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1. Introduction 

1.1 Bilfinger GVA has been commissioned by the Isle of Man Government to undertake 

work to help with the assessment of and potential release of new employment land 

through a mechanism known as “Development Orders” (DO). Provision for such 

development orders is set out in the Town and Country Planning Act 19991 (“the 1999 

Act”).  This report details the output of the early stages of this work. 

1.2 The Government’s motivation for the work came in July 2015 when Tynwald discussed 

the findings of the Employment Land Review2 (ELR) which was published by the 

Department of Economic Development in June 2015. During the July Tynwald, the 

Department of Infrastructure announced its intention to undertake a project to explore 

the potential of bringing forward additional sites for employment use outside of the 

normal development plan route (i.e. Area Plans). This ‘Development Order’ project 

was intended to, and would be able to, run alongside the preparation of the Area 

Plans. 

1.3 The Department of Infrastructure through its Planning Policy Team launched the project 

on 31st July 2015 by announcing a ‘Call for Sites’.  On 1st January 2016, the Planning 

Policy function (and thus the team responsible for the leading the Employment Land 

(Development Order) Project) was transferred from the Department of Infrastructure to 

the Cabinet Office.3 

1.4 This transfer of responsibility has not diminished the Council of Ministers’ support for the 

Cabinet Office to take positive action to explore possible opportunities for new 

employment land releases to meet some of the needs identified in the ELR Report 

which would need to be subject to proper scrutiny and consultation. In summary, the 

ELR Report concluded that there was a falling supply of available employment land on 

the Island (particularly in the East).    

1.5 By embarking on a ‘Development Order route’ to bring a site(s) forward, this approach 

would allow a number of possible sites to be explored simultaneously but 

independently. In the event that a number of Development Orders were drafted, they 

could potentially be progressed at the same time if there was sufficient evidence to 

support them. It follows that if a particular Development Order on a site was not 

pursued or approved, the continued progression of other proposed Development 

Orders would remain unaffected. 

                                                      
1 S. 8 (1) Town and Country Planning Act 1999 
2 https://www.gov.im/about-the-government/departments/economic-development/employment-land-review/ 
3 Since the 1st January 2016, the Cabinet Office has been recognised as a ‘Department’ of Government 
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1.6 Bilfinger GVA has worked with the Planning Policy Team and the Department of 

Economic Development since November 2015 and this Report summarises the results of 

the first two Stages of the Development Order Process as set out below in Table 1 and 

intends to facilitate progression to Stage 3 of the Development Order process (Table 

1), and with it further and more detailed consideration of the shortlisted sites.   

1.7 It is these shortlisted sites which have been found to have reasonable potential to:  

i. be used for employment purposes;  

ii.  make a sufficient contribution to economic development; and  

iii.  be brought forward for development through a Development Order. 

1.8 Stages 1 and 2  have involved:  

i. a review of information submitted by landowners and site promoters  in response to 

the Call for Sites exercise undertaken between July 2015 and September 2015; 

ii. a number of unaccompanied site visits;  

iii. consultation with land owners and site promoters; and  

iv. the completion of a site scoring assessment exercise in line with the Government’s 

published Site Assessment Framework (2015).4   

1.9 The  remainder of the Report is structured as follows: 

• Section 2, Development Orders – Purpose and Process: This sets out was a 

development order is and the stages in the process.  

• Section 3, Background Evidence and Methodology - employment land, planning 

policy and site assessment: Details the background to the project, the site 

assessment method and the types of data collection and analysis applied. 

• Section 4, Site Assessments: Identifies Scores and information provided by the 

landowner/promoter   

• Section 5, Findings: This section presents the scores and sites recommended to be 

taken forward.   

• Section 6, Recommendations: The final section of the report provides 

recommendations, in light of the findings of the site assessment exercise.  

                                                      
4 https://www.gov.im/media/1348611/site-assessment-framework-2015.pdf 



Isle of Man Government Site Assessment Findings 

 

 

May 2016 gva.co.uk 3 

2. Development Orders – Purpose and Process 

2.1 An approved Development Order would grant planning approval for development as 

specified in the Order or for development of a class as specified in the Order.  In effect 

a Development Order grants ‘Approval in Principle’.   A Schedule of Conditions would 

normally set out any ‘Reserved Matters’.  

2.2 There are a number of stages involved in the development order process. These stages 

are set out in Table 1 below. 

