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1.0  INTRODUCTION 

 

1.1  Background and Purpose of this Report 

 

The Bermuda Plan 2008 became operational as a Draft Plan on 6th June 2008 and, after public 
consultation and a Tribunal Inquiry, was formally adopted in June 2010.  Given that the 
Bermuda Plan 2008 is 10 years old, it is important to review and update it to reflect the current 
circumstances and land use issues affecting the Island. 
 
This Review and Strategy report constitutes the formal review of the Bermuda Plan 2008 and 
the Report of Survey as required by section 9(1) and section 6(5) of the Development and 
Planning Act 1974 respectively.  This review includes consideration of suggested amendments 
to objectives, policies and zonings from the public, agents, stakeholders and other consultees as 
well as amendments required to reflect changing circumstances, Government priorities and 
projects, and new legislation.  It assesses whether the Bermuda Plan 2008 has been successful 
in achieving its stated objectives and identifies where refinements are required to the 
objectives, policies and zonings.   
 
This report also provides an overview of development trends in the last 10 years and a strategy 
for planning for Bermuda’s sustainable growth to provide for the needs of Bermuda’s residents 
for the next 10 to 15 years.   
 
The new Bermuda Plan has been prepared in accordance with the provisions of Part III of the 
Development and Planning Act 1974.  The Bermuda Plan 2018 is the sixth development plan of 
the Island and will supersede the Bermuda Plan 2008.  It covers the entire Island except for the 
City of Hamilton which is subject to the provisions of the City of Hamilton Plan 2015 and the 
City of Hamilton Plan 2001. 
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2.0  PREPARING A NEW BERMUDA PLAN 
 

2.1  Work Programme 

 
Figure 1 below illustrates the key milestones in the work programme for the review of the 
Bermuda Plan 2008 in 2016/7 and the preparation of the new Bermuda Plan 2018 in 2018/19.  
 

 

Figure 1:  Work Programme for the new Bermuda Plan 
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2.2  Public Consultation 
 
The Forward Planning Section started the process of reviewing the Bermuda Plan 2008 in June 
2016.  This process included internal meetings with technical officers within the Department of 
Planning as well as other Government Departments, meetings with key stakeholders and NGOs, 
feedback from workshops, and the review of submissions from the public and agents for 
suggested amendments to the zoning of properties and to planning policies. 
 

2.2.1 Rezoning requests and other submissions 

 

Agents and members of the public were invited to submit rezoning and policy amendment 
requests as part of this initial public consultation process to review the Bermuda Plan 2008 and 
to help inform the preparation of a new Draft Plan.  The Department of Planning received 208 
rezoning requests by the 31 March 2017 deadline.   
 
Of the 208 requests, 177 or 85% them involved the rezoning of conservation land.  A few of 
these requests involved the swapping of areas to be zoned for conservation with no net loss of 
conservation land but the majority requested the complete or partial removal of conservation 
land.   
 
Of these 177, 68 requests involved the removal of Agricultural Reserve.  All of these requests 
required consultations with the Government Conservation Officer and Government Agricultural 
Officer.  The main arguments presented in the submissions for the removal of the Agricultural 
Reserve were as follows: 

 the land has not been used as arable land ever/for a long time; 

 the property owner wants to build on the land; 

 it is not practical or functional to retain small pockets of Agricultural Reserve; 

 it is unrealistic to cultivate the land given the site configuration, topography and 
roadway/access limitations; 

 questions regarding how much land is required to be retained for growing foods to 
sustain the population; 

 questions regarding the legalities and practicalities of putting small parcels of land into 
production and how we can force people to do this. 
 

Of the remaining 31 non-conservation land related rezoning requests, 12 submissions 
requested to keep the zoning the same and 19 requests involved the rezoning of development 
lands from Rural to Residential 1 or Residential 2, or from Residential to Industrial, Commercial 
or Mixed Use. 
 
A quarter of the rezoning requests submitted by the agents were resubmissions of previously 
unsuccessful objections to the Draft Bermuda Plan 2008.  There was also a request to create a 
new coastal residential zone to allow for further development of residences located in Coastal 
areas and on small islands. 
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The Bermuda National Trust and Bermuda’s Environmental Sustainability Task force reviewed 
the rezoning requests, and submitted comments to the Department of Planning.  These 
included the need for the new Bermuda Plan to retain existing conservation lands, retain 
coastal reserve zoned areas and require the replacement of any conservation areas that are 
developed.  It was also suggested that the Department should require greater setbacks for 
industrial sites located next to conservation areas.   
 

2.2.2  Review of rezoning requests and submissions 

 
The Department’s approach to assessing the 177 rezoning requests involving conservation land 
was to not support the removal of any conservation zone or conservation areas unless there 
was planning merit or the site specific circumstances suggested that the rezoning would be 
logical, for instance if: 

 a building has been built with planning approval in the conservation zone/area; or 

 it seems reasonable to remove the conservation zoning to allow for a 15 feet buffer 
from an existing building line; or 

 the conservation zone/area is replaced with new and similar/larger sized conservation 
zone/area in a more suitable or feasible location on the property. 

 
In reviewing the rezoning requests involving the removal of Agriculture Reserve, the 
Department considered it important to retain these areas as conservation land.  Even if not 
currently used for arable purposes, they nevertheless provide valuable amenity areas, and 
future reserves for potential use as agriculture, horticulture, potted plants and home gardens. It 
is hoped that incentives can be offered to farm agricultural land to improve the Island’s food 
security. 
 
The Department supports the need to minimize potential conflicts between incompatible land 
uses particularly where there could be environmentally damaging impacts.  As such, a policy 
has been also added to the new Plan requiring a 20 ft setback for buildings and uses in 
industrial zoned areas where the lot line is shared with a Nature Reserve, Park or Recreation 
zone. 
 

2.2.3  Further public input 

 
Once the Draft Plan is published, there is a minimum two month formal public consultation 
phase, as required by the Development and Planning Act 1974.  During this period, there will be 
exhibition booths staffed with technical officers on hand to answer questions about the new 
Plan.  There will be an online Citizen Self Service site for members of the public to submit 
formal objections and representations regarding the Draft Plan to the Department of Planning. 
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3.0  KEY ISSUES FACING BERMUDA 

 

3.1  Bermuda in the global context 

 

Over the last 10 years, Bermuda has experienced a major economic recession and recovery.  
Bermuda’s economy was severely affected by the 2008/2009 financial crisis and subsequent 
five year global recession.  Since 2012, however, Bermuda has seen consecutive growth each 
year.  International business and tourism remain the two main pillars of Bermuda’s economy. 
 
Climate change has become increasingly more significant and is now seen as many countries’ 
greatest challenge.  Bermuda’s vulnerability to climate change is particularly acute given its small 
size, low lying topography, location in the Atlantic ‘Hurricane Alley’, high population density and 
high reliance on food and oil imports.   
 
In the USA and Europe, with rising concerns about health costs, there has been greater emphasis 
on the need to integrate health and planning agendas, and to build healthier communities.   
 
Sustainable development principles are still very germane globally as well as locally and 
continue to underlie the importance of carefully balancing Bermuda’s environmental, economic 
and social needs. 

 

3.2  Current land uses 

 

Bermuda’s total land resources amount to 13,247 acres.  This figure has been revised since the 
2008 Plan to reflect the more accurate 2012 coastal boundary of the Island.  Due to a very 
limited land mass, competition for different land uses including residential, industrial, schools, 
parks and recreational spaces, as well as the potential incompatibility of some adjacent land 
uses, are contentious issues.  The challenge of any development plan is to balance the varying 
economic, environmental and social interests to sustain and support the Island’s current and 
future population. 
 
According to the Land Use Survey conducted by the Department of Planning in 2016 (see Figure 
2), 47% of Bermuda’s land is used for residential purposes which is a 3% increase since 2001.  
Open Space land including National Parks, Nature Reserves, rural areas, golf courses and other 
recreational areas comprise 33% of the land which is the same percentage as in 2001.  The 
percentage of land used for Tourism has decreased by 2% since 2001 to total just 2% in 2016. 
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Figure 2:  Bermuda Land Uses 
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3.3  Population and Housing 

 

3.3.1 Population trends 

 
Figure 3 below shows Bermuda’s population growth since the 1950s.  Since 2010, for the first 
time, Bermuda has been experiencing a decline in its population.  In 2016, Bermuda had a 
resident population of 63,791, a population decrease of 1% since 2010.   
 
Bermuda’s population is expected to decline further as net emigration exceeds natural 
increases.  Bermuda’s demographic profile is expected to be one of fewer children, an older 
workforce and more elderly people.  Population projections produced by the Department of 
Statistics in October 2018 show a population of 63,791 in 2016 and a decline in population to 
reach 63,680 by 2026 (see Figure 3). 
 

 
Figure 3:  Population Trends 1950 to 2026 

 
In 2016, Bermuda’s population 65 years and older represented 17% of the population, a 3% 
increase in this age group since 2010 and the third largest age cohort (see Figure 4).  The 
Department of Statistics projects that the proportion of seniors will climb to 25% of the 
population by 2026.  This growth in the elderly population will result in more and more demand 
for seniors’ housing, senior citizen daycare programmes and health care.   
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Figure 4:  Population by Age Group 2016 
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Of the nine parishes, Pembroke Parish retained the largest share (17%) of the population in 
2016.   The parishes of Pembroke, Smiths and Warwick had the most significant population 
gains since 2010, and the two most remote parishes, St. George’s and Sandys, experienced the 
greatest losses in population since 2010 (see Figure 5). 
 
 

 
Figure 5:  Population by Parish 
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Bermuda’s population density decreased to 3,086 persons per square mile in 2016 from 3,097 
in 2010.  Pembroke Parish is the most densely populated parish with 5,289 persons per square 
mile and St. George’s Parish is the least densely populated parish with 1,447 persons per square 
miles (see Figure 6). 
 

 
Figure 6:  Population Density by Parish 
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3.3.2  Household Trends 

 
Whilst Bermuda’s population since 2010 has been shrinking, the number of households have 
progressively increased (see Figure 7).  During the period from 2010 to 2016, there was a 4.7% 
increase in the total number of households from 26,923 to 28,192.   

 

 
Figure 7:  Population and Household trends 

 

The average size of household has fallen from 2.47 in 2000, to 2.39 in 2010 to 2.26 in 2016.  In 
the 2016 Census, for the first time, the number of one person households (34%) outnumbered 
the number of two person households (31%) to become the most common household size (see 
Figure 8).  
 
