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A Call for Sites  - The Castletown Housing Land Review 

1.0 Background

1.1 The Area Plan for the South was approved by Tynwald on 20th February 2013. At the time of 
the Plan's approval, it was recognised that there may be sites in Castletown that needed to be 
reexamined or investigated for their housing potential. The Plan stated that in the interests of 
providing a more equitable spread of housing land in the South in the longer term "the 
Department accepts that there is the potential for additional land to be released for housing in the 
wider Castletown area." Since the completion of the Area Plan for the South, resources have 
focused on updating a key part of the Island Development Plan - namely "The Isle of Man 
Strategic Plan" - rather than pursuing work immediately on the remaining Area Plans or revisiting 
Castletown via the Castletown Housing Land Review ("the Castletown Review").   

1.2 The Department judged that it was essential that the Strategic Plan Review was carried out 
ahead of work on the Area Plans for the East, North and West or any review of land availability in 
Castletown.  It was recognised that the overarching housing need figures needed to be based on 
up to date evidence and look beyond 2016, which was the end date for the original Strategic Plan 
'plan period'. 

1.3 The Department is currently awaiting the Inspector’s Report following the Public Inquiry into 
the Draft Isle of Man Strategic Plan 2015 which took place between 28th September and 1st 
October 2015.  Ahead of this Report being received, and ahead of a further work to examine the 
full scope and direction of the Castletown Review (which would, in terms of an update to the Area 
Plan follow the Development Plan Procedure, Schedule 1, of the Town and Country Planning Act 
1999)("the 1999 Act"), the Department considers that there would be merit in undertaking a 'Call 
for Sites' for Castletown in an effort to draw up a long list of potential sites for housing.  It is the 
Department's intention to make details of any sites put forward and any recommendations by the 
Department on how to proceed with the Castletown Review available for public viewing in due 
course. 

1.4 The Department now invites developers/landowners/agents/local authorities or others to 
identify sites which they wish the Department to consider.  Any information submitted will help to 
inform the next steps in the Review.  



1.5 All of the sites put forward (which may include some suggested by Government) will be 
judged against a set of assessment criteria set out in the Site Assessment Framework.  A bespoke 
scoring framework has been designed for the Castletown Review but it is based heavily on the 
original version published in 2008; the methodology for which and underlying sustainability 
principles still have relevance. This is available for viewing at 
https://www.gov.im/media/633647/siteassessmentfinalreport.pdf

The Framework will be used to help score and assess the sites and measure their suitability. Any 
recommendations which follow on from the initial site assessment will take into account identified 
housing need.   

1.6 This Call for Sites will not preclude any sites suggested as part of this exercise being 
considered again as part of any full review of the Area Plan for the South in the future.   

1.7 In terms of existing land designations set out in the Area Plan for the South on Map 5 (other 
than existing Proposal Sites for residential shown as "Res (Prop)", the Department is open to any 
suggestions as part of this Call to re-examine sites in order to consider their suitability for 
residential use.  Such proposals will be considered on their merits taking into account the 
implications: for the site, for the land use/buildings that would be lost, on the immediate environs 
of the site as well as any knock on effects for other sites in Castletown and the rest of the Plan 
area if such sites were to be given over to residential.  The broad assessment criteria set out 
below and the Site Assessment Framework itself would apply in any assessment process.  

2.0 The broad criteria which sites will be measured against are set out below:

 a.  The location of the site in relation to existing settlements 
 b.  The size of the site and general site characteristics
 c.  Compatibility with adjacent land uses
 d.  The level of physical/engineering works required to make the site useable 
 e.  The proximity to public transport routes and regularity of service
 f.   Accessibility to the existing highway network
 g.  Impact on landscape character and visual amenity
 h.  Impact on statutory and non-statutory wildlife and nature designations
 i    Impact on the historic built environment
 j    Impact on the quality and quantity of agricultural land 
 k.  Flooding risk both on and off site
 l.   Risk of contamination and presence of or proximity to hazardous materials
 m. Site deliverability
 n.  Accessibility to infrastructure and services such as telecommunications, gas, electricity and  
      water       

3.0 Submitting a site for consideration

Please use this Response Form to make a submission to the Call for Sites exercise to suggest a 
site that you think would be suitable for housing (for the purposes of this exercise, the term 
'residential' is equally applicable).  Each suggested site needs to be accompanied by a separate 
Call for Sites Form and all sites put forward need to be accompanied by a Location Plan and a Site 
Plan which clearly identify the full extent of the site and where it is by a continuous RED line.



Section A - Name and address details
Please complete where applicable

Q1 Landowner (complete Q1 if in single ownership or in multiple ownership) 

Name of landowner .............................................................

Address & postcode of the landowner.................................

Telephone number(s) (if to be used as main contact) .........

email address (if to be used as main contact).....................



Q2 Other landowner(s) if applicable (please use separate sheet if necessary)

Name...................................................................................

Address & postcode ............................................................

Telephone number(s) (optional) ..........................................

email address(s) (optional) .................................................

Q3 Developer (if different to landowner(s)) 

Name ..................................................................................

Address & postcode ............................................................

