








 
Case Name: Ballacroak Farm 
Case Number: RBINV1373 
Background 
The Department for Planning & Building Control has been asked to survey Ballacroak Farm as a 
candidate for inclusion into The Register of Protected Buildings. 
 
Asset (s) under Assessment 

Facts about the asset (s) can be found in the Annex (es) to this report. 
 
Annex Name Category 
1 Draft Register Entry 

Summary 
Registration proposals 

   
Visits 
May 2021 Visit Type: External and Internal 

Context 
 

Assessment 
Consultation 
 
The formal Notice proposing entry was issued 9th June 2021. A Consultation report including facts 
about the farm as the Department understands them was produced and made available alongside 
the proposals to register notice. 
 
Statutory Consultees: 
 
Owner/Occupiers:  
OT One Limited and their agents have provided several submissions regarding the proposed 
registration. Their complete submission includes a rebuttal letter, heritage assessment, comments 
regarding the intactness of the farm complex, and comments regarding internal features. The full 
submission is included within an appendix to this report, with a brief summary below:- 
The Heritage Assessment concludes with three conclusions:- 

 The assessment has demonstrated that the architectural and historic interest, and thus 
heritage significance, of Ballacroak Farm is very limited. 

 Whilst potentially originating in the early 19th century, only four of the structures now 
present within the complex could be of this date, with the others being 20th century 
extensions. It is more likely that many of the structures are from the mid-19th century. These 
19th century structures have also undergone substantial 20th century alteration. 

 The architectural and historic interest, and thus heritage significance, of the Ballacroak Farm 
complex is not equal across its component parts, and based upon the assessment undertaken 
in line with the Department of Environment, Food and Agriculture and Isle of Man Policy, it is 
considered that whilst some of the structures at Ballacroak Farm display some qualities of 
merit, they are of limited value by virtue of their lack of rarity, and of insufficient 
architectural and historic interest as to warrant inclusion on the National Register. 

The comments regarding the intactness of the landholding are summarised as follows:- 
 The original land holding which correlates with that shown in Woods Atlas as c90 acres and 

the current landholding is c40 acres. That is a 56% reduction in holding. 

 It should be noted, of the many other quarterland farms in existence on the island, many 



retain their original landholding to this day. 
The comments regarding internal features includes the following points:- 

 The remaining historic fabric is limited to only the balustrade, some internal doors and some 
mouldings (many of which have been removed). 

 The limited remaining internal features at Ballacroak would not satisfy the criteria of special 
architectural interest as envisaged under the Opps Criteria as they are not of any rare design 
nor are they of any particular quality with simple detailing. 

 
Local Authority: Malew Parish Commissioners  
The Commissioners have stated that they feel there is no benefit to have the property registered or 
preserved. The Commissioners consider the current planning application to develop the site would 
enhance the site.  
 
Manx National Heritage: No comments have been received. 
 
Other organisations, groups: 
 
Isle of Man Antiquarian and Natural History Society (IMANHS):  
The Society submitted comments stating they consider that Ballacroak farm, as a largely intact 
traditional Quarterland farm, helps to represent a group of buildings which is greatly under 
represented on the Protected Buildings Register. The Quarterland farms form the backbone to 
vernacular and traditional rural architecture on the island, and the Society fully support the proposal 
to register it. The Society include information regarding the farm’s history in terms of tenants, and 
describe the importance of the farm’s form and architecture, emphasising that the plainness of style 
does not mean that it is not important. The Society also includes a detailed submission regarding 
Quarterland farms in the area between Douglas and Castletown, and how local geography impacted 
the field pattern and crops/animals that were farmed. 
 
Discussion 
 
It is my view that the potential special interest of the building can be summarised by the following 
main issues:- 
 
Age and rarity 
It is not disputed that the farmhouse and the majority of the stone outbuildings date from the early 
to mid-19th century as this is the view of myself the owner and IOMNHAS it is therefore right that the 
complex is  worthy of consideration particularly when the complex is at risk form total loss.  What is 
disputed however is the extent that the buildings are of special interest to warrant registration. 
 
Architectural Interest 
To be of special architectural interest a building must be of importance in its architectural design, 
decoration or craftsmanship; special interest may also apply to nationally important examples of 
particular building types and techniques (e.g. buildings displaying technological innovation or 
virtuosity) and significant plan forms. 
 
