The Area Plan for The East:
Site Assessment Report Template

Cabinet Office
November 2016

Site Reference Number:

Site Name:

GH038

Site between Ballacollister Road, Rencell Hill and Axenfel Lane

Note: This template sets out the assessment of a site submitted in response to The Area Plan for the East.
It should be read in conjunction with the Call for Sites Response Form submitted by the site promoter
(hereafter 'CfS Response Form'). Although some notes are included within this template, it should be
read alongside the Site Assessment Framework document which explains the process in more detail.

Summary
S1

Status of assessment:
Draft
Final
Date of this Version of
Assessment:

26/07/2017

Name/Job
Title/Organisation of
Assessor:

Hollie Bryant / Principal Planner / GVA

Note: See CfS Response Form Q1-5 for details of Landowner/agent/developer and Q6-Q7 for Site Address.
S2

Outcome for Step 1: Preliminary Screening
Pass
Fail - site should not be further assessed
Fail - but the site could be considered seperately for inclusion within a Group of Houses in the
Countryside
Pending

S3

Outcome for Step 2: Application of Critical Constraints
Pass
Fail
Pending

S4

Outcome for Step 3: Detailed Consideration (Key Points)

S5

Outcome for Step 4: Is the site Developable?
Developable (within plan period)
Potential Reserve Site (beyond plan period)
Not developable in the long term
Pending

S6

Status of this assessment
Draft
Final

Section A - Site Details and Planning History
A1

Has i. A Location Plan and ii. A Site Plan been provided which clearly identify the site with an unbroken red
line?
Yes
No

A1.1

Please attach a copy of the site boundary used to carry out this assessment

See Below
A2

Site Size (ha):

0.82
Note: See CfS Response Form Q12 for site promoter's stance on site size
A3

Location of site:

Site between Ballacollister Road, Rencell Hill and Axenfel Lane, Laxey

A4

Current designation and use:

Designation - Land of Ecological Interest
Use - Agricultural Land

Note: See CfS Response Form Q8 - Q11 for site promoter's stance on current land use and designation
A5

Proposed use:

Residential - 2 to 3 units

Note: See CfS Response Form Q15 and Sections E, F, G and/or H for site promoter's detail on proposal

A6

Planning History

96/00099/B - Erection of garage with conservatory over, Keeyil Gaey, Ballacollister Road,
Laxey.( Permitted - 16 May 1996)

Note: See CfS Response Form Q13 for site promoter's stance on planning history
A7

Are there any relevant planning applications to take into account?
Yes
No

A8

Relevant planning applications

N/A

A9

Was the site considered as part of the Employment Land (Development Order) Project?
Yes
No

Note: See CfS Response Form Q14 for site promoter's stance on if the site was considered as part of the
Employment Land (Development Order) Project
A10

If the site was considered as part of the Employment Land (Development Order) Project, what was the
outcome?

N/A

Section B: Step 1 - Preliminary Screening
B1

PSQ.1 Is the proposed site located within a town or village as identified in the Isle
of Man Strategic Plan 2016 (Spatial Policies 1 to 4)?
Yes
No

B2

PSQ.2 Does the proposed site abut the outer edge of a town or village as
identified in the Isle of Man Strategic Plan 2016 (Spatial Policies 1-4)?
Yes
No

B3

Will this site progress to Step 2 (application of Critical Constraints)?
Yes
No - site should not be further assessed
No - but the site could be considered seperately for inclusion within a Group of Houses in the
Countryside

Note: If the answer to both PSQ.1 and PSQ.2 is ‘no’, the site fails this first Step. The site proposer (i.e. the person
who submitted the Response Form) will be notified of the decision around this time. The exception to this will be
if, in considering PSQ.2, the site is connected to another site which passes either PSQ.1 or PSQ.2 then the site can
progress to Step 2.
The following points should be noted.
• Answers to the above will be determined using the existing Settlement Boundary Maps (which are in draft). The
"outer edge" referred to in PSQ.2 shall be taken to mean the line which represents the settlement boundary.
• Potential residential development sites within “Groups of Houses in the Countryside” (Isle of Man Strategic Plan
2016, Paragraph 8.6.3) will be assessed separately.

B4

Please provide comments in relation to response to question B3

The site is not located within a settlement as identified in the Isle of Man Strategic Plan 2016.
However, the site abuts the outer edge of a settlement boundary and will therefore progress to
Step 2.

Section C: Site Visit
C1

Has a site visit been undertaken?
Yes
No

C2

State who undertook site visit and date

Nicola Rigby and Ella Woodward
8th August 2017

Note: Observations may relate to matters such as: the accuracy of the submission information; issues relevant for
assessing Critical Constraints or Detailed Criteria; Deliverability; and/or points of detail which may be relevant for a
site brief (in the event that the site is taken forward).
C3

State key observations from site visit

Single track access to the site.
Narrow, steep access from the main road to the site.
Site has a steep topography.
Site is heavily overgrown.
Site overlooks an existing dwelling.
Cables (telephone and electronically) run along the site.
Greenfield site.
No site access visible.
Mature trees on site boundary.