Telephone number (s) .........................................................

email address......................................................................



Q4 Agent Details (if representing landowner/developer)

Name...................................................................................

Address & postcode ............................................................

Telephone Number .............................................................

email address......................................................................

Q5 Please indicate the main point of contact for the Department's records  

Landowner (name to be taken from Q1) ..........................................................................................................

Developer.........................................................................................................................................................

Agent................................................................................................................................................................



Section B - Site Information

Q6 Does the full extent of the site fall within the Castletown Housing Land Review 'Study Area' 
identified on Map CR1? 

Yes ..........................................................................

No ............................................................................

Note:  If the entire site lies beyond the Study Area identified on Map CR1, the Department is unlikely to 
progress the site beyond Stage 1 as set out in the Site Assessment Framework.  It may, however, be 
determined that there is sufficient justification for progressing a site through Stage 2.  Where this 
occurs, decisions will be made on a case by case basis on their merits.

Q7 Site Address/Location of Site (this should be clearly identified by a continuous RED line on a 
Location Plan as well as a Site Plan, both of which must be submitted with this form)

Q8 Land Use

What is the site currently used for? ....................................

Q9  Land Use Designation

What is the land use designation on the Area Plan for the 
South? .................................................................................



Q10 Please state the size of the site. Please indicate hectares or acres

Q11 Planning History - Please set out details of any previous/current planning applications on the site 
and the outcome of those applications if decisions have been taken:

Q12 What type of housing do you envisage the site being suitable for? For example: family housing, 
apartments, older persons housing etc. 

Q13 Would there be opportunities on the site for community facilities?



Q14 Do you have any comments to make on the provision of affordable homes on the site  

 

Yes (see below) No 

Go to Q15

Please provide comments

Q15 The Department will take into account the provisions of Housing Policy 5 as set out in the Isle of 
Man Strategic Plan 2007 or any update of that Plan.  If you judge your site would lend itself to a 
different proportion of affordable housing (i.e. other than 25%), please set out details.

 Section C: Ownership Profile, Consultation & Deliverability

Q16 Ownership Profile - Is the site owned by more than 1 landowner?

Yes .......................................................................... Go to Q17

No ............................................................................ Go to Q22 

Q17 Please provide breakdown of land ownership by percentage (%) or by size (ha/acres) 

Q18 Have all of the landowners been made aware that a Call for Sites form has been submitted?

Yes  ......................................................................... Go to Q20

No ............................................................................ Go to Q19



Q19 Please explain why landowners have not been notified

Q20 Do all landowners notified support the submission of the site as part of the Call for Sites Exercise?

Yes .......................................................................... Go to Q22

No ............................................................................ Go to Q21

Q21 If landowners do not support the submission, please comment below:

 

Q22  Has there been any consultation with adjacent landowners as part of this Call for Sites exercise?

Yes .......................................................................... Go to Q23

No ........................................................................... Go to Q24 

Q23 Please provide details of any consultation with adjacent landowners:



Q24 Deliverability - When would the site be available for development?

Q25 Are there any issues which will affect the deliverability of the site?

Yes   ....................................................................... Go to Q26

No  .......................................................................... Go to Q27

Q26 Please explain any issues affecting deliverability  

Q27 Access to infrastructure and services - Does the proposed site require new services or 
amendments to existing services? 

Gas

Yes No

Telecommunications

Electricity

Water

Q28 Does the site have direct access to the existing highway network?

Yes  ......................................................................... Go to Q29 

No  .......................................................................... Go to Q30 

Q29 Please specify the road the site has direct access onto:

Q30 If no, please explain intentions to ensure suitable road access



Section D - Declarations

Q31 I, the landowner/agent/developer/local authority/other (delete as appropriate) confirm that I 
understand that the information submitted is part of a Call for Sites exercise for housing land in 
the Castletown area only ('the Study Area').     

Please tick to confirm .......................................................................................................................................

Q32 I, the landowner/agent/developer/local authority/other (delete as appropriate) accept that details of 
this form and any site information submitted will be publicised as part of the Call for Sites process 
and will be used to inform future stages in the Review including any Preliminary Publicity.

Please tick to confirm .......................................................................................................................................

Q33 I, the landowner/agent/developer/local authority/other (delete as appropriate) confirm that I 
understand that by suggesting a site via the Call for Sites exercise does not guarantee inclusion in 
any draft proposals for additional housing land within the Study Area. 

Please tick to confirm ......................................................................................................................................

Q34 I hereby confirm that the information given in this form is true and accurate to the best of my 
knowledge.

Please tick to confirm .......................................................................................................................................

Q35 Please use the checklist below to ensure that you have included all of the information required for 
each site

A completed Call for Sites form........................................................................................................................

A site plan  ......................................................................................................................................................

A location plan  ................................................................................................................................................

Q36 Please list all of the documents and plans submitted with this form and ensure they are clearly 
labelled. 

 

If you require further space for your answers, please continue on a separate sheet and 
clearly indicate which question your additional text relates to.



Thank you for your response
 Your site will be considered alongside other sites which have been 
suggested as part of the Call for Sites exercise.  Sites will undergo  

assessment through the Site Assessment Framework.  