Table 1: Stages in the Development Order process5 

Stages Development Order process 

Stage 1 Call for Sites via Public Notice  

Site Assessment criteria published 

Stage 2 Analysis of suggested sites 

Stage 3 Publication of site assessments and announcement of shortlisted sites 

 Landowners invited to provide additional information required in 

order to support their proposals which may include environmental 

information 

Stage 4 Draft Development Order(s) produced by the Department, subject to 

sufficient environmental and other information being provided and 

considered acceptable 

Stage 5 Public Consultation on Draft Order(s) 

Stage 6 Public Inquiry(ies) on Draft Order(s) as necessary 

Stage 7 Inspector’s Report (from any Inquiry) prepared and submitted to the 

Cabinet Office 

Stage 8 Report considered and subject to a recommendation/decision to 

proceed, the Cabinet Office makes the Order(s) 

Stage 9 Final approval of the Development Order(s) sought via Tynwald 

 

                                                      
5 Stages 1 to 9 have been drafted in line with the Tynwald Resolution (July 2005) which identified the need for 

‘public consultation’ and a ‘public inquiry’  
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3. Background Evidence and Methodology - 

Employment Land, Planning Policy and Site 

Assessment   

3.1 The following section details the background to the Employment Land (Development 

Order) project; the planning policy framework and the site assessment methodology 

as well as the consultation undertaken to date. 

Background 

Employment Land Review (2015) 

3.2 The Isle of Man Employment Land Review (ELR, Peter Brett Associates, 2015) concluded 

a need for between 19ha and 19.7ha of employment land to accommodate 

predicted levels of need to 2029. This need is split as follows: 

• Manufacturing: 16.47ha; 

• Office: 0.34ha – 1.34ha; and 

• Warehousing / Distribution: 2.16ha 

3.3 Island wide, there are 276 ha of employment and office land which is currently 

allocated; 33% of which remains available. The majority of the industrial land supply is 

concentrated in the East and South, and the majority of the office supply is located in 

the East, focused in Douglas.  

3.4 This mirrors the geography of demand for employment land identified in the ELR, which 

notes a focus in the East of the island. However, available land in the East is limited to 2 

ha, which is a supply of less than 3 years. The ELR concludes that 15.07ha of 

employment land will be required in the East, unless other areas are incentivised in 

some form.  

3.5 The ELR reports that, according to local agents, demand is generally for smaller units. 

However, the ELR also notes that enquiries received by the Department of Economic 

Development (DED) have been for larger premises. The ELR further reports evidence 

from consultations and trend analysis that show the strong desire for existing businesses 

in Douglas and the East of the island to expand in this area, and not move away.  
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3.6 Consultations with sector leads, commercial agents and workshop discussions 

undertaken as part of the ELR identified wide support for a Technology Park or high 

quality Business Park allocation. The ELR recommends that a Development Brief is 

produced for a Technology Park / high quality Business Park, to be co-ordinated by the 

Department of Infrastructure (which was, at the time of the Report the responsible 

Department for Planning Policy) and the Department of Economic Development. The 

Development Brief should contain information on the proposed scale and 

combination of principal and support uses; the range of units proposed (e.g. start-up 

units, incubator units); and general design principles. 

The Island Development Plan (Planning Policy Framework) - The progress of the 

Strategic Plan Review and the Area Plans  

3.7 The Isle of Man Strategic Plan 20166 was approved by Tynwald in March 2016 and 

came into force on the 1st April 2016. The completion of this Plan allows work to focus 

on the remaining Area Plans with the next Plan to be prepared being the Area Plan for 

the East.  This will cover the Local Authority areas of Douglas, Braddan, Garff (Laxey 

and Lonan Wards only), Marown, Onchan and Santon. The Area Plan for the East will 

include detailed ‘Proposals’ for the Plan Area which will include proposals on housing, 

retail, employment, transport, tourism and community facilities which may propose the 

allocation of land for development.  The Area Plan will comprise a written statement 

and a number of proposals maps.  Specific work streams on the Area Plan for the East 

as well as timescales for specific pieces of work are anticipated to be announced later 

in 2016.  

3.8 Given the recommendations of the ELR as well as the timescales for the production of 

the Area Plans, the Development Order route is seen to be an alternative way to bring 

forward land for employment purposes.  An attempt was made to bring forward a 

Development Order for employment land in Braddan in 2010 – namely the draft Town 

and Country Planning (Cooil Road) Order 2010. However this was not taken forward 

following the Report of the Public Inquiry which was published in December 2010.7  

 Site Assessment  

3.9 On 31st July 2015, the Department of Infrastructure (which was then responsible for 

Planning Policy) issued a Call for Sites (see Table 1- Stage 1) for employment land. This 

Call for Sites was open between end of July 2015 and September 2015. Landowners 

                                                      
6 This is an update to the Isle of Man Strategic Plan 2007 
7 https://www.gov.im/media/630797/cooilroadorderinspectorsreport.pdf 
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and developers were encouraged to submit sites for consideration as future 

employment sites by completing a Call for Sites Response Form.  

3.10 The Response Form was based on the Site Assessment Framework (SAF) which was 

used in 2008 to inform the preparation of the Area Plan for the South. The 2008 SAF was 

updated and revised for use in the Call for Sites Employment Land exercise.  