With an increasing trend towards small-sized households, this will inevitably place greater 
pressure on the need for more affordable, single person housing.  The residential policies of the 
new Bermuda Plan address this issue by providing for higher density residential development in 
and around commercial centres, higher residential densities for the provision of affordable 
housing, and a relaxation on the provision of private outdoor living space and/or communal 
space for the repurposing existing buildings for residential uses. 
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Figure 8:  Number of Persons per household 

 
The 2016 Census results indicate that two bedroom dwellings continue to comprise over one 
third (36%) of all dwelling types.  One bedroom dwellings comprise just under a quarter (24%) 
and three bedroom dwellings comprise just over a quarter (29%) of all dwellings. 
 

3.3.3  Residential development trends 

 

The Department of Land Valuation data indicates that in 2016 there were 32,136 Residential 
Valuation Units (RVUs) in Bermuda.  This compares to the 28,192 households reported in the 
Census 2016.  The difference between the number of RVUs and the number of households can 
be variously interpreted as a vacancy rate or a housing surplus.  For instance, property-owners 
may create an additional apartment only to register another vehicle or may have an existing 
apartment but decide to leave it vacant.  Alternatively, a property with an apartment may be 
owned by a non-Bermudian who is not permitted to rent it.  In 2016, this surplus housing stock 
amounted to approximately 12% of all RVUs.   

Of the 32,136 existing RVUs, 2,446 were created between 2006 and 2016, an average of 245 
new RVUs created each year (see Figure 9). 

 

0

1000

2000

3000

4000

5000

6000

7000

8000

9000

10000

1 2 3 4 5 or more

Number of Persons per household

Census 2000 Census 2010 Census 2016

Source:  Department of Statistics - Censuses of Population and Housing



19 
 

 
Figure 9:  Number of Residential Valuation Units 

 

Figure 10 shows the distribution of Residential Valuation Units throughout the Parishes. 
Pembroke Parish has the highest number of RVUs at 5,972.  Warwick Parish has the second 
highest number of RVUs (4,707) and has had the highest growth rate of 12% new RVUs since 
2006 (see Figure 11). 
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Figure 10:  Residential Land Valuation Units by Parish 
 

 
Figure 11:  Number of Residential Valuation Units created 2006 to 2016 
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The Bermuda Plan 2008 designates 5,772 acres of land (almost half the Island) as Residential 1 
(high density residential) and Residential 2 (low/medium density residential).  In addition, the 
Rural zoning, of which there is 642 acres, allows for some limited residential development.   

Currently, 93% of RVUs are located within a Residential zone of which 72% are located within a 
Residential 1 zone and 21% are located within a Residential 2 zone (see Figure 12).   
 

 
Figure 12:  Percentage of Residential Valuation Units by Zone 

 
Of the 2,339 new RVUs built between 2006 and 2016, 61% were built on land zoned as 
Residential 1, 20% within a Residential 2 zone, 7% within a Tourism zone and 1% within a Rural 
zone (see Figure 13).   
 
Surprisingly 6.3% or 147 of new RVUs were built within Open Space Reserve and Coastal 
Reserve Conservation Zones which allow only limited development.  However, further analysis 
of this indicates that the majority of these new RVUs were built at two specific developments - 
Grand Atlantic in Warwick (Coastal Reserve) and Victoria Place/Row near Dockyard (Open 
Space Reserve) which was the subject of a Special Development Order. 
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Figure 13:  Percentage of Residential Units by Zone 2006 to 2016 

 

During the construction boom of the 1980s, an average of 500 new residential units were built 
annually whilst the recession in the early 1990s saw a drop to an annual average of 265 new 
residential units being built over this decade.  In the early 2000s, the rate of construction begun 
to increase as demand for housing increased, fuelled by a strong economy and low interest 
rates.  As shown in Figure 14, there was a peak of nearly 400 new residential units in 2011.  
However, residential completions have fallen dramatically in recent years to less than 100 each 
year since 2014. 
 
In addition, whilst new residential units historically comprised a high proportion of new builds, 
since 2013 a greater proportion have been conversions of or additions to existing buildings. 
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Figure 14:  Residential Completions 2006 to 2016 
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their operations with condominium developments.  Condominium developments are sold into 
the local or overseas market for permanent occupation or as fractional units which are directed 
almost exclusively at the overseas second home market.  The fractional units do not receive 
assessment numbers from the Department of Land Valuation.  The residential units, however, 
are added to the stock of local housing and qualify for assessment numbers.   
 

Although a number of tourism establishments had already been converted to residential uses 
when the Bermuda Plan 2008 was being drafted, the Ministry of Tourism at that time only 
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In 2016, there were 483 residential land valuation units located on Tourism zoned land, 7% of 
which have been built since 2006.  In the new Bermuda Plan, the 13 Tourism properties which 
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and Somerset Bridge Guesthouse.  The sites which will be partially rezoned from Tourism 
include the Harmony Club, Pink Beach and Tucker’s Point.  The Southlands site will be rezoned 
from Tourism, Residential and Open Space Reserve to Park and Waterloo House will be rezoned 
from Tourism to Commercial.  There will also be an extension to the existing Tourism zoning at 
the St. Regis hotel site in St. George’s.  In total, there will be a net loss of approximately 38 
acres of Tourism zoned land in the new Bermuda Plan. 
 

3.3.5  Residential in commercial and mixed use zones 
 

The Bermuda Plan 2008 initiated alternative approaches to providing land for residential uses 
to help alleviate pressure on Bermuda’s diminishing land resources.  In particular, it sought to 
promote the establishment of sustainable live/work/play communities, mixed use 
development areas and higher density residential areas near commercial centres and public 
transport nodes.  According to the Land Use Survey 2016, there are 250 residential units 
located within Mixed Use and Commercial zones.  This has helped to alleviate pressure on 
Bermuda’s diminishing land resources as well as reduce car use and traffic congestion.  The 
new Bermuda Plan will continue to support the development of residential uses in the 
commercial hubs outside of the City. 
 

3.3.6  Population and Housing forecasts 
 

Population and housing forecast data is essential in the preparation of any new development 
plan to ensure that there is sufficient land available for residential development to meet 
projected populations.  
 
The Department of Statistics Census 2016 data indicates that Bermuda’s population has 
declined by 1% since 2010, and population projections to 2026 indicate that the population will 
continue to decrease.  
 
The population is also gradually ageing which places a greater demand on health care services, 
and, coupled with a decreasing population, means that the workforce is diminishing which 
provides Bermuda with some long-term challenges.   
 
According to the Census 2016, there has been a further decrease in household sizes and a 4.7% 
increase in the number of households with a 3% increase in the number of one person 
households.  It is expected that this trend towards smaller household sizes and a greater 
proportion of one person households will increase.   
 
A further 4.7% increase in the number of households six years from 2016 would bring the total 
number of households to 29,517 by 2022 or an additional 1,325.  If this 4.7% increase was 
sustained for another six years from 2022, there would be a further 1,387 households by 2028.  
These are rudimentary estimates based on recent trends; however, they assist in determining 
the level of demand for new housing during the lifetime of the new Plan and it is anticipated 
that the Department of Statistics will be providing more accurate long term population and 
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household forecasts.  
 

3.3.7  Residential land supply and demand 

 
In order to determine the amount of land that is currently available for residential 
development, the Department of Planning examined the current number and size of vacant lots 
that have a residential zoning (Residential 1, Residential 2 or Rural in the Bermuda Plan 2008), 
and how much of this land is unencumbered by Conservation Areas and therefore has the 
potential for residential development.   
 
The Department of Planning’s records indicate that there are a total of 1,171 vacant parcels of 
land.  This figure excludes vacant brownfield sites and legal subdivisions (some prior to 1974) 
that the Department of Planning has no records for.  Overall there are 874 acres of vacant land, 
of which 493 acres (or 931 vacant parcels) are zoned Residential 1, Residential 2 or Rural.  The 
majority of these 931 vacant parcels are Residential 1 zoned lots (42%) which are 6000 sq.ft. or 
over in size and 25% are Residential 2 zoned lots over 18,000 sq.ft. in size and therefore meet 
the minimum Residential 1 and Residential 2 lot size requirements of the Bermuda Plan 2008.   
 
Thirty seven percent of these 931 vacant parcels are impacted by a Woodland Reserve and/or 
Agricultural Reserve Conservation Area which limits their development potential.  However, in 
many cases, the amount of land within these lots that is covered by a Conservation Area is 
marginal.  There are 582 parcels or 181 acres of vacant Residential 1, Residential 2 or Rural land 
that have no Conservation Area development restriction, the majority of which are located in 
Sandys Parish. 
 

Based on the current maximum densities permitted for the vacant Residential 1 lots which are 
6,000 sq.ft. or over, it is estimated that there is capacity for an additional 1,164 dwelling units.  
For those vacant Residential 2 lots between 12,000 sq.ft. and 18,000 sq.ft., there is capacity for 
an additional 116 dwelling units and a further 472 dwelling units on those Residential 2 lots 
over 18,000 sq.ft.  There is capacity for an additional 12 dwelling units on Rural zoned vacant 
sites of 4 acres or over in size.  Therefore, it appears that there is the capacity for an additional 
1,764 dwelling units on currently vacant registered Residential 1, Residential 2 and Rural lots.   
 
Another means of calculating whether housing land supply will meet housing demand during 
the lifespan of the plan is to consider recent residential build rates.  The data collected in this 
regard shows that there has been a dramatic drop in new build properties over the last 10 
years, with the most significant drop having occurred since 2011.  Whilst a range of factors will 
have contributed to this, the most common cause is likely to be the increasing difficulties 
associated with accessing finance for both builders and purchasers as a result of the global 
financial recession.   
 
From the information available, build rates show a significant drop off in new build residential 
units leading up to 2016 where there was a total of 57 new residential units established, 
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including 43 from conversions or additions to existing properties and only 14 new units.  A 10 
year average from 2007 to 2016 indicates that 2,333 units were built, resulting in a 10 year 
average of 233.3 units per annum.  As previously indicated, there is capacity for 1,764 
residential units within the plan period which therefore equates to a land supply of 7.6 years if 
the 10 year average is maintained.  There are two major issues with using the 10 year average; 
build rates fluctuated wildly during this period and there has been a significant drop off in 
recent years, meaning that this average build rate is unrepresentative of current realities.  
Nevertheless, there would still be sufficient supply.  A more realistic timescale to consider is the 
5 year average from 2012 to 2016 as this represents more recent development activity.  During 
this time period, a total of 594 units were built, giving an average of 118.8 units per annum.  If 
this average ‘build’ rate continued, there would be capacity for 14.8 years (1764 / 118.8) of 
residential development, comfortably exceeding the 5 year review period for the plan.  
 