A full list and map of all of the sites submitted along with the 
Department's recommendations in respect of how to proceed with the 

Review will be published in due course.   

Details of the various steps in the process which the Department intends 
to follow are set out in the Department's Explanatory Note which is 

available on the Government website at  

www.gov.im/callforsitescastletown  

 

For further information, please contact:
Mrs Diane Brown

 Head of Planning Policy  
 Strategy, Policy and Performance
Department of Infrastructure

Sea Terminal
Douglas

Isle of Man IM1 2RF
Tel: 685905 

email: PlanningPolicy.DOI@gov.im
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1. Executive Summary  

1.1.  The purpose of this Statement is to provide updated and additional 

information to the Isle of Man Government with regard to the ‘Call for Sites’ 

for residential land in Castletown, and specifically on the merits of land south 

west of Castletown (Site ref. 14), as amended.  It is prepared by Delta 

Planning and Barry Chinn Associates on behalf of Hartford Homes, the Isle of 

Man’s premier house builder, with a 25 year track record of building homes of 

the highest quality across the Island. 

1.2. Housing Policy 3 of the Strategic Plan requires that the South Area will 

provide 1,120 homes for the period 2011-2026.  The latest Residential Land 

Availability Study shows that to reach this target there is a need to identify 

land for some 587 homes across the South Area.  Spatial Policy 2 designates 

Castletown and Port Erin as the two Service Centres in the South where 

housing, employment and services are to be concentrated.  Housing Policy 4 

specifies that the location of new housing will be primarily within existing 

towns and villages, or, where appropriate, in sustainable urban extensions. 

1.3. This Statement provides a vision for a highly sustainable urban extension to 

the south-west of Castletown.  The vision provides a holistic approach for 

securing new housing whilst at the same time delivering a solution for Castle 

Rushen High School to be redeveloped.  The Government has recently 

declared that there are plans to replace the School, and has acknowledged 

that that this could partly be funded through the sale of land for housing.  

1.4. The development concept being promoted by Hartford Homes would provide  

the following key benefits:  

• Delivers 15 ha of new housing land in a highly sustainable location, 

close to the town centre, to community facilities and within the Town 

Boundary; 

• Facilitates the much needed replacement of Castle Rushen High 

School in a manner that causes no construction stage disruption to the 

school; 

• Facilitates the replacement of the community swimming pool; 

• Protects Coastal Views; 

• Delivers opportunities to enhance access to the countryside and the 

rights of way network.  
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1.5. Having reviewed the other submissions made through the ‘Call for Sites’ 

process, it is clear that development to the south west would provide the most 

sustainable option for the future growth of Castletown.  The land owner and 

developer are ready and willing to work proactively with the Government and 

other stakeholders to deliver a solution that works to benefit all parties and 

the community. 
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2. Introduction 

2.1. This statement has been prepared by Delta Planning and Barry Chinn 

Associates to expand on and update the submission made by Hartford 

Homes to the Isle of Man Call for Sites in December 2015, in relation to land 

south west of Castletown (Sites No: 14 and 15).  

2.2. This document provides further information to the Isle of Man Government on 

the merits of the site as well as providing a commentary on the other sites in 

Castletown put forward following the call for sites.  

2.3. The document should be read alongside the updated representation forms 

and site plan for Site 14. It should be noted that Site 15 is not assessed in 

any further detail as it was submitted solely to demonstrate the longer term 

potential for a future phase of development beyond 2026, should it be needed. 

2.4. The scope of this report is as follows: 

• Background to Hartford Homes  

• Background to the Housing Land Review   

• Site Analysis  

• The Development Concept  

• Assessment of Proposals  

• Assessment of Other Sites 

• Summary and Conclusions  
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3. Background to Hartford Homes  

3.1. The developer promoting Sites 14 and 15 is Hartford Homes, a local family-

run company based on the Isle of Man.  

3.2. Hartford Homes is the Isle of Man’s premier house builder, with a 25 year 

track record of building homes of the highest quality across the Island. 

Hartford Homes specialise in a variety of housing types, including: family 

homes, first time buyer homes, apartments and one off homes.   

3.3. The quality of Hartford Homes is well known and evident across the Island. A 

recent example in Castletown is the Knock Rushen development which abuts 

Site 14.  This development is of the highest quality and included not only 

newly constructed homes but also four traditional barn conversions.  The 

development is entirely in keeping with the local area and reflects the 

Georgian charm and traditional architecture of Castletown. The development 

was submitted by the Planning Department for a town planning award. 

3.4. Hartford Homes also seek to promote developments which meet the highest 

environmental standards in building design.  For example insulation is 

designed to exceed Building Regulation requirements; water saving dual flush 

toilets are provided throughout; materials are sustainably sourced where 

possible, waste produced during construction is recycled where practical; and, 

solar water heating systems are frequently provided. 

3.5. Hartford Homes has won many awards through the NHBC for the quality of its 

construction.   

