island may have
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Monitoring

7.1

Introduction

Monitoring

7

The Importance of Monitoring
7.1

The Land Use Plan aims to deliver its
vision, guiding principles and plan
outputs through its policies and
designations.

7.2

The planning system is not solely
responsible for the delivery of many
aspects of the plan. For example, it is
possible that planning permission
could be granted for a house, but
that economic or otherwise
unrelated reasons mean that the
house is delayed or not built. The
same challenge applies to many of
the issues considered within the
Land Use Plan, such as growth in
population, the economy (especially
tourism) and improved accessibility
to the Island. However, the planning
system can help to create the preconditions to encourage, enable and
guide planned development.

7.3

7.4

It is important that the Land Use Plan
is monitored to ensure that the
proposals in the Land Use Plan
remain fit for purpose and that the
Land Use Plan is delivering the
intended outcomes. This goes
beyond good practice; monitoring is
essential. Monitoring is the main
mechanism for assessing the
performance, implementation and
impact of the Land Use Plan.
Land Use Plan monitoring should
form part of a States-wide ‘chain’ of
monitoring that also considers the
full range of wider (non-planning)
policies and programmes designed
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to deliver the States’ strategic
objectives. This means joining up the
Land Use Plan with other related
areas such as planning applications
(that are considered against the plan
but which are a separate process),
governance, transport, tourism,
population, employment and
sustainability.

Approach to Monitoring
7.5

The Land Use Plan is an outcomeand impact-focused broader tool that
helps show and explore how the
Land Use Plan is supporting the
wider States’ objectives. This means
that, for example, a new home, or a
healthier population, are the
intended outcomes. In the example
of a new home, this is initially
delivered through Land Use Plan
policies (which set the aim or
objective), the planning application
system (the process for making a
decision) and the approval of a
planning application for a house (the
output from the process). These
things together form the ‘chain’ or
sequence of events that comprise the
planning system.

7.6

It is fair to say that whilst the
processes and outputs are directly
derived from the planning system, as
you move further along this chain,
outcomes and impacts are in part
due to planning but also due to a
wider range of processes and factors,
such as the economy and market
factors, demographics, building
regulations and taxation policy.
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7.7

7.8

7.9

Some of these things can be readily
measured (such as the number of
residential units approved) and
attributed to the planning system,
whilst other things (such as
contribution to overall sustainability,
or adaptation to climate change) are
both harder to quantify and to
attribute to the planning system.
Plan monitoring should cover
outputs and outcomes, and things
that can and can’t be readily
measured in a pragmatic and
proportionate way.

7.2

Commitment to Monitoring
7.10

The Building and Development
Control Committee commits to
undertaking annual monitoring of
the Land Use Plan in terms of its
outputs and suitability. This means
recording information about the
development that comes forward on
an on-going basis, and undertaking
the policy health check once a year.

7.11

The output of Land Use Plan
monitoring should be a concise Land
Use Plan Annual Monitoring Report.
It should be facilitated by the
Planning Office under direction of the
Building and Development Control
Committee.

7.12

The Land Use Plan Annual
Monitoring Report should be a
lightweight publication including:

The approach to monitoring for the
Land Use Plan will include the
measurement of:
 Plan outputs: this will be a
quantitative measure of the
development that has come
forward in the five year Land Use
Plan period.
 Policy suitability: this will be a
qualitative ‘health check’ on
every policy in the Land Use
Plan.

7.13
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Monitoring Process



an introduction by the Chair of
the Building and Development
Control Committee
summarising the operation of
the planning system in Alderney
over the last year;



a section dealing with the plan
outputs element of the
monitoring framework;



a section dealing with the policy
suitability element of the
monitoring framework; and



a section summarising the
policy or one-off planning
projects (policy review, legal
reform, Supplementary
Planning Guidance) that are
scheduled for the coming year.

Once approved by the Building and
Development Control Committee, the
Land Use Plan Annual Monitoring
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Monitoring and Land Use Plan
Reviews
7.14

7.15

authorities/expertise or
consultants; and


7.16

Monitoring and the review and
updating of the Land Use Plan are
interrelated. The review of, and
associated updates to, the Land Use
Plan should learn from the
monitoring feedback to improve
future policy-making and plan
delivery.
If the Land Use Plan is about to be, or
in the process of being, reviewed
then the Land Use Plan Annual
Monitoring Report should reflect this
(as set out on Paragraph 7.12). It
should state that the Land Use Plan is
being updated and provide:


a high level timetable for the
stages of the review;



indicative time periods for the
completion of the identified
stages, including commentary
on reasons for any delay and
any corrective actions to
improve delivery;



commentary on which stages
have been completed or, where
stages are still underway,
provide an estimate of how
complete they are (for example,
a percentage complete);



mention of any external (nonStates) input or support on
stages, including by
stakeholders, other
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Report should be presented to Full
States for noting. In doing so, the
Land Use Plan Annual Monitoring
Report should be made public. The
Land Use Plan Annual Monitoring
Report should be made available
online via the States’ website.

mention of which stages have
or will include stakeholder
and/or public engagement or
consultation.

Monitoring of the Land Use Plan
should be capable of triggering a
review of the Land Use Plan. This can
occur outside of the normal five-year
review cycle and could be prompted
by concern around the suitability of
the plan through the identification
that:


plan outputs are not being met
and appear unlikely to be met
over the plan period;



plan outputs are being either
met at a greater rate than
intended or exceeded;



one or more policies are judged
to be unsuitable; and/or



there is judged to be a need to
introduce a new policy

7.17

The decision to undertake an early
review of the Land Use Plan rests
with the Building and Development
Control Committee.

7.18

The test to be applied in determining
where an early Land Use Plan Review
is required, as set out in the Land
Use Plan monitoring framework,
should be whether, in the view of the
Building and Development Control
Committee, the plan is causing
demonstrable harm to Alderney
and/or its inhabitants.
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Plan Outputs
7.19

The plan outputs should be
monitored, taking into account both
what has been approved (through
the grant of planning permission)
and what has been delivered
(through ‘on the ground’
development).

7.20

The framework for monitoring plan
outputs is provided within Table 7.2
(overleaf). To the right of the table is
guidance on the calculations to be
undertaken in order to derive the
plan outputs.

Policy Suitability
7.21

The Land Use Plan policies will be
subject to a ‘health check’ drawing on
the expertise of the Planning Office
and the knowledge and experience of

the Building and Development
Control Committee.
7.22

The Land Use Plan Annual
Monitoring Report should include a
‘tick box’ proforma, including every
Land Use Plan policy by name, (as
opposed to each policy being
reproduced in full). Each policy
should be assessed according to a
‘RAG rating’ (red, amber or green) in
terms of rating its operation. This
rating should be accompanied by a
sentence justifying the assessment.

7.23

The RAG rating allocated should best
reflect one or more of the following
statements in Table 7.1. The
framework for monitoring policy
suitability is provided within Table 7.3

Table 7.1: Policy suitability assessment criteria
Red

The policy is no longer functioning as intended; the policy is causing demonstrable harm to
Alderney and its inhabitants; the policy should be updated or otherwise altered, reviewed or
removed. This may trigger a Land Use Plan review.

Amber

The policy is proving challenging to implement successfully; the Island context or baseline
conditions are changing meaning that the policy interpretation needs to evolve. The policy is
nearing or close to delivering its outputs or objectives in this plan period. This may trigger
new or revised (statutory or supplementary planning) guidance, or reformed or updated
processes. No changes are needed to the Land Use Plan and it remains valid, but the policy
will continue to be kept under review to ensure: (a) that the resulting guidance or process
changes are effective; or (b) prompt action should it move into the ‘Red’ category.

