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Foreword 

 
Housing is a fundamental need for everyone. The Government is committed to ensuring the 
provision of good quality homes for our communities. Given the ever changing needs of our 
population it is useful to review the progress made in the Housing sector to inform future 
policies and ensure the needs are met.  
 
This report sets out, in some detail, the facts and figures of the Housing sector on Island - 
both public and private. It identifies the trends and the impact of existing policies on the 
provision. With longer life expectancy, an increasing need for disabled adaptations and 
changes to the average household size there are challenges ahead. This will need to impact 
on both the range and scope of available property in future years.  
 
The report, illustrates the significant investment made in public sector housing to ensure 
decent homes for future generations, including new build and refurbishment. In addition to 
Pubic Sector commitment the Department also provides assistance to First time buyers, 
giving people access to good quality affordable homes.  
 
It is important to recognise the Housing sector is always in development and the progress 
made is an achievement to be proud of. The work and effort put in by Politicians’ and 
Government officers alike is proven by the progress we continue to make in this area. This 
does not detract from the need to secure practical solutions for the housing challenges in the 
future which we face with confidence. Working closely with other Government departments 
and key partners such as Manx Housing Trust, the Department continue to develop 
sustainable housing support solutions for many of the needs we face. 
 
As we look to the future we are working hard to continue to deliver high housing standards 
to ensure that decent, quality homes are available to those who need them. 
 
 
 
T. Crookall MHK 
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HOUSING POLICY REVIEW PROGRESS REPORT 

JULY 2009 

1. Introduction 
 

1.1 In November 1999 the Minister for Local Government and the Environment laid 

before Tynwald a Housing Policy Review and later undertook to provide regular 

Progress Reports on the implementation of the recommendations in the Review. 

 

1.2 Progress on recommendations contained in the Review and on the nine subsequent 

Progress Reports, in particular the July 2002 Report, is reported as follows. 

 

1.3 As a further introduction to this report Table 1 is included to show a comparison of 

tenure on the Island compared with the UK. The relevance of the data is to some 

degree limited because of the large difference in size and economic profile of the two 

Islands. It does however indicate that the percentage of owner occupation on the 

I.O.M. is slightly lower on average compared with the UK, as is the ratio of public 

sector rented accommodation (local authority and housing association) compared 

with private rented accommodation. Although now somewhat dated, these statistics 

would appear to support the current policy of encouraging home ownership and 

increasing the supply of first time buyer and public sector rented homes. 

 

Table 1: Households by Tenure 2001 

TENURE  

% of population 

IOM (2001) England, 

Scotland & 

Wales 

 Average 

(2001) 

England, 

(2006) 

Scotland 

(2006)  

Wales 

(2006) 

Owner Occupiers 67.6 69.7 70.2 67.1 72.7 

Govt/LA Public 

Housing 

17.7 13.3 9.5 15.8 11.9 

Housing Association  6.7 8.4 10.5 5.0 

Private Rented 13.8 10.3 11.9 7.4 10.4 

Other 0.9     
 

Source:  2001 Census IOM; UK Housing Review 2003/04 & 2008/09



 

1.4 Housing Associations are only small-scale housing providers in the IOM. Data is not 

specifically collected for this tenure and is likely to be included under ‘other’. The latest 

figures for England, Scotland & Wales (2006) are included in Table 1.  

 

1.5 In 2006 the latest Island interim Census was undertaken. Since the 2001 Census the 

recorded population has increased by 4.9% and there is a continuing downward trend 

in average household size. Growth in the number of households continues to increase 

at a faster rate than population growth, and average household size fell from 2.37 to 

2.35 over the five year period between Censuses1. In addition to population increase by 

immigration, in 2008 as in 2007 birth rates exceeded death rates by over 16%, 

although the actual population growth by natural increase was relatively small at 136.   
 

Figure 1: Births, Deaths and Natural Change 1997-2008 
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Source: General Registry  
2009 Digest of Economic and Social Statistics  
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2. Affordable Housing 

 

2.1 ‘Maintain public sector housing construction targets of an average of 80 

units per annum over 5 years’ 

 

As part of the 2002/3 Policy and Budget review process the target was increased to an 

average of 120 units per annum over the five years 2002/03 to 2006/07 (including 

replacement units). During the calendar years 2002 to 2007 some 477 public sector 

units were completed. A further 631 units are programmed for completion by the end 

of 2011. Although funding has been made available to achieve the target, issues with 

land, planning and infrastructure (adequacy of existing drainage, the supply of potable 

water, access and highways) have meant that the accelerated programme has not been 

achieved.  The refusal of planning permission for the Crossag Farm development which 

was due to deliver 65 public sector homes and 102 first time buyer homes (as well as 

90 open market properties) has been a significant setback to the programme. The 

uncertainty created by this decision has also set back the redevelopment scheme for 

the existing Clagh Vane estate which relies upon the provision of new public sector 

housing to facilitate decanting of tenants and demolition of redundant properties. 