 

 

Recent development at Knock Rushen, Castletown  
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4. Background to the Housing Land Review 

4.1. The Area Plan for the South was approved by Tynwald on 20th February 2013. 

At the time of the Plan’s approval, it was recognised that there may be 

additional sites in Castletown that needed to be assessed for their housing 

potential and that the Department accepts there is the potential need for 

additional land to be released for housing in the wider Castletown area. 

4.2. The Department judged that it was essential that the Strategic Plan Review 

was carried out ahead of work on the Area Plans for the East, North and 

West or any review of land availability in Castletown.  

4.3. The Strategic Plan 2016 is now in operation having been approved by 

Tynwald in March 2016.   

4.4. In terms of housing numbers, Housing Policy 3 of the Strategic Plan sets out 

that the South Area will provide 1,120 homes for the period 2011-2026. 

Spatial Policy 2 designates Castletown and Port Erin as the two Service 

Centres in the South where housing, employment and services are to be 

concentrated.  Of note, Castletown has a population of approximately 3,100 

(2006 Census) and is by far the largest of the two service centres serving the 

south of the Island. 

4.5. The latest Residential Land Availability Study published in August 2016 

provides the projected figures of housing approvals, conversions and 

windfalls in the South Area. Against the Strategic Plan requirement of 1,120 

homes, it identifies that the outstanding housing need over the plan period is 

587 homes.  

4.6. Housing Policy 4 specifies that the location of new housing will be primarily 

within existing towns and villages, or, where appropriate, in sustainable urban 

extensions. Sustainable urban extensions are defined in the Plan as planned 

expansions that contribute towards the creation of more sustainable patterns 

of development when located in the right place, with well planned 

infrastructure including access to a range of facilities, and when developed at 

appropriate densities. 

4.7. In order to identify sites for the South Area housing requirement, the 

Department issued a Call for Sites in October 2015, to examine sites for their 

suitability for residential use.  

4.8. The broad criteria which sites are to be measured against includes:  

a. The location of the site in relation to existing settlements  
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b. The size of the site and general site characteristics 

c. Compatibility with adjacent land uses  

d. The level of physical/engineering works required to make the site 

useable  

e. The proximity to public transport routes and regularity of service  

f. Accessibility to the existing highway network  

g. Impact on landscape character and visual amenity  

h. Impact on statutory and non-statutory wildlife and nature designations  

i. Impact on the historic built environment  

j. Impact on the quality and quantity of agricultural land  

k. Flooding risk both on and off site  

l. Risk of contamination and presence of or proximity to hazardous 

materials 

m. Site deliverability  

n. Accessibility to infrastructure and services such as telecommunications, 

gas, electricity and water  

4.9. Section 7 of this report reviews Site 14 against the above criteria. Site 15 is 

not assessed as it was submitted solely to demonstrate a future phase of 

development beyond 2026, should it be needed.  
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5. Site Analysis 

Introduction  

5.1. A desk top review and walk over survey of Sites 14 & 15 and the wider 

surroundings has been undertaken by Barry Chinn of Barry Chinn Associates 

and David Green of Delta Planning to gain a good understanding of the land 

and its relationship with the town and surrounding landscape and seascape.  

This has contributed to a change in the area of land being put forward for the 

call for sites as explained further below. 

Site Description 

5.2. The site is located to the south-west of Castletown.  It comprises of the 

existing Castle Rushen High School and playing fields with flood lit MUGA to 

the east adjoining the town, fields 433109 and 434106 to the north (currently 

reserved for community use) and fields 434011 (part), 434008 and 433126 

running north west to south east along the town boundary.   

5.3. A public footpath from Scarlett Road and long distance coastal path follows 

the town boundary in a north west direction along an agricultural track 

towards the site and then turns north east toward the school before winding 

its way eastwards through to Arbory Road and also westward towards Poyll 

Vaaish where it reconnects with the long distance coastal path.  

5.4. The site is bound by existing residential areas to the north and east, and by 

open countryside to the south and west. 

 

 

 

 

 

 

  

 

 

Photographs of existing site 
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Landscape Character  

5.5. The Landscape Character for the area has been assessed against the 

Landscape Character Assessment published in 2008 and introduced by 

PPS2/09.  The site forms part of the Character Type Undulating Lowland 

Plains which abuts and surrounds the urban edge of Castletown with Rugged 

Coast Character Type to the immediate south.  The site falls wholly within the 

confines of the existing town boundary. 

5.6. The fields are primarily pasture with some arable use.   The field boundaries 

are typical of the area comprising stone walls and sod banks topped with 

sporadic wind sculpted hedgerows and occasional trees.  The land rises from 

the coast and then crowns over and falls gently inland being undulating as the 

character description. 

5.7. The development of the area will inevitably have some impact on the 

landscape character of the countryside directly affected but it will be possible 

to develop within the existing field pattern to a scale and form that uses local 

vernacular styles and materials that are consistent with the existing fabric of 

Castletown and sympathetic to the rural interface. 

5.8. In determining the site boundaries the decision was made to exclude field 

433129 to protect the open character of the coastal interface with the land 

whilst also retaining the outward looking coastal aspect from the recently 

constructed residential properties of Knock Rushen.  This approach will also 

benefit views back from Scarlet Point in the south, Langness on the eastern 

side of Castletown Bay and from Castletown Pier. The intention would be for 

this field to remain in agricultural use.  Furthermore, Fields 434012 and part 

of Field 434011 are proposed to be excluded from the development in order 

to protect the open character of the countryside to the north west.  