Green

The policy is functioning as intended and remains fit for purpose. No action is required.
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Plan Outputs
Table 7.2: Plan outputs assessment table
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7.3

Land Use Plan Annual Monitoring Report Framework

Table 7.3: Policy suitability assessment table

Policy
ref

Policy

E1

Example

S1

Sustainable
Development

S2

Climate Change

S3

Efficient Land Use

S4

Economic
Development

S5

Meeting the
Housing Needs of
the Island’s
Residents

S6

Exceptions to the
Land Use Plan

S7

Major Projects

BA1

Housing Land
Preference
Hierarchy

BA2

Housing Character
Areas

BA3

Employment Land
Preference
Hierarchy

BA4

Existing Commercial
and Industrial &
Storage Sites

BA5

New Commercial
and Industrial &
Storage Sites

BA6

Strategic Industrial
and Storage Estates

BA7

Retail, Leisure and
Town Centre

BA8

Centres
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‘RAG’ Assessment
Red

Amber

Green







Justification
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Policy

‘RAG’ Assessment
Red

BA9

Redevelopment of
Existing Hotels and
Guest Houses

BA10

Braye Opportunity
Area

BA11

Other Opportunity
Areas

BA12

Meanwhile Uses in
the Opportunity
Areas

BA13

St. Anne's School

BA14

Health and Social
Care

BA15

Recreation and
Open Space in the
Building Area

BA16

Public Open Space

BA17

Children’s Play

BA18

Allotments

BA19

Green
Infrastructure

BA20

Alderney Railway in
the Building Area

BA21

Alderney Airport

BA22

Electricity and Heat

DA1

Housing in the
Designated Area

DA2

Extension or
Reconstruction of
Residential Units in
the Designated Area
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Definition

Achievability

Whether there is a reasonable prospect that the development proposal will be able to
be developed on the site at a particular point in time. This may include consideration
of access and servicing, site works or clearance, or any other factors which might
affect delivery.

Active travel

An approach to travel and transport that focuses on a journey being made through
physical activity (such as walking, cycling and running), as opposed to motorised
means of travel.

Adaptation

The development, incorporation and implementation of measures to minimise the
effects of threat (such as sea level rise or flood risk associated with climate change).

Adoptable standard

A level of standard of infrastructure (such as roads or wastewater infrastructure)
under which the relevant body (such as the Water Board or the States Works
Department) could realistically take them under their management.

Agricultural and
horticultural land

Land used for the purposes of any trade or business of dairy farming, the producing,
rearing or maintenance of livestock, market gardening, seed growing or fruit growing,
or the outdoor cultivation of flowers, bulbs or nursery stock.

Agri-tourism

Agriculture-based activities designed to attract and bring visitors to farms. This might
include tours, tourist activities, or purchasing produce or by-products. For the
purposes of the Land Use Plan, agri-tourism excludes any form of farm-based visitor
accommodation including farm stays, camping or glamping.

Ancillary use

A subsidiary or secondary use or operation closely associated with the main use of a
building or piece of land.

Available

Whether a site is able to be obtained and/or used for the purpose(s) proposed in the
development proposal. This may include consideration of land ownership, existing onsite uses and any restrictive covenants or other legal agreements.

Biodiversity

The variability among living organisms from all sources including terrestrial, marine
and other aquatic ecosystems and the ecological complexes of which they are part;
this includes diversity within species, between species and of ecosystems.

Building Area

The areas of the Island which are not included in the Designated Area (see below).

Central Building Area

The part of the Building Area (see above) which represents the preferable location for
future development in the Housing Land Preference Hierarchy and Employment Land
Preference Hierarchy. The Central Building Area includes St. Anne, Braye, Crabby,
Platte Saline, Le Banquage and Newtown, as well as the Industrial and Storage Estate
of La Corvée.

Central St. Anne

An area within St. Anne which defines the main retail and commercial heart of the
Island and supports the employment land preference hierarchy. Central St. Anne
includes areas such as Victoria Street, High Street, Marais, Le Bourgage, and the
Butes.

Centralised electricity
and heat network

The generating capacity and distribution grid operated by Alderney Electricity Limited,
including any heat networks associated with the power station.
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Code of Construction
Practice

Definition
A document used to set the principles and controls to manage impacts arising from a
development during the construction phase, as well as to secure relevant mitigation
identified where an Environmental Impact Assessment is undertaken.
A Code of Construction Practice might include: information about the site operator
and contact details; engagement with neighbours, the wider community, the States of
Alderney and any other relevant bodies; site safety, health and safety and emergency
procedures; hoarding arrangements; working hours; traffic and highways
arrangements including access, routing, re-routing of public and pedestrian routes,
and holding areas; local employment and skills strategy; and methods to manage
relevant construction impacts e.g. noise and vibration, air quality, and waste
management.

Community facilities

Refers to a wide range of public, semi-public and private services that together
provide the infrastructure for care, wellbeing and amenity for Alderney’s residents
and visitors. Services include education, health and social care, emergency services,
open space and recreation, library services, and community centres and spaces used
by the Island’s clubs and societies.

Comprehensive
development

A coordinated approach to development which accords with the long-term aspiration
for an area; in contrast to a more piecemeal uncoordinated approach to
development.

Core Victoria Street

The northern part of Victoria Street, extending from its junction with Queen Elizabeth
Street to Rue des Marcheurs.

Deliverable

The extent to which the necessary budget, skills, materials, and so on, are available to
enable the completion of a development proposal.

Designated Area

The areas of the Island which are covered by the prevailing Building and Development
Control (Designated Area) (Alderney) Ordinance and where development is
prohibited, subject to the exceptions set out in Section 12 of the Building and
Development Control (Alderney) Law, 2002 (as amended). The purpose of the
Designated Area is to restrict development in order to retain the open character of
the Island. It is sometimes referred to as the ‘green belt’.

Ecological receptor

Any living organisms (other than humans), and/or the habitat which supports such
organisms, which could be adversely affected by development.

Feasible

The extent to which a development proposal is possible to undertake, for example
that the necessary technology or products exist. Note, this is different from a
development proposal being deliverable (see above).

Geodiversity

The variety of rocks, minerals, fossils, landforms, sediments and soils in an area,
together with natural processes (such as erosion and landslides) that may still be
active.

Green infrastructure

The network of multi-functional natural and semi-natural features that intersperse
and connect built-up areas. Component elements of green infrastructure typically
include parks, private gardens, agricultural fields, hedges, trees, woodland, green
roofs, green walls, rivers and ponds.

Green lungs

On Alderney, those elements of the green infrastructure (see above) network which
are within the Central Building Area (the area adjacent to La Vallee the Terrace and
Valley Gardens; Butes Field, York Hill; Cotil du Val, Valongis; and Ladysmith) are
sometimes referred to as ‘green lungs’.
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Hotels and guest
houses

A form of serviced visitor accommodation where meals and serviced bedrooms are
provided on a short-term basis. Guest houses are distinguishable from hotels, in that
they are usually smaller in scale and often limited to offering bed and breakfast.

Invasive species

Non-native species whose introduction and proliferation causes harm to one or more
of the following: the natural environment; economic activity; and human health and
wellbeing.

Land Use Plan

A planning document produced by the Building and Development Control Committee
which serves to: manage development on Alderney; to facilitate the delivery of the
States of Alderneys’ strategic objectives; ensure development takes place in a
sustainable manner; provide the policy framework for the determination of planning
applications; encourage suitable development for particular sites and locations;
protect and enhance Alderney’s important natural and built environment and
heritage; and guide public and private investment in relation to land use and
planning.

Land Use Plan review

The process by which the Building and Development Control Committee reviews the
Land Use Plan, including annual monitoring of policy effectiveness and after the
passing of a Land Use Plan period of five years. This includes the updating of the
underlying evidence base and the subsequent review of thematic and site-specific
policies.
A Land Use Plan review may also be triggered by a proposal-specific Land Use Plan
Inquiry, which must be held if the Building and Development Control Committee are
disposed to approve a planning application which constitutes more than a minor
departure from the existing Land Use Plan. If the departure is approved following the
Inquiry, the Land Use Plan would be updated to include the proposals and the
development can be approved.

