6/59 1/03/0'} | 27 Pebrugry, I96&

(REVISED 13th May 1969)

2nd Issu
DEVELOPHENT STANDARDS nd Lapus

L RESIDENTIAL

1.1 Density is applicd to residential cevelopment. In the
United XKingdem, the Commonwenltis and the United States of
America the yardstick used for mecasuring density is either
the numbcr of habitable rocoms (or perscns) to the acre, or
the number of dwellings to the acro. Generally in thesc
countries the averagce occupancy of dwellings is cne perscn
per habitable room, and, as a 2lanning authority cannot
ultimately contrel cccupancy, it is now usual te quote
habitable rocims rather than persons,

1.2 Types of Density Standards

The standard of 'havitable rooems to the acre! is
normally usced in respoct of flats and mixed develepment -
particularly develcwment in and around the town centre,
'Dwellings to the acre' is normally used in the case of
housing development (o tached, seni-detached and
terraced) where each dwelling has its own plot. The
reascn for this is that, except possibly where the Housing
Authority is undertaizing a scheme, it is impracticable
for the Planning authority to regulate exactly the number
of rooms in an individual privete dwelling. Thus if
an acrc¢ of land was zoned feor development at a maximum of
40 habitable roovus ;L would be possible for the arca to be
divided up intoe eight plots of which the first seven built
could be six habitable rooms cach thereby already exceeding
the provosed density.

The use of the acre is understondably not entirely
familiar in Jersey. fowever, thoe vergee is a somewhat small
unit to use and although it is pessible ia relation teo
habitable rouvms it is scmewhat 1mg;acL1c le in the case of
dwellings where once might be forced to guete a2 broken
figure, for cxample, of 2.7 dwecllings per vergee

1.3 TFzctors Affecting Density

(a) Lecation: It is universal practice to permit
higher residential densitics in and immecdiately adjacent
te a2 town and built up suburban areas than in the country-
side and more rural areas. Basically this is because land
in and near the town is more expensive and must be
utilised econcriically, there is a greater demand for
peopls te live in and near their place of work, and main
sewers, community facilities and public transport are
generally readily available,

(b) Type of development: This affects the maximum
permissible density and it is only with flats or a mixed
develcpment o¢f flats and heuses that high densities can
be cbtaincd, Generally spcaking flats are only acceptable,
particularly in Jersey, in the urban arca., In the rural

areas the majority of people wish to have detached
dwellings, and this is in sympathy with devclepment in




the countryside. Morcover the present trend is for
bungalow type development which dinevitably requires
rather more space than a two storey dwelling.

1.4 Actual Standards

The maximum density generally for the town of
St. Helier is 100 habitable rcoms (or persons) to the
acre. This density is permitted, subject to certain
other considerations, within thc inner core. However
in the casc of sites of over half an acre, where it
is possible to build a higher building and provide
morc open space, the Island Development Committee has
agreced that the density may be extended to a maximum
of 120 habitablce rooms to the acre, and on sites more
than onc acre in extent to 140 habitable rooms to the
acre - provided there is no prejudice to adjoining
properties or the arca generally and that traffic
and other planning factors arc satisfied.

In the outer ring of the town a density of 70
habitable rooms to the acre is normally permitted
with, in special cases, an increasc to 85 or a
maximum of 90 on large sites.

In the calculation of density areas half the
width of any roads adjoining the site, to a maximum
of 20 f£t. may be incliluded.

Whils®t 'rooms per acre'! is the basic standard
usced for town donsity certain other factors have to
be taken intec consideration to prevent physical over-—
crowding and to provide adequate amenities and
privacy for the occupants of the dwellings. These
are sct out in the memorandum cntitled "Residential
Density in the Town Arca'" and they involve open space
around thce building of 200 sg. ft. per habitable
room and a plot ratio (which will be explained
subscquently) not in oxcess of 1.

Outside the town dovelopment is more froquently
in the focrm of houses rather than flats or mixed
development, and as has already been stated the type
of development considerably affects the maximum
possible density. Donsity is therefore normally
designated by the number of dwellings per acrc.
Twelve dweliings per acre can, in most instances,
be achieved with semi-detached houses: in the case
of terracc hiouses this can probably bec increased, on
certain sites, to fourtecen dwellings to the acre.
However, if detached houses arc involved then doensity
is reduced to about eight to the aere; and possibly

o

in the casc of bungalows tc about six.

Habitable rooms include Living Reoms, Dicing
Rooms, Studics, Boudrooms, Kitchens (Over 90 sq. ft.
in areca), and all othcr rooms over 70 sq. ft. Rooms of
250 sq. £t, and over count g twe habitable rcoms with
everv oxtra 100 sag. £, onc additioncl habitable rooti. .