It is important to also factor in the City of Hamilton for further potential residential 
development.  The City of Hamilton Plan 2015 recognises that residential development is an 
essential component of revitalising the City.  The City Plan encourages the adaptive reuse of 
vacant and underused commercial floorspace for residential use and/or for shared live/work 
use as well as new purpose built residential development as a means of alleviating the pressure 
to develop on open space elsewhere on the Island. 

The data analysis for housing demand and supply therefore indicates that there is ample land 
available to meet housing demands for the next 10 years within existing residential zoned areas 
(including yet-to-be activated planning approvals and potential additional infill development) as 
well as the Mixed Use Zones and the City of Hamilton, and that it is not essential to zone any 
new lands as Residential. 

Despite the considerable capacity in the current supply of residential land, the new plan will 
include new additional residential zonings at Morgan’s Point and Tudor Hill as there is planning 
merit in both of these instances, and will also allow for the development of other compatible 
uses.  The inclusion of these sites further emphasizes that there is no need to identify new 
residential zonings, particularly where such zonings would result in the loss of precious 
remaining conservation land.  
 

3.3.8  Cycle Only Apartments 

 
The Throne Speech in November 2017 stated that the Government would create a new 
category of dwelling unit that has an assessment number but will be restricted from having a 
private car registered to the address.  The purpose of this initiative is to ‘stimulate construction 
demand and provide homeowners with additional income’. 
 
The Bermuda Plan 2008 and the City of Hamilton Plan 2015 already contain parking policies that 
allow the Board the discretion to permit residential units to have less parking than the one car 
parking space per residential unit that is normally required.  However, the new Bermuda Plan 
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will be updated to add a specific category of restricted residential unit that requires no car 
parking space and a minimum of one cycle parking space per dwelling unit.  A Certificate of 
Completion and Occupancy issued for this type of residential development will be given an 
‘Apartment (Cycles Only)’ Certificate. 
 
This new category of residential unit could potentially allow for the construction of more 
residential additions than might have previously been allowed under the currently planning 
policies and address the need for more affordable residential units. 
 
 

3.4  Tourism Development 

 
Tourism remains Bermuda’s second largest source of revenue after international business with 
visitor expenditure totaling $398.3 million in 2016.  The number of visitors has fluctuated 
somewhat over the last 10 years but 2016 saw an increase in air visitors and cruise visitors (see 
Figure 15). 
 

 

Figure 15:  Visitor Arrivals 2006 to 2016 

 

The Ministry of Tourism records shows that the number of tourism establishments dropped by 
15 from 57 in November 2006 to 42 in October 2017.  There has also been a decline of 416 
tourism units and a decline of 1,157 licensed bed counts.   
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Whilst the number of large hotels has remained the same at 4, there has been a drop of 136 
units and 687 licensed bed counts.  However, whilst the number of small hotels has also 
remained at 10, the number of tourism units in small hotels has increased by 79 and the 
number of licensed bed counts in small hotels has increased by 329 (see Figure 16). 
 
 

 

Figure 16:  Tourism Accommodations 2006 vs 2017 

 

As detailed in section 3.3.4 of this report, there has been a trend towards more and more 
tourism properties converting to residential uses, many of which are now established 
residential communities.  As such, these properties will be rezoned from Tourism to Residential 
in the new Bermuda Plan. 
 
There is anecdotal information to suggest that the significant rise in vacation rentals (through 
websites such as Airbnb) may be one of the reasons why tourist numbers have stabilised whilst 
other forms of tourist accommodation are decreasing.  The rise in Airbnb was instigated 
through the America’s Cup in 2017 and has led to some properties being moved into long-term 
rental market in pursuit of the potential higher profits as short-term holiday lets.  

0

200

400

600

800

1,000

1,200

1,400

1,600

0

2

4

6

8

10

12

N
o

. o
f 

u
n

it
s

N
o

. o
f 

es
ta

b
lis

h
m

en
ts

Tourism Accommodations - 2006 vs 2017

No. establishments in Nov. 2006 No. establishments in Oct. 2017

No. units in Nov. 2006 No. units in Oct. 2017

Source:  Ministry of Tourism



29 
 

 
Vacation rentals typically are located within existing residences which are predominately 
located within residential areas.  Current planning policy permits tourism accommodation 
within residential areas providing there are no detrimental impacts and the new Bermuda Plan 
will continue to support this.   

 
Vacation rentals are a growing and important part of Bermuda’s tourism economy, and it is 
necessary for Bermuda to legislatively define vacation rental property to remove bureaucratic 
restrictions and develop a light-touch regulatory approach.  Vacation rentals legislation will be 
enacted to enable the Government to better support the vacation rental sector to the benefit 
of Bermudian homeowners, service providers and entrepreneurs.   
 
 

3.5  Economic Development 
 
Bermuda is one of the leading global reinsurance providers with one third of the top global 
reinsurance companies managed, owned and operated in Bermuda.  The Ministry of Finance 
estimates that Bermuda’s GDP in 2017 increased by 0.75% to 1.25% due to an increase in many 
of the major economic indicators such as employment, employment income, air and cruise ship 
visitors, new construction projects and retail sales.  In addition, according to the Department of 
Statistics Employment Brief (May 2017), Bermuda’s job market saw its first increase in 8 years 
in 2016 with the number of filled jobs rising 0.5% from 33,319 in 2015 to 33,481 in 2016.   
 
As shown in Figure 17, the employment sectors which saw the greatest increases were 
restaurants/cafes/bars (+10%), other community, social and personal services (+5%), retail 
(+4%) and wholesale trade (+4%).  Employment in these sectors most likely grew as a direct 
result of employment related to the 2017 America’s Cup.  The public administration 
employment sector saw the greatest loss of 169 jobs (-4%) which reflects the decline in 
teachers and police officers. 
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Figure 17:  Number of Jobs filled by Employment Sector 

 
The state of Bermuda’s economy is often reflected in the level of construction activity on the 
Island as well as the volume of planning applications received by the Department of Planning.  
From the mid-1990s to the mid-2000s, the number of planning applications received averaged 
just over 1,000 a year, 54% of which were for some form of residential development ranging 
from small extensions to large condominium complexes.  As shown in Figure 18, the 
Department of Planning received the highest numbers of planning applications in 2006 and 
2007 with 1,513 planning applications and 1,531 planning applications respectively.  In the last 
10 years, however, there has been a gradual decline in the number of planning applications 
reaching a low of 839 applications in 2012. 
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Figure 18:  Planning Applications 2006 to 2016 

 
Most of the Island’s commercial space is located in the City of Hamilton.  According to Coldwell 
Banker Bermuda Realty (January 2018), the commercial real estate sector continues to face 
challenges.  The supply of vacant or under-rented office accommodation is estimated to be in 
excess of 500,000 square feet, most of which is categorized as second tier space.  The City of 
Hamilton Plan 2015 includes policies to encourage the adaptive reuse of vacant and under-used 
commercial floorspace for residential uses and/or for shared live/work uses.   
 
There are a number of commercial centres outside the City of Hamilton including Dockyard, 
Somerset Village, Somerset Road, Riddlell’s Bay, Warwick Central, Flatts Village, Paget Plaza, 
Paget Central, Collector’s Hill, Brighton Hill, Shelly Bay Plaza, Southside and the Town of St. 
George’s.  The Bermuda Plan 2008 sought to encourage mixed use and commercial 
development in these commercial centres as a means of decentralizing some of the commercial 
development and associated traffic from the City of Hamilton.   

The Bermuda Plan 2008 created three Mixed Use Zones at the Town of St. George, Dockyard 
and Southside totaling 142 acres.  The Town of St. George is a UNESCO World Heritage Site and 
a popular tourist destination.  In 2016/17, Dockyard was the centre of attention leading up to 
and during the America’s Cup, and Dockyard gained 9 acres of reclaimed land at Cross Island.  
Southside has not seen much development over the last 10 years and with the closing of 
Whites supermarket in 2012, this area is in need of revitalization.  The Government’s vision is to 
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transform Southside into a technology-based community with associated office and residential 
uses. 

The Mixed Use zoning has provided flexibility to accommodate a variety of uses including 
commercial, residential, tourism and light industrial uses in these three main commercial areas 
outside the City.  The other commercial hubs across the Island generally feature clusters of 
shops and are designated as Commercial Zones.   

A survey of these commercial centres in May 2018 showed that within the 142 acres of land 
designated as Mixed Use, there are 438 units occupying 1,162,023 sq.ft. of which 30% are retail 
units, 7% are office units and 27% are residential units.  There is an 86% occupancy rate in the 
Mixed Use zones with 61 units vacant, 40 of which are in the Town of St. George and 20 of 
which are in Southside (see Figure 19). 

 
Figure 19:  Mixed Use and Commercial Zones 

 

Within the 66 acres of land designated as Commercial zone, there are 425 units occupying 
2,069,302 sq.ft. of which 30% are retail units, 28% are office uses and 31% are residential units.  
There is an 88% occupancy rate in the Commercial zones with 52 vacant units, 23 of which are  
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in Somerset Middle Road commercial centre and 14 of which are on East Broadway.  The 
commercial centres at Brighton Hill, Collectors Hill and Shelly Bay Plaza have 100% occupancy of 
their units (see Figure 20). 

 
Figure 20:  Occupied and Vacant Units in Commercial and Mixed Use Zones 

 
As shown in Figure 21, there is just over 140,000 sq.ft. of vacant floorspace in the Mixed Use 
zones and just under 70,000 sq. ft. of vacant floorspace in the Commercial zones. 
 