The owners argue that building A-C are of some architectural interest, with this principally 
associated with their overall design intent. Structure A's original design intent with its symmetrical 
frontage and bookend chimneys also contribute to its architectural interest. The overall architectural 
interest is considered to be enhanced by the ‘group value’ of the buildings. With regard to 
architectural detailing of the exterior elevations, whilst this is considered to be of aesthetic merit, 
the detailing is not unique nor particularly rare. Moreover, the original appearance of the building 



has not survived in full due to later alterations to facilitate the ongoing use of the buildings, most of 
which have not been sensitive to the traditional buildings, including the cementitious render of 
Structure A or the modern metal lintel of the window in Structure B 
IOMNHAS argue that Ballacroak farm is a largely intact traditional Quarterland farm, helps to 
represent a group of buildings which is greatly under represented on the Protected Buildings 
Register. The Quarterland farms form the backbone to vernacular and traditional rural architecture 
on the island. 
 
When considering the intactness of the complex against its rarity and quality the issue of selectivity 
is a key concern a building may be registered primarily because it represents a particular historical 
type in order to ensure that examples of such a type are preserved. Registration in these 
circumstances is largely a comparative exercise and needs to be selective where a substantial 
number of buildings of a similar type and quality survive. In such cases, the Department’s policy is to 
register only the most representative or most significant examples of the type.  
 
In this matter I cannot with confidence conclude that Ballacroak is sufficiently rare nor is it the most 
representative or most significant of its type.  It is clear that Quaterland farmhouses are 
underrepresented on the protected buildings register and that a comparative exercise is required to 
establish the most representative or significant examples.   
 
Historic Interest 
To be of special historic interest a building must illustrate important aspects of the nation’s social, 
economic, cultural, or military history and/or have close historical associations with nationally 
important people. There should normally be some quality of interest in the physical fabric of the 
building itself to justify the statutory protection afforded by Registration. 
 
The owner argues that Structures A-C are considered of some historic interest in association with the 
contribution that they make to the understanding of the development and importance of 
agricultural complexes in the local area. This is emphasised by the positioning of the building within 
open fields and the associations with the quarterland system which is unique to the Isle of Man. 
However, this interest is limited due to the prevalence of these building types and dates nationally, 
and the absence of any innovative building techniques. 
IOMNSAS argue that Quaterland farms are historically important part of the islands cultural 
traditional rural history of the island.  
 
It is not suggested or disputed that known individuals or events that have occurred or associated 
with the farm of such national importance as to suggest the building is of special historic interest of 
these reasons. The matter is therefore once again an issue of selectivity. It is clear that building 
relating to the agricultural and quaterland system which is unique to the island do illustrate an 
important aspect of the Nation’s history the mater being is Ballacroak of sufficient rarity, or the most 
representative or significant to be considered of special historic intrest 
 
Again I cannot conclude that Ballacroak is sufficiently rare nor is it the most representative or most 
significant of its type and that comparative exercise is required to establish the most representative 
or significant examples. 
 

Conclusion 
 
After examining the available records and other relevant information, and having carefully 
considered the architectural and historic interest of this case, the criteria for entry to the Register of 
Protected Buildings are not fulfilled and the property should not be added to the Register. 



 
Ross Brazier, Registered Buildings Officer. 
 
 
Reasons for Registration Decision 
 
Ballacroak Farm referenced RBINV1373 is not recommended for entry into the Protected Buildings 
Register for the following reasons: 
●ARCHITECTURAL INTEREST:  

 Although a Quaterland farm, Ballacroak is not sufficiently rare nor is it the most 
representative or the most significant of its type to be of special interest 

●HISTORIC INTEREST:  
 Although a Quaterland farm, Ballacroak is not sufficiently rare nor is it the most 

representative or the most significant of its type to be of special interest 
 

Countersigning comments: 
 