Visual Assessment  

5.9. A visual study of the site from various viewpoints has been carried out and is 

attached as Appendix 1.  The text for each viewpoint is included with the 

photographs in the Appendix with a summary of visual effects below each.  

The residential element of the proposal has been taken as 2 and 3 storey for 

visual consideration. 

5.10. There would be a strong degree of openness maintained by the retained field 

433129 when viewing the development from the coastal areas in the south 

which is demonstrated by viewpoints 1, 2, 3, 4, and 11 in Appendix 1. 
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5.11. There would also be a strong degree of openness maintained when 

approaching Castletown from the west along the A5 with views opening up 

across fields towards the site which would be viewed in the distance from 

near to the junction with Arbory Road.  This is demonstrated by viewpoint 8 in 

Appendix 1. 

5.12. The street scene along Arbory Road would change with an opportunity for 

enhancement with the creation of a new access.  The existing street scene is 

shown by viewpoints 5 and 6 in Appendix 1. 

5.13. The retention of field 43129 would also benefit the retention of coastal views 

from the Knock Rushen residential development which is demonstrated by 

viewpoints 2 and 7 in Appendix 1. 

5.14. When viewed from the Poyll Vaaish Road and Balladoole Ancient Monument 

site in the west Castletown is reasonable well screened by existing landscape 

features.  Where glimpses are possible of the proposed development it would 

be seen against the existing built form of Castletown and would therefore only 

be a slight incursion in the foreground.  This is demonstrated by viewpoints 9 

and 10 in Appendix 1. 

 

 

 

 

 

 

 

 

 

 

 

 

Land currently reserved for 
community uses   

Arbory Road frontage land   
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6. The Development Concept  

6.1. The development concept being promoted by Hartford Homes looks at a 

holistic approach for securing new housing whilst at the same time delivering 

a solution for Castle Rushen High School to be redeveloped. The concept is 

explained below and illustrated on the masterplan within Appendix 2. 

6.2. Tynwald has recently declared that there are plans to replace Castle Rushen 

High School, and has acknowledged that that this could partly be funded 

through the sale of land for housing. The school was constructed in the 

1960’s and is in urgent need of replacement.  A business case to provide a 

new school is currently being undertaken and is expected to be completed by 

March 2017.  The Department of Education has stated that it hopes to move 

into the detailed design stage in 2017/18.  

6.3. One of the main challenges to any school redevelopment is that the school 

has to remain operational throughout. The concept being promoted by 

Hartford Homes therefore incorporates a new build school and replacement 

playing fields to be built on adjacent land already zoned for community use.  

Once complete the existing school could then be demolished and the land 

redeveloped for housing to help fund the new school.  The proposed housing 

land to the rear of the current school site could potentially be delivered as a 

early phase to assist the delivery process, using access off Close Calibre. 

6.4. The community swimming pool on Arbory Road is also in need of 

modernisation and therefore the proposal includes the option of the pool 

being relocated with the school onto the zoned community land to create a 

new combined school/swimming pool site. This location is ideal for the 

swimming pool due its close proximity to the school, the town centre and 

existing residential areas.  The proposal is however flexible enough to allow 

the pool to remain in its current location, or to be relocated elsewhere.     

6.5. The proposed site for the new combined school/pool/playing fields is a 

minimum of 8 ha, which is comparable to the existing school/swimming 

pool/playing field site which is 8.15 ha. The proposed Masterplan shows the 

school/pool on land fronting Arbory Road, with the playing fields and all 

weather pitch to the rear. This layout is however entirely flexible and 

ultimately would be determined by the school’s requirements and detailed 

planning requirements. 

6.6. The new housing area would then be created across the replaced school site 

and playing fields and extend to the south west to the town boundary.  In total 

this would provide approximately 15 hectares of residential land, which could 

accommodate approximately 300 homes (average density of 20 per hectare).  
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Any zoning of the land should include a provision for securing access to the 

rear land to ensure delivery of all the housing. 

6.7. Principal access to the new residential area’s and the replaced community 

facilities would be taken from Arbory Road and a suitable access solution is 

considered entirely achievable.  Emergency/pedestrian access points would 

also be possible via the Knock Rushden development or from Close Cairbre.    

6.8. The masterplan shows how the development could be integrated into the 

existing field pattern and rural interface, notably through excluding fields 

433129, 434012 and part of field 434011.  It also shows how the proposals 

retain the public footpaths along the boundaries and provide an opportunity to 

continue the footpath along the town boundary to connect with the existing 

footpath to Poyll Vaaish, thereby keeping this route to the rural edge with 

open views.  The existing footpaths that pass through the site would be 

retained or realigned where necessary and expanded to achieve good 

pedestrian connectivity within and to the wider community.  Green corridors 

with interlinking spaces would be established along all footpath routes.   