 
Figure 21:  Occupied and Vacant square feet by Commercial and Mixed Use Zone 
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It is interesting to note that despite the total acreage of Mixed Use zoning being twice as much 
as the acreage of land designated as Commercial zone, the amount of built floorspace with the 
Mixed Use zones is half that of the Commercial zones.  This indicates that there is significant 
potential within existing Mixed Use zones to increase building heights and provide greater 
development potential within them.  Despite this, there will be some additional areas of Mixed 
Use zoned land in the new Bermuda Plan.  The new 9 acre site at Cross Island which 
accommodated the America’s Cup Village in 2017 will be zoned Mixed Use.  In addition, some 
Industrial zoned areas at Dockyard and Southside are likely to be rezoned to Mixed Use to 
provide greater flexibility in uses permitted in these areas.   
 
With existing potential space available within 9 out of the 12 Commercial zoned centres which 
equates to nearly 70,000 sq.ft space as indicated in Figure 21, it is not envisaged that there is a 
need to rezone any other areas as Commercial in the new Bermuda Plan.   
 
In both the Mixed Use and Commercial zones, over a quarter of all units are used for residential 
purposes.  This indicates that these units have the potential to be converted to commercial 
uses if needed. 
 
The new Bermuda Plan will emphasise the need to provide greater accessibility and walkability 
to these commercial areas especially from dense residential areas.  In addition, as with the City 
of Hamilton Plan 2015, new developments within Mixed Use and Commercial Zones will be 
expected to contribute to aesthetic and functional improvements within the public realm of 
these community hubs and a policy will be added in the new Plan to reflect this. 
 
 

3.6  Industrial development 
 

In 2016, there were 7,641 industrial related jobs (manufacturing, construction, wholesale trade 
and motor vehicles, retail trade and repair) comprising 22% of all jobs filled.  This is a significant 
drop in the 9,189 industrial related jobs in 2005 which comprised 23% of all jobs filled.   
 
The Department of Planning Land Use Survey 2016 showed that some 2% or 321 acres of land is 
used for industrial purposes in Bermuda.  However, the Bermuda Plan 2008 only zones 280 
acres of this land as industrial.  Whilst some sites have been used for industrial uses for many 
years, they are not the most appropriate uses for these sites.  Some industrial sites are zoned 
Residential because they are located in the heart of dense residential areas whilst others are 
zoned as Open Space and neighbour important conservation areas.  These sites are considered 
to be non-conforming and strict controls are in place to ensure that there is no further 
intensification of industrial uses on these sites. 
 
The types of industrial uses taking place on these sites include manufacturing, utilities (water 
supply, gas and electricity), quarrying, wholesale/retail trade and repair services.  The nature 
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and potential impacts posed by industrial activity necessitate that they be carefully located in 
order to preserve the residential amenity of neighboring areas.   
 
There are currently 18 industrial zoned sites in the Bermuda Plan 2008 covering 280 acres (see 
Figure 22).  Six of these sites (17.88 acres) are restricted to light industrial development only as 
they are located within residential areas.  All other industrial zoned sites are located in 
proximity to a main public road and on the periphery of residential areas.  These locational 
characteristics help to ensure that the amenity and environment of the surrounding areas are 
not compromised and that there are no detrimental impacts from these industrial sites in terms 
of traffic, safety, visual appearance, noise, vibration and emissions.   
 

 
Figure 22: Industrial zoned sites 

 

Each parish contains some Industrial zoned land, St. George’s having the most with 3 sites 

totaling 89.59 acres, and Paget having the least with 3.29 acres at one location (see Figure 23 

and Figure 24). 
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Figure 23:  Industrial Zones by Parish 
 

 

The Department of Planning conducted a survey of all industrial zoned sites in May 2018 to 
assess current occupancy and vacancy rates.  Within the 280 acres of industrial zoned land 
there is approximately 4.3 million sq.ft. of floorspace and 476 industrial related units.  Of the 
476 industrial units, 81 units are vacant amounting to 358,497 sq.ft. of available floorspace, the 
majority of which is located at SAL and Southside. 
 
Most of the other industrial sites are operating at an occupancy rate of over 80% with little 
room for additional expansion other than in building height or to reconfigure existing lots to 
better maximize their potential.   
 
In 2017, the Department of Planning received 5 requests to rezone sites from either Residential 
or Open Space Reserve to Industrial.  These requests and associated comments submitted by 
environmental groups, were assessed by technical officers to determine the feasibility of the 
rezoning.  None of the 5 requests were supported.  The traffic impact of heavy commercial 
vehicles on neighbouring residential areas, potential detrimental impact on the Devonshire 
Marsh, and the residential nature of some of the sites were the main reasons for not 
supporting these requests.   
 
The Department of Planning also received requests to rezone areas at Southside and Dockyard 
from Industrial to Mixed Use to allow greater flexibility in the type of uses that would be 
permitted in these areas.  These requests were supported in part.   
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In order to combat the rising demand for additional industrial land, the new Bermuda Plan will 
designate a new industrial area off Kindley Field on lands formerly occupied by the Bermuda 
International Airport.  This site will provide nearly 5 acres of Industrial zoned land near the 
Airport.  The new Bermuda Plan will also continue to emphasize the need to preserve industrial 
zoned land specifically for industrial purposes and protect neighbouring residential areas from 
detrimental impacts associated with industrial sites. 

 

3.7  Transportation and Walkability 

 

In 2016, there were 47,387 registered road vehicles in Bermuda, a 0.63% increase from 2015.  
Just under half of these vehicles are private cars.  Despite efforts to decentralize commercial 
activity and associated traffic to commercial hubs outside the City, the City of Hamilton remains 
a major generator of commuter, school and container related traffic. 
 
However, in the last few years, Bermuda has seen the introduction of modern sustainable 
forms of transport including mini rental cars, electric cars, electric scooters and power assisted 
bicycles.  In order to accommodate these, the new Bermuda Plan will include a policy requiring 
electric vehicle charging stations for every 10 parking spaces. 
 
In the November 2017 Throne Speech, Government announced a thorough review of 
transportation and in March 2018, the Ministry of Transport and Regulatory Affairs launched a 
Transport Green Paper Survey to gauge public views on Bermuda’s public and private 
transportation.  Unfortunately the results of this survey are not yet available.  However, it is 
anticipated that new legislation and policies will be developed for a range of transport issues 
including public transport payment options, road and traffic management, the ageing public 
bus and ferry fleet, oversized vehicles, speeding and dangerous driving. 
 
Speeding and dangerous driving has become such a dire problem that it is referred to as a 
national health crisis and Bermuda has been said to have one of the highest road crash rates in 
the developed countries of the Organisation for Economic Co-operation and Development.  In 
2017, there were 15 road fatalities and since 2008 there have been 118 at the time of writing.  
For every one of these deaths, there are close to 200 injuries, including amputations and 
serious brain injuries.  Bermuda’s ‘Drive for Change’ Initiative has developed a map of all the 
road fatalities most of which involve a motorcycle rider or pillion passenger (see Figure 24). 
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Figure 24:  Road Fatalities 2008 to 2017 

 

Planning policy and community planning initiatives can assist the ‘Drive for Change’ initiative’s 
objectives particularly regarding road design and management, street lighting and community-
wide road safety awareness.  In addition, Planners can advocate for the provision of more and 
improved sidewalks to encourage greater walkability and increased pedestrian safety. 

Walking is important as a form of exercise as well as a mode of transport yet there are generally 

low volumes of pedestrian traffic in Bermuda except within the commercial hubs of the City of 

Hamilton, Dockyard and the Town of St. George.   According to the 2010 Census, only 6% of 

Bermuda’s population travelled to work by foot or pedal cycle.  It is interesting that this data 

was not collected in the 2016 Census and indicates that it is perhaps not seen as a viable mode 

of transport to work.  It is recommended that future Censuses collect this data.  

 

There are social and environmental reasons why people choose not to walk as well as whether 

the physical infrastructure provides the opportunity for people to walk safely and comfortably.  

In order to determine the adequacy of Bermuda’s network of sidewalks, in May 2018 the 

Department of Planning conducted a GIS walkability analysis of the Island to identify roads and 

routes which had sufficient sidewalks/grass verges or other safe walking areas and those which 

did not.   
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A simple scoring and map colour coding system was established to provide each road with a 
score of 0 or red (road with no sidewalks or grass verge), 1 or yellow (road with one sidewalk or 
grass verge), and 2 or green (road with 2 sidewalks or grass verge).  Pedestrian only routes such 
as stretches of the Railway Trail and certain Tribe Roads are coded 3 or blue.   As shown in 
Figure 25, the colour red (no sidewalks or grass verges) dominates indicating there is 
widespread potential for sidewalk improvements across the Island.  
 

 
Figure 25:  Bermuda's network of sidewalks 

 

It should be noted that in identifying safe roadside walking areas, grass verges were also taken 

into account as these areas generally perform the same function as formal sidewalks.  However, 

it is recognized that the verges are more difficult to navigate for those with physical disabilities, 

including wheelchair users.  The Department of Planning intends on looking at accessibility 

issues in greater detail through the preparation of the community plans for neighbourhoods 

following adoption of the new Bermuda Plan.  

 

Figure 26 shows the portion of sidewalks for each Parish.  A more detailed looked at the survey 

results indicate a notable lack of sidewalks in certain areas including east Devonshire, west 

Smiths, a large section of Southampton, north Sandys, north and east Pembroke, south and 

east Hamilton Parish and portions of St. David’s.   

Red – Road with no sidewalk 

or grass verge 

Yellow – Road with one 

sidewalk or grass verge 

Green – Road with two 

sidewalks or grass verges 
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Planning has a role to play in creating an environment which would make walking more 

attractive and appealing.  Planning policies can require new or improved sidewalks to be built in 

certain locations and Planners can negotiate for sidewalk infrastructure improvements as part 

of development proposals. 

 

Policy TPT.8 of the Bermuda Plan 2008 states that the Board may require a development 

proposal located on a site which borders a main public road to include the construction or 

upgrading of a public sidewalk along the entire length of the lot line in order to improve 

pedestrian access and the movement of traffic.  Whilst this policy does not seem to have been 

used specifically, certain major developments have nevertheless included new sidewalks in 

their design, most notably the King Edward Memorial Hospital redevelopment.  As part of the 

construction of the new Acute Care facility at the King Edward Memorial Hospital in 2014, a 

new sidewalk was incorporated along Point Finger Road as well as a pedestrian only footpath to 

access the Botanical Gardens from Point Finger Road.  This policy will be retained and 

strengthened in the new Bermuda Plan and the information provided from Department of 

Planning walkability study will be used to highlight priority areas for additional sidewalk 

improvements. 
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The provision of new or improved sidewalks provides both health and safety benefits for a 

community.  Working with the Parish Councils and community groups, and the Department of 

Public Works, the Department of Planning can help to facilitate improvements in agreed 

priority areas.  Such priority areas for new sidewalks may include roads between bus stops and 

schools to create ‘safe routes to school’, roads with high density residential areas and routes to 

grocery stores and recreational areas, and roads between bus stops and tourist attractions. 

