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INTRODUCTION 
 
What is the purpose of this guidance? 
The Department has previously published the document, “Making a Planning Application – A 
Guide for Applicants”.  The guide you are now reading relates to the requirements for 
applications submitted on or after the 1st January 2020, including the changes from previous 
requirements.  It is intended that this guide will be subsumed into an updated “Making a 
Planning Application – A Guide for Applicants” in due course. 
 
The Development Procedure Order 2019 (hereafter ‘The Order’) sets out in schedule 1 the 
information to be included within a planning application.  This guidance is intended to help 
explain the requirements of this schedule.  If an application has the information required it 
can be validated (accepted for processing). 
 
The guidance relates to planning applications, it may not be relevant for applications for: 

• Certificates of Lawfulness; 
• Registered Building Consent; 
• Advert Consent; and 
• Minor Changes to a Planning Application (Article 21). 

 
The Order also gives the Department the power to require such additional information as it 
requires to determine the application.  Such a request must give a date by which the 
information is required (at least 21 days) and if the information is not provided by that date, 
the Department may treat the application as withdrawn.  It is therefore recommended that 
pre-application advice is sought to ensure that applications meet not only the minimum 
standards for validation, but any other information, to avoid unnecessary delays post-
validation.   
 
If there is sufficient information will my application be approved? 
It is important that the Department has sufficient information to understand the proposal.  
Without this, the proposal cannot be assessed.  However, there is a difference between the 
amount/quality of information required and whether the development described by that 
information is acceptable.  The Department must make three considerations: 

1. Does the application contain the correct information to be validated? 
2. Does the application contain the correct information to be determined? 
3. Should that determination be a planning approval or refusal? 

 
This guidance focuses on ensuring there is the correct type/amount of information (The first 
consideration).  The validation of a planning application does not preclude a request for 
further information prior to determination and having sufficient information to determine 
does not mean planning approval will be granted.   
 
Resubmissions 
Planning approvals are normally subject to a condition that they must be commenced within 
4 years.  If a proposal has previously been approved but that approval has not been 
implemented within the relevant time period, a fresh application is required.  If that time 
period is reaching an end, but has not yet expired, an application to vary the condition may 
normally be submitted.  In either case, the application must contain the information set out 
in the current order, even if the previous application did not.   
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OVERALL REQUIREMENTS 

The various plans/drawings/information required is set out below.  A plan referred to in this 
paragraph must be presented on paper of such a size to make its contents clear to the 
Department without the need for clarification or explanation.  Separate/revised guidance will 
be published in due course in relation to electronic/online applications. 
 
1. Location Plan 
All applications must include an accurate and up-to-date site location plan to a standard 
scale showing:  

• a clearly marked North point;  
• red line boundary (application site); 
• blue line boundary (other land controlled by the applicant); and 

• the relationship of the site to adjoining land and buildings, to any highway serving 
the site, and to the nearest settlement or other familiar point of reference. 

 
Any plan must be presented at a scale to make its contents clear to the Department without 
the need for clarification or explanation.  Any plan provided in response to the fourth bullet 
above may consist of a separate plan not exceeding a metric scale of 1:10,000.   
 
2. Flood Risk Assessment 
All applications within an area identified as at risk of flooding which seek approval for a new 
building or a change of use must include a flood risk assessment. 
 
3. Site Plan 
All applications except those for approval in principle, change of use or replacement 
door/window in a Conservation Area must include a site plan to a metric scale of not less 
than 1:500 on which are indicated accurately:  

• the position of all buildings, both existing and proposed;  
• the position of any driveways and vehicular access, both existing and proposed;  
• the position of all proposed engineering operations and any proposed fences or 

walls;  

• the position, and extent, of any proposed visibility splay where the proposed 
development includes any works to create or materially alter a vehicular access;  

• the position and extent of any area for the parking and or storage of vehicles (motor 
cars, motor cycles or goods or passenger vehicles) and pedal cycles;  

• the position and extent of all existing trees where the proposed development 
includes any works within the vicinity of such trees;  

• where changes are proposed to site levels, existing and proposed levels; and 
• the position and nature of all proposed landscaping. 