3.11 The Site Assessment Framework (see appendix 1) sets out three stages:  

Stage 1: Initial scoring to screen out sites judged to be unsuitable (by reason of their 

location or size);  

Stage 2: Detailed assessment against the SAF scoring and shortlisting (the shortlisting 

including consideration of whether the site has reasonable potential to:  be used for 

employment purposes; be able to make a sufficient contribution to economic 

development; and be able to be brought forward through a Development Order); 

and 

Stage 3: Publication of shortlisted sites, requests for further information and more 

detailed consideration about their potential to be taken forward as a Development 

Order.   

3.12 The combination of the first two stages set out above correspond to stage 2 of the 

Development Order Process (as set out in Table 1) and the third stage corresponds to 

stage 3 of the Development Order Process.   

3.13 Therefore, the Call for Sites SAF (Appendix I) included the following sections: 

• Section A: contact information; landownership information; 

• Section B: location of the site; existing use; size of the site; and proposed use; 

• Stage 1, Section C: location of site with regard to settlement boundaries; and 

• Stage 2, Section D: site scoring (i.e. detailed assessment against the SAF scoring). 

 

3.14 The sites which did not pass the Stage 1 assessment, by virtue of their location, were 

not considered by the DOI to be suitable for a DO. All Stage 1 assessments were 

undertaken by the DOI and provided to Bilfinger GVA at the outset of the commission.  

However, during the process it was decided that, in the interests of transparency and 

given the limited number of sites which failed stage 1, it was judged by the Cabinet 

Office that these sites would be assessed against the SAF scoring.    
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3.15 The scoring in Section D included 13 criteria, which covered the following topics: 

• Compatibility with adjacent land uses; 

• Use of land and required physical works; 

• Proximity to public transport; 

• Proximity to road network; 

• Landscape value; 

• Landscape character; 

• Visual amenity; 

• Wildlife habitats and species; 

• Historic built environment; 

• Archaeology and Ancient Monuments; 

• Agricultural land; 

• Flood risk; and 

• Hazardous land uses. 

3.16 For each criterion, sites received a score ranging from 4 (highest) to 0 (lowest). Within 

the criteria, six categories are classed as ‘Critical Constraints’. If a site scores a 0, the 

issue is deemed to be so important that it could hinder or even preclude development 

in this location. If a Critical Constraint is applicable, it is considered that the negative 

effects of the development would be significant and mitigation would not be possible 

or appropriate. The following considerations were classed as Critical Constraints:  

• Compatibility with adjacent uses; 

• Wildlife habitats and species; 

• Historic built environment;  

• Archaeology and Ancient Monuments; 

• Flood Risk; and 

• Hazardous land uses. 

 Professional judgement 

3.17 When applying the SAF criteria, an element of professional judgement was required in 

scoring the sites against Criterion 8: Protecting valued wildlife habitats and species. This 

is one of the identified Critical Constraint criteria.  
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3.18 Under Criterion 8 in the SAF, a site would score a 0 if the following was applicable: 

‘Site or adjacent area is a nationally or internationally designated site (RAMSAR, ASSI 

(Area of Special Scientific Interest), MNR (Marine Nature Reserves), NNR (National 

Nature Reserves), Emerald Site, Bird Sanctuary, or ASP (Areas of Special Protection) or is 

a site which contains Registered Trees or is vital for the protection of a species.’   

3.19 Several sites which were considered in the site assessment process contained 

Registered Trees and thus under the above scoring system would receive a score of 0. 

However, following site visits and a review of a plan of the Registered Trees, it 

transpired that on several of these sites the trees were located along the boundary 

and may not affect development. As such, Bilfinger GVA applied professional 

judgement when scoring this criterion by considering whether the development of 

employment uses on the site would have a detrimental impact upon the trees and/or 

whether the trees would restrict / affect the future development of the site.  

3.20 Applying a blanket approach to this criterion could result in a site having a Critical 

Constraint (receive a score of 0) even in circumstances where wildlife habitats / 

species would not be adversely affected by the development of employment uses, 

and would therefore skew the exercise.  

 Consultation 

3.21 As part of the site assessment process, Bilfinger GVA wrote to all site promoters to 

provide further opportunity to supplement the information previously submitted and 

address any queries that had arisen during the process.  

3.22 The letter provided: an introduction to Bilfinger GVA’s role in the Development Order 

process, a summary of the methodology applied during the assessment of sites and 

the scores received for the site in question. Each promoter was provided with the 

opportunity to respond to the letter with additional information if it was felt that this 

could alter or support the scoring presented in the letter. The letter also requested any 

additional information which could demonstrate the deliverability of the site in the 

short-term (i.e. over the next 2 years).  

3.23 Responses to the letters were received from all of the site promoters. Section 3 of this 

report summarises the responses received and details where the information provided 

affected the scoring in the site assessment, where applicable. 

Shortlisting  

3.24 A total of fourteen sites were submitted to the Isle of Man Government as part of the 

Call for Sites exercise.  As the consultant instructed to advise the Government on the 
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Draft DO process, Bilfinger GVA completed site assessments. This involved visiting each 

site and reviewing the information provided by the site promoter. 