Similar to the City of Hamilton Plan 2015, the new Bermuda Plan will also include policies which 

encourage the provision of community benefits especially with major development proposals.   

 

3.8  The Airport  

 

The building of Bermuda’s new airport terminal, which is due to open in 2020, is a major 

transport infrastructure project for the Island.  It will be a state of the art facility comprising a 

two storey, 25,700 sq.ft. size building, covered passenger boarding bridges, modern lounges, 

improved concessions, restaurants and duty free shops.  The new terminal will be energy 

efficient and will be more resistant to hurricanes, being built further inland and at a higher 

elevation that the existing Airport terminal.   

 

The Bermuda Plan 2008 designated 675 acres of land as Airport.  This Airport zone will be 

adjusted in the new Bermuda Plan to reflect amendments to the Airport land holdings.  The 

former Airport zoned lands will be rezoned to reflect either their current use or the most 

preferred use.   These include the Go Kart track and baseball pitches at Southside as well as the 

‘Finger’ which has planning approval for a solar farm (see Figure 27).   

 

 
Figure 27:  'The Finger', Southside 



42 
 

The ‘airport dump’ which takes metal and building debris has also been removed from the 
airport zoning, as its current use is not related to airport functions.  
 
In addition, the Airport Control Protection Area will be amended to incorporate the 
International Civil Aviation Organisation (ICAO) regulations which stipulate various Obstacle 
Limitation Surfaces around the Island.  These need to be taken into account in assessing the 
height of any new building or structure (see Figure 28). 
  

 

Figure 28:  Bermuda Department of Airport Operations Obstacle Limitation Surfaces 

  

3.9  The Historic Environment 
 

Preservation of Bermuda’s unique cultural heritage has continued to be a key priority for the 
Department of Planning over the last 10 years.   
 
Bermuda has 780 listed buildings, 7% of which are Historic Monuments, 16% of which are 
Grade 1 listed buildings, 31% of which are Grade 2 listed buildings and 47% of which are Grade 
3 listed buildings.  Just over a quarter of the Island’s listed buildings are located in the Parish of 
St. Georges (see Figure 29).   
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Figure 29:  Listed buildings by Parish 

 

The Historic Town of St. George and Related Fortifications was inscribed as a World Heritage 
Site by the United Nations Educational, Scientific and Cultural Organization (UNESCO) in 2000.  
Like all World Heritage Sites, Bermuda’s World Heritage Site is considered to be of ‘Outstanding 
Universal Value’.  
 
The Bermuda World Heritage Site Management Plan, which was agreed in 2000, must be 
reviewed every five years to ensure the effective protection of the property.  The latest review, 
which will include meaningful public consultation and participation, will take place from late 
2018 to late 2019.  The culmination of this will be the Bermuda World Heritage Site 
Management Plan 2020 to 2025 which will be implemented from the 20th Anniversary of 
Bermuda’s inscription. 
 
The Bermuda Plan 2008 designated 108 Historic Protection Areas across the Island with an 
additional six Historic Areas located within the City of Hamilton.  The Bermuda Plan 2008 
Historic Protected Areas and associated policies have performed well over the life of the Plan 
and no significant changes are envisioned for the new Bermuda Plan.  
 
The Mixed Use Development Zone which applies to much of the Royal Naval Dockyard and 
Town of St. George’s Historic Areas allows for flexibility with regard to land uses and potential 
for economic growth without compromising preservation of the historic environment.  In 
addition, the Bermuda Plan 2008’s principles of design for the Town of St. George, Royal Naval 
Dockyard and the World Heritage Site and its buffer zone have proved useful to guiding 
decision-making on development proposals in these important historic areas and these will be 
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retained in the new Plan.  An addition to the new Bermuda Plan will be recognition of the 
importance and preservation of historic fish ponds, most of which are located in Coastal 
Reserve Conservation Zones. 
 
These important historic preservation designations for specific buildings, structures and areas 
have raised the profile of the Island’s cultural heritage both locally and internationally, and 
present a responsibility for us to preserve and manage them effectively. 
 

3.10  Climate Change  

 

Climate change has become increasingly more significant and is now seen as many countries’ 
greatest challenge.   
 
The Bermuda National Trust commissioned report ‘The Impact of Climate Change on Bermuda’ 
(2008) examined impacts of climate change in particular sea level rise, rising temperatures, 
heavier flooding and more intense storm activity on Bermuda’s infrastructure including its 
buildings and transportation systems.  It highlighted Bermuda’s vulnerability to climate change 
due to a number of factors including: 
 

 the small size of the island which limits the options available for adapting to climate 
change and sea level rise; 

 the relatively low‐lying nature of the land and the island’s geographical position which 
makes it vulnerable to tropical storm activity and associated storm surge; 

 increasing urbanization and high population density; 

 intense competition for land use; 

 proximity to the coastline of much of the housing and infrastructure; 

 limited natural resources and fresh water supplies; 

 depletion of the island’s non‐renewable resources and fragile ecosystems; and 

 its geographic isolation, distance to major markets and dependence on imports 
including food and oil. 

 
The report stated that a rise in sea level of 0.59 m as predicted by IPCC (2007) would result in 
186.6 hectares of land and 534 buildings in Bermuda being inundated with sea water.  A 2m rise 
would result in 819.3 hectares of inundated land and affect 1,977 buildings.  In both cases, the 
waterfronts and ports in the City of Hamilton and Town of St. George would be significantly 
inundated, at least during high tides.  
 
The UK Town and Country Planning Association and Royal Town Planning Institute ‘Planning for 
Climate Change – A Guide for Local Authorities’ (2018) states the planning system makes a 
major contribution to both mitigating and adapting to climate change, through decision-making 
on the location, scale, density and siting of development, and landscaping.   
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Planning can play a key role in tackling climate change by helping to shape developments and 
places to reduce carbon dioxide emissions, minimize energy consumption, minimize 
vulnerability to flood risk and high temperatures, and positively build community resilience to 
problems such as extreme heat or flood risk.   
 
The issue of climate change will be addressed in the new Bermuda Plan, as well as future 
Community Plans, in a number of ways including: 
 
(a) Protecting areas at risk of flooding and storm surge 

 Allowing only limited, appropriate development within Coastal Reserve Conservation 
Zones and Water Resource Protection Areas 

 Allowing appropriate coastal development in coastal locations 
 
(b) Ensuring sustainable land uses and development  

 Encouraging the reuse of brownfield sites and the adaptive reuse of existing buildings 

 Ensuring sustainable design principles in new developments using landform, layout, 
location, building orientation, scale, density and landscaping to reduce likely energy 
consumption and increase resilience to increased temperatures 

 Promoting energy efficient building design, water conservation and use of renewable 
energy sources 
 

(c) Encouraging sustainable, low carbon forms of transport  

 Reducing carbon emissions and enhancing people’s health by improving the walkability 
of communities 

 Facilitating the provision of new sidewalks in identified high priority areas 

 Encouraging the provision of pedal cycle lanes and pedal cycle parking 
 
(d) Incorporating green infrastructure 

 Ensuring that green spaces and landscaping are part of all developments to help manage 
higher temperatures, improve air quality and control flood and surface water  

 Encouraging the use of sustainable drainage systems and permeable paving  
 
(e) Building community resilience and encouraging local food production 

 Preserving and cultivating Agricultural Reserve 

 Establishing more community gardens, school gardens, home gardens 

 Enhancing existing and creating new Agricultural Reserves through Conservation 
Management Plans 

 Helping communities understand and plan how climate change could affect them and 
build resilience to mitigate against increased storms and flood risk, longer periods of 
time without power and food imports, and more damage to infrastructure. 
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3.11 Environmental Analysis 
 

In order for the Planners in the Department of Planning and the Development Applications 
Board to conduct a comprehensive assessment of a planning application and determine the 
potential impacts of a development proposal, it is crucial that applicants submit all the 
necessary information with an application.  For specific projects, the submission of an 
Environmental Impact Statement, Traffic Impact Statement, Design Statement or Accessibility 
Statement may be required to provide a more thorough assessment of potential impacts and 
proposed mitigation measures. 
 
Since 2008, 10 major projects have required the submission of an Environmental Impact 
Statement including the new hospital, the new Airport terminal, the Cross Island land 
reclamation and America’s Cup Village, hotel developments including St. Regis, Ariel Sands, Pink 
Beach, Hamilton Princess, Morgan’s Point and the West Hamilton residential/commercial 
development. 
 
The Bermuda Plan 2008 requires the submission of Conservation Management Plans for any 
work proposed in areas protected by the Fourth Schedule of the Development and Planning Act 
1974.  These areas are zoned in the Bermuda Plan as Conservation Zones and/or Conservation 
Areas.  Since 2008, the Department of Planning has approved 69 Conservation Management 
Plans. 

 

3.12  Parks and Open Spaces 
 
Bermuda’s economic prosperity and population/household growth have inevitably put pressure 
on the Island’s restricted land mass and the need to preserve the Island’s open spaces.  
 
The Bermuda Plan 2008 introduced a system of ‘base zones’ comprising development base 
zones and conservation base zones to provide greater clarity in terms of the objectives of each 
zone and the level and type of development permitted in each.  Conservation base zones were 
created for Nature Reserves, Parks, coastal areas, recreation lands and other open space areas 
with policies to allow for only limited development.   
 
The Department of Planning’s Land Use Survey 2016 estimates Bermuda’s Open Spaces 
including National Parks, Nature Reserves, rural areas, golf courses and other recreational areas 
to comprise 33% of the Island which is the same percentage as estimated in the Department’s 
2001 Land Use Survey.  This indicates that the Bermuda Plan 2008’s conservation zones and 
policies have worked well and have achieved their objectives.  
 
The Bermuda Plan 2008 zones 1,655 acres of land as Nature Reserve and Parks which includes 
lands designated under the National Parks Act 1986 as well as other lands.  There were two 
amendments to the National Parks Act 1986 during the Bermuda Plan 2008 period which 
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resulted in an additional 283 acres of land being added to the National Parks System, the most 
recent of which has been the 38 acres at Southlands in Warwick. 
 
