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DEVELOFMENT IN TiZ TOWN - igre

TOWARDS A HIGH BUILDING FOLICY

"High buildings are not inevitable; on the other hand they
can be a positive zlement in the townscape, if there is a
correct understanding of their significance and principles
of siting".

FPirst I should lixze to question the commonly-held'EMQEjption
that high density is synonymous with high rise., This

supposition is responsible for much misleading
the cause cf unnecessary high-rise development.

crunent and

possible to build detached and semi-detached uses, though
this for. of development is much better gt lower densities.
Given miniqaum standards for private gargde® and no public
open space other than roads, and a perfect te, it is
possible to achieve a density of 110 habitable rooms pexr
acre with terraced hcuses, though 80 a practical
maximum density feor this 4ind of deve nt.

Up to a density of 70 habitable rooias per at(ga}i is

To examine flat and maisonette develo

case of a regular site of 20,0 sq.¥ft. - say % acre gross
At 100 habitable rooms per acre ould be developed to a

O family flats (5 persors each)
first floor, there would

maximum of four storeys wit
If these were all at groung
reiain about 15,000 sq.ft.
although about 4,000 sq.ft.

and parking. \\\\h
It is on the larger Fgites that probleuus arise, and high

buildings becoms an aptable alternative to four storey
ones. Moreover, bacau the costs of lifts and stricture
do not generally b@®gome justified below 10 storeys, the
alternative is usual between a four-storey development,
and one of 10 o¥ more floors. It will be shown later why
I believe that a ilding above 5 storeys can be describa
as "high" in b=

tme cuntext of St. Helier.

For some tif y the generally accepted maximum density

in St. Helidw h#fs been 140 habitable rooms per acre, but
airly regular sites of an acre or uiore in aroa.
Take ti exampple of a site with a nett area of 50,00 sqg.ft.
oss area which allows a development potential
of 150 h table rooms, Assune that each flat will

nave 3 habitable rooms, giving a developwment of 50 flats,
and will require a floor are=z (inclading com.ion circulation)
of 300 sq.ft. The developaient will therefore nave a total
“Teonr area of 35,000 sq.ft.

It is a condition of the higher densities in 'urban' areas
that open space will be provided at the rate of 200 sqg.ft.
per habitable room. Thus, on our site of 50,000 sq.ft.,

30,000 sq.ft, maust be open space. This will nearly always

be/
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be provided at ground level, and would make a pleasant
garden - if it were not for the car,.

Each flat must have provision of a car space and there
must be 5 space per flat for 2 car families and visitors
etc. 50 we need to provide 75 spaces - which is about )
19,000 sq.ft. Our 'auenity' open space will oft be
further reduced by provision for drying clothes,

storing dustbins and so on. If the 50 flats were con-

tained in a high building of 12 storeys the s uld
be used as follows.
Building: 3,000\g%;it.
Cars: 19,080 sa.Bt,
Clothes drying etc: 2 sq.ft.
Gardens: 26,000 sq.ft.
Of course, only four flats will haveNdirect access to the
gardens and only 16 flats will be witl "supervision

distance" of children playing in @ gardens.,

“hat sacrifices would have to be made if it was decided

to build no higher than four 2ys, s0 that 12 or 13
flats had direct access to the ens and all flats (or
maisonettes in the case of _the two top floors) were within
supervision distance of t

The site would be divided follows:
Building: 9,000 sq.ft,
Cars: \ 19,000 sq.ft.
Clothes difgidg etc: 2,000 sq.ft.

Gardens 20,000 sqg.ft,

0 sq.ft. of gardens. But low
sral advantages that alleviate this.

The sacrifice is
buildings nav

1. The roof c be used as open space - about 6,000

5q. s avail-ble for drying areas and a play-
spa children, a space moreover which is
e ofi traffic and where noise will seldom

: inhabitants of the flats or neighbours,
Unly ball games are difficult to provide for.

Everyone is closer to the ground and is not
:ndent upon lifts.

3. The structure and servicing of the building is
very much cheaper although internal circulation
space is usually greater than in a point block.

4. The structure is much more flexible, allowing
the designer to provide large balconies and
terraces and to wmake the building an irregular
shape and plan form to suit the site and the
accomuiodation within,
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- 5. The structurs is often capable of change, so
that the building can be altered in part at
a future date to suit particular housing,
economic or social circumstances and family
needs.