3.25 The findings of the site assessments and the SAF scoring were compiled into a single 

spreadsheet (included at Appendix II). This spreadsheet presents the scores for each 

site.   

3.26 The sites which both passed stage 1 and scored highly in the first part of stage 2 were 

then checked to ensure that there was potential for them to pass the shortlisting tests 

(see 1.7).  Where it was felt that this potential exists, the sites have been recommended 

to be shortlisted as potential Development Order Sites and therefore suitable to be 

taken through to stage 3 of the process. 

3.27 The following section provides the scores of the site assessment exercise for thirteen out 

of the fourteen sites considered.  The Cabinet Office has decided to await the 

decision of an appeal against a grant of planning approval in relation to one of the 

sites, and so it is not given a score as part of this report. 
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4. Site Assessments  

4.1 The following section discusses each of the 14 sites submitted in response to the 2015 

Call for Sites and their assessment against the criteria in the Site Assessment Framework. 

A site assessment matrix is contained at Appendix II. 

Site 1 

4.2 Site 1 (Island Studios & Baldromma) failed the Stage 1 assessment as it was determined 

to not be located within a settlement (criterion C1) or abutting a town or village 

(criterion C2). However, the site did go on to be scored in Stage 2 along with Sites 3 

and 6 which also ‘failed’ Stage 1. 

4.3 The site scored 42 in the Stage 2 assessment.  The strengths of the site are considered to 

be: 

• The site fronts onto the Jurby Road, which is an identified Secondary Link road; and 

• The site is not within an Area of High Landscape Value (AHLV) and thus its ability to 

maintain the existing landscape character should it be developed. 

4.4 The weaknesses of the site are considered to be:  

• Location of site adjacent to a Registered Trees area. 

4.5 The respondent who submitted the site was notified of the outcome of the assessment 

and their subsequent response resulted in changes to the scoring of the site regarding 

flooding (criterion D12) as the respondent confirmed the area of the site being 

promoted was not within the flood zone.  

4.6 It is also noted that the site was outside the A5 corridor and a considerable distance 

from Douglas and the airport, and whilst the site extends to some 20ha, under 4ha was 

identified as the developable area.  

Site 2 

4.7 Site 2 (Part of Sangsters Field, The Nunnery) passed the Stage 1 assessment as it is within 

a settlement. 

4.8 The site scored 42 with no critical constraints having been applied.  

4.9 The site’s key strengths are considered to be: 
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• The proximity to, and location within the settlement boundary of, Douglas; 

• The deliverability of the site – the respondent has provided evidence of the 

advanced stage of the proposals for the site, discussion held to date with the IoM 

and the masterplan for the wider site;  

• The proximity of the site to the planned education investment at The Nunnery; 

• The site’s location outside of the AHLV and thus its ability to maintain the existing 

landscape character should it be developed; and 

• The site’s lower risk of flooding. 

4.10 The site’s key weaknesses are considered to be: 

• The location of a Registered Trees Area within the site, but not to the extent that it 

will preclude development or materially affect the capacity to deliver on the site; 

• The presence of Class 3 agricultural land; and 

• The lack of proximity to a bus service with at least an hourly frequency. 

4.11 Professional judgement (as described in Section 2) has been applied regarding the 

presence of the Registered Trees Area on the site as these only cover a small area to 

the north boundary of the site. As such, it is not considered to be a constraint to 

development and the score for Criterion D8 was increased to 2 to reflect this. 

4.12 The site was not considered to have business park potential if brought forward in 

isolation due to its size, however if delivered in collaboration with the adjacent Site 5, 

then it is considered to have business park potential. 

4.13 The respondent who submitted the site was notified of the outcome of the assessment 

and requested to respond with additional details on the site’s deliverability and the 

potential for collaboration with an adjacent landowner (the site is adjacent to Site 5, 

which is owned by the Department of Infrastructure).  They stated in their response that 

the Nunnery site has an educational covenant which restricts development not linked 

to the estate-provided education. 

4.14 The promoter’s response to the above letter did not update any of the scoring but due 

to their willingness to enter discussions with the respondent of an adjacent site, the site 

was considered to have business park potential if delivered jointly with Site 5.  

4.15 In light of the above, it is considered that the site has sufficient reasonable potential to 

meet the shortlisting tests and so could be considered for progression to Stage 3 and 

further investigation. 
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Site 3 

4.16 Site 3 (Land at Ballakinnish, Braddan) failed the Stage 1 assessment as it was 

determined to not be located within a settlement (criterion C1) or abutting a town or 

village (criterion C2). However, the site did go on to be scored in Stage 2 along with 

Sites 1 and 6 which also ‘failed’ Stage 1. 

4.17 The site scored 42 in the Stage 2 Assessment with no critical constraints having been 

applied. The key strengths of the site are: 

• Accessibility of the site in terms of public transport (services adjacent to the site run 

within a half hourly service); 

• Location of the site adjacent to a strategic link (New Castletown Road, A5); and 

• The presence of built form on the site. 