The Bermuda National Parks Amendment Act 2017 designates 1,129 acres of Bermuda as 
parkland, of which 299 acres is protected as Nature Reserves, 762 acres as Amenity Parks, 
which includes nearly 73 acres of Railway Trail, and 67 acres as Recreational Parks (see Figure 
30).  The new Bermuda Plan zonings will reflect these amendments. 
 

 
Figure 30:  Bermuda's National Parks 

 

Of the 208 rezoning requests received by the Department of Planning in 2017, 177 or 85% of 
them involved the rezoning of conservation lands.  Most of these involved the complete or 
partial removal of conservation lands and a handful involved the swapping of conservation 
areas with no net loss of conservation land.   
 
One of the most significant rezoning requests is that of the former Riddell’s Bay golf course 
which proposes the rezoning of approximately 22 acres of Recreational conservation zoned 
land to Residential and the upgrading and retention of nearly 70 acres as Nature Reserve, Park, 
Open Space and Recreation.  A Master Plan is being prepared for this site; however for the 
purposes of the Draft Bermuda Plan, the current zonings are considered to be the most 
appropriate zonings for the site.  
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The Bermuda Plan 2008 sought to protect and expand the number and size of recreational 
areas to ensure that an adequate supply of good quality and publicly accessible recreational 
land is available across the Island.  The Bermuda Plan 2008 also permitted the Board to 
consider limited tourist accommodation within lands zoned for recreation in association with 
golf club facilities.  This policy will be retained in the new Plan to assist in supporting existing 
and new golf courses. 
 
The Bermuda Plan 2008 established a Coastal Reserve zone to protect the Island’s coastal areas 
and small islands which are vulnerable to wave energy, storm surge, flooding and erosion.  The 
intent of this conservation zone is to protect these coastal areas from inappropriate 
development and to preserve the natural and scenic qualities of the islands, cliffs, beaches, 
dunes, rock formations, caves and coastline.   There is ongoing pressure to construct new or 
extend existing buildings and structures within these Coastal Reserve zones.  The Bermuda Plan 
2008 permitted the development of recreational cottages in Coastal Reserve areas but this 
policy has proved difficult to enforce and restrict use of these cottages for recreational uses 
only.  As such this policy has been removed from the new Plan.  The new Plan will continue to 
allow only limited development in these vulnerable areas. 
 
The new Bermuda Plan will continue to put a strong emphasis on the retention of conservation 
lands.  The Plan will also support the Government’s Health Strategy to promote physical activity 
through the preservation of existing, and the creation of new, recreational and green spaces, as 
well as attractive, accessible and safe pedestrian routes and streetscapes.  In addition, the new 
Bermuda Plan will put increased emphasis on the need to provide green spaces to help with the 
impacts of climate change by controlling higher temperatures, improving air quality, and 
managing flood and surface water. 
 
 

3.13  Agricultural land 

 

Agricultural land is an essential resource for Bermuda and it is critical that it is afforded a high 
level of protection from competing land uses.   
 
The Island has seen a dramatic decline in the volume of land available for agriculture over the 
last century, with the Bermuda Environmental Coalition’s report entitled ‘The Role of 
Agriculture in Bermuda’s Future’ (2010) estimating that the Island has lost 88% of its 
agricultural land in the last 85 years.   
 
The challenges facing Bermuda are that it has a limited amount of land that is protectively 
zoned for agriculture (738 acres of Agricultural Reserve), of which only about half is actively 
farmed.  Much of the farmed land is highly fragmented, with small plots typically between 0.5 
and 2 acres and widely dispersed across the island.  However it is estimated that 40% of the 
population is involved in backyard farming.  In addition, largely due to the success of the Eco-
Schools Programme, there are an increasing number of school gardens. 
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According to the Amaranth Report (2014), local farmers provide an estimated 20% of the 
Island’s fresh produce needs whilst the remainder is imported from the US, Canada, Caribbean 
and Europe.  Bermuda also relies heavily on foreign labour in the agricultural sector.  According 
to the 2016 Census, there are 38 farmers and 14 farm workers, 50% of whom are Bermudian. 
 
There is huge pressure to develop land zoned as Agricultural Reserve.  At the Bermuda Plan 
2008 Objections Tribunal, 20% of objection matters related to landowners wishing to remove or 
reduce the amount of land designated as Agricultural Reserve.  Similarly, a high percentage 
(32%) of all the rezoning requests received in 2017 by the Department of Planning involved the 
removal of Agricultural Reserve.  The main reason landowners want Agricultural Reserve land 
rezoned is to enable residential development.   
 
As stated in section 2.2.2 of this report, the Department’s approach to assessing rezoning 
requests involving the removal of Agriculture Reserve has been to retain these areas as 
conservation land unless there is clear planning merit or site specific circumstances which 
warrant amendments.    
 
In 2018, the Department of Planning conducted a review of the 1,123 parcels of land zoned 
Agricultural Reserve to assess the robustness of the planning policies over the course of the 
Bermuda Plan 2008 period.  The review included an assessment of the extent of development 
encroachments, the reasons for them and a determination of whether the Agricultural Reserve 
areas should be adjusted in the new Bermuda Plan.  The results showed 33 instances where 
there had been encroachments within the Agricultural Reserve, 8 of which involved approvals 
on appeal, 7 of which involved pre-approved development under the former Bermuda Plan, and 
3 of which were approved under policy ZON.11.  This small percentage of encroachments 
indicates a relatively successful planning policy framework in retaining agricultural land.  The 
review found that the Bermuda Plan 2008 Agricultural Reserve policies have been successful in 
protecting agricultural land and these policies will therefore be rolled forward into the new 
plan. 
 

The aim of the Bermuda Government’s Crop Strategy (2016 to 2021) is to reduce Bermuda’s 
dependence on imported produce by increasing local agricultural production in a sustainable 
manner.  It is hoped that this will lead to a healthier and more food-secure community where 
healthy fresh fruits and vegetables are more accessible to everyone and where communities 
are encouraged to grow their own food.   
 
There is also increasing interest in establishing alternative forms of food production in Bermuda 
through hydroponics, vertical farming, aqua farming and aquaponics.  As such, the new 
Bermuda Plan will include policies on these alternative means of local food production and 
provide a planning guidance note for these types of proposals. 
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3.14  Healthy Communities 
 

There has been a long standing connection between planning and public health.  At a very basic 
level, the location and design of homes is based around the need for shelter, protection from 
the elements and access to food.  The importance of town planning was realized during the 
industrial revolution when the rapid growth of urban areas resulted in overcrowding and water 
contamination which caused public health issues and the need for proper sanitation systems.  
As stated in Royal Town Planning Institute’s ‘Planner’ publication (Sept. 2018), “planning has a 
profound influence on health and well-being, especially in relation to air quality, physical 
activity, mental well-being and equity.” 
 
The role of planning has broadened to focus on providing communities with adequate housing, 
social services, employment opportunities, safe neighbourhoods and green spaces all of which 
help to ensure people’s health and well-being.   
 
The impacts of climate change and the need to manage C02 emissions have also become 
integral to planning to ensure the long term health of our planet for future generations.   
 
The need to plan for pedestrian and bicycle friendly routes has more recently focused on the 
direct health benefits to people in terms of keeping them fit and reducing the levels of obesity 
in communities.   
 
In addition, access to healthy foods, including fresh fruit and vegetables, is gaining greater 
emphasis within both public health and planning sectors, and is one of the main objectives of 
creating healthier communities.  As such, the Department of Planning conducted an island-wide 
survey in June 2018 to determine the availability of stores and vendors offering healthy foods 
for sale (see Figure 31).  The stores/vendors were categorized into three main groups:   

 the first group comprised supermarkets, grocery stores and variety stores which were 
considered to offer the largest variety of healthy foods 6 to 7 days a week;   

 the second group comprised produce vendors, farmers markets and farms offering a 
variety of healthy foods on a limited number of days per week; and  

 the third group comprised warehouses, gas stations and pharmacies which offer a very 
limited variety of healthy foods 6 to 7 days a week. 
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Figure 31:  Distribution of fresh fruit and vegetable stores and vendors 

 
As shown in Figure 32, there is a marked concentration of stores and vendors in Pembroke 
Parish and a sporadic distribution elsewhere on the Island particularly in the remotest Parishes 
of Sandys and St. George’s.  Of a total of 71 stores and vendors offering healthy foods across 
the Island, Pembroke Parish is best served with a total of 22.  Smiths Parish is the least well 
served with only 4; however two of these are supermarkets.   
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Figure 32:  Healthy food stores and vendors by Parish 

 
 
Supermarkets offer the greatest variety of healthy foods and are open 6 or 7 days a week.  
There are a total of 18 supermarkets in Bermuda, each Parish having at least one.  A third of all 
the supermarkets are located in Pembroke Parish. 
 
St. George’s has 6 stores and vendors offering healthy foods but three of these are gas stations.   
In total, there are 19 gas stations which offer a limited supply of healthy foods.  It is interesting 
how gas stations are becoming more like convenience stores and are particularly important in 
the most remote parishes such as St. George’s. 
 
There are 13 produce vendors, over half of which are located in the central parishes of 
Pembroke and Devonshire.  Paget and Smiths are the only parishes which don’t have any 
produce vendors.  One aim of the Department of Planning’s community planning initiative will 
be to identify suitable locations for produce vendors and to facilitate an increase in these 
healthy food vendors. 
 
Grocery stores are stores which primarily sell food, and there only 5 grocery stores across the 
Island, 3 of which are located in Pembroke Parish.  There also seems to be capacity, therefore, 
for more grocery stores to provide communities with healthy foods.   
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The Government’s Throne Speech in November 2017 stressed the need to engage all sectors of 
society in a coordinated, strategic plan to halt the rise in obesity and diabetes in Bermuda. The 
new Bermuda Plan will address this vision by putting a strong emphasis on creating healthy 
communities which provide: 

 a range of housing types including special needs housing for the elderly, affordable 
housing and group housing; 

 preservation of existing, and the creation of new, recreational and open spaces for 
residents’ health and enjoyment;  

 the preservation and enhancement of existing agricultural land and support for new 
agricultural land to grow local crops including community gardens, school gardens and 
home gardens; 

 support for new forms of local food production such as hydroponics, aqua farming and 
aquaponics; and  

 improvements to the walkability of communities through the construction of new 
sidewalks to improve pedestrian access to grocery stores and farmers markets and to 
encourage walking as an alternative means of getting to places within the community. 
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4.0  THE NEW BERMUDA PLAN 

 

4.1  Vision and Planning Strategies for the new Bermuda Plan 

 

A review of the Bermuda Plan 2008 has indicated the overall effectiveness of the Plan’s 
objectives and policies in providing a balance between accommodating the development needs 
of the Island’s residents and visitors and protecting the natural environment and cultural 
heritage.   
 