Agreed, Jennifer Chance, Director Planning and Building Control. 
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	1. Introduction
	1.1 Pegasus Group has been commissioned by OT One Limited to carry out a built heritage assessment in response to the potential Registration of the farm complex at Ballacroak Farm, Mullinaragher, St Marks, Ballasalla, IM9 3AQ.
	1.2 Ballacroak Farm appears to have originated in the 19th-century, based on historic mapping and the design of internal features. The farm complex has grown since this date to incorporate modern portal barns and alterations to previously existing bui...
	1.3 The following Report provides supplementary information to be considered as part of the decision on the application for the potential designation of the farm and will make reference to guidance set out within Operational Policy on the Principles o...
	1.4

	2. Methodology
	2.1 The aim of this document is to provide supplementary information to be considered as part of the decision on the application for the potential designation of built form within the Ballacroak Farm complex.
	2.2 The assessment has been undertaken by Claire Gayle, Associate Heritage Consultant.
	2.3 Claire is a Full Member of the Institute for Historic Building Conservation (IHBC). She has a Bachelor of Environmental Design, Master of Science degree in Building Conservation and a Master of Arts in Archaeological Practice, with over nine years...
	Sources
	2.4 The following key sources have been consulted as part of this assessment:
	 The Protected Buildings Register for information on designated heritage assets;
	 Manx Farming Communities and Traditions. An examination of Manx farming between 1750 and 1900 by CJ Page;
	 Structural Report prepared by BB Consulting Engineers; and
	 Aerial photographs and satellite imagery.
	Principles of Selection for Listing Buildings
	2.5 The Operational Policy on the Principles of Selection for the Registration of Buildings into the Protected Buildings Register, published by the Department of Environment, Food and Agriculture in November 2018, sets out the principles applied by th...
	2.6 As set out in Section 14(1) of the Town and Country Planning Act, the Department uses the criteria set out below when assessing whether a building is of special interest and therefore should be added to the Register.
	 Architectural Interest: To be of special architectural interest a building must be of importance in its architectural design, decoration or craftsmanship; special interest may also apply to nationally important examples of particular building types ...
	 Historic Interest: To be of special historic interest a building must illustrate important aspects of the nation’s social, economic, cultural, or military history and/or have close historical associations with nationally important people. There shou...
	2.7 As set out in Section 14(2) of the Town and Country Planning Act, the Department will also take into account when considering whether to enter a building onto the register the following:
	 Group value
	 Objects and structures
	2.8 In applying the statutory criteria and considerations, as set out above, the Department will also consider the following principles:
	 Age and rarity;
	 Aesthetic merits;
	 Selectivity;
	 National Context;
	 State of Repair
	2.9 Each of these points will be expanded upon in Section 4.
	2.10 Planning Policy Statement 1/01: Policy and Guidance Notes for the Conservation of the Historic Environment of the Isle of Man also discusses the criteria for adding buildings to the Register. It states:
	"Policy RB/1 - Registration Of Buildings
	"The Department shall identify those buildings on the Island which are of special architectural or historic interest and take the necessary steps to progress their entry in the Protected Buildings Register. In considering such buildings the special an...
	In assessing the merits of a building relative to potential registration, the Department shall have regard to the following considerations:-
	 Architectural interest and/or aesthetic quality;
	 Historic interest;
	 Close historical association;
	 Landmark qualities; and
	 Group value.
	2.11 Significance results from a combination of any, some or all of the interests described above. The Isle of Man does not have any guidance on assessing significance; however, the terminology used in the Act and the guidance and policy documents wil...