6. The building will have a lesser offect upon
the character, scale and appearance of the
locality and of the town,

You wmay wonder wiy arcinitects cver design hi
residential buildings. It is partly because
Utopian ideals of the 1920's - Le Corbusier
the exciting new technology that was avai

beginning of tue century - the clevator andhthe stoel
frase - and partly because it is so mugh simpler to
design a tower block when confronted ¥ a high-density

situation, But simple solutions are not
best, and the ideals of the twentics are now largely
discredited while we can no longer % Sure taat electricity
will always be available 24 hours a d to power Mr. CGtis'
wonderful invention,

nt is concerned, our 50,000
sq.¥t., flocr area at

As far as coumercial develonn
sq.ft. site would provide 12
the normal plot ratio of 1/2, if this took the form
of a five-storey building, half the site would be free
for servicing, parking an# 2nity open spaca.

It is certainly true that e one is faced with a site

iike that on the LEsplgnade : M07,000 sq.Tt. upon which to
£fit 415 habitable rooggx\i0,00G sq.ft. of showrooms and
with all thae extra gervic®ng required for them, building
lines that effecti reduce the "working area" of the
site by as much as - 15 and so cn, the design problem
is not a simple B3ut even here I have shown in my
pPreliminary studieWgythat there is an altornative to high -
rise tower de et

The choice t
authority
developume:
on how the
fabric gof tr
futurd.

hen, s far as it is exercisad by a planning
2 c¢navly stages, between a high-rise
something lower, depends very largely
Yosed development will fit into the
existing town and tha plans for the town's

I will entrate on three factors that will influence
this choice, (though there are many more): History and
gecgraphy; climate; and townscape,

) HdIBTCHY AND GLOG LaPHEY

5t, Helier is contained by the sea on the south-west and by
the hills around. Only in the gap between Fort Hegent

and Victoria College has early development spread,

towards the south-east. The scale of the town as a whole
is very nmwich deter.cined by the height of the surrounding
hills, and the back cloth of green that thesce have
provided has always been part of St. Helier's caarm,
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For the most part, the buildings have becen donestic

in scale, with narrow frentages and of three or four
storeys in neigiht. Specially important buildings

have been larger - the Victorian terraces that grace
the outer edges of the old town znd Almorah Crescent
with its Tour storeys rcleived by a continuous balcony
at first floor level. The nigh rise buildings _ the
period are the church towers and spires - and notdNaghw
carefully they and the Moethodist chapels with their
lofty porticos arc sited - usually to clossa i
punctuate a terrace.

L2

"Modern high buildings tend to be .iore cgtilinvar,
more solidly cubical, more bulky and less awtr=ctive
in silhouette than the domes, spires =pgd towers of
thie past",

Much of our legacy of town planning is nedieval - the
irregular pattern of streets in tue ldest parts of
towns - overlaid by the classical desiwns of the
Renaissance and latesr periods -~ grid plans, wide
straight streets and e2legant facad?é tazt we associate
with "Georgian" arc-itecturs. Zoth the .edieval and
renaissance planiers recogni in different ways,
that man is the measurc of all™hi gs; and wien they
forgot it - mannerist . and baroqfe design - their Limited
technology held the worst £Ss58 in check and the
exuberance of the style ned the effect of thae too
large structure, soaething® it often did not hapgen in
respect of Victorian 2S.  The twentieth coentury
has seen the measurc o coney and technology for its own
sa.ze replace tho o f wan, so tihat many buildings
bear little reiati o their surrc.ndings, the nistory
of the place or the gauirc .ents of tne inasbitants of
ne town. The s&tuatidn is worsened in that so mueh
ouilding is undertBien for a general Turpose rather
than a specifj e% Worst of all in wany respects has
been the resul the celief that if onc rerioves slums
OIe reuoves povert, The people who now inaabit riodern
tenements W15t as poor and tae environment is a great
deal poord anners learn from their aistaizes: or
sirould do. : ‘g

2,

There aspect oif Jeorsey's cliuate that tends to be
I

played n. Jhile the Island's sunshine is given all

the puwlicity that con be afforded, its winds are seldem
mentioned. Yet the comfort of a town depends even more
on shelter than it does on sunshine., If by building
high we hope to gain open space, it will be no benefit
if the open space is windswept and blealk, and in the
siiadow of the tall surrounding buildings as well. Much
of the life of a town g0cs on during periods of the vear
when cold winds arc blowing and the sun is low in the
skKy, if it is not actually raining. The kind of open
space that is needed is small and saeltered, intimate
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and quiet - a cloister rather than a piazza. High
buildings tend to e set in the middle of an open

space; tne opportunity cxists to provide lower buildings
surrounding an opcn space - a Venice environaent rathor
than a iome one.