 
4. Plans, Elevations and Sections 
All applications except those for approval in principle, change of use or replacement 
door/window in a Conservation Area must include plans, elevations and sections of all 
proposed buildings and structures both existing and proposed to a metric scale of not less 
than 1:100, fully dimensional using metric units and annotated so as to specify:  

• the material and nature of all external finishes; and  
• floor or base levels relative to a fixed datum outside the site plan. 
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5. Minerals & Waste  
All applications except those for approval in principle, change of use or replacement 
door/window in Conservation Area must include details of any anticipated incidental removal 
of minerals or importation to or removal of waste from the site. 
 
For the purposes of this guidance, minerals are materials in or under land of a kind ordinarily 
worked for removal by underground or surface working.  Waste is an eliminated or discarded 
material which is no longer useful to, or required by, the person who owns it. 
 
6. Change of Use 
An application for planning approval consisting only of a change in the use of a building and 
not involving external building or engineering operations must include dimensioned floor lay-
out plans of the existing and proposed use that clearly show both the existing and 
proposed: 

• arrangement of the rooms in the building; and  
• means of access and egress from the building. 

 
7. Reserved matters  
Every application for such approval must include details:  

• of the approval in principle to which the application relates; and  
• as required by the condition of that approval with which the application seeks to 

comply. 
 
8. Replacement windows and doors in Conservation Area  
An application for planning approval consisting only of a replacement of a window or door of 
a building in a conservation area must include details, both existing and proposed, of the 
size, shape and construction of the window or door which is the subject of the application 
and: 

• a clear photographic representation of that window or door; or  
• a scale drawing of it. 
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FLOOD RISK ASSESSMENTS  
 
What is a Flood Risk Assessment (FRA)? 
A FRA is, “A document which assesses the likelihood of flooding in a particular area, so that 
judgements can be made about the feasibility of flood mitigation measures and whether 
development should be allowed or not1”. 
 
For some developments an FRA will be a technical document including supporting 
information.  For smaller developments a statement may suffice, as long as it addresses the 
scope. 
 
When is a FRA required? 
Manx Utilities have published maps (manxutilities.im/your-home/watercourses-and-
flooding/flood-maps/) showing areas at high risk of flooding from river or tidal flooding.   
 
The Order indicates that planning applications for new buildings or changes of use within a 
building or on land  must be accompanied by a FRA.   
 
If technical information can demonstrate that an area is not in an area at risk of flooding 
(ignoring the presence of any defences) then no further information will be required in order 
to validate the application.  However in such circumstances the application must include 
confirmation from Manx Utilities that they have accepted the technical information. 
 
What is the policy background? 
The Order builds on an established legal/policy framework.  

• Section 68 of the Flood Risk Management Act 2013 makes flooding a material 
planning consideration in the determination of applications.   

• The Strategic Plan2 (gov.im/strategicplanning) contains relevant policies, including 
requiring flood risk assessments and details of mitigation measures.  Appendix 4 sets 
out information required as part of a flood risk assessment for particular sites.     

• In 2009 a draft Flooding Planning Policy Statement (gov.im/pps) was produced and 
consulted on, although this has not been finalised or formally approved 

 
What does a FRA need to show? 
In broad terms, the purpose of an FRA is to demonstrate that the applicant has:  

• considered the presence and level of flood risk;  
• identified any existing flood risk defences/mitigation and any residual risk3;  
• considered any actions to reduce the likelihood or impact of flooding occurring and 

identified any proposed actions within the application details; and 

• considered whether the development is likely to increase the likelihood or impact of 
flooding on other properties. 

 
See Table 1 for information on the requirements for different types of development. 
 
  

                                                           
1 Strategic Plan 2016 appendix 1 
2 Originally published 2007.  The latest version was adopted in 2016, although only the housing numbers were 
updated.   
3
 The risks left over after the actions to mitigate/defend against flood risk (e.g. the failure of flood management 

infrastructure such as a breach of a raised flood defence). 
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Table 1: Scope of Flood Risk Assessments 
 

Type of 
Development 

Information Required 

New Buildings Where a new building is proposed in an area of flooding the detail in the 
flood risk assessment should be proportionate to the scale of development 
proposed.  However the requirement will generally be for the level/type of 
information as set out in Appendix 4 of the Strategic Plan. 

Replacement 
Buildings 

The level of information in the FRA may be reduced where the applicant can 
demonstrate that there are existing buildings on the site to be demolished 
and the proposed buildings will result in a net reduction in flood risk due to 
the proposed use, size and/or flood resilience of those buildings. 