	3. Site Description and Location
	3.1 This Section sets out the historical background and development of Ballacroak Farm, alongside a description of its architectural style. For the purposes of the assessment, the various buildings of the farm complex have been labelled by letter, and...
	Historical Background
	3.2 According to CJ Page, in Manx Farming Communities and Traditions. An examination of Manx farming between 1750 and 1900:
	"Farms were generally found in isolated positions, set around the countryside to take advantage of shelter and fresh water. There were few villages and towns of size until the 19th century, the urban expansion really beginning after the 1820s."
	3.3 This is certainly the case with Ballacroak Farm, which is surrounded by open fields on all sides and set back from the road. With regards to the layout of the farm itself, he states:
	"There were various ground plans to the farms in the island but two forms predominated. In one, the main farm buildings are placed at right angles to the farmhouse, and in the other they run parallel. The area between these farm buildings and the hous...
	3.4 The earliest map of the site is from 1870, which shows the layout of the farm appears to be a mix, with built form both parallel and perpendicular to the main farmhouse. On this map, built form is in the positions of the current Structures A, B an...
	3.5 He also states:
	"By the 1840s the designs were changing. The cottages on the small farms remained largely the same, but two storied barns were now being built, with space for cattle below and hay above."
	3.6 This suggests that the double height structures (such as Structure B or C) on the site were later additions/alterations, rather than early or original.
	3.7
	3.8 By the surveying of the 1958 Ordnance Survey Map, there was still built form in the positions of Structures A, B and C, although there were further alterations to Structure C since the 1870 map. It no longer comprised two rectangular structures pa...
	3.9 By 1964, Structure B is shown as completely straight, without the bend previously depicted, suggesting rebuilding of part of it at least. An additional extension is seen on the eastern end. The triangular portion of land was being utilised by the ...
	3.10 The 1974 aerial imagery shows no further changes to the built form of the site.
	3.11 The 2001 aerial imagery shows a dramatic change on the site, with large elements of built form being incorporated on the triangular portion of land that was merged with the agricultural complex (Structure F), at the southeast of the site (Structu...
	3.12 The 2018 aerial image shows a similar layout, albeit with the site in a poorer condition, as evidenced by collapsing roofs and overgrown portions of the site. The image also shows more distinction from the site and the agricultural field to the n...
	Architectural Discussion
	Structure A
	3.13 Structure A is the principal dwelling on the site. Page's Manx Farming Communities and Traditions. An examination of Manx farming between 1750 and 1900 describes quarterland farmhouses as follows:
	"The quarterland farm houses were often two storied with two rooms on the ground floor plus a dairy and back kitchen. Above there were two to three main rooms with some smaller servants' rooms. The roof was usually covered with Welsh slates, a status ...
	3.14 Ballacroak Farm's farmhouse fits the external description, although it is a different internal layout and materiality. The building has modern pebble-dashed cement render over stonework with a slate roof. The internal render is also cementitious.
	3.15 The front elevation has a central entrance door with windows to either side and three windows in line with the ground floor fenestration at first floor level. Chimneys are at either end of the pitched roof. The rear elevation has two windows at e...
	3.16 Internally, the building has a central staircase and corridor with four rooms at ground floor and five rooms at first floor level.
	3.17 The windows have been replaced with more modern uPVC sash windows, as evidenced by their modern mechanisms, materiality and the thickness of the glazing bars. External doors have also been replaced with modern doors.
	3.18 Floor finishes throughout have been altered, with carpets in most areas and linoleum and laminate flooring. Doors have a traditional appearance, but it is not clear what their age is. They have no indicative qualities from any specific time perio...