However, some progress is now being made with a development for older persons 

proposed for sites at the estate entrance.  

 

The Lower Pulrose redevelopment is substantially complete. The brief for the final 

phase of development (Phase 5) has been reviewed and design work has commenced. 

Good progress is being made on site on the large projects at the Lezayre Estate, 

Janet’s Corner and Seafield/St Mary’s. The public sector housing programme has been 

accelerated and whilst it will fail to meet the desired target of 120 units per annum it 

should achieve an average of 100 units per annum over the 11 years from beginning of 

2002 to the end of 2012. The current programme is shown at Appendix A.  

 

2.2 ‘Continue policy of encouraging home ownership’ 

 

(a) The promotion of home ownership through the provision of First Time Buyer Homes is 

also discussed under Section 3. As with public sector housing, funding was made 

available to accelerate the new build programme to an average of 120 units per annum 

over 5 years i.e. build 600 new homes by the end of 2006. In addition to 8 self build 

plots, some 487 new “approved” homes have been completed and sold up to the end 

of 2008/09. Some 512 first time buyers have benefited as some properties have been 
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sold on to another First Time Buyer as the original First Time Buyers move on. It is 

likely to be late 2010 or early 2011 before the build target of 600 is reached.  Over the 

11 years 2002 to 2012 some 711 properties are programmed to have been completed 

at an average of 65 per annum. This is a significant short-fall against the accelerated 

target of an average of 120 homes per annum. As with public sector housing the 

programme has been affected by planning and land access problems, the most notable 

impact being caused by planning refusal at Crossag Farm in Ballasalla.  In addition the 

refusal of the Pulrose Farm application for 46 first time buyer homes in the Douglas 

Area (where demand is highest) was a major disappointment. The Developer is 

currently preparing an amended application addressing the Planning objections to the 

original design.  

 

(b) Good progress has been made on several schemes including Johnny Watterson’s Lane, 

which has now completed, and Royal Park (Ormly Fields), Ramsey. As a result of the 

recent down turn in the economy, some Developers are exploring the possibility of 

providing more first time buyer housing where economically viable, and a number of 

opportunities have arisen for the potential acquisition of more stock for First Time 

Buyers on existing private sector developments across the Island.  The programme is 

now also supplemented by proposals for new ‘approved’ properties being built under 

the 25% affordable homes planning policy (included in the All Island Strategic Plan 

adopted in 2007), but the number of properties actually coming to fruition via this 

route is minimal so far because of the frequent ‘mothballing’ of schemes with planning 

approval where the 25% policy would apply. The current programme is shown at 

Appendix B which includes projected assessment of the delivery of affordable homes 

through this mechanism.  

 

(c) Although the Island has not experienced, as yet, the significant downturn in the 

housing market seen in the rest of the UK, there has been a significant decrease in 

open market property purchases under the House Purchase Assistance Scheme. 

Although some purchasers, both of open market and ‘approved’ dwellings are 

undoubtedly experiencing more difficulties in obtaining mortgage funding, it is likely 

that some are simply taking their time to commit in what is an uncertain marketplace.  

Banks are generally expecting a much larger deposit, even in addition to Government 

funds provided by the House Purchase Assistance Scheme, and many potential First 

Time Buyers have made no provision for this. Given the recorded increase in activity in 

the early months of this financial year, interest in open market purchases via the 

Scheme does now appear renewed. To date over 520 first time buyers have acquired, 
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or are in the process of acquiring, homes in the open market at prices under £150,000. 

In total the House Purchase Assistance Scheme has enabled some 1050 first time 

buyers to acquire homes by the end of 2008/09. This is a far greater number than 

originally anticipated and goes some way to compensating for the shortfall of 

‘approved’ properties over the five year target period. 
 