An assessment of key issues facing Bermuda, however, has highlighted the need for the Plan to 
be updated to provide more focus on facilitating the creation of healthier and safer 
communities.  This includes incorporating additional policies to tackle the issues of climate 
change by helping to shape developments and places to reduce carbon dioxide emissions and 
improve walkability, minimize energy consumption, minimize vulnerability to flood risk and high 
temperatures, incorporate green infrastructure, build community resilience and encourage 
local food production. 
 
The vision for the new Bermuda Plan will therefore be: 

 
 
 

 

The new Bermuda Plan will adopt the same three pronged strategy as the previous plan to 
provide for Development, Conservation and Social or Community needs. 

 

4.2  Development Strategy 

 
One key objective of the Bermuda Plan 2008 was to help create alternative growth centres to 
the City of Hamilton through the designation of three new mixed use development zones at the 
commercial centres of Dockyard, the Town of St. George and Southside.  This has provided 
flexibility in terms of permitted land uses, building heights and densities within these mixed use 
development zones.  This Mixed Use zoning designation has been so successful that the West 
End Development Corporation (WEDCo) and the Bermuda Land Development Company (BLDC) 
are keen to extend Mixed Use zones in Dockyard and Southside.  The Department of Planning 
supports this as a means of creating more commercial and residential development within 
these growth centres. 
 
The new Bermuda Plan will allocate additional residential zoned land at Tudor Hill and on the 
Government owned portion of Morgan’s Point.  This will provide more than enough residential 
land to meet the housing demands over the next 10 to 15 years.  The new Bermuda Plan will 
continue to allow for higher residential density developments adjacent to commercial centres 

To effectively manage Bermuda’s natural and built environment, resources 
and development and to help build healthy, sustainable communities. 
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and provide residential density bonus provisions to encourage the development of affordable 
housing and conservation of green spaces. 
 
The Bermuda Plan 2018 will put more emphasis on encouraging the conversion of existing 
buildings into residential uses, including the adaptive reuse of listed buildings, and relax certain 
residential design standards to provide more flexibility to facilitate this.

 

4.3  Conservation Strategy 

 
The new Bermuda Plan will continue to protect ecologically sensitive areas and habitats, 
designate new areas for conservation, ensure the provision of green spaces and landscaping in 
development proposals, and encourage the provision of energy efficient building design and 
renewable energy sources.  Extensive new areas of land have been designated for conservation 
in the new Bermuda Plan including a new national park at Southlands and land at Morgan’s 
Point. 
 
In support of the Government’s ‘Healthy People in Healthy Communities’ Strategy, the new 
Bermuda Plan will put greater emphasis on the need for adequate recreational and open space 
for schools and seniors homes, and infrastructure to allow for safe and walkable 
neighbourhoods. 
 
The Bermuda Plan 2008 Historic Protection Area designations and historic environment policies 
have largely been successful in protecting the Island’s historic environment and these will 
continue to be a key objective in the new Plan. 
 

4.4  Community Strategy 

 
The Bermuda Plan 2008’s social strategy included policies aimed at encouraging the 
development of a range of housing types including affordable housing, elderly housing and 
group housing; providing for accessibility for the disabled and less mobile; and encouraging the 
redevelopment and improvement of key areas.   
 
A key objective of the new Bermuda Plan is to put a greater emphasis on fostering stronger and 
healthier communities and to provide the planning policy framework within which more 
localized community action plans can then be prepared.  The Department of Planning will work 
closely with community groups, stakeholders and other Government Departments to 
understand the needs of communities, and to identify and discuss ideas for improvements 
which may include the following: 

 
Improved access to healthy foods 

 Identify and address areas that are deficient in grocery stores, farmers markets etc 
(‘food desserts’)  
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 Encourage more farmers markets, new grocery stores etc 
 

Improved Walkability  

 Identify areas deficient in sidewalks / grass verges  

 Facilitate improved walkability within communities - encourage/require new sidewalks 
in priority areas such as high density residential areas, routes to schools and grocery 
stores 
 

Improved recreational and amenity spaces 

 Identify areas deficient in open spaces and recreational areas  

 Continue to preserve existing and support creation of new recreational and open spaces 
for residents’ health and enjoyment 

 Support ‘placemaking’ to create a sense of place and identity to areas 

 Identify key ‘improvement areas’  
 
Improved economic and community development  

 Encourage new and support existing local businesses and start-up businesses, and new 
employment opportunities  

 Facilitate improvements to and provision of new community facilities for the youth and 
elderly 

 Encourage the provision of affordable housing 
 

Improved local food production 

 Support for local food production – community gardens, home gardens, school gardens,  
hydroponics, aqua farming and aquaponics 

 Preservation of Agricultural Reserve  

 Enhancements to existing Agricultural Reserves through Conservation Management 
Plans 

 Conservation Management Plans for new Agricultural Reserves 
 
 

4.5  Draft Bermuda Plan 2018 zonings, objectives and policies 

 

As part of the initial consultation exercise that was undertaken for the Bermuda Plan 2008 
review and preparation of the associated new plan, the views of a number of different 
stakeholders were sought, including Government technical officers, as well as local architects 
and agents.  In general the feedback that was received was largely positive, with most 
contributors confirming that they had a clear handle on the mechanics of the Plan and how the 
policies should be applied in a balanced and consistent manner.  The majority of objectives and 
policies in the Bermuda Plan 2008 were also considered to be of continuing relevance.  
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However, a number of refinements are required which range from minor editorial changes to 
further emphasise points in the plan to the inclusion of a new chapter with new objectives and 
policies on building healthy communities.  The purpose of this new chapter is to highlight the 
Department of Planning’s role in community planning which includes helping to provide greater 
accessibility to and provision of facilities to exercise, eat fresh fruits and vegetables, and to 
facilitate community engagement in neighbourhood and public realm improvements.  Appendix 
1 summarises the main changes to the Bermuda Plan 2008 objectives and policies and have 
been discussed in the various sections of this report. 
 
The Bermuda Plan 2008 established a system of Development and Conservation Base Zones 
and two Special Study Areas.  The Base Zones have worked well to provide a balance between 
accommodating the community’s development needs whilst preserving valuable areas for 
conservation.  The new Bermuda Plan will therefore continue to use the same Development 
and Conservation Base Zone framework and Conservation/Protection Area overlays, and it will 
retain all of the same zoning categories.  The Bermuda Plan 2018 will include only one Special 
Study Area – Morgan’s Point - with the Government owned portion of Morgan’s Point and 
Tudor Hill being assigned other zonings.  Figure 33 shows the proposed acreages of the 
Development and Conservation Base Zones in the Draft Bermuda Plan 2018. 
 
 

 
Figure 33:  Draft Bermuda Plan 2018 Development and Conservation Base Zones 
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The Draft Bermuda Plan 2018 zonings have been aligned to the latest 2012 coastal boundary for 
the Island.  As such, there are some significant discrepancies when comparing zoning acreages 
between the Bermuda Plan 2008 and the Draft Bermuda Plan 2018.  However, when comparing 
the percentages for each base zone, there are negligible differences in the overall distribution 
of zonings between the two Plans (see Figure 34).   
 
The main change has been the increase in the acreage of Residential 1 and a reduction in the 
acreage of Special Study Area due to the rezoning of lands at Morgan’s Point and Tudor Hill.  
There has been long-term uncertainty over the future development of these sites, however, 
taking into account the circumstances of each site, including surrounding land uses and the 
need to regenerate these areas, specific zonings have now been included.  The increase in 
‘Open Space Reserve’ can also been attributed, in part, to the inclusion of a large new area of 
Open Space Reserve designated at Morgan’s Point. 
 
The zoning designations in the Draft Bermuda Plan 2018 (except the City of Hamilton) remain at 
63 % for Development Base Zones, 33% for Conservation Base Zones at 33% and 1% for Special 
Study Areas. 
 

 
Figure 34:  Draft Bermuda Plan 2018 vs Bermuda Plan 2008 Base Zones 

 
The Bermuda Plan 2008 provided a layering system of Conservation Areas and Protection Areas 
over the base zones to highlight important woodlands, agricultural areas, historic areas, caves, 
water sources and airport regulated areas.  As has been discussed, these Conservation Areas 
and Protection Areas have been successful and will be retained in the new Bermuda Plan.  
Figure 35 shows the proposed acreages of Conservation Areas and Protection Areas in the Draft 
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Bermuda Plan 2018.  They acreages are generally the same as in the Bermuda Plan 2008 with 
the exception of the Cave Protection Area which has been extended to reflect more up to date 
information about the Island’s cave systems and the Water Protection Area which has been 
reduced to align with the 2012 coastal boundary.   
 

 
Figure 35:  Draft Bermuda Plan 2018 and Bermuda Plan 2008 Conservation and Protection Areas 

 

The new Airport Protection Area has not been included in Figure 35 as it reflects the Bermuda 
Department of Airport Operations Obstacle Limitation Surfaces (see Figure 28) which cover 
much larger extent of the Island than the Bermuda Plan 2008 Airport Protection Area. 
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5.0  SUMMARY AND NEXT STEPS 
 

5.1  Summary 
 

In accordance with section 9 of the Development and Planning Act 1974, a review of a 
development plan is required every five years. The purpose of this requirement is to ensure 
that development plans are kept up-to-date and reflect changing circumstances.  The review 
may highlight the need for minor alterations to policies and zonings in the Plan, a more 
comprehensive look at a particular area of the Island, or the need for the preparation of a new 
development plan.   
 
This review of the Bermuda Plan 2008 has involved examining population and household 
growth over the last 10 years and key trends in development and land use changes that have 
taken place since the adoption of the Bermuda Plan 2008.  Data from a variety of sources 
including the Census, land valuation records, planning and building applications, and 
Department of Planning land use and building occupancy surveys has been used to assess 
development trends, land and building supply and availability, and future needs and demands.   
 