4.18 The key weaknesses of the site are: 

• Location of the site within an AHLV; 

• Presence of Registered Trees on the site; and 

• Presence of Class 3 agricultural land. 

4.19 The respondent who submitted the site was notified of the outcome of the assessment. 

No response had been received at the date of writing. 

4.20 It is also noted that the site is quite large and located in the A5 corridor and proximate 

to Douglas. 

Site 4 

4.21 Site 4 (Land south Cooil Road, bounded by Colooney’s Lane) passed the Stage 1 

assessment, as the site adjoins a settlement. 

4.22 The site scored 39 with no critical constraints having been applied.  

4.23 The site’s key strengths are considered to be: 

• The site fronts onto Cooil Road, a primary distributer road; 

• The deliverability of the site – the respondent has confirmed the site could be 

delivered within 2 years of securing reserved matters;  and 

• The site is reasonably well served by public transport, benefitting from an hourly bus 

service. 
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4.24 The site’s key weaknesses are considered to be: 

• The site is a greenfield site considered to be in need of substantial physical works 

prior to being delivered; 

• The site is located within the AHLV; 

• The presence of residential dwellings adjacent to the site; and 

• The presence of Class 3 agricultural land. 

4.25 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability.  The promoter’s response to 

the above request did not update any of the scoring, however the respondent did 

confirm that they had no advanced plans for the site and would await guidance from 

the Government on the type of employment development most in need of being 

delivered. 

Site 5 

4.26 Site 5 (Sangster’s Field, Old Castletown Road) passed the Stage 1 assessment, as it is 

located within a settlement. 

4.27 The site scored 42 with no critical constraints having been applied.  

4.28 The site’s key strengths are considered to be: 

• The proximity to, and location within the settlement boundary of, Douglas; 

• The site’s location outside of the AHLV and thus its ability to maintain the existing 

landscape character should it be developed; and 

• The site’s lower risk of flooding. 

4.29 The site’s key weaknesses are considered to be: 

• The location of a Registered Trees Area within the site, but not to the extent that it 

will preclude development or materially affect the capacity to deliver on the site; 

• The presence of Class 3 agricultural land; and 

• The lack of proximity to a bus service with at least an hourly frequency. 

4.30 Professional judgement has been applied regarding the presence of the Registered 

Trees Area on the site as these only cover a small area along the south boundary of 

the site. As such, it is not considered to be a constraint to development and the score 

for Criterion D8 was increased to 2 to reflect this. 
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4.31 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability and the potential for 

collaboration with the adjacent landowner. 

4.32 The promoter’s response to the above letter did not update any of the scoring but due 

to the willingness to enter discussions with the respondent of an adjacent site, the site 

was considered to have business park potential if delivered jointly with Site 2.  

4.33 In light of the above, it is considered that the site has sufficient reasonable potential to 

meet the shortlisting tests and so could be considered for progression to stage 3 and 

further investigation. 

Site 6 

4.34 Site 6 (Land at Balladoole Farm, Bride Road) failed the Stage 1 assessment as it was 

determined to not be within a settlement (criterion C1) or abutting a town or village 

(criterion C2). However, the site did go on to be scored in Stage 2 along with Sites 1 

and 3 which also ‘failed’ Stage 1.  

4.35 The site scored 35 in the Stage 2 Assessment. There were no critical constraints 

pertaining to this site. The key strengths of the site are: 

• Location of the site adjacent to Bride Road, which is an identified secondary link 

road; and 

• There are no environmental statutory designations pertaining to the site. 

4.36 The key weaknesses of the site are: 

• The site is located within the AHLV; 

• The site is in need of substantial physical works; 

• Public transport links in the area provide a less than hourly service; and  

• The surrounding landscape is flat and exposed with views to/from the coast. 

Development in this location would not fit with the landform and pattern of the 

landscape. 

4.37 The respondent who submitted the site was notified of the outcome of the assessment. 

No response had been received at the date of writing. 

4.38 It is noted that the site was outside the A5 corridor and a considerable distance from 

Douglas and the airport. 



Isle of Man Government Site Assessment Findings 

 

 

May 2016 gva.co.uk 15 

Site 7 

4.39 Site 7 (Land at Clybane Farm) is located adjacent to a settlement and therefore 

passed the Stage 1 assessment. 

4.40 The site scored 39 with no critical constraints having been applied.  

4.41 The site’s key strengths are considered to be: 

• The site fronts onto Cooil Road, a primary distributer road; and 

• There are no environmental statutory designations pertaining to the site. 

4.42 The site’s key weaknesses are considered to be: 

• The site is a greenfield site and is considered to be in need of substantial physical 

works prior to being delivered; 

• The site is located within the AHLV; 

• It is considered that the site shape and size would mean that the bulk of any 

development would be located close to residential dwellings; and 

• The presence of Class 3 agricultural land. 