Table 2: Profile of House Type for completed assisted purchases 

Purchase 
Type Studio 1 bed 2 bed 3 bed 4 bed 5 bed plot Total 

Existing Appt  94 175 7    276 
Existing House  32 154 56 3 3  248 
New  Appt 1 13 149 1    164 
New  House  2 167 185    354 
Plot       8 8 
Total 1 141 645 249 3 3 8 1050 
* some ‘approved dwellings’ have now been purchased by more than 1 FTB  

 
 
Table 3: Purchase Town by Purchase Type - completed purchases 1999 to date 

Purchase Town FTB OM Total 
Andreas 16 1 17 
Ballamodha  0 1 1 
Ballasalla 0 6 6 
Ballaugh 0 3 3 
Braddan 38 12 50 
Castletown 31  3 34 
Colby 6 3 9 
Crosby 10 2 12 
Douglas 305 257 562 
Foxdale 0 2 2 
German 0 1 1 
Glen Maye 8 1 9 
Glen Vine 0 1 1 
Jurby 8 2 10 
Kirk Michael 11 5 16 
Laxey 0 9 9 
Lonan 14 1 15 
Marown 0 1 1 
Maughold 0 1 1 
Onchan  0 42 42 
Peel 29 64 93 
Port Erin 12 35 47 
Port St Mary 0 7 7 
Ramsey 32 59 91 
St Johns 0 9 9 
Sulby 0 1 1 
Union Mills 0 1 1 
Total (includes resales) 520 530 1050 

(d) A number of ‘approved’ properties (53) have now been sold for the second time to new 

First Time Buyers as existing assisted purchasers take advantage of the provision within 
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the House Purchase Assistance Scheme to allow second time buyers to move up the 

property ladder as their family circumstances change. 

 

(e) Following a major review by the Department of the Register of First Time Buyers in 

October 2008, the numbers fell to around 600. This number has steadily risen since the 

review and the total at 31st March 2009 stood at 747.  

 
(f) Appendix C shows a more detailed analysis of the Register. Allocation of new 

“approved” First Time Buyer properties is undertaken using a pointing system which 

reflects an applicant’s personal circumstances, family size, connection with an area 

through work or family, their preferred area, and the suitability of the available 

property i.e. preference is given to families rather than single people/couples for larger 

two and three bedroom properties.  Additional points are awarded to public sector 

tenants wishing to purchase to encourage the release of public sector rented properties 

to others less able to meet their own housing needs. Some 27 public sector properties 

(23.3% of total allocations) were released as a result of recent FTB allocations and 

completions on Johnny Watterson’s Lane. 
 

Figure 2:  FTB Register Preferred Area by choice preference 2009 
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(g) An analysis of the information contained in Appendix C shows that, as in 2004, 2005, 

2006, and 2007, the majority (75%) of applicants would prefer to live in Douglas, 
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Braddan or Onchan. Demand for Douglas is such that the very large First Time Buyer 

Scheme at Johnny Watterson’s Lane was oversubscribed by 6 to 1. Although the 

demand for the Douglas area remains constant and this trend has been reflected in 

other current schemes, a tightening of lending criteria by market lenders has resulted 

in many first time buyers being unable to raise the funds necessary, in addition to 

Government grants and loans, to complete their purchase. Failure to obtain the 

necessary funding is often due to applicants having existing debts and/or a poor credit 

history. There is still sufficient interest from those who can successfully complete their 

purchase however a property may have to be offered more than once before an 

applicant who can obtain the necessary mortgage funding can be found. Depending on 

an applicant’s income the Scheme can provide up to 50% of the funding necessary for 

the purchase in the form of grant monies and low interest loan (1% below Bank of 

England base rate). 

 

(h) The spread of preferences across the Island is illustrated at Figure 2. This analysis 

underlines the importance of trying to develop affordable housing on land in and 

around Douglas if the demand from first time buyers is to be met in a reasonable time-

scale. It is however accepted that because of the shortage of land in Douglas and 

Onchan, affordable housing will also have to be developed in areas of lower demand 

but preferably within an easy commuting distance from Douglas. Local interest in some 

completed outlying developments has sometimes been limited and offers for these 

schemes is therefore extended to people who have a wider preference than the east of 

the Island.  