Meanwhile use

The temporary use of empty properties and land before more permanent
development is delivered, which can include very short-term interventions (such as
'pop-up' retail), as well as longer-term development. The value of meanwhile use is
not just as a way of productively using empty land and properties, but also in
providing the opportunity to bring activity into an area.

Mitigation

The development, incorporation and implementation of measures to reduce the
impact of a development proposal or a wider threat (such as climate change).

Native species

Any species which is indigenous to Alderney.

Net biodiversity gain

Where development leaves biodiversity in an overall (net) better state than before,
taking into account any adverse impacts the development may bring. This might
include active habitat restoration or creation projects, or ‘averted loss’ impacts, in
which measures are taken to prevent ecological degradation from occurring where it
almost certainly would have happened otherwise.

Non-primary
occupation

Residential properties which are occupied in addition to a primary residence (either
on- or off-Island) for part of the year. For the purposes of the Land Use Plan, nonprimary occupation is defined as being in occupation for fewer than 180 days per
calendar year. This could include a second home held for the purposes of vacation, or
a property held for regular business travel.

Opportunity area

Areas in the Building Area where the Building and Development Control Committee
will encourage comprehensive development proposals which accord with the sitespecific development principles set out in the Land Use Plan.
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Outer Victoria Street

The southern part of Victoria Street extending from its junction with High Street to its
junction with Queen Elizabeth II Street, plus portions of adjacent streets (High Street,
Queen Elizabeth II Street, Ollivier Street / Val Road, and Rue des Marcheurs).

Planning unit

An area comprising a unit of development (such as a residential unit) and its
surrounding private amenity space.

Residential annex

Freestanding or connected residential accommodation ancillary to a principal
residential unit, within the same residential curtilage and under the same ownership.
Residential annexes are often used to accommodate older or infirm residents.

Residential unit

Any premises, or any part of any premises, wholly or principally used or usable for the
purposes of human habitation. It includes different forms of residential unit, including
where some communal space is shared but some is private. It excludes ‘institutional’
units such as hospital wards, residential or nursing care homes, and halls of
residence, or units intended for sole visitor accommodation use.

Residual significant
impact

Where the impact of development expected to remain after the implementation of
mitigation measures (designed to reduce the impacts) is still considered to be
significant.

Retail, leisure and town
centre uses

Uses such as retail shops, services such as hairdressers and banks, leisure and
entertainment facilities and uses (including cinemas, museums and galleries,
restaurants, bars and pubs).

Safeguarded land

Land which has been identified for future development beyond the five year Land Use
Plan Period, which should be protected from development that would prevent the
desired development or facilities from being realised. For the avoidance of doubt, any
safeguarded land remains in its current (Land Use Plan 2017) zoning until such a time
when it is re-zoned through a future Land Use Plan review for the purposes for which
it is safeguarded.

Seascape

The area of sea, coastline and land whose character results from the actions and
interactions of land with sea, by natural and/or human factors.

Serviced visitor
accommodation

Visitor accommodation (see below) where lodgings include an element of service,
such as meals and/or daily cleaning / maid service. This includes hotels, hostels,
serviced apartments and guest houses.

Shopfront

The street-facing front of any retail shops, cafés, pubs, restaurants, estate agents,
takeaways or similar use, or any other use occupying a former shop premises.

Statutory guidance

Guidance issued by the Building and Development Control Committee to provide
practical guidance, advice and information in connection with provisions under the
Building and Development Control (Alderney) Law, 2002 (as amended).

Streetscape

The natural and built fabric of the street, in relation to the design quality of the street
and its visual impact. It includes buildings, the street surface and the fixtures that
facilitate its use, including signage and vegetation/planting.

Suitability

Whether a development proposal (including its site and location) meets its required
purpose and the policy aspirations identified by the Land Use Plan. This may include
consideration of existing and surrounding uses, topography, amenity, environment
and heritage, fitness-for-purpose, design, or any other aspect of suitability.

Supplementary
Planning Guidance

Guidance adopted and issued by the Building and Development Control Committee to
provide further information or detail of matters specified within the policies of the
Land Use Plan, in order to guide applicants and aid the consistent application of the
Land Use Plan policies by the Building and Development Control Committee.
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Tree

For the purposes of the Land Use Plan, a tree (to which Policy IW13 relates) is any tree
of which the circumference over bark of which is 19 inches or more when measured
at ground level.

Unserviced visitor
accommodation

Unserviced visitor accommodation comprises short-term and longer-term rental
properties, which are on offer to tourists on a self-catering basis.

Visitor accommodation

Premises providing short-term and longer-term accommodation for visitors for a stay
duration of one or more nights away from home, for the purposes of holidays, visits
to friends or relatives, business or conference trips or any other purposes except for
activities such as boarding education or semi-permanent employment. Visitor
accommodation is categorised into serviced and unserviced accommodation (see
above).
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Heritage Assets

App

B

B.1 Introduction
B.1

Section 45 of the Building and Development Control (Alderney) Law, 2002 (as
amended), gives protection to any building that is considered as a matter of public
importance to have special historic, architectural, traditional, artistic or archaeological
interest. Under this Law, a series of individual buildings and monuments have been
placed on the Register of Historic Buildings and Ancient Monuments (’the Register’).

B.2

Policy HE1 and Policy HE3 of the Land Use Plan 2017 introduce protection to specific
categories of heritage assets that exist on Alderney:
 Registered heritage assets (Policy HE1).
 Terrestrial and intertidal archaeological assets (Policy HE3).

B.3

This Appendix provides a list of the heritage assets to which the two policies referenced
above apply.

B.4

The Register is not considered a definitive list and may be updated in the future to
include additional, currently unregistered, heritage assets. Registration of buildings or
sites on the Register does not take place as part of the Land Use Plan review, but
instead follows the process set out in the Building and Development Control (Alderney)
Law, 2002 (as amended). If any updates are made to the Register over the lifespan of
the Land Use Plan, the Register should be taken as the definitive list of registered
heritage assets to which Policies HE1 and HE3 apply.

B.5

More information on the heritage assets included in this Appendix, including the
reasons for their significance, can be found in the Built Environment and Heritage
Strategy and, where applicable, the Register.
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App

B.2 Registered Heritage Assets
Table B.1 provides a list of registered heritage assets to which Policy HE1 of the Land
Use Plan 2017 applies. Further details on the special characteristics to which the
registration relates are contained in the Register.

Table B.1: Registered heritage assets

Alderney
Asset ID

Guernsey
ID

Register No.

Title

Forts and Fortifications and World War II Constructions1
MH/001

-

B/106

Fort Les Hommeaux Florains

MH/002

-

B/104

Fort Houmet Herbé

MH/003

-

B/108

Fort Clonque

MH/004

-

B/142

Fort Tourgis

MH/005

-

B/139

Doyle's Battery

MH/006

-

B/141

Fort Grosnez

MH/007

-

B/103

Fort Raz

MH/009

-

B/100 and B/140

Fort Albert, the Arsenal & Store
Establishment and Roselle Battery

MH/010

-

B/109

Fort Château À L'Étoc

MH/011

-

B/107

Fort Corblets

MH/012

-

B/105 and B/114

Fort Quesnard

MH/013

-

B/102

The Nunnery

MH/017

-

B/101 and B/101a

Essex Barracks and Pepper Pot

Buildings of Architectural and Historical Interest
BD/005

-

B/004a

St Anne’s Church

BD/007

-

B/006

Island Hall

BD/008

-

B/007

The Old Vicarage

BD/009

-

B/008

Alderney Museum

BD/010

-

B/009

Old Corner House

BD/011

-

B/010

Clarence House

BD/012

-

B/011

Rose & Crown

BD/013

-

B/012

Rose & Crown

BD/014

-

B/013

Huret Lodge

As identified in the Built Environment and Heritage Strategy (2017), many of the forts and fortifications have additions from
World War II which may not in their entirety be included in the current Register entry and description – these additions are
not included in this Table.

1
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Guernsey
ID

Register No.