This review has examined the effectiveness of the policies and zonings of the Bermuda Plan 2008, 
and has indicated that, on the whole, the Bermuda Plan 2008 has been successful in achieving 
its objectives.  The report provides some general projections for population and housing over 
the next ten years and highlights those areas where the Plan needs to be updated to better 
serve the Island’s needs over the next 10 years.   
 

5.2  The Draft Bermuda Plan 2018 

 
The Draft Bermuda Plan 2018 will be published as the operative Plan for the Island and will be 
the subject of a minimum two month public consultation and objection period.  Technical 
officers in the Department of Planning will review all representations and objections and seek 
to resolve as many as possible.  A Tribunal, appointed by the Minister responsible for Planning, 
will then be established to resolve any outstanding objections. The Tribunal will produce a 
report detailing its recommendations and proposed amendments to the Draft Plan which will 
be presented to the Minister for determination.  Once approved by the Legislature, the Final 
Plan and Tribunal Report will be published. 
 

5.3  Review and monitoring of the new Plan 

The Department of Planning will soon be launching a new EnerGov and GIS based planning, 
permitting and licensing technology which includes a Citizen Access Portal.  It is anticipated that 
this new EnerGov application system will offer greater potential for the ongoing collection of 
data, and monitoring of development trends and the effectiveness of planning policies and 
zonings.  The new citizen portal will provide the public with improved accessibility to planning 
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information and allow for greater ongoing public engagement and public input in preparing 
future community and development plans for the Island. 
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APPENDIX 1: SUMMARY OF MAIN PLAN CHANGES  
 

Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

1: Introduction N/A Editorial changes 
 

2: Planning Strategy 
for the Future 

Substance remains relevant, 
although changes/additions 
required to reflect changing 
circumstances and direction. 

Social strategy changed to ‘Community 
Strategy’, with new emphasis on healthy 
communities.  

3: The Zoning Maps Yes.  Realignment of zonings to accord with the new 
coastal boundary. 
 
New zonings for Tudor Hill and Government 
portion of Morgan’s Point. 
 
Changes to Airport lands. 
 
Zonings will now only be accessible digitally/via 
website. 

4. Development 
Applications Board 
and Advisory Boards  

Substance remains relevant, 
although some updates and 
minor alterations to reflect 
changing circumstances. 

Minor refinements of some policies. 
 
The role of key consultees has been formalized.  

5. Planning 
Applications 
Considerations 

Yes. No substantive 
operational issues raised 
through initial consultation 
exercise. 

New policy relating to applications for material 
change of use. 
 
New setback requirements for industrial 
development. 
 
Greater discretion on whether ‘Grounds in 
support’ is required. 
 
‘Calculations’ policy now incorporated within 
this chapter. 

6: Environmental 
Analysis 

Yes. Objectives ensure that 
environmental factors are 
integral to the assessment 
process. 

Minor amendment to the policy requiring EISs.  
 
New policy on Construction Environmental 
Management Plans.  

New chapter added 
on ‘Healthy 
Communities’ 

N/A New chapter. Objectives and policies have been 
framed to support the Government’s ‘Health 
Strategy’ and to provide a framework for 
Community Plans.  
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Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

7. Subdivision Yes. Objectives and policies 
ensure we retain control of 
subdivision process. 

SDV.5 – commencement day substituted for ‘3 
August 1965’. 
 
Amalgamation of lots policy deleted. 

8. Design Yes. Objectives and policies 
remain largely relevant. 

Accessibility policy amended to place greater 
emphasis on universal design. 
 
New policy introduced to allow for discretion on 
open space standards in relation to repurposing 
of empty buildings. 
 
Greater discretion afforded in the design of 
garbage storage areas. 
 
Sustainable design policy updated to reflect 
Bermuda Building Code (2014). 
 
Diagrams added to assist in the interpretation of 
certain policies. 

9. Landscaping Objectives and policies 
remain largely relevant. 
Greater emphasis required on 
the wide-ranging benefits of 
meaningful green space and 
ensuring it’s an integral part 
of the overall design solution 
for sites.  
 
Greater recognition required 
of the role which landscaping 
can play in developing 
greater resilience to the 
effects of climate change. 
 
 

Objectives edited to reflect the role which 
successful landscaping schemes can play in 
addressing health issues and combatting, as well 
as, becoming more resilient to the effects of 
climate change.  
 
New policy to ensure landscaping and green 
space is considered with all proposals.  
 
Diagrams added to assist in the interpretation of 
certain policies.  

10. Coastal 
Development 

Yes Minor editorial changes. 

11. Transportation 
and Parking 

Yes New parking standards included following 
consultation with Highways. 
 
Minor change to policy on on-site turnarounds.  
 
New policy on electric vehicle charging stations. 
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Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

Minor changes to capitalize upon opportunities 
for improving opportunities for active travel. 
 
Zoning boundaries realigned to the road centre 
lines.  

12. Utility Services Yes Minor alteration to encourage the use of 
sustainable drainage systems. 
 
Amendment to ensure that effluent/sewage 
disposal is considered by DENR on a wider range 
of developments. 

13. Quarrying Yes Minor editorial changes. 

14. Nature Reserve Yes Some Parks upgraded to Nature Reserves or 
National Parks following the National Parks 
Amendment Act 2017. 
 
Increased setback between industrial areas and 
nature reserves. 
 
Reference to the Bermuda National Parks 
Amendments Act 2017 included.  

15. Park Yes Some Parks upgraded to Nature Reserves or 
National Parks following the National Parks 
Amendment Act 2017. 
 
Increased setback between industrial areas and 
parks. 
 
Reference to the Bermuda National Parks 
Amendments Act 2017 included. 

16. Coastal Reserve Yes Increased flexibility with regard to the height of 
accessory structures. 
 
Recreational cottage policy COR.5 deleted due 
to misuse and not being enforceable. 
 
The realignment of the coastal boundary 
resulted in a significant loss of coastal land, in 
particular the extent of the Coastal Reserve that 
was contained within the 2008 Plan (approx. 200 
acres). 

17. Open Space 
Reserve 

Yes Minor amendments to minimize effects of 
development within this zone. 
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Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

Social uses may be permitted in existing 
buildings within this zone. 
 
New areas of open space reserve at Morgan’s 
Point, former Airport lands and Ruth’s Bay. 

18. Recreation Yes Emphasis added to acknowledge the importance 
of recreation land is contributing towards the 
Health Strategy. 
 
New recreation land on former Airport lands and 
at Dockyard. 
 
Increased setback between industrial areas and 
recreation land. 

19. Woodland 
Reserve 

Yes New areas of Woodland Reserve added at Tudor 
Hill and Morgan’s Point. 

20. Agricultural 
Reserve 

Yes – comprehensive internal 
review of encroachments 
found that the policies had 
been largely successful in 
achieving the objectives. 

New agricultural reserve areas at Morgan’s Point 
and Tudor Hill.  Other minor edits to Agricultural 
Reserve zones. 
 
Policy amended to require consultation with the 
Agricultural Officer and the Agricultural Board. 
 
New policy added on non-conventional methods 
of farming. 

21. Historic 
Environment 

Yes Objective amended to include reference to the 
protection of structures, features and setting. 
 
Other minor editorial changes. 

22. Caves Yes Editorial changes to the introductory section. 
Minor policy edits. 
 
Layer has been amended to reflect updates by 
Department of Environment and Natural 
Resources. 

23. Water Resources Yes Editorial changes to the introductory section. 
Minor policy edits. 
 
Layer has been amended to reflect updates by 
Department of Environment and Natural 
Resources. 

24. Airport Control No New airport regulations added. 
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Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

New Airport Protection layer and amendments 
to policies.  

25. Rural Yes Minor changes to policies. 
 
Maximum site coverage change to a percentage 
to better reflect on-site capacity. 

26. Residential Yes Discretionary approach to open space standards 
for the repurposing of buildings for residential 
use. 
 
Additions for elderly/disabled family member 
policy RSD.25 deleted as considered to be 
unenforceable. 
 
Added variance to accessory structures to allow 
additional height over one storey to include a 
basement.  
 
Diagrams added to assist in the interpretation of 
certain policies. 

27. Tourism Yes Minor policy changes. 
 
Some tourism zones re-zoned to RES 2 to reflect 
current residential uses on the sites and 
supported by Ministry of Tourism/BTA. 

28. Institutional Yes Minor editorial changes. 
 
Definition of ‘social uses’ clarified. 

29. Commercial Yes New policy introduced which seeks to capitalize 
upon opportunities for public realm and 
pedestrian improvements.  

30. Mixed Use Yes New policy introduced which seeks to capitalize 
upon opportunities for public realm and 
pedestrian improvements. 
 
Extensions to the Mixed Use zones at Southside 
and Dockyard.  

31. Industrial Yes New Industrial zone on former Airport lands. 
 
New setback requirements for Nature Reserve, 
Park and Recreation zones. 

32. Airport Yes Airport boundary amended to reflect Airport 
Authority lands. Former Airport land rezoned to 
open space, recreational and industrial zones. 
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Bermuda Plan 2008 
Chapter 

Do the 2008 objectives and 
associated policies have 
continued relevance? 

Draft Bermuda Plan 2018 Amendments 

33. Special Study 
Areas 

No – due to significant 
changes to the coverage of 
this zoning, some of the 
objectives are no longer 
relevant. 

There is now only a single objective to reflect the 
goals of this one Special Study Area of Morgan’s 
Point.  
 
Tudor Hill has been rezoned to include a mixture 
of zones which provide for a balanced approach 
to the development of this site.  
 
Government owned Morgan’s Point has been 
rezoned to Residential 1, Open Space Reserve, 
Woodland Reserve and Agricultural Reserve. The 
remainder has been retained as a Special Study 
Area with the policies amended accordingly. 

34. Implementation, 
Monitoring and 
Review 

N/A Updates to reflect changing circumstances. 

35. Definitions N/A New definitions included for: 
 

- Residential restricted unit / apartment 
(cycle only) 

- Ruin or ruinous structure 
- Aquaculture, aquaponics, hydroponics, 

vertical farming 
- Controlled plant 

36. Calculations N/A Now fully incorporated within Chapter 5 
(Planning Application Considerations) 

 

 

 
 
 