4.43 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability.  The promoter’s response to 

the above letter did not update any of the scoring.  

4.44 The respondent noted that development on the site need not lead to adverse amenity 

on the nearby residential dwellings as the IoM Strategic Plan states that light industrial 

buildings can operate in proximity to residential dwellings without leading to any 

adverse impacts on amenity (para. 9.2.3). As such, the site may be considered to be 

more suitable for light industrial or office uses rather than general industrial, distribution 

or manufacturing uses. If a DO were to be progressed on this site, the conditions would 

need to restrict uses in this manner. In order to progress with a DO for Site 7 there must 

be a clear demand for light industrial buildings only.  

Site 8 

4.45 Site 8 (Land at Middle Farm) passed the Stage 1 assessment, as it adjoins a settlement. 

4.46 The site scored 40 with no critical constraints having been applied.  

4.47 The site’s key strengths are considered to be: 
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• The site has a frontage onto Cooil Road, a primary distributer road;  

• There are no environmental statutory designations pertaining to the site albeit there 

is a Registered Trees Area adjacent to the site; and 

• There are multiple bus routes in close proximity to the site with at least a half hourly 

service. 

4.48 The site’s key weaknesses are considered to be: 

• The site is a greenfield site and is considered to be in need of substantial physical 

works prior to being delivered; 

• The site is located within the AHLV and it is considered that any development 

would be relatively visually prominent; 

• The site is at higher risk of flooding as it lies outside of the developed area; and 

• The presence of Class 3 agricultural land. 

4.49 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability.  The promoter’s response to 

the above letter did not update any of the scoring.  

4.50 The site’s large size could allow for development to be brought forward in the part of 

the site which is closer to existing development only (Douglas, EfW plant) which may 

mitigate the otherwise adverse visual impact from development. 

Site 9 

4.51 A significant part of Site 9 (Land south of Cooil Road) has recently been the subject of 

planning approval (reference 15/01186/B). The red line boundary for this application 

covers 5.98ha of the site and relates to a proposed car showroom use. The application 

was approved on the 17th December 2015; however an appeal was subsequently 

lodged on the 5th January 2016, which is still in progress.  

4.52 It is not considered appropriate to further consider the site as a candidate for the DO 

until the outcome of the appeal process is known.  

Sites 10, 11 and 12 

4.53 Sites 10, 11 and 12 were promoted by the same landowner and form different options 

of varying scales for the development of land to the south of Cooil Road. Sites 10, 11 

and 12 (Land south of Cooil Road) all passed the Stage 1 assessment, as they adjoin a 

settlement. The sites were assessed individually however all achieved the same final 
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score of 41 with similar justifications. For ease, the assessments have been jointly 

summarised below. 

4.54 The scoring of the sites has taken account of the approved car showroom application 

which is located on all three site options. The sites received a ‘Yes’ response to the 

question ‘is new / amended required infrastructure achievable on this site?’. This is in 

part because a new roundabout will be provided as part of the proposed car 

showroom, which could be used to provide access to Sites 10, 11 and 12. If the car 

showroom was not delivered, this response would need to be reconsidered. However 

the scoring of the sites would not change. The sites’ key strengths are considered to 

be: 

• The proximity to existing employment development to the north and south of Cooil 

Road means any proposed development would be compatible with surrounding 

uses and protect visual amenity; 

• The deliverability of the site – in addition to the recent planning consent granted for 

a car showroom on the site (ref. 15/01186/B – although this is the subject of an 

appeal), the respondent has also provided significant evidence of the advanced 

stage of the proposals for the site, discussions with potential occupiers and how the 

scheme would be delivered financially; and 

• The site fronts onto Cooil Road, a primary distributor. 

4.55 The sites’ key weaknesses are considered to be: 

• The location of a Registered Trees Area within the site; 

• The site is located in the AHLV; 

• The presence of Class 3 agricultural land; and 

• The site is at higher risk of flooding due to being located outside of the developed 

area. 

4.56 Professional judgement has been applied regarding the presence of a Registered 

Trees Area on the site. As outlined below, the respondent has provided evidence that 

the most valuable trees could be protected and DEFA has approved this approach 

through planning consent ref. 15/01186/B (although if the appeal is successful this 

score may need to be reconsidered). As such, the Registered Trees Area is not 

considered to be a development constraint and the score for criterion D8 was 

increased to 2. 

4.57 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the sites’ deliverability.  The promoter’s response to 
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the above letter led to the scoring being increased in recognition that it had been 

suitably demonstrated that the Registered Trees Area on the site could be preserved 

and was thus not a development constraint.  

4.58 Sites 10, 11 and 12 scored were considered to require substantial physical works (site 

levelling, access, utilities infrastructure). 