Title

BD/015

-

B/014

Devonshire House

BD/016

-

B/015

The Old Forge

BD/017

-

B/016

The White Cottage

BD/018

-

B/017

2 Royal Connaught Square

BD/019

-

B/018

The White House

BD/020

-

B/019

Melrose

BD/021

-

B/020

5 Royal Connaught Square

BD/022

-

B/021

The Old Connaught Hotel

BD/023

-

B/022

49 Victoria Street

BD/025

-

B/024

1 Royal Connaught Square

BD/026

-

B/025

The Victoria Hotel

BD/027

-

B/026

Parish Group Office

BD/028

-

B/027

Bell & Co

BD/029

-

B/028

Cosherils

BD/030

-

B/029

Piperdreamer DIY

BD/031

-

B/030

Fish Mongers

BD/032

-

B/031

Alderney Centre

BD/033

-

B/032

Shirleys

BD/034

-

B/033

Georgian House

BD/035

-

B/034

Cinema

BD/036

-

B/035

Rossboroughs

BD/037

-

B/036

Century House

BD/038

-

B/037

Natwest

BD/039

-

B/038

Movies & Music

BD/040

-

B/039

Hot Bread Shop

BD/041

-

B/040

Jill's/Ald Accomm.

BD/042

-

B/041

Island Insurance

BD/043

-

B/042

North Star

BD/044

-

B/043

Flower Shop/Bodycare

BD/045

-

B/044

22 Victoria Street

BD/046

-

B/045

Dot Com Ltd

BD/047

-

B/046

Sew Much Fun
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Guernsey
ID

Register No.

Title

BD/048

-

B/047

Clock shop

BD/049

-

B/048

York House

BD/050

-

B/049

Lloyds Bank

BD/051

-

B/050

Charity Shop

BD/052

-

B/051

Boardman's Chemist

BD/053

-

B/052

Boardman's Chemist

BD/054

-

B/053

Century Accounting

BD/055

-

B/054

Colenzo House

BD/056

-

B/055

Riduna/Farm Shop

BD/057

-

B/056

St Catherines

BD/058

-

B/057

Chez Andre Hotel

BD/059

-

B/058

50 Victoria Street

BD/060

-

B/059

Grosnez House

BD/061

-

B/060

HSBC Bank

BD/062

-

B/061

GH Store

BD/063

-

B/062

Arkright's shop

BD/064

-

B/063

Anchors shop

BD/065

-

B/064

Journal/2nd hand shop

BD/066

-

B/065

Island House

BD/067

-

B/066

The Albert House

BD/068

-

B/067

Martyn House

BD/069

-

B/068

Les Mouriaux House

BD/070

-

B/070

7 QEII Street

BD/071

-

B/071

Sauchet House

BD/072

-

B/073

Les Heretiers

BD/073

-

B/074

Newford House

BD/074

-

B/075

Peartree Cottage

BD/075

-

B/076

Dalhousie

BD/076

-

B/077

2 QEII Street

BD/077

-

B/079

1720 House

BD/078

-

B/080

4 Church Street

BD/079

-

B/090

The Town House
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Guernsey
ID

Register No.

App

Alderney
Asset ID

Title

BD/080

-

B/091

Antique Shop

BD/081

-

B/092

Paget Designs

BD/082

-

B/093

28 High Street

BD/083

-

B/094

29 High Street

BD/084

-

B/095

30 High Street

BD/085

-

B/096

Annex

BD/086

-

B/097

Val des Portes

BD/087

-

B/098

Toms Cabin

BD/088

-

B/099

The Presbytery

BD/091

-

B/101a

The Pepper Pot

BD/092

-

B/102

The Nunnery

BD/101

-

B/120

Sundial House

BD/102

-

B/124

Telegraph Tower

BD/103

-

B/125

Masonic Hall

BD/104

-

B/126

The Odeon

BD/105

-

B/127

The Water Tower

BD/109

-

B/131

The Marais Hall

BD/110

-

B/132

St Katherines cottage

BD/111

-

B/133

Hillside

BD/112

-

B/134

Le Vallon

BD/113

-

B/135

The Vines

BD/114

-

B/136

Sharpes Farm

BD/115

-

B/137

Sharpes Farm Shed

BD/116

-

B/138

Mannez Lighthouse

BD/488

-

B/023

Old Church at St Anne’s

Other Heritage Assets
AR/096

MGU4303

B/143

Tunnel near Chateau a L'Etoc

AR/165

MGU6218

B/004

Gateway to St Anne's Church,
Alderney

AR/166

MGU6219

B/003

War Memorial Victoria Street,
Alderney

AR/167

MGU6234

B/002

Lavoirette, Ladysmith (Alderney)
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Guernsey
ID

Register No.

Title

AR/169

MGU6432

B/130

Marais Trough, Marais Square,
Alderney

AR/180

MGU6885

B/128

Alderney Farmers Memorial at Le
Grand Val

AR/187

MGU6234

B/001

Abrevoir Publique, Ladysmith

BD/188

-

B/005

Commemorative Wall Plaque

BD/189

-

B/144

Archway at Crabby
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B.3 Archaeological Assets
B.7

Table B.2 provides a list of archaeological assets, shown on Figure 5.3, to which Policy
HE3 of the Land Use Plan 2017 applies. One of these archaeological assets is on the
Register. Further details on the special characteristics to which the registration relates
are contained in the Register.

B.8

Table B.2 also lists the underwater cultural heritage which fall within the internal
waters and are subject to Policy HE3.

B.9

Further details on known archaeological assets and underwater cultural heritage
assets, including their significance, can be found in the Built Environment and Heritage
Strategy.

Table B.2: Archaeological assets

Alderney
Asset ID

Guernsey ID

Register No.

Title

Registered Archaeological Asset
AR/015

MGU3515

B/129

Iron Age settlement at Les Huguettes

Known Archaeological Assets
AR/001

MGU193

-

Les Pourciaux North, Alderney

AR/002

MGU2488

-

Flint from Raz Island causeway,
Alderney

AR/003

MGU3502

-

Stones north of Longis House, Alderney

AR/004

MGU3503

-

Haize Mound, Alderney

AR/005

MGU3504

-

Enclosure at the Fosse Corvee, Alderney

AR/006

MGU3505

-

Brick Kiln South of Longis House,
Alderney

AR/007

MGU3506

-

Field boundary north of Longis Road,
Alderney (East)

AR/008

MGU3507

-

Stone North of Grandes Rochers

AR/009

MGU3508

-

Stones at the Fosse Corvee, Alderney

AR/010

MGU3509

-

Possible prehistoric monument at
Simons Place

AR/011

MGU3510

-

Possible Ruined Building on the Golf
Course

AR/012

MGU3511

-

Roman Findspot at Whitegates,
Alderney

AR/013

MGU3512

-

Possible early terraces or walls at
Whitegates
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Guernsey ID

Register No.

Title

AR/014

MGU3513

-

Ruined settlement near Corblets

AR/016

MGU3516

-

Hut Platforms at Le Callier

AR/017

MGU3517

-

Hut Platforms at Les Huguettes

AR/018

MGU3518

-

Mound at Le Longue Pierre South

AR/019

MGU3519

-

Possible destroyed Monument at
Cachaliere

AR/020

MGU3520

-

Possible prehistoric site at Cachaliere
(North)

AR/021

MGU3526

-

Terraces at Cachaliere, Alderney

AR/022

MGU3527

-

Findspot: Roman Material, Longis,
Alderney

AR/023

MGU3528

-

Roman building at The Kennels,
Alderney

AR/024

MGU3529

-

Peat near Raz causeway

AR/025

MGU3530

-

Fort Clonque battery and barracks

AR/026

MGU3531

-

Ruined building and banks near Fort
Clonque

AR/028

MGU3533

-

Flint Chipping Site at L'Emauve

AR/031

MGU3536

-

Possible early settlement site at Val du
Sud

AR/034

MGU3539

-

Archaeology at the Nunnery, Longis
Bay, Alderney

AR/035

MGU3540

-

Megalithic monument at Peter
Fourneau's Cottage, Alderney

AR/036

MGU3541

-

Mannez Enclosure

AR/037

MGU3542

-

North boundary of Longis Road

AR/038

MGU3543

-

Stones on Les Rochers, Alderney

AR/039

MGU3544

-

Possible Cist at Valongis

AR/040

MGU3545

-

Early Field System at Cotil du Val

AR/041

MGU4213

-

Les Pourciaux South, Alderney

AR/043

MGU4217

-

Field walls at Le Petit Val, Alderney

AR/045

MGU4219

-

Site of La Hogue Windmill at Les
Auteuils

AR/046

MGU4220

-

Field System at La Haize
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Guernsey ID

Register No.