C3.1

Please attach site visit photo 1

Photos available on request
C3.2

Please attach site visit photo 2

C3.3

Please attach site visit photo 3

C3.4

Please attach site visit photo 4

Section D: Step 2 - Critical Constraints
Note: Sites will be considered against the Critical Constraint questions below. If the answers to any of the
questions are ‘yes’, then site fails this Step. The site proposer (i.e. the person who submitted the Response Form)
will be informed of the decision. This may lead to dialogue between the Department and the site representative on
matters such as mitigation.
D1

Do any of the following Critical Constraints apply?
Yes

No

CCQ.1 Are existing uses on
surrounding land highly incompatible
and cannot be made compatible
through mitigation measures?

X

CCQ.2 Would the development not fit
the scale, landform and pattern of the
landscape, resulting in the total loss of
or major alteration to one or more key
features?

X

CCQ.3 Is the site or adjacent area a
nationally or internationally
designated site (RAMSAR, Area of
Special Scientific Interest), Marine
Nature Reserve, National Nature
Reserve, Emerald Site, Bird Sanctuary
or Area of Special Protection?

X

CCQ.4 Is development of the site is
likely to have a major effect on a
Registered Building (including its
setting), or a Conservation Area?

X

CCQ.5 Is the site an Ancient
Monument?

X

CCQ.6 -Is the site outside the existing
settlement boundaries and inside
either the Fluvial or Tidal Flood
Zones?

X

CCQ.7 Is the site
hazardous/contaminated (or has the
potential to be
hazardous/contaminated) and cannot
be satisfactorily addressed as part of
the development (i.e.
mitigation/remediation)?

X

Note: The Island contains “Ramsar Sites” which are areas of wetland of international importance and are
designated under the Convention on Wetlands of International Importance. The Island also applies:
· the Berne Convention on European Wildlife and Natural Habitats;
· the Bonn Convention on the Conservation of Migratory Species of Wild Animals; (including the Agreement on the
Conservation of African-Eurasian Migratory Waterbirds
· the Eurobats Agreement on the Conservation of Populations of European Bats;
· the Agreement on the Conservation of Albatrosses and Petrels;
· the Agreement on the Conservation of Small Cetaceans of the Baltic, North East Atlantic, Irish and North Seas);
and
· the Ospar Convention for the Protection of the Marine Environment of the North East Atlantic.
Nationally important wildlife species and habitats are protected under the Wildlife Act 1990 and also under the
Manx Museum and National Trust Act 1959. These include:
·
·
·
·

Areas of Special Scientific Interest (ASSI);
National Nature Reserves (NNR);
Areas of Special Protection for Birds (ASPB) and Bird Sanctuaries; and
Manx National Heritage or National Trust Land.

In relation to heritage, the Island currently has 250 Registered Buildings and 19 Conservation Areas. There are also
a number of other buildings and areas that are unscheduled or unidentified but may be afforded protection under
section 17 of the Town and Country Planning Act 1999 (Building Preservation Notices). There are approximately
140 Scheduled Ancient Monuments under Section 7 or Section 13 of the Manx Museum and National Trust (MMNT)
Act 1959 or included under a Preservation Order through Section 11 of that Act.
The Isle of Man is a signatory to the Valetta Convention (The European Convention for the Protection of
Archaeological Heritage 1992) and therefore has a range of international obligations in relation to the identification,
recording, protection, conservation and management of archaeological heritage.
D2

Will this site progress to Step 3 (Detailed Criteria)?
Yes
No

D3

Please provide comments in relation to response to questions D1 and D2

Check 'yes' assessment to CCQ.3. Site may require a more comprehensive assessment
depending on findings.

Section F: Is the Site Developable?
Developable sites are those which are potentially acceptable in planning terms and where there is a reasonable
prospect that, at the point envisaged, they will be available (i.e. landowner willingness and no competing land
uses) and could be viably developed (having regard to issues such as the cost and practicality of access, services
and other infrastructure). Deliverable sites are Developable sites that could be brought forward in the short-term
(sites with planning approval will normally be considered to be Deliverable).
It is acknowledged that there are a number of issues which relate to whether a site is developable. Steps 1-3 will
inform whether a site is potentially acceptable in planning terms. Steps 1 and 2 will screen out sites with a
fundamental objection, whilst step 3 considers relative merits of sites which are potentially acceptable in planning
terms. Step 4 is intended to add the remaining two aspects of whether a site is developable – whether they are
available and could be viably developed within the plan period (i.e. by 2026).
F1

Availability (Land Use): Are there any existing uses on the site which are unlikely to cease within the
plan period (i.e by 2026)?
Yes
No

F2

Comments on availability

Available immediately.

Note: See CfS Response Form Q23 for site promoter's stance on availability
F3

Availability (Ownership): Are there any concerns in relation to shared or adjacent land ownership?
Yes
No

F4

If there are ownership issues, please give details and consideration of whether they could be resolved

Single Ownership

Note: See CfS Response Form Q16 - 22 for site promoter's stance on ownership issues

Section I: Provision of Draft Assessment to Site Promoter
I1

Has the Site Promoter been sent a copy of the draft assessment for comment?
Yes
No

I2

Summarise comments from site promoter (if no comments or no response state accordingly)

I2.1

Please attach copy of response from site promoter

I3

Have changes been made to the assessment as a result of comments from the site promoter
Yes
No

I4

Summarise changes (if no changes state accordingly)

End of Assessment