4.59 Sites 10, 11 and 12 comprise three different options of development of varying scales, 

ranging from a site area of 25.83ha (Site 10) to 60.66ha (Site 12).  In the event that it is 

considered appropriate to progress this site as a potential DO, , the chosen site out of 

options 10, 11 and 12 should be based on the extent of demand evidenced and thus 

the scale of employment land required in this location. 

Site 13 

4.60 Site 13 (Land off Cooil Road / New Castletown Road) passed the Stage 1 assessment 

as it adjoins an existing settlement. 

4.61 The site scored 39 with no critical constraints having been applied. The site’s key 

strengths are considered to be: 

• The site fronts onto Cooil Road, a primary distributor;  

• The site levels would allow for development to slope away from the nearby 

residential development, therefore minimising the adverse impact on residential 

amenity; and 

• There are no environmental statutory designations pertaining to the site, albeit 

there is a Registered Trees Area to adjacent to the south. 

4.62 The site’s key weaknesses are considered to be: 

• Residential development lies to the north of the site, and as such, mitigation 

measures would likely be required for a general employment development; 

• The site is a greenfield site and is considered to be in need of substantial physical 

works prior to being delivered; 

• The site is located in the AHLV; 

• The site is at higher risk of flooding as it is located outside of the developed area; 

and 

• The presence of Class 3 agricultural land. 
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4.63 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability. 

4.64 The promoter’s response to the above letter did not update any of the scoring.  

However, the response received from the site promoter indicates that the site is 

deliverable in the short term, with the developer providing strong evidence of their 

track record and confirming that they have the knowledge and funding in place to 

deliver the site within 2 years. 

Site 14 

4.65 Site 14 (Land off Cooil Road / New Castletown Road) passed the Stage 1 assessment 

as it adjoins an existing settlement, and thus progressed for consideration through the 

full SAF. 

4.66 The site scored 39 with no critical constraints having been applied. The site’s key 

strengths are considered to be: 

• The site fronts onto Cooil Road, a primary distributor;  

• The site levels would allow for development to slope away from the nearby 

residential development, therefore minimising the adverse impact on residential 

amenity; and 

• There are no environmental statutory designations pertaining to the site, albeit 

there is a Registered Trees Area adjacent to the south. 

4.67 The site’s key weaknesses are considered to be: 

• Residential development lies to the north of the site, and as such, mitigation 

measures would likely be required for a general employment development; 

• The site is a greenfield site and is considered to be in need of substantial physical 

works prior to being delivered; 

• The site is located in the AHLV; 

• The site is at higher risk of flooding as it is located outside of the developed area; 

and 

• The presence of Class 3 agricultural land. 

4.68 The respondent who submitted the site was notified of the outcome and requested to 

respond with additional details on the site’s deliverability, particularly in light of the site 

being in multiple ownership. 
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4.69 The promoter’s response to the above letter did not update any of the scoring, 

however they did confirm that the multiple landowners have an agreement in place 

for a joint partnership approach to delivering development on the site, supporting the 

view that short term delivery would be possible.  

4.70 The response received from the site promoter indicates that the site is deliverable in the 

short term, with the developer providing strong evidence of their track record and 

confirming that they have the knowledge and funding in place to deliver the site 

within 2 years.  
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5. Overall Findings 

5.1 The scores following the Stage 2 site assessments are shown below.    

5.2 Sites 2 and 5 have Business Park potential if jointly delivered through a collaborative 

approach from both landowners. Discussions with both promoters have confirmed that 

they would be willing to discuss a collaborative delivery of the sites.   

Table 2: Site Assessment Findings (as at 23rd May 2016) 

Site 

No. 

Score 

(max 

= 52) 

Site Name 
Size 

(ha) 

Sites taken forward to Stage 3 (for further consideration ahead of a draft development order 

being prepared) 

2 42 Part of Sangster’s Field, the Nunnery 1.96 

5 42 Sangster’s Field, Old Castletown Road, Douglas  3.36 

Sites not taken forward to Stage 3  

4 39 Land to the south of Cooil Road and east of Colooneys Lane 2.42 

7 39 Land at Clybane Farm, Vicarage Road, Braddan  Dandara 7.00 

8 40 Land at Middle Farm, Braddan  Dandara 38.65 

10 41 Land south of Cooil Road, Braddan (Option 1)  Eden Park 

Developments Ltd 

25.83 

11 41 Land south of Cooil Road, Braddan (Option 3) Eden Park 

Developments Ltd 

35.94 

12 41 Land south of Cooil Road, Braddan (Option 4) Eden Park 

Developments Ltd 

60.66 

13 39 Land south of Cooil Road and NW of New Castletown Road 

(Option 1) Peel Land (IOM) Ltd 

6.70 

14 39 Land South of Cooil Road and north west of New Castletown 

Road (Option 2) Peel Land (IOM) Limited 

15.6 

Sites which failed Stage 1  

1 42 Northern Innovation Centre (old Island Film Studios Site and 

Baldromma) 