App

Alderney
Asset ID

Title

AR/048

MGU4222

-

Site of a possible cist at Hannaine,
Alderney

AR/049

MGU4223

-

Flint Findspot: Mannez, Alderney

AR/050

MGU4224

-

Cist near Les Pourciaux

AR/051

MGU4228

-

Large stone in roadside wall at Allee es
Fees, Alderney

AR/052

MGU4229

-

Possible cists at Champs Beulai,
Alderney

AR/053

MGU4230

-

Cromlech near Hanging Rock

AR/054

MGU4231

-

Tumulus on Essex Hill, Alderney

AR/055

MGU4232

-

Megalithic Structure at Vaux Trembliers

AR/056

MGU4233

-

Cemetery at Chateau a L'Etoc

AR/057

MGU4234

-

Graves on Raz Island, Alderney

AR/058

MGU4238

-

Rubbish Dump at Rue des Mielles

AR/059

MGU4239

-

Iron Age Findspot at Whitegates

AR/061

MGU4241

-

Boulder at Giffoine

AR/062

MGU4242

-

Terraces west of Battery Quarry,
Alderney

AR/064

MGU4245

-

Possible ruined structure near airport,
Alderney

AR/065

MGU4246

-

Cottages east of Corblets, Alderney

AR/066

MGU4247

-

Old Houses at north-east of Newtown,
Alderney

AR/067

MGU4248

-

Cottages at Strangers Cemetery

AR/070

MGU4252

-

Ditch and Bank on Essex Hill

AR/071

MGU4253

-

Findspot at The Nunnery

AR/072

MGU4254

-

Peat at Longis, Alderney

AR/073

MGU4255

-

Rose Farm Cottages, Alderney

AR/075

MGU4258

-

Old House in Longis Road

AR/076

MGU4259

-

Houses at Route de Crabby, Alderney

AR/077

MGU4260

-

House at La Giffoine, Alderney

AR/078

MGU4263

-

Mound at Les Rochers, Alderney

AR/079

MGU4264

-

Barrow at Huguettes de la Tillie,
Alderney
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Guernsey ID

Register No.

App

Alderney
Asset ID

Title

AR/080

MGU4281

-

Houses on English Row

AR/081

MGU4282

-

Flint Findspot at Berry's Quarry

AR/082

MGU4284

-

Field System at Clos des Cables,
Alderney

AR/083

MGU4286

-

Vaux Trembliers at Corblets East

AR/084

MGU4288

-

Stone Structure at Connaught Square

AR/085

MGU4289

-

Medieval findspot, Burhou

AR/086

MGU4290

-

Archaeological findspot on Burhou

AR/089

MGU4293

-

Boulders at Les Huguettes

AR/091

MGU4296

-

Possible Bronze Age occupation site at
Whitegates, Alderney

AR/092

MGU4297

-

Site above Le Pont Martin

AR/093

MGU4298

-

Burials at Coastguard Cottages

AR/094

MGU4300

-

Old churchyard, Alderney

AR/095

MGU4302

-

Stones in field near Pont Martin

AR/097

MGU4305

-

Rifle Butts at Longis, Alderney

AR/098

MGU4306

-

Cemetery at Rue des Mielles

AR/100

MGU4308

-

Cist burial near Corblets

AR/102

MGU4314

-

Route des Carrieres

AR/103

MGU4315

-

Field boundary on the Golf Course,
Alderney

AR/104

MGU4316

-

Stone Row at Les Grandes Rochers

AR/108

MGU4321

-

Possible settlement site at Vau du Fret

AR/109

MGU4322

-

Old Telegraph Tavern, Vau du Fret

AR/111

MGU4325

-

Flint site at Les Couriaux cliff path

AR/112

MGU4326

-

Possible Occupation Site at L'Emauve

AR/114

MGU4331

-

Earthwork at Longis

AR/122

MGU4340

-

Rotary Querns at Longis Bay

AR/123

MGU4341

-

Old Field Wall at Fosse Basse

AR/124

MGU4342

-

Boulder wall at Vue de la Saline

AR/125

MGU4343

-

Longis Barrack Cookhouse

AR/126

MGU4344

-

Findspot in Longis Bay

AR/127

MGU4345

-

Bank on Essex Hill
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Guernsey ID

Register No.

App

Alderney
Asset ID

Title

AR/128

MGU4357

-

Mound near the Hammond Memorial

AR/129

MGU4359

-

Jetty Site at Longis Harbour

AR/130

MGU4360

-

Large boulders in bank at La Bonne
Terre

AR/131

MGU4364

-

Old Quay at Braye Old Harbour

AR/132

MGU4365

-

Possible destroyed megalithic site at
Wide Lane, Alderney

AR/133

MGU4366

-

Kiln site at Brickfields

AR/134

MGU4367

-

Couriaux Quarry

AR/135

MGU4368

-

Possible prehistoric site at Le Rond But

AR/136

MGU4369

-

Promontory Fort on Essex Hill, Alderney

AR/137

MGU5411

-

Cist at Tourgis, Alderney (Druid's Altar)
(Tourgis Dolman)

AR/138

MGU5487

-

Tumulus near Corblets, Alderney

AR/139

MGU5603

-

Field boundary north of the Longis
Road, Alderney (west)

AR/141

MGU5629

-

Mound in the west of Alderney

AR/142

MGU5630

-

Burial chamber on Essex Hill, Alderney

AR/143

MGU5631

-

Cist on Essex Hill, Alderney

AR/144

MGU5664

-

La Pierre du Vilain on Longis Common

AR/145

MGU5665

-

Longis Hoard, Alderney

AR/146

MGU5670

-

Grave near The Nunnery, Alderney

AR/147

MGU5671

-

Grave near Longis pond, Alderney

AR/148

MGU5672

-

Graves near La Pierre du Vilain,
Alderney

AR/149

MGU5673

-

Warrior Burials on Longis Common,
Alderney

AR/150

MGU5683

-

Cists at The Nunnery, Alderney

AR/151

MGU5684

-

Roman Building on Longis Common,
Alderney

AR/152

MGU5685

-

Settlement on Longis Common,
Alderney

AR/153

MGU5686

-

Roman Burial at The Nunnery, Alderney

AR/154

MGU5687

-

The Longis Dump, Alderney
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Guernsey ID

Register No.

App

Alderney
Asset ID

Title

AR/155

MGU5688

-

Floor on Longis Common, Alderney

AR/157

MGU6096

-

Flint Findspot south of Longis House,
Alderney

AR/158

MGU6184

-

Giant's Grave at Longis, Alderney

AR/162

MGU6208

-

Bronze Axe from La Grande Blaye,
Alderney

AR/163

MGU6215

-

Brick Kiln South of the Giffoine,
Alderney

AR/168

MGU6283

-

Cistern below Royal Connaught Square,
Alderney

AR/170

MGU6443

-

Battery Quarry, Alderney

AR/171

MGU6444

-

York Hill Quarry, Alderney

AR/172

MGU6628

-

Ruined building near The Nunnery,
Alderney

AR/173

MGU6749

-

Flint findspot at Hougue de la Tallie,
Alderney

AR/174

MGU6768

-

Prehistoric Pottery from L'Etoc Quarry,
Alderney

AR/178

MGU6878

-

Possible Roman Building at Longis,
Alderney

AR/179

MGU6881

-

Marconi Station on Essex Hill, Alderney

AR/183

MGU6900

-

Possible Roman wall north of the
Nunnery

AR/184

MGU6901

-

Possible Roman walls north of the
Nunnery (Durtnell)

AR/185

MGU6902

-

Cemetery at Whitegates

AR/186

MGU6905

-

Prehistoric / Roman findspot at
Whitegates

Underwater Cultural Heritage Assets2
SE/006

MGU4416

-

Amarantha

SE/008

MGU4419

-

Amethyst

SE/017

MGU4445

-

Augia

SE/047

MGU4546

-

Cygnet

The exact locations of some underwater cultural heritage assets are not known. The list included of underwater cultural
heritage assets in Table B.2 are those which are believed to fall within the internal waters. Further details on these assets can
be requested from the Planning Office.
2
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Guernsey ID

Register No.