6.9. It is fully acknowledged that the Department for Education has yet to decide 

upon the best solution for redeveloping Castle Rushen High School but the 

commitment is clear.  The land owner and developer are ready and willing to 

work proactively with the Government and other stakeholders to deliver a 

solution that works to benefit all parties and the community.  

 

 

 

 

 

 

 

 

 

 

Development Concept Masterplan  
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7. Assessment of Proposals  

Introduction  

7.1. The following section assesses the development concept described in 

Section 6 above, and illustrated on the masterplan in Appendix 2, against the 

assessment criteria set out in Section 4 of this report. 

Relevant Planning History  

7.2. The principle of residential use on field plots 433126 and 433129 (application 

reference: PA97/01099/A) has previously been agreed by the Department but 

later refused at appeal. At that time however there was no overriding need for 

more housing. 

The location of the site in relation to existing settlements  

7.3. The development concept is entirely integrated within or adjacent to the 

existing urban area in the south-west of Castletown. Consequently residential 

development in this location would form a natural extension to the town. 

7.4. The proposal is also within very easy walking distance of the town centre, 

schools and local community services.  Accordingly it is therefore in a highly 

sustainable location. 

The size of the site and general site characteristics 

7.5. The site development concept demonstrates that the proposal is capable of 

accommodating some 15 ha of housing land (approx. 300 homes at an 

average of 20 per hectare). 

7.6. The current site characteristics include land used for the school/swimming 

pool, land reserved for community uses, together with adjacent arable farm 

land.  The site is generally level with hedges and trees around boundaries.  

7.7. The site is not within the airport runway safety zone.  

Compatibility with adjacent land uses  

7.8. The adjacent uses to the site are generally residential or agricultural and the 

development concept is entirely compatible with these uses.  
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The level of physical/engineering works required to make the site 

useable  

7.9. The main works required to secure the development concept is the relocation 

of the school.   Whilst this is a significant requirement, the school requires 

redevelopment in any event and the development concept proposes a 

solution to deliver the school, whilst at the same time delivering a sustainable 

location for new housing.       

7.10. As a generally level site, the land itself requires no significant engineering 

works to make it developable.  

The proximity to public transport routes and regularity of service  

7.11. The development is highly accessible to existing bus routes along Arbory 

Road with stops currently immediately outside Castle Rushen High School.  

Accessibility to the existing highway network  

7.12. The development concept proposes access off the existing network on Arbory 

Road, a principle road within the town.  If required, a roundabout access 

could be provided for the new housing area, or two separate junctions.   

Close Calibre could be used to secure an early phase of the housing if 

necessary, and Close Calibre and Knock Rushen could also be used for 

emergency/pedestrian access.   

Impact on landscape character and visual amenity  

7.13. Any development on this scale will inevitably have a degree of impact on 

landscape character and views but through careful masterplanning this can 

be minimised to acceptable levels.  The Visual Study attached at Appendix 1 

considers the key views into the site and demonstrates that it will be possible 

to develop the site in a manner that is consistent with, and sympathetic to, the 

rural interface to the south west.        

Impact on statutory and non-statutory wildlife and nature 

designations  

7.14. There are no statutory or non-statutory wildlife or nature designations on the 

site.  

Impact on the historic built environment  

7.15. The site is located outside the Conservation Area which is situated in the 

centre of Castletown.   There are no designated buildings within the site. 
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7.16. To the east of the site there is the Knock Rushen Burial Mound, an Ancient 

Monument. This is already surrounded by residential development and would 

not be adversely affected by the development concept.   

7.17. Adjacent to the northern boundary is Witches Mill and attached building (part 

of Mill Court) which is registered.  This building is currently surrounded by 

residential development and the existing school.  There would be an 

opportunity to improve the setting of this registered building through the 

redevelopment of its surrounding context, and there would be no adverse 

impact.  

Impact on the quality and quantity of agricultural land  

7.18.  The area of land covered by the existing school is urban land. The remainder 

of the site is Class 3 agricultural land or playing fields.  

Flooding risk both on and off site  

7.19. The Castletown tidal flood risk map shows that the site is not at risk from 

flooding.  Surface water from the development can be managed to ensure 

sustainable drainage solutions are provided.  

Risk of contamination and presence of or proximity to hazardous 

materials 

7.20. The site comprises of either community land or agricultural land. There is no 

known history of contamination or proximity to hazardous materials.  

Site deliverability  

7.21. The deliverability of the site is largely dependant upon the redevelopment of 

Castle Rushen High School.  This is however a Government commitment and 

needs to occur in any event.  The development concept proposed would help 

to secure the school redevelopment and the new housing.  It is therefore a 

deliverable solution over the plan period.  An early phase of housing on the 

land to the rear of the existing school could potentially be secured via Close 

Calibre, through early relocation of the all weather sports pitch.     

7.22. Hartford Homes has an enviable track record in delivering residential 

developments on the Island, particularly in Castletown and the South. If this 

option is selected Hartford Homes is in a strong position to carry out this 

development and is willing to work proactively with the Government and other 

stakeholders to deliver a solution that works to benefit all parties and the 

community.  
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Accessibility to infrastructure and services such as 

telecommunications, gas, electricity and water  

7.23. The site is located within close proximity to the existing urban area and will 

therefore provide good access to the required infrastructure and services to 

enable residential development in this location.  
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8. Assessment of Other Sites  

8.1. A total of 15 sites were submitted to the Call for Sites in December 2015. The 

following section provides a brief commentary on the other sites against some 

of the key assessment criteria.  