	3.19 Whilst there may be timber floorboards under the carpet at first floor level, the structural report in Appendix 1 has concluded that the floor has extensive wet rot and is beyond repair. The report also concluded that due to water ingress, the bu...
	3.20 Therefore, although the floorboards may represent historic fabric, their condition has rendered them ruined and essentially unsavable. This puts limited weight on their existence/survival.
	3.21 Moreover, due to the application cementitious render both internally and externally, this has compromised some of the earlier lime and stone structure underneath, as confirmed in a survey by a local stonemason in Appendix 2.
	3.22 The remaining historic fabric is thus limited to the stone structural walls behind the render, partition walls and limited internal features such as the balustrade and some internal doors.
	Structure B
	3.23 Structure B is an agricultural building to the east of the main farmhouse. Its western portion has more historic origins, whilst its eastern half was constructed in the second half of the 20th century according to historic mapping.
	3.24 Page's Manx Farming Communities and Traditions. An examination of Manx farming between 1750 and 1900 states:
	"Structures relied upon local material, and early buildings had their walls constructed of stone in the south and earth in the north. Stone buildings however were more common throughout the island with the style changing to accommodate the type of sto...
	3.25 This building, which is formed of a dairy (west), barn with hay loft (centre) and later extension (east) is indeed constructed from slate and larger pieces of granite. A small projection to the south is constructed of concrete. The roofs of the d...
	3.26 The dairy has clearly been altered previously, both with the extension and the new roof, but also in its fenestration. The front window shows a metal lintel with cement and bricks around the opening, suggesting it was a later insertion.
	3.27 At the end of the building where it joins the barn, the difference in the stonework between the two connected structures (in both appearance and joints) proves the different construction periods of the building (the dairy pre-1870 and the barn at...
	3.28 The extension at the far east was also constructed at some point in the 20th century and is composed of traditional stonework as well as modern breeze block.
	3.29 Internally, the dairy has a concrete floor with instances of modern block flooring. The barn has a timber first floor. Fenestration is timber. Therefore, historic fabric is limited to the stone walls of the dairy, which have been heavily altered ...
	Structure C
	3.30 This structure is a barn that was present on the 1870 map and was later altered to have a western projection removed and southern eastern wing added between 1870 and 1958 and then an additional structure added to the east between 1974 and 2001.
	3.31 The oldest part of the building has traditional stonework and timber fenestration. The roof has been replaced with a sheet metal roof. The building which was added between 1870 and 1958, i.e. the perpendicular stone structure, has a slate roof an...
	3.32 The rest of the elements associated with Structure C have metal framing, as seen in Plate 21-Plate 26.
	3.33 The only elements of note are the stone ones, which potentially have late 19th-century origins. Nonetheless, these have been heavily altered and their only feature of note is the traditional materiality.
	Structure D
	3.34 Structure D was constructed at some point between 1870 and 1958 according to historic mapping. The core of the building as depicted on the 1958 map has traditional stonework, but this was later extended throughout the 20th century with both timbe...
	3.35 The front elevation has two garage door openings and a doorway with more modern lintels. There is a window at first floor level. To the rear elevation are three small windows. On the northwest flank elevation is a door from first floor level lead...
	3.36 The stonework around the garage openings suggests the building was purposely constructed with these in mind, which suggests 20th century origins of the building. Therefore, the only feature of note is the traditional materiality.
	Structure E
	3.37 Structure E is the northernmost building on the site and was constructed between 1974 and 2001. It is a portal barn with a timber structure and cladding and a metal roof. This building has no historic fabric or origins.
	Structure F
	3.38 Structure F was constructed between 1974 and 2001. It is a modern portal barn with a timber structure and mixed timber and metal cladding and a metal roof. This building has no historic fabric or origins.