Title

SE/058

MGU4616

-

Empress

SE/059

MGU4619

-

Equity

SE/063

MGU4646

-

Franka

SE/064

MGU4648

-

Fred S

SE/075

MGU4694

-

Henny Frickle

SE/077

MGU4700

-

Hitchinbrook

SE/080

MGU4727

-

Jatie

SE/098

MGU4797

-

Lena

SE/108

MGU4827

-

Lydia

SE/109

MGU4830

-

L'Amie Rose

SE/110

MGU4834

-

L'Elisa Marie

SE/112

MGU4845

-

Margaret

SE/130

MGU4920

-

‘Oil Rig Barge’

SE/134

MGU4934

-

Pearl

SE/136

MGU4939

-

Petit Raymond

SE/141

MGU4953

-

Progress

SE/147

MGU4965

-

Ranger

SE/153

MGU4989

-

Rover

SE/156

MGU5019

-

Sarnia

SE/158

MGU5024

-

Seasalter

SE/159

MGU5028

-

Shark

SE/160

MGU5029

-

Shealtiel

SE/162

MGU5036

-

Sir William Collings

SE/164

MGU5057

-

Staffa

SE/170

MGU5074

-

Thomas & Elizabeth

SE/171

MGU5100

-

Triumph

SE/185

MGU5154

-

Xaver Dorsch

SE/191

MGU5178

-

Unidentified vessel
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C.1 Introduction
C.1

Policy NE1 of the Land Use Plan 2017 introduces a hierarchy of terrestrial and intertidal biodiversity designations to be applied to Alderney. The hierarchy protects sites,
habitats and species, which fall into one of three tiers: international, regional or local.
Each tier of the hierarchy provides the sites, habitats and species with a different level
of protection reflecting their significance to the Island and wider area.

C.2

Where a site, habitat or species is identified within this Appendix, it will be subject to
the provisions of Policy NE1 of the Land Use Plan 2017.

C.3

The Natural Environment Strategy identifies that, due to resource constraints, it has not
been possible to review data relating to all known sites, habitats and species on the
Island. In some parts of the Island insufficient survey work has been undertaken to
determine potential sites, habitats and species which may require protection.

C.4

This Appendix therefore presents the sites, habitats and species which fall within each
tier of the hierarchy at the current time, based on information currently held including
survey work completed to-date.

C.5

Should additional survey work confirm the presence of habitats and species beyond
that recorded in this Appendix, the Building and Development Control Committee will
update the sites, habitats and species database. Where such information is relevant to
a planning application, it will comprise a material planning consideration in the
determination of the application.

C.6

Similarly, where the presence of habitats or species is unknown, but in the course of
assessing development proposals or through other evidence collated new locations for
habitats or species presented in this Appendix are identified, or where habitats or
species are found which accord with the designating criteria for habitats or species of
international, regional or local importance (set out in Table C.3), they will be added to
the sites, habitats and species database. Where such information is relevant to a
planning application, it will comprise a material planning consideration in the
determination of the application.
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C.2 Hierarchy of Biodiversity Designations
A list of the sites which fall within each tier of the hierarchy is presented in Table C.1,
with habitats and species presented in Table C.2. Where the location of the site or
habitat is known these are illustrated in Figures 5.4 to 5.6 of the Land Use Plan.

Table C.1: Designated sites of international, regional and local importance

Designated site

Location

Presence

International
Ramsar Site

Alderney West Coast and the
Burhou Islands

Exact presence known (Figure
5.4)

Important Bird and Biodiversity Areas:
Gannetries

Les Etacs; Ortac

Exact presence known (Figure
5.4)

Local
Local Nature Reserve

Parkland and Open Space

Longis Nature Reserve

Exact presence known (Figure
5.6)

Vau du Saou Nature Reserve

Exact presence known (Figure
5.6)

Alderney Community Woodland

Exact presence known (Figure
5.6)

Saye Campsite Football pitch

Exact presence known (Figure
5.6)

Golf course and recreational land Exact presence known (Figure
surrounding Fort Albert
5.6)

Alderney Land Use Plan 2017

Recreational land at Mannez
Quarry

Exact presence known (Figure
5.7)

The Butes/York Hill green
infrastructure

Exact presence known (Figure
5.6)

Braye/Lower Road area

Exact presence known (Figure
5.6)
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Table C.2: Designated habitats and species of international, regional and local importance

Designation type

Designated habitat

Location

Presence

International
EC Habitats Directive

Dry Atlantic coastal heaths with
Erica vagans

South Cliffs, until Longis Exact presence
Hill
known (Figure 5.4)

Vegetated sea cliffs of the
Atlantic and Baltic coasts

Longis Bay

Exact presence
known (Figure 5.4)

Fixed coastal dunes with
herbaceous vegetation

Longis, Saye, Braye,
Crabby, Platte Saline

Exact presence
known (Figure 5.4)

Vegetated sea cliffs of the
Mediterranean coasts with
endemic Limonium spp

Cliffs below hanging
rock, near Houmet
Herbé

Exact presence
known (Figure 5.4)

Annex II reefs

Brinchetais; HoumetHerbé,
Impot/Cachaliere;
Longis Bay

Broad presence
known

Boreal Baltic sandy beaches with Platte Saline; Crabby
perennial vegetation

Broad presence
known

Dunes with Hippophae
rhamnoides

Hedge at Les Mielles;
Platte Saline

Broad presence
known

Inland dunes with open
Corynephorus and Agrostis
grasslands

Saye Bay

Broad presence
known

Sandbanks which are slightly
Longis Bay, Braye, Saye, Broad presence
covered by sea water all the time Corblets and Platte
known
Saline

Ospar
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Submerged or partially
submerged sea caves

Longis Bay

Broad presence
known

Inland salt meadow

Simon’s Place

Broad presence
known

Mediterranean tall humid herb
grasslands of the MolinioHoloschoenio

Small locations all over
Alderney

Presence unknown

Zostera and Seagrass beds

Longis and Braye

Exact presence
known (Figure 5.4)

Littoral chalk communities

Bibette Head

Broad presence
known
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Designation type
Regional
Protected under UK law (for
example habitats linked to
Sites of Special Scientific
Interest (SSSI)

UK Biodiversity Action Plan
priority habitats

Dune grassland

Longis Common

Exact presence
known (Figure 5.5)

Freshwater habitats – standing
waters

Longis Pond; Mannez
Pond; Rose
Farm/airport; Platte
Saline

Exact presence
known (Figure 5.5)

Sea cliffs and slopes

Giffoine

Exact presence
known (Figure 5.5)

The Baie du Grounard rock salt
marsh

Houmet-Herbé

Broad presence
known

Arable and horticultural

Around South Cliffs and Exact presence
the Airport
known (Figure 5.5)

Broadleaved Woodland

Small isolated patches
around the Island

Exact presence
known (Figure 5.5)

Hedgerows

Behind the Airport

Exact presence
known (Figure 5.5)

Marsh Grassland

Tourgis Hill

Exact presence
known (Figure 5.5)

Neutral Grassland

Simon's Place

Exact presence
known (Figure 5.5)