8.2. Sites No. 1, 11, 12 and 13 are not included in the assessment as these sites 

are all very small and will not therefore be able to provide a strategic housing 

resource going forward, even if they are acceptable for housing.  

8.3. We consider briefly below the larger housing options put forward.  

Site No.2: Gardenfield & adjoining land (Field 434037), Malew 

Road, Castletown  

8.4. The site is 3.4 hectares and currently comprises agricultural land associated 

with the Gardenfield Estate, Malew Road. It is located to the northern side of 

the Railway line and the A5 Bypass road. The land owner envisages between 

100 and 128 dwellings could be delivered depending on the housing types 

required.  

8.5. The site itself does not have any relevant planning history. Land adjacent to 

the Gardenfield (Fields 434034 and 434035) to the north of Alexandra Road 

and west of Malew Road is designated for residential use on the Castletown 

Housing Land Review Map (CR1). The APS 2013 ‘Site 7’ provides a 

development brief for two bungalows which must be situated entirely outside 

the Airport Runway Public Safety Zone (PSZ). Field 434035 was granted 

consent for the erection of three detached dwellings in September 2015. The 

permitted dwellings were all situated outside of the important PSZ.   

8.6. The APS Constraints Map (Modified Draft 1) shows that there is fluvial flood 

risk to the north of the site and the southern part is within the draft Area of 

Ecological Importance, additionally there are high voltage overhead lines and 

the site is adjacent to a nature reserve.   

8.7. A further constraint is the sites location to the north of the railway line and the 

A5 Bypass road which separates the site from Castletown.  

8.8. It would appear that Site 2 would therefore have some site constraints and 

would also result in an unsustainable settlement expansion as the town’s 

main services and facilities are situated further southwards.  
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Site No.3: Qualtrough’s Yard, Hope Street, Castletown  

8.9. The site is located in the centre of Castletown and is currently zoned as 

industrial land.  It extends to 1.5 hectares and is currently in use as a Builders 

Merchant.    

8.10. Whilst this site appears a suitable location in relation to the existing 

settlement, the site is within the tidal floodplain.  This is confirmed in the call 

for sites submission.  The site is also acknowledged as an area at high risk of 

river and tidal flooding on the Department of Infrastructure Silverburn River 

Flood Map.  

8.11. The suitability of this site is therefore clearly in doubt unless suitable flood 

mitigation can be agreed.   

Site No.4: The Buchan School, Westhill, Arbory Road, Castletown  

8.12. The site is 5.2 hectares and is currently in use and zoned as a Junior School. 

There is no question that this is a suitable site but the main constraint is the 

deliverability which is dependent on the relocation of the Buchan School.  

King William’s College is identified as a suitable relocation site in this regard.  

Site No.5 - 10: Great Meadow Estate  

8.13. The Great Meadow Estate comprises 4 sites and 2 reserve sites. The sites 

are all located to the north of the A5 and comprise 83.2 hectares of 

agricultural land. 

8.14. Site No’s 5 and 6 have previously been refused for approval in principle for 

residential development in 2000 (application reference: 99/01034/A).  

8.15. Moreover, the Runway Public Safety Zone covers the majority of Site No.5, 

where development is restricted in accordance with site-specific advice from 

the Airport Division of DoI. This would have an impact on the sustainability of 

the wider Great Meadow Estate (No.s 6-7) as the restriction on development 

in Site 5 would separate the remaining sites from the existing settlement.  

8.16. Overall, the Great Meadow Estate is severed from the settlement of 

Castletown by the airport safety zone, the bypass road and the railway line. 

We do not consider this to be a suitable location for long term growth as it 

would lead to the growth of the town in the opposite direction to shops, 

services and community facilities.  
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Conclusions in relation to other options 

8.17. Having reviewed the other options put forward through the call for sites 

process, it is clear that the most sustainable option for the future growth of 

Castletown is a south west expansion.  This avoids the significant constraints 

that other sites face.  The development concept proposed by Hartford Homes 

should therefore be given serious consideration. This is illustrated on the 

town constraints and opportunities plan provided below and in Appendix 3. 

 

 

 

 

 

 

 

Castletown Development Constraints and Opportunities  
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9. Summary and Conclusions 

9.1.  The purpose of this Statement is to provide further and amended information 

to the Isle of Man Government with regard to the ‘Call for Sites’ for residential 

land in Castletown, and specifically on the merits of land south west of 

Castletown Site ref. 14.  It is prepared by Delta Planning and Barry Chinn 

Associates on behalf of Hartford Homes, the Isle of Man’s premier house 

builder, with a 25 year track record of building homes of the highest quality 

across the Island. 