20.23 

3 42 Land at Ballakinnish, Braddan (DOI) 5.40 
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6 35 Land at Balladoole Farm, Bride Road, Ramsey (DOI) 4.60 

Sites which have been deferred  

9 Def-

erred8 

Land south of Cooil Road, Braddan (Option 2) Eden Park 

Developments Ltd 

15.26 

 

                                                      
8 No decision as at 23th May 2016 (pending appeal decision on PA 15/1186/B for car dealership, land south of Cooil Road, 

Braddan)  
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6. Recommendations 

Site Recommendations 

6.1 The ELR (2015) identifies a requirement for approximately 19ha of employment land on 

the Isle of Man up to 2029. However noting the inspector’s report for the previous Cooil 

Road Development Order Inquiry, “The Area Plan for the East could and should deal 

with long term employment land requirements.  A DO is a more suitable device to deal 

with short term problems with employment land (para. 479, CRDO Inspector’s Report)”.  

Recommendation 1 

It is recommended that Sites 2 and 5 be taken through to stage 3 and further work 

carried out (including the potential to develop them as a single site and, conversely, 

the impact on their suitability as a potential DO if they cannot be developed jointly).   

6.2 Overall, the site assessment exercise has demonstrated that Sites 2 and 5 (the two top 

scoring sites) have potential to be brought forward for a business/ technology park if 

brought forward together. The promoter of Site 2 has indicated that this would be in 

accordance with the covenant on the site, which requires development to be linked 

to University development / activity and its educational provision. Development of a 

business park / technology park on Sites 2 and 5 would maximise the opportunity 

afforded by education investment in this location, as well as optimise the location 

within the developed area of Douglas. The promoters / landowners across the two sites 

have confirmed they would be willing to work together to collaboratively deliver the 

sites, and the masterplan provided by the promoter of Site 2 clearly demonstrates that 

there is a well thought out vision for the wider site.  Evidence has also been provided 

demonstrating how employment development could be delivered in the short term. 

6.3 Before a DO(s) can be progressed on the Island it is, in our opinion, necessary to 

undertake a number of further actions. This work will seek to ensure any development 

orders are robust and are clear on how the development would support economic 

growth and investment on the Isle of Man, particularly in light of the Inspector’s findings 

in relation to the previous unsuccessful DO (ref: Cooil Road Development Order 

[CRDO]). 

6.4 We would therefore advise that the actions set out below could facilitate the 

progression of a potential draft DO(s). 
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• Detailed consideration being given to the purpose of the DO in relation to the 

specific type of development required. A clear definition of a ‘Technology Park’ 

would be helpful, including to what extent this differs from the definition of Business 

Park as set out in the Isle of Man Strategic Plan 2016 and how this differs to a 

general employment site. 

• Assessment being carried out of the market demand for employment development 

generally and for a Business Park specifically. Several sites have all been submitted 

to this process supported by masterplans and a degree of market intelligence. It 

will be necessary as part of the DO process to establish the likely short–term 

quantum and type of development across the preferred site(s) which should be 

informed by sufficient market demand analysis. This could help address the 

concerns raised in the previous Inquiry around the extent to which need and 

deliverability is evidenced. 

• Further discussions with the promoters of sites 2 and 5 would be required to 

determine how much technical evidence is already in place across the preferred 

site(s) and therefore the extent to which further technical analysis and studies are 

required. This would have to include a discussion around the costs associated with 

the preparation of this evidence. We would suggest at this stage that any further 

technical studies are managed through the DO process rather than by the 

landowner / site promoter to ensure that we have control over outputs and 

timescales. 

Recommendation 2 

It is recommended that consideration be given as to whether to produce an 

addendum to this report in respect of Site 9 following the decision in respect of 

planning application 15/01186/B (which covers part of the site and is the subject of an 

ongoing 3rd party appeal against the grant of planning approval).  In light of this it may 

also be appropriate to revisit the assessments for sites 10, 11 and 12. 

6.5 It has not been possible to complete an assessment of Site 9 as part of this report, due 

to the ongoing appeal.  Furthermore, if and when an assessment is completed for Site 

9, it could have implications for sites 10, 11 and 12 

Recommendation 3 

a. It is recommended that no further action is taken in respect of Site 1 - further 

consideration of this site for a potential Development Order is unwarranted given it 

failed the stage 1 assessment and the clear demand for employment land in the 

East.   
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b. It is recommended that no further action is taken in respect of Site 3 - further 

consideration of this site for a potential Development Order is unwarranted given it 

failed the stage 1 assessment and alternative sites exist which pass the stage 1 

assessment and score well.   

6.6 Although Sites 1 and 3 also score highly (42), their failure to pass the Stage 1 assessment 

means that, in line with the Site Assessment Framework, the sites are not suitable for 

consideration for a DO. Specifically regarding Site 1, its location outside of the 

identified A5 corridor is considered to be unattractive to potential occupiers as the ELR 

identifies a clear demand for employment development in the East of the Island. 
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