3. TOJNSCAL S

This is the art wihich can transfori: a group of ?ﬁses/
or four buildings from meaningless muddle into a

meaningful cowposition; or a couplete town
workable diagras on paper into a three-dimend
living e¢nviron.ent for human beings, satisfyi
those who live in it, worx in it, or simp lo
it. The Townscape is appreciated visu lly,%gurally and
tactically - even witia the nose. 4 wafik through

Bdinb.irgh, Yorx, Stocuncil - or 2 ho Luropean and
British Marizet toims, including St. ort -

will do wore to oxplain the uicaning good towunscape
than msere words. Thesc are so.e of e elenionts that

£0 to wasce up btownscape: novoaen rast of spaces,
views, activivies, details, ticns, scale, planting,
trees, age, enclasure, s aves, focszl points,
precincts, stops, chauages of silhouette, vistas,
deflcction, punctuation, ind® y18, angles, anticipation,
infinity, mystery, satisfactio nd 30 on., Tigh-rise
developmont and tall builgddges have tieir part to play in
all thesc.

o
G
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CONCLUSICN

In the context of St:\EQSier it is mnocessary to define

a high building. is 1wggested that any building more
than 5 storasys, oz alpout 50! 0O", is itzigh, because the
existing fabric of town is seldowm high=:r than this,
But even a 50! ing will tower over certain
resicential builddNgs and it is better not to adopt rules
before a det gl udy of the whole town and the partic-

A High 5uj
princi.le
the aim 1taining or ewphasising existing sizylines
and soggmetid crcating positive new ones. Socondly, it

will Safeguard local views within ths town, where either
the gqeale pr the suyline warrent protection. Because

tall ings are landiarxs, points of interest, directiecn
signs, wulre new oncs aic¢ to dominate the sxyline they
snould, whercver possible, represent local civiec interests:
not the intorests of one cowwercial fira couipeting with
anotiicr.,

RECOMMENDATION

It has been demonstrated that in the great majority

of cases, where nor.al density standards are apolied,
taere is a choice between high-rise and lower forms of
development,
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It is hoped toat by 1975, if this oflice has the
advantage of comnsultation with an outside grouvn of
rlanners, & review of the Island [evelop.uent Flan
will be wvell under way =nd particulzar attention will
have been paid to the future develosaent of the town.

It dis recommended thereiyore, that a moratoriua be

declared on all high-rise development for = pemgod
of two ycars. This will prevent dcecisions on thd
of

siting of tall buildings being wmade in advance

a town plan being agrced.
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Among the many books on architecturs and town planning
there is a wealth of information and guidance on
planning in respect of high-rise development,

Of particular value is the report "High Building ’0licy"
prepared for the Corporation of The City and RoyazIN3urdh
of Edinburgh by William Holford and Associates.

The quotations in the foregoing notes are fron
report and any weaber of thie Comaittee wishing
the subject furtier is most welcome to borkow it

Edinburgh is unigue and one of the finedt
Turope, but it czn be argucd that St.
fluportant to Jerscy as Bdinb rgh is to the
#ingdowm, and so a policy for tne devglopaent of the
town is as iaportant,

citices in

"Control of high buildings is
From studying current wet ods
countries, it has ogen conciu
possiale to meet the . lenning

Un the subjuct of Townascas
valae:

'"Townscape' by Gopdon C@flen and
'"The Character of wns' Dy Roy Worsikett,

Ixtracts fro.u 2 are contained in the appendix,




AP IENDIX

BN 1 2c sopplicd a paper prepared by the London
Borougn of Jandsworth in 1967 which lists twelve criteria
by which high buildings should bo Judged. As developaent
control tools tiaesc =rc very uscful.

SUMMARY OF I AINCIPLES AFRMMCTING THE DESI G

AMD SITING OF HIGH BUILDINGS \/

L. They should relate satisfactorily to the &
of the city.

2. They should not mar important vicws.
3. Their usc sheuld be a matter of cho';:\%\¢ween

horizontal or vertical developucnt a site in
the ligat of all nlanning consid KOS ,

i, The site sheuld be of sufficient size to perait
as to frece a
reascnable portion of the plot folyopen space.

¢gd to e¢ach other,
They sihoculd not
hion over the city,.

be scattersd in random f

open spaces should

the character of the
7 They should not be trely as density raisers,

and tac use of high buWgdings should not result

in a density high? then would normally follow
from development at aditional height.

8, Bulky forms s be avoided.

9. They should gbly have sowme civic significance,
or should rclgte to xzey sites.

LG, They shou
adjoining

ause excessive oversiadoving of
velooment.

11 not prejudice the redeveloprent of
ites.
12, n «nd finishes sheould be of tha highest