	4. Statement of Significance
	4.1 The following Section provides an assessment of the heritage significance of the Ballacroak Farm in relation to the areas of consideration set out within the Operational Policy on the Principles of Selection for the Registration of Buildings in to...
	4.2 As previously discussed, the Operational Policy on the Principles of Selection for the Registration of Buildings sets out that main criteria for assessing whether a structure should be added to the Isle of Man's Protected Buildings Register, assoc...
	4.3 The following assessment will first go through these ‘general principles’ in order to make a subsequent assessment on the overall architectural and historic interest of the building as per the Town and Country Planning Act 1999.
	4.4 Structures E and F have been excluded from this assessment by virtue of their late 20th-century origins.
	Age and Rarity
	4.5 With regard to the date and rarity of a structure and the influence that this may have on its importance, the Operational Policy on the Principles of Selection for the Registration of Buildings states:
	“The older a building is, and the fewer the surviving examples of its kind, the more likely it is to have special interest. The following chronology is meant as a guide to assessment; the dates are indications of likely periods of interest and are not...
	 before 1800, all buildings that contain a significant proportion of their original fabric are likely to be registered;
	 from 1800 to 1860, many buildings may be worthy of consideration for Registration;
	 after 18600F , because of the greatly increased number of buildings erected and the much larger numbers that have survived, progressively selection is necessary;
	 particularly careful selection is required for buildings from the period after 1945;
	 buildings of less than 30 years old are normally registered only if they are of outstanding quality and under threat.
	Structure A
	4.6 As discussed, Structure A as origins likely in the early to mid 19th century, based on its design, layout and proportions. The saveable historic fabric of the building is limited to the stone structural walls behind the render, partition walls and...
	4.7 Whilst the farmhouse is reflective of this building type on the Isle of Man, it is not considered to be a rare occurrence. It fits the typical farmhouse description set out in CJ Page's Manx Farming Communities and Traditions. An examination of Ma...
	4.8 Therefore, it is considered that despite the potential early to mid 19th century origins of Structure A, it does not represent a rare or otherwise significant example of this building type, especially given the substantial modern alterations maski...
	Structure B
	4.9 Part of Structure B (the dairy) has potential origins in the early to mid 19th century, whilst the other parts (the barn, eastern extension and southern extension) have later origins (post-1870). The dairy, barn and parts of the eastern extension ...
	4.10 Also, the building types themselves are not rare occurrences and form part of a number of agricultural complexes across the Island, according to CJ Page's Manx Farming Communities and Traditions. An examination of Manx farming between 1750 and 1900.
	4.11 Therefore, it is considered that despite the potential early to mid 19th century origins of part of Structure B, it does not represent a rare or otherwise significant example of this building type.
	Structure C
	4.12 Like Structure B, Structure C has parts of the building with earlier origins, i.e. potentially early to mid 19th century, but has since been altered and extended. It also uses traditional materials in its construction, but such barn structures ar...
	Structure D
	4.13 Structure D is assessed as having later origins (first half of the 20th century) by virtue of its stonework and fenestration pattern, and confirmed by its later appearance on historic mapping. Agricultural complexes are known have grown over time...
	Farm as a whole
	4.14 It is clear that following the 1870 Ordnance Survey map, considerable alterations occurred on the site, representing the increase construction on the island post-1860. This also indicates that the operation of the farm changed considerably over t...
	4.15 Moreover,
	Aesthetic Merits
	4.16 With regard to the aesthetic merits of a building, the Operational Policy on the Principles of Selection for the Registration of Buildings states:
	“The appearance of a building – both its intrinsic architectural merit and any group value – is a key consideration in judging registration proposals, but the special interest of a building will not always be reflected in obvious external visual quali...
	4.17 The assessment of ‘architectural interest and/or aesthetic quality’ can be further analysed in line with guidance set out within Planning Policy Statement 1/01, which states that aesthetic merit is derived from “interest of their architectural de...
	4.18 A definition of ‘integrity’ in heritage terms is provided within UNESCO’s Operation Guidelines, which states that integrity ‘is a measure of the wholeness and intactness’ of an asset.1F  Whilst neither of the policy documents make reference to th...
	Structure A
	4.19 Structure A is indicative of a simple potentially mid 19th-century farm dwelling. The building has traditional appearance (disregarding the modern windows, doors and cementitious render) and proportions, including that of its fenestration, which ...
	4.20 However, as discussed, the building has been altered both internally and externally through the replacement of fenestration and decorative features. For example, whilst the windows have a traditional appearance, continuing to be sashed, the mater...
	4.21 Furthermore the construction techniques of this building are not solely limited to this building type as the traditional stonework can also be seen in other buildings on the site, including later ones. Therefore, the construction technique is not...
	Structure B
	4.22 Structure B represents an example of agricultural buildings in the forms of a dairy and barn with extensions. It has limited fenestration due to its use and it has a long plan form in line with the main house. However, this building has undergone...
	4.23 The building thus does not retain much integrity from that which would have been seen in the 1870 Ordnance Survey Map. Its aesthetic merit is therefore very limited, being confined to the continued use of the vernacular stonework and slate roofs.
	Structure C
	4.24 Similarly, Structure C has been heavily altered and extended over the years. A larger building on its western elevation has since been removed, exposing a wall which may not have been visible historically and which retains two large openings. The...
	Structure D