Swamp

Tourgis Hill

Exact presence
known (Figure 5.5)

Intertidal Mudflat (Based on
Marine Biotope –
LS.LSa.MuSa.MacAre)

Longis

Exact presence
known (Figure 5.5)

Intertidal Chalk (Based on
Marine Biotope –
LR.HLR.FR.Osm)

Houmet-Herbé;
Hannaine; Bibette

Exact presence
known (Figure 5.5)

Intertidal Underboulder
Communities (Based on Marine
Biotope – LR.MLR.BF.Fser.Bo)

Impot/Cachaliere;
Houmet-Herbé

Exact presence
known (Figure 5.5)

Sheltered Muddy Gravels (Based Longis Bay
on Marine Biotope – LS.LMx)
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Exact presence
known (Figure 5.5)

Tide Swept Channels (Based on
Marine Biotope –
LR.HLR.FT.FserTX)

Clonque;
Exact presence
Impot/Cachaliere; Braye known (Figure 5.5)

Estuarine Rocky Habitats (Based
on Marine Biotope –
LR.FLR.Eph.Ent)

Bibette; Hannaine;
Houmet-Herbé

Exact presence
known (Figure 5.5)

Estuarine Rocky Habitats (Based
on Marine Biotope –
LR.FLR.Eph.EntPor)

Houmet-Herbé;
Hannaine; Clonque
Bays

Exact presence
known (Figure 5.5)
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Jersey nationally important
habitat

Designated habitat

Location

Presence

Estuarine Rocky Habitats (Based
on Marine Biotope –
LR.FLR.Rkp.G)

Bibette; Clonque;
Hannaine, HoumetHerbé, Braye, Longis
Bays

Exact presence
known (Figure 5.5)

Estuarine Rocky Habitats (Based
on Marine Biotope –
LR.FLR.Lic.Ver.Ver)

Houmet-Herbé

Exact presence
known (Figure 5.5)

Estuarine Rocky Habitats (Based
on Marine Biotope –
LR.FLR.Lic.YG)

Bibette; Clonque;
Exact presence
known (Figure 5.5)
Hannaine; HoumetHerbé;
Impot/Cachaliere; Braye

Intertidal zone

Intertidal sites around
Broad presence
known
the whole island,
covering from mean low
water line to mean high
water line

Marine environment, classified
based on

Seagrass and kelp
habitats identified.

Broad presence
known

Longis Pond; Mannez
Pond; reservoirs; Platte
Saline

Broad presence
known

App

Designation type

• High biodiversity
• High productivity
• Beneficial ecosystem functions
(e.g. nursery areas)
• Sensitivity to chemical/physical
disturbance
Includes, but not limited to:
Maerl Beds, seagrass, kelp
forests, dense clam/sandmason
worm beds, flooded gulleys
Jersey locally important
habitat

Marsh and freshwater

Walls and banques

Guernsey rare habitats
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Exact presence
known (Figure 5.5)

Wet meadows

Wet valley bottom at
Bonne Terre

Broad presence
known

Shingle: Platte Saline

Crabby

Exact presence
known (Figure 5.5)

Standing Water (+Brackish)

Longis Pond; Mannez
Pond; reservoirs; Platte
Saline

Exact presence
known (Figure 5.5)

Coastal Grassland

Giffoine; Tourgis; Braye; Exact presence
known (Figure 5.5)
Fort Albert; Chateau A
L'Etoc; Lighthouse;
Mannez

Soft Cliff

Clonque; Platte Saline;
Saye Arch; Corblets

Broad presence
known
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Designated habitat

Location

Presence

Hard Cliff

South and east coast;
Mannez Quarry;
Corblets Quarry

Broad presence
known

Boulders/rocks above HT mark
(<1%)

Corblets

Exact presence
known (Figure 5.6)

Non-native cliff vegetation (<1%)

Chateau L’Étoc; Doyle

Exact presence
known (Figure 5.6)

App

Designation type

Local
DAFOR scale of habitats
across Alderney1

Tall herb and fern - ruderal (<1%) Patches on south coast
near Impot and near
Tourgis

Exact presence
known (Figure 5.6)

Poor semi-improved grassland
(<1%)

Essex farm and road
junction adjacent to
lighthouse

Exact presence
known (Figure 5.6)

Woodland - Coniferous Plantation (<1%)

Around Community
Woodland and golf
course

Exact presence
known (Figure 5.6)

Bracken - Continuous (<1%)

Patches along south
coast from Longis to
airport

Exact presence
known (Figure 5.6)

Scrub - scattered (1.1%)

Bonne Terre / Tourgis
Hill; Airport

Exact presence
known (Figure 5.6)

Amenity grassland (2.5%)

Golf course

Exact presence
known (Figure 5.6)

LR.HLR.MusB

Hannaine Bay

Exact presence
known (Figure 5.6)

LR.FLR.CvOv.FaCr

Longis Bay

Exact presence
known (Figure 5.6)

LR.MLR.BF

Houmet-Herbé

Exact presence
known (Figure 5.6)

IR.HIR.KSed.LsacSac

Longis Bay

Exact presence
known (Figure 5.6)

IR.FIR.SG.CrSpAsAn

Brinchetais Ledge

Exact presence
known (Figure 5.6)

LR.FLR.Lic.Ver.B

Longis Bay

Exact presence
known (Figure 5.6)

LR.FLR.Rkp.FK

Houmet-Herbé

Exact presence
known (Figure 5.6)

The DAFOR scale works on % cover: Dominant = > 75%; Abundant = 75% - 51%; Frequent = 50% - 26%; Occasional = 25% 11%; Rare = 10% - 1%. This is based on evidence from: ACRE Consultancy Reports; AWT Ramsar Reports; MSc dissertation,
Tom Rossiter; and Phase 1 Habitat Survey (Ralphs, 2010). This table contains only rare habitats where data exists.
1
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Designated habitat

Location

Presence

LR.FLR.Rkp.Cor

Clonque Bay

Exact presence
known (Figure 5.6)

LR.LLR.F.FVes.FS

Bibette Head

Exact presence
known (Figure 5.6)

LR.FLR.CvOv.AudCla

Impot/Cachaliere;
Longis Bays

Exact presence
known (Figure 5.6)

LR.FLR.Rkp

Clonque Bays

Exact presence
known (Figure 5.6)

LR.FLR.Rkp.Cor.Cor

Brinchetais Ledge;
Houmet-Herbé; Longis;
Bibette Head Bays

Exact presence
known (Figure 5.6)

LR.LLR.F.Asc

Braye Bay

Exact presence
known (Figure 5.6)

IR.HIR.KSed.XKScrR: HoumetHerbé

Houmet-Herbé; Longis
Bays

Exact presence
known (Figure 5.6)

LR.FLR.Rkp.SwSed

Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.FR.Pal

Brinchetais Ledge;
Impot/Cachaliere;
Houmet-Herbé;
Hannaine; Longis Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Cht.LpygHannaine; Impot/Cachaliere;
Braye; Longis; Bibette Bays
Houmet-Herbé;
Hannaine; Braye;
Longis; Bibette Bays

Exact presence
known (Figure 5.6)

LR.FLR.Eph.BLitX

Bibette Head; Braye
Bays

Exact presence
known (Figure 5.6)

LR.LLR.F.Pel

Braye Bay

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Sem

Braye; Clonque Bay

Exact presence
known (Figure 5.6)

LR.HLR.FT.FserT

Clonque Bay

Exact presence
known (Figure 5.6)

LS.LSa.St

Clonque Bay

Exact presence
known (Figure 5.6)

LS.LSa.St.Tal

Houmet-Herbé;
Hannaine; Longis Bays

Exact presence
known (Figure 5.6)

LR.FLR.Rkp.FK.Sar

Houmet-Herbé;
Hannaine; Braye;
Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Cht.Cht

Impot/Cachaliere;
Longis Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.SemSem

Brinchetais Ledge;
Impot/Cachaliere;
Hannaine; Longis Bays

Exact presence
known (Figure 5.6)