4L summary of the above arc included in Avnvendix T,




1.5 Hotecl Development

FPor Ilotel development the Committee has for scme
time been coperating a standard based cn the residential
density standards sct out above, because an Hotel is
largely o residential building. However there has been
a cecnsiderable relaxation o¢f standards on the basis that
the guest accoumoedation is by and large only temporary
accommodation in that particular persons do not live
in their rocoms for any length of time and have no necd
for individual living and storage facilitices such as
are requireccd in a dwelling.

The schermne that has been adopted is best explained
by an example

On an acre site in the main town centre an Hotel
(subject to other »nlanning considerations) would be
permitted 120 habitable rooms. Any staff or manager's
rooms required would be calculated at one person per
habitable room as in the case of permanent residential
accommodation. On the assumption that 20 staff were to
be heoused there would remain 100 habitable rooms
avaeilable for gucests, but whercas in the case of normal
residential accommodation this would be calculated on
the basis of one person per habitable room, in Hotels
two persons per habitable room are permitted. In other
words the Hotel would be able to take a maximum of
200 guests. In addition, and this is a further
relaxation on the normal residential standards, all
public rooms requircd for the running of an Hotel of
this size would be ignored. In practice, therecfore,
this would give an overall density of 220 persoens to
the acre, which even on the basis of temporary cccupancy
is quite a high one when one considers the nced to
make provisicn for car parking and other tourist
amenities for the gucsts.

Q

COMMERCIAL

2.1 Types of Standard

Plot ratic and floor space index are used for
commercial development. There is little aessential
difference between these two and for convenicnce here
in Je rsey, as in many other countries, plot ratio is
now always usced. Plct ratic is the preportion of
tectal fluor area ci a building*(all floors added
together) to the net site area, i.c. the site area
within the boundaries and not including half the
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roads. i+ ¥ egixguoel Lo exsernsl Teces of walls.

2.2 Actual Standards

The Committce has adepted, and indeed for many
years has operated, a maximua standard of 2.5.
Mr. Barrett in Part IT of the Jerscy Development Plan
recommended @ ratio of between 2.5 and 3, although he
envisaged only about 2:1 in the general use zZonc
with a four storcy building. UYhere a very largec area
of town redevelopment warrants it consideration nmay
be given to increasing the plot ratio to 3 as




(a) this wculd make for a far more cconomic
development; (b) cther amenities would at the
same time be providoed, such as road widenings,
off street parking ctc.; and {c) the sizec of the
site would prebably allow for higher buildings
and larger open spaces,

3. MIXED DEVELOPMIENT OF COMMERCIAL AND RESIDINTIAL

It mot infrequently happens in town develop-
ment or redevelopment that a mixed development of
commercial and residential is required, usually
with commercial on the lower floor(s) and residential
above., Spch cases must be dealt with on their
merits based on the proportion of each type of
development. Some schemes have already becn
successfully negotiated by rcducing the net
residential density on primarily residential
schemes or the plot ratio on primarily commercial
schemes to offset a small amount of the other type
of development. In practice such schemes can
normally be fairly casily negotiated, and it is
suggested that it is not practicable or desirable
to lay down fixed rules.

States! Planning Officer
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rooms over 70 sq.

DENSITY

APPENDIX T

STANDARDS FOR JERSEY

SUMMARY OF RESIDEMNTIAL
1o0n Maximum Density
11 Town Coxre JO0 habitable rooms per acre on

sites less than half an acre.

4

120 habitable rcoms per acre on
sites ¢f half an acre or more. i

L

140 habitable rooms per acrc on
. sites of one acre oir more.

70 habitable rooms per acre on
sites of less than half an =acre.

~
Town Ling \1
5

85/90 habitable rooms per acrc on
sites. of half an acre or more.

-

e,
le Town Are: TDetached dwellings - 8 dwellings
per acre,
Semi-detached houses - 12 dwellings
rer acre,
~erracc houses — 14 dwellings per
acre.

l'ixed development - 60 habitable
rooms per acre.

"ble rooms inclu&o Livi
ft.

ng Rooms, Dijning Rooms, Studies, Bedrooms, Kitchens (over 90

Type of Development

Mainly flats or mixcd development>

HMulti-storey flats

Mixed flats and houses.

iecct to review rcegarding the position of the zone boundary.

hlculatic1 purroscs half the width of adjoining roads may be added to site arca.

sq; ft. in

Remarks

Subject to open
space cf 200 sq.
ft. per habitable
room, a maximum
plet ratio of 1
and normal plannin

criteria.

arca), and