	4.25 Structure D again utilises traditional construction in its main core, with the later extensions having a modern lightweight construction. The stonework does not comprise large granite blocks or lintels, demonstrating its later origins, but the bu...
	Farm as a whole
	4.26 Farms over time have been separated or bounded from the surrounding agricultural fields with vegetation such as mature trees. This can be seen in many of the examples in Appendix 3 and in the St. Marks locality. However, Ballacroak has lost much ...
	Selectivity
	4.27 ‘Selectivity’ also forms a key consideration within the Principles of Selection for Listing Buildings, with this stating:
	“Where a building qualifies for registration primarily on the strength of its special architectural interest, the fact that there are other buildings of similar quality elsewhere is not likely to be a major consideration. However, a building may be re...
	Structure A
	4.28 With regards to the definition of selectivity, Structure A, the principal dwelling of the farm, does represent this historical type of building; however, as demonstrated in Appendix 3, a number of these building types survive elsewhere and are no...
	Structures B-C
	4.29 These buildings have historically been agricultural in use to support the working farm. Whilst there are some parts of the buildings with earlier origins and these buildings represent an agricultural use, the later alterations have eroded their i...
	National Context
	4.30 In defining what is considered to be of national interest, the selection criteria states:
	“The Isle of Man is a separate entity to the UK and the unique context of the Island’s historic development must be taken into consideration as part of the selection process. Special interest is likely to be conferred on buildings which may not be the...
	4.31 The document within Appendix 3 demonstrates that quarterland farms are not rare within the Isle of Man; however, the association with the quarterland and treen system is a unique feature and specific to the island. Nonetheless, farms generally ar...
	State of repair
	4.32 With regard to the structural condition of a building, the Principles of Selection for Listing Buildings states:
	“The Department should register a building which has been assessed as meeting the statutory criteria, irrespective of its state of repair or other factors such as implications for future use or financial issues.”
	4.33 It is acknowledged that when considered in isolation, the state of repair of a building cannot strictly be factored into any decisions regarding potential designation; however, when a building is in poor condition, it may require invasive solutio...
	4.34 As discussed in Section 2, whilst historic fabric is still present in the structural walls, first floor joists, potential floorboards and roof of the main dwelling, these elements will all need to be partly, if not completely, replaced in due cou...
	4.35 The remaining agricultural buildings are in a mix of states with some simply needing remedial work and some needing significant structural work. Again, the designation of the buildings, should take into account the state of repair, particularly i...
	Historic Interest and Close Historical Association
	4.36 Planning Policy Statement 1/01 states the above two criteria will be considered in the registration of buildings. They have been combined in this document due to the similarity in their definitions. They are defined as follows:
	"Historic interest: This includes buildings which illustrate important aspects of the Island’s social, economic, cultural, religious, agricultural, industrial or military history; this importance might also be assessed in the particular local context ...
	"Close historical association: with Nationally important people or events."
	4.37 No specific historical associations with any prominent figures, including residents or architects, have been identified with Ballacroak. The only historical association of interest in the context of the heritage of the Isle of Man is with the qua...
	Landmark Qualities
	4.38 Planning Policy Statement 1/01 also includes landmark qualities as criteria for registration. It is defined as:
	"Some buildings will be clearly recognisable as having such qualities whether they be located in isolated coastal or rural locations, or as focal points within a busy local townscape."
	4.39 By virtue of the positioning of the farm amongst open fields and the positioning of the built form of various ages, including the larger portal barns which obscure distant views, it is considered that the site does not have any significant landma...
	Group Value
	4.40 With regard to ‘group value’, Planning Policy Statement 1/01 states:
	“Especially where buildings comprise an important architectural or historic unity or a fine example of planning (e.g. Squares, Terraces or Farm Groups).”
	4.41 The survival of the principal dwelling and other earlier built form creates some group value within the farm complex; however, as discussed, this is not a particularly significant, intact or rare example, nor is it a coherent example, due to the ...
	Overall Architectural Interest
	4.42 Principles of Selection for Listing Buildings states:
	“To be of special architectural interest a building must be of importance in its architectural design, decoration or craftsmanship; special interest may also apply to nationally important examples of particular building types and techniques (e.g. buil...
	4.43 It is considered that Structures A-C are of some architectural interest, with this principally associated with their overall design intent. Structure A's original design intent with its symmetrical frontage and bookend chimneys also contribute to...
	4.44 With regard to architectural detailing of the exterior elevations, whilst this is considered to be of aesthetic merit, the detailing is not unique nor particularly rare. Moreover, the original appearance of the building has not survived in full d...
	4.45 Structurally, the buildings do not utilise innovative construction methods, nor is the design, as a whole, unique, being reflective of an agricultural buildings of this type and date.
	4.46 The extent of alteration to the buildings have also altered the ability to read and understanding them and their original design, materiality or specific functions as part of the complex. This has further eroded the potential architectural intere...
	4.47 Therefore, Ballacroak Farm is not considered to represent a nationally important example of these particular building types in its own right.
	Overall Historic Interest
	4.48 With regard to ‘historic interest’ Principles of Selection for Listing Buildings states:
	“To be of special historic interest a building must illustrate important aspects of the nation’s social, economic, cultural, or military history and/or have close historical associations with nationally important people. There should normally be some ...
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