GUIDELINES for the ASSESSMENT OF PLANNING APPLICATIONS
BACKGROUND

One of the major concerns of the land use policy in Barbados is the management of the land base itself.  For reasons of size there has logically been a reduction in the total “natural” land normally allocated and available for development.  As a result of development pressures in recent years there has been a gradual yet continued progression for allocated land available for farming to be used for physical/urban/infrastructural development.  A similar condition also applies to the process of coastal development.

The Planning Act 1972 defines development as “the carrying out of building, engineering, mining or other operations in or over or under any land, the making of any material change in the use of any building or other land or the subdivision of land.

The Coastal Zone Management Unit (CZMU) performs assessments of coastal related Town Planning applications as part of its routine work.  The service this Unit performs is strictly advisory to the Chief Town Planner and the recommendations made by the Unit do not have to be agreed to or adhered to by the Town and Country Development Planning Office since the latter is the office with total responsibility for all physical development for the country.

This pamphlet is to sensitize the public of the procedures used by this Unit in assessing the coastal applications referred to us by the Town and Country Development Planning Office.

WHY APPLY FOR PLANNING PERMISSION

The Town and Country Planning Department Order 1970 permits specific types of development to be carried out to existing residential and commercial properties without making applications to the Chief Town Planner, providing that specific conditions can be satisfied.  

If development cannot be carried out under the 1972 Order then planning permission must be secured.

According to the Town Planning Act Cap 240, the construction of any new building or any material improvement of an existing building or other land for commercial purposes requires planning permission.  Significant improvements refer to extensions, alterations and additions to, or changes to the external appearance of the building – all of which require planning permission.

THE PLANNING PROCESS

The planning legislation makes provision for a process of consultation with agencies/bodies or persons with specialized knowledge.  Some consultations are mandatory – the Ministry of Transport and Works and the Ministry of Health and the Environment.  Other agencies consulted include the Ministry of Agriculture (Soil Conservation Unit – regarding the stability of land within the Scotland District area; fisheries Division regarding fisheries and aquaculture/mariculture projects) the Barbados Water Authority, the Ministry of Tourism and the Coastal Zone Management Unit (regarding all coastal properties).

These consultations are critical in providing much of the technical information used in arriving at “an informed final decision,” on the application.  Decisions are issued either by the Chief Town Planner or the Minister responsible for planning under Section 18 f the Act Cap 240.  At the moment ministerial permission is given for all coastal developments.  Most permissions have conditions attached and developers must ensure that these are discharged satisfactorily as part of their development effort.  In cases where an application is refused by the Chief town Planner the applicant has the right to a review of that decision by the Minister through an approved panel hearing process.

DETAILS OF COASTAL RELATED PLANS TO BE SUBMITTED

The Coastal Zone Management Unit receives copies of all coastal related applications directly from the Town Planning Department.  The requirements for plans submission to that agency are well documented by that agency and are therefore only listed below:

Location Plan – shows exact location of site with clear landmarks and the nearest road junction to the site.

Elevation Plans – shows a flat side of the building.  Two views need to be shown – front and side views. 

Floor Plans – shows size and shape of the overall building, the layout of all rooms (including doors and windows) in the building and their dimensions.

Site Plan – shows the shape and dimensions of the land on which the building will be built together with road reserves, building line distances, other buildings on the site, construction setback position from high water mark (HWM), access to the site drainage and parking if appropriate.

Sworn Surveyor’s Plot – drawn by a land surveyor which accurately shows the location, size and shape of the land on which the building is to be erected or improved.  This plan should also clearly identify and date the position of the HWM for beach front properties and the location of cliff lines and extent of cliff undercut for cliff top properties.

N.B. Surveyor’s plots older than two years are not accepted by the CZMU as recent surveyor’s plots. 

Orientation of Plans – should show the northern point of the site by the use of a “North Arrow”.

Map Scales – should be clearly presented on the plans and be accepted to the Town Planning Department.

PLANS NOT PROPERLY SCALED ARE NOT ACCEPTED.

HOW THE COASTAL ZONE MANAGEMENT UNIT DEALS WITH YOUR APPLICATION

 At CZMU the plans are received form the Town Planning Department, registered and dated.  The site is visited and the following site specific information is collected.

Beaches

Thirty metre (30m) setback from high water mark for building construction:

· High Water Mark distance (to vegetation line, property boundary or fence, existing building line, sand dunes)

· Evidence of erosion

· Public access

· Vegetation species present and their distribution

· Oceanic conditioned and nearshore features

· Any signs of illegal work

Cliff Top

Ten metre (10 m) setback from most landward point of cliff undercut for building construction:

· High water mark distance (to the cliff face, cliff toe, property boundary wall or fence, existing building line, neighbouring building line, coastal road)

· Cliff geology and evidence of erosion

· Public lateral access and pocket beach presence

· Vegetation species present and their distribution

· Oceanic conditions and nearshore features

· Any signs of illegal work.


Fig. 1 Recommended setbacks for beaches and cliffs

Recommendations in excess of legislated setbacks may also be applied to site specific locations in an effort to protect shoreline features which are geomorphologically an integrated part of the beach or cliff system.  In some instances these setbacks are also applied to ensure safe lateral access along coastal segments which can clearly be deemed to be treacherous to the public and the property owner.

Application assessments are formalized and returned to the Town Planning Department with the Unit’s recommendations and where appropriate suggested conditions to be enforced by the Chief Town Planner.

HOW LONG DOES AN APPLICATION TAKE TO BE DETERMINED

The ZMU endeavors to return it recommendations on assessments within three weeks of their receipt from the Town Planning Office.  In the few instances when an application is held in the office for longer than four weeks, the Chief Town Planner issues an application reminder notice to the Unit for its completion and return.

SUMMARY

Permission is needed for the erection or improvement of all buildings.  All documents must show the correct information, especially the position of recently surveyed high water mark as well as the construction setback distances form high water mark.

It must be remembered that the Coastal Zone Management Unit provides only a technical advisory role to the Town Planning Department.  It takes approximately three weeks for an application to be processed through the Unit where it is returned to the Town Planning Department which issues the final decision.
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For additional information contact:

The Director

Coastal Zone Management Unit

Bay Street

St. Michael

Tel: (246) 228-5950/1/2/3 Fax: (246) 228-5956

E-mail: coastal@caribsurf.com