9.2. Housing Policy 3 of the Strategic Plan requires that the South Area will 

provide 1,120 homes for the period 2011-2026.  The latest Residential Land 

Availability Study shows that to reach this target there is a need to identify 

land for some 587 homes across the South Area.  Spatial Policy 2 designates 

Castletown and Port Erin as the two Service Centres in the South where 

housing, employment and services are to be concentrated.  Housing Policy 4 

specifies that the location of new housing will be primarily within existing 

towns and villages, or, where appropriate, in sustainable urban extensions. 

9.3. This Statement provides a vision for a highly sustainable urban extension to 

the south-west of Castletown.  The vision provides a holistic approach for 

securing new housing whilst at the same time delivering a solution for Castle 

Rushen High School to be redeveloped.  The Government has recently 

declared that there are plans to replace the School, and has acknowledged 

that that this could partly be funded through the sale of land for housing.  

9.4. The development concept being promoted by Hartford Homes would provide  

the following key benefits:  

• Delivers 15 ha of new housing land in a highly sustainable location, 

close to the town centre, to community facilities and within the Town 

Boundary; 

• Facilitates the much needed replacement of Castle Rushen High 

School in a manner that causes no construction stage disruption to the 

school; 

• Facilitates the replacement of the community swimming pool; 

• Protects Coastal Views; 

• Delivers opportunities to enhance access to the countryside and the 

rights of way network.  

9.5. Having reviewed the other submissions made through the ‘Call for Sites’ 

process, it is clear that development to the south west would provide the most 
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sustainable option for the future growth of Castletown.  The land owner and 

developer are ready and willing to work proactively with the Government and 

other stakeholders to deliver a solution that works to benefit all parties and 

the community. 
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Viewpoint 1
View looking south west along Scarlett Road (also long distance coastal footpath).  With the 
retention of fi eld 433129 this view would not change.  When walking past the fi eld if turning 
to look right there would be glimpses of the proposed properties across the fi eld but they 
would be part screened by the existing fi eld boundaries, the landform which rises and starts 
to fall back slightly before the proposed site and new boundary planting.

Viewpoint 2
View looking north from Scarlett Road.  With no development on fi eld 433129 the openness 
would be maintained with new properties part screened by the existing fi eld boundaries, 
landform and new planting.  When walking in a northwest direction along the public footpath 
(farm track) views of the development would increase, but openness would be maintained 
to the west.  As mentioned in 2.6 of the text, the footpath could be continued along the town 
boundary to connect up with the existing footpath to Poyll Vaaish thereby maintaining open 
views into the countryside.

Viewpoint 3
View from the public footpath looking north east along the proposed development boundary 
towards Castletown.  The Knock Rushen development is visible on the left with the MUGA 
fl ood lights visible in the centre of the view.  The land to the left would be developed with ap-
propriately landscape boundaries and links to the public footpath.

Viewpoint 4
View from the coastal path north of Scarlett Point.  This is the fi rst view of Castletown when 
approaching along the coastal footpath from the west.  The existing view comprises the 
coastal setting of the urban fabric of Castletown set against the distant hills.  The change 
would be a slight increase in development to the west which would be anchored by the 
mature belt of tree in the background.  The development would be set well below the horizon 
formed by the backdrop of hills.
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Viewpoint 5
View from Arbory Road looking south towards the entrance to Castle Rushen High School.  
This is the location where the proposed access to the new residential area is proposed with 
the school, swimming pool and associated playing fi elds moving west onto fi elds 434016 
and 433109 and the area in the view becoming residential.

Viewpoint 6
View from further north along Arbory Road again looking in a southerly direction.  This gap 
and view across fi eld 433048 would be lost to the new school and swimming pool which 
would need to be designed to complement and enhance the existing street scene.

Viewpoint 7
View toward the south west from the rear of the Knock Rushen development with the exist-
ing MUGA to the north west.  The MUGA and fi eld 433126 would be developed for residen-
tial with the MUGA relocated on the new school site.  A channelled view along the focal line 
would be maintained into the countryside

Viewpoint 8
View looking south from the A5 Castletown By Pass with Arbory Road junction in the centre.  
The proposed development would extend from the existing urban area in a westerly direc-
tion and break the horizon in the distance.  Openness would however be maintained in the 
foreground with views across fi elds towards the development which would be set into the 
fi eld pattern with the boundaries reinforced with additional tree and hedgerow planting.  A 
feeling of countryside would therefore be maintained as you enter Castletown from the west.
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Viewpoint 9
View looking south east from the elevated Balladoole Chapel Hill Ancient Monument site.  
The views are restricted due to the established tree structure around Balladoole House and 
the monument site. Where glimpses are available of the proposed development it will, due to 
the angle of view, be seen as part of the existing built form of Castletown.

Viewpoint 10
View looking from Poyll Vaaish Road south west of Balladoole House.  The proposed devel-
opment from this viewpoint will be visible but seen largely as a slight foreground incursion in 
the view which would be softened by additional tree and hedgerow boundary planting.

Viewpoint 11
View from Castletown Pier.  The development would not be visible from this viewpoint 
because the Knock Rushen development is at the high point and the proposed development 
falls away behind the existing built mass of the town.
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Castletown Development Constraints and Opportunities  
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