Domestic 
Buildings  
(NOT New or 
Replacement 
Houses or 
Flats) 
 

New buildings in the curtilage of residential properties (e.g. garages, sheds 
and other outbuildings) will not normally require a flood risk assessment, 
other than a statement which sets out: 

• confirmation of the flood risk; 
• details of any measures to reduce it; and 

• details of any measures to reduce wider impacts (e.g. measures to 
reduce surface water run-off). 

Change of Use 
 

For an application for change of use which does not involve any operational 
development, it must set out: 

• that the proposed use is less vulnerable than the existing use4; and/or 
• the mitigation measures proposed to mitigate the risk of flooding to 

the proposed use.  

Approval in 
Principal 
 

The amount of information will depend on what matters are reserved, 
however the application must provide sufficient information to demonstrate 
how the applicant considers that the site could be made safe, even if the 
exact measures to be used are to be confirmed in subsequent reserved 
matters applications. 

Extensions and 
Alterations 
 

Proposals for extensions or alterations to an existing building which do not 
involve a change of use are not required by the Order to include a FRA to be 
validated.  However, this does not preclude the requirement of further 
information prior to determination, and so where such a proposal is in an 
area at risk of flooding, the inclusion of information is encouraged to avoid 
delays. 

 
How can I obtain more information? 
Manx Utilities hold information in relation to flooding, including hydraulic models.  These can 
be provided in certain circumstances to support the production of flood risk assessments for 
larger developments.  For smaller developments they may be able to provide advice about 
potential flood levels (to inform the identification of proposed mitigation measures). 
  

                                                           
4 Manx policy does not set out vulnerability classes, and so Table 2 of the UK National Planning Policy Framework 
Guidance should be referred to: 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/6000/211554
8.pdf  
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HIGHWAYS, TREES, LEVEL CHANGES AND MINERALS/WASTE 
INFORMATION  
 
This section applies to all planning applications other than: 

• Approvals in Principle; 
• Change of Use not involving Operational Development; or 
• Replacement Door/Window applications 

 
Highways  
Applications must contain details of the position of any driveways and vehicular access 
(existing and proposed). 
 
Where an application proposes to create or alter a vehicular access it must show the extent 
of the visibility splay5.  Information has previously been published in relation to drawing 
visibility splays6 and this will be updated/subsumed into new guidance in due course. 
 
There is no requirement for an application to contain parking/storage areas in order to be 
validated.  However, where such areas are proposed for motor vehicles (for motor cars, 
motor cycles or goods or passenger vehicles) and/or pedal cycles the areas should be shown 
on the relevant plans.  UK Guidance on the design of such parking is available and it is 
envisaged that guidance will be included in the next iteration of the Manual for Manx Roads.  
 
Trees and Landscaping 
Applications must show:  

• the position and extent of all existing trees where the proposed development 
includes any works within the vicinity of such trees; and 

• the position and nature of all proposed landscaping.  
 
Information has previously been published in relation to trees7 and this will be 
updated/subsumed into new guidance in due course. 
 
Level Changes  
Where a proposal involves changes to site levels (for example where a proposal is on a 
sloping site and so part of the site is to be excavated or raised up), it must show existing 
and proposed site levels.  All proposals for building must show the site levels relative to a 
fixed datum outside the site.   
 
Minerals and Waste 
All proposals must set out details of:  

• any incidental removal of minerals from the site (e.g. the excavation of material to 
be sold);  

• any waste to be removed from the site (e.g. from demolished structures or 
excavated material which is to be disposed of);  

• and any waste to be brought onto the site (e.g. the importation of inert waste to 
raise levels). 

 

                                                           
5 Applications which proposed increased use of an existing access may require such information prior to 
determination, however this is not a legal requirement at the validation stage. 
6 www.gov.im/media/1363894/making-an-application-guidance-highways-issues.pdf 
7
 www.gov.im/media/1366226/supplementry-guide-on-trees-june-19.pdf 
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The Isle of Man has a limited number of facilities to deal with waste, and it is important that 
consideration is given as early as possible in the designing of a project.  The validation 
requirements only require an estimate of the type and nature of the waste(s) which may 
result from a development and require off-site management (including disposal). 
For larger applications, it may be appropriate to consider a Site Waste Management Plan8.   

                                                           
8 This is not a requirement of the order in terms of minimum information for validation.  The States of Guernsey 
have produced helpful guidance in relation to this www.gov.gg/CHttpHandler.ashx?id=113558&p=0  
 