App

Designation type
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Designated habitat

Location

Presence

LR.FLR.Rkp.Cor.Bif

Brinchetais Ledge;
Exact presence
Bibette; Houmet-Herbé; known (Figure 5.6)
Hannaine; Longis;
Clonque Bays

LR.LLR.F.Fspi.X

Longis Bay

Exact presence
known (Figure 5.6)

LR.MLR.BF.Rho

Houmet-Herbé;
Hannaine; Braye;
Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Sem.Fves.R

Brinchetais Ledge;
Houmet-Herbé;
Hannaine; Longis;
Braye; Clonque Bays

Exact presence
known (Figure 5.6)

LR.MLR.BF.Fser.R

Brinchetais Ledge;
Exact presence
Bibette; Houmet-Herbé; known (Figure 5.6)
Hannaine; Longis Bays

LR.HLR.FR.Coff.Coff

Brinchetais Ledge;
Houmet-Herbé;
Hannaine; Longis Bays

Exact presence
known (Figure 5.6)

LR.LLR.F.Asc.FS

Longis; Clonque

Exact presence
known (Figure 5.6)

LR.LLR.F.Asc.X

Braye; Longis; Clonque
Bays

Exact presence
known (Figure 5.6)

LR.MLR.BF.FspiB

Houmet-Herbé; Bibette; Exact presence
known (Figure 5.7)
Hannaine; Braye;
Longis; Clonque Bays

LR.MLR.BF.PelB

Bibette;
Impot/Cachaliere;
Houmet-Herbé;
Hannaine; Longis;
Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Sem.LitX

Impot/Cachaliere;
Hannaine; Bibette;
Clonque Bays

Exact presence
known (Figure 5.6)

LR.LLR.F.Fserr.X

Houmet-Herbé; Longis
Bays

Exact presence
known (Figure 5.6)

LR.FLR.Eph.EphX

Brinchetais Ledge;
Impot/Cachaliere;
Houmet-Herbé; Longis;
Braye; Clonque Bays

Exact presence
known (Figure 5.6)

LS.LSa.MoSa.BarSa

Bibette;
Impot/Cachaliere;
Longis Bays

Exact presence
known (Figure 5.6)

IR.HIR.KSed.Sac

Brinchetais Ledge;
Impot/Cachaliere;
Houmet-Herbé; Longis
Bays

Exact presence
known (Figure 5.6)

App
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Designated habitat

Location

Presence

LR.FLR.Lic.Ver

Bibette Head; Impot
Cachaliere; HoumetHerbé; Hannaine;
Braye; Longis; Clonque
Bays

Exact presence
known (Figure 5.6)

LS.LCS.Sh.Barsh

LS.LCS.Sh.Barsh:
Impot/Cachaliere;
Houmet-Herbé;
Hannaine; Braye;
Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.MusB.Cht

Brinchetais Ledge;
Bibette;
Impot/Cachaliere;
Houmet-Herbé; Braye;
Longis; Clonque

Exact presence
known (Figure 5.6)

IR.HIR.KFaR.LhypR

Longis Bay

Exact presence
known (Figure 5.6)

LR.HLR.FR.Him

Brinchetais Ledge;
Bibette;
Impot/Cachaliere;
Houmet-Herbé; Braye;
Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LR.HLR.FR.Mas

Impot/Cachaliere;
Exact presence
Houmet-Herbé; Braye; known (Figure 5.6)
Longis; Clonque; Bibette
Bays

LR.HLR.FT.FSerTX

Impot/Cachaliere;
Braye; Longis; Clonque
Bays

Exact presence
known Figure 5.6)

LR.LLR.F.Fves.X

Impot/Cachaliere;
Houmet-Herbé; Braye;
Longis; Clonque Bays

Exact presence
known (Figure 5.6)

LS.LSa.MoSa

Braye; Clonque Bays

Exact presence
known (Figure 5.6)
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C.3 Designating Criteria for Hierarchy of Biodiversity
Designations
The Natural Environment Strategy sets out a bespoke approach to biodiversity
designations on Alderney, which seeks to identify priority habitats and species using
criteria informed by a number of sources including international conventions, global
and regional conservation status, trends in populations, species distributions and the
impact of specific threats. Such priorities can fall at the international, regional or local
(i.e. island-wide) level depending upon which criteria a habitat or species is classified.
The criteria identified in Table C.3 should be used to assess the tier of the hierarchy to
which newly discovered sites, habitats or species should be assigned.

Table C.3: Hierarchy of international, regional and local designations for sites, habitats and species on
Alderney
Sites

International

Habitats

Ramsar

EC Habitats Directive

Important Bird
and Biodiversity
Areas

Ospar

Species
IUCN Red List of
Threatened Species
EC Birds Directive
Species protected under
Habitats Directive

Natura 2000

Ospar

Regional
(Channel
Islands,
France and
UK)

Marine Protected
Areas

Protected under UK law (for example
habitats linked to SSSIs)

Sites protected
under UK law (for
example, SSSIs)

UK Biodiversity Action Plan – priority
habitats

Guernsey/Jersey
Sites

UK Biodiversity Action
Plan – priority species
British and French Red
Data Lists
Guernsey & Jersey Red
Data Lists

Local Nature
Reserves
Parkland and
Open Space

Local (Islandwide)

Guernsey & Jersey habitats

Protected under UK law
(for example, the
Wildlife and Countryside
Act)

Habitats reflected in any
internationally designated sites but
which lie outside those defined areas

Species endemic to
Alderney and/or the
Channel Islands

Habitats which support the life stages
of any priority species identified

Species undergoing a
population decline
across the island

Habitats endemic to Alderney and/or
the Channel Islands
Habitats undergoing a decline across
the island
DAFOR scale of habitats across
Alderney*

*The DAFOR scale works on % cover: Dominant = > 75%; Abundant = 75% - 51%; Frequent = 50% - 26%; Occasional = 25% 11%; Rare = 10% - 1%.
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C.4 Potential Future Sites and Habitats subject to Additional
Assessment
Table C.4 provides a list of potential future habitats derived from Appendix C of the
Natural Environment Strategy. These sites and habitats may be included in future
updates of this Appendix and/or the sites, habitat and species database, subject to
additional assessment, as they may be of biodiversity importance.

Table C.4: Potential future sites and habitats subject to additional assessment
Potential future habitat subject to additional
assessment

Presence

International
EC Habitats Directive
Perennial vegetation of stony banks

Clonque, Houmet-Herbe,
Impot/Cachaliere, Braye, Saye Bay
and Longis Bay

Salicornia and other annuals colonising mud and sand

Fort Houmet-Herbe

Large shallow inlets and bays

Longis, Corblets and Saye Bays

Vegetated sea cliffs of the Atlantic and Baltic coasts

South Cliffs near the airport

Hydrophilious tall herb fringe communities of plains and of the
montane to alpine levels

Platte Saline, Impot/Cachaliere

Mudflats and sandflats not covered by seawater at low tide

Longis Bay, Braye, Saye, Corblets and
Platte Saline

Shifting dunes along the shoreline with Ammophia arenaria (‘white
dunes’)

Platte Saline, Braye, Corblets and
Saye

Ospar
Sabellaria spinulosa reefs

Coque Lihou, La Tchue

Regional
Protected under UK law (for example SSSIs)
Vegetated shingle

Across Alderney bays

Guernsey rare habitats
Dune Heath

Not yet identified on Alderney

Dune Slack

Not yet identified on Alderney

Marginal Vegetation

Not yet identified on Alderney

Unimproved Grassland

Not yet identified on Alderney

Semi-improved grassland

Not yet identified on Alderney
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Habitats which support the life stages of any priority species
identified

N/A – no qualitative data available to
assess decline across the Island

Habitats endemic to Alderney and/or Channel Islands

The Baie du Grounard Rock saltmarsh

Habitats undergoing a decline on the Island

N/A – no temporal quantitative data
available to assess decline across the
Island
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