 

(i) In March 2004 some 61% of applicants on the Register had approved incomes of over 

£18,000 p.a. By March 2005 this had dropped slightly to 58% of applicants. This figure 

remained constant as at March 2006, increased slightly to 64% as at March 2007, and 

remained at 64% as at March 2008. In March 09 only 53% of applicants on the 

Register have approved incomes of over £18,000 p.a. The vast majority of people on 

the Register (95%) want to purchase within three years, with 44% of those wishing to 

purchase within one year. 60% of applicants are applying as single people with no 

dependent children. At 2006 this figure was 53% and in 2007 it was 5%. The 2009 

figure of 60% is a further increase on the 58% single applications in 2008. Figure 3 

shows that 60% of applicants are over 25 years of age with only 8% of applicants aged 

41 or over.  

 

Figure 3: Age Profile of FTB Register Applicants by Joint/Single application 
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(j) In the short to medium term the original target of six hundred (600) new “approved” 

properties still appears reasonable, if the more aspirational applications from those 

people with very low incomes or young ages are not deemed to be a high priority. As 

previously stated in the medium to longer-term it is anticipated that the 25% affordable 

housing planning policy will see the 600 target exceeded from 2009 onwards although 

the number of schemes which have actually produced affordable housing has been 

limited to date. 

 

(k) The House Purchase Assistance Scheme 2002 (as amended) expired in July 2007 and 

has been replaced with the House Purchase Assistance Scheme 2007 (see 3.1).  

 

2.3 ‘Implement uniform criteria for waiting lists to provide precise information 

enabling evaluation of the needs of applicants’ 
 

(a) Uniform criteria for acceptance on general housing waiting lists and for allocation of 

properties were implemented after approval by Council of Ministers in January 2002.  

 

(b) An amendment to the income limits was approved by Council in May 2002 for singles 

and couples with children. A further amendment was approved in March 2005 following 

a review of all the criteria. The original limit of £24,000 p.a. income limit for all 

applicants was amended in 2002 to include £2,000 for each child to a maximum of 

£30,000 p.a. These figures are now increased each year in line with average wage 

inflation and currently stand at £32,285, with an additional allowance of £2,710 for 1 

child, £5,415 for 2 children, and £8,120 for 3 or more children dependant children, to a 

maximum of £40,405.  These income limits only take account of the income of the 
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applicant and their partner/spouse. The income of other economically active household 

members, such as adult children, is not included in this calculation.  

 

(c) Any increase in income limits will serve to increase the demand for public sector 

housing and this is reflected in the overall growth of around 19% on the general 

waiting list since 2003/4. However, over the past year there has been a 3.4% decrease 

in the general housing waiting list, due in part to more structured management and 

review of Housing Waiting Lists since the introduction of the public sector housing 

performance management standards. It is unlikely that there will be any significant 

reduction in waiting lists until the major redevelopments at Upper Pulrose, Janet’s 

Corner, Clagh Vane, Seafield/St. Mary’s and the Lezayre Estate etc. are substantially 

completed and all available public sector stock is back in circulation.  

 

Figure 4: Total Housing Waiting Lists from 31/3/04 and 31/3/09 
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(d) In February 2007 CoMin agreed an amendment in respect of Health/Welfare pointing 

under the Uniform Criteria.  Following a pilot scheme of assessment of health/welfare 

support letters by a multidisciplinary panel of health/welfare professionals, it was 

agreed that housing points in recognition of health/welfare need should be awarded on 

the basis of professional assessment and be subject to a three step scale. Instead of all 

applicants with an identified health/welfare need relating specifically to housing being 

awarded ten additional points irrespective of the extent of that need, an applicant with 

an urgent health/welfare need will be awarded 10 additional housing points, an 

applicant with lesser need, 6 points, and least urgent need, 3 points. This scale 

recognises that not all health/related housing need is of the same magnitude and 
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allows the most urgent situations to take some priority. In practice this process of 

professional assessment has enabled a fairer and more balanced response to 

recognising health and welfare related housing priority on the Island’s public sector 

Housing Waiting Lists. 

 

Figure 5: General Housing Waiting Lists from 31/3/04 to 31/3/09 by Housing 

Authority 
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(e) General Housing Waiting Lists at 31 December 2001, prior to introduction of the 

new criteria, showed a total of 995 applicants for general housing across all housing 

housing authorities.  In March 2003 this figure was 976, and at 31 March 2004 the total 

figure had increased by 152 to 1128. The increase at March 2004 included 517 

applications from single people who previously had been ineligible for inclusion, which 

meant that in comparative terms waiting lists had reduced. The number of applicants at 

31 March 2005 was 1052 representing a slight drop in the general housing waiting list 

over the previous 12 month period. The general housing waiting list to the end of 

March 2006 increased however by 100 to 1152. At 31st March 07 the total general 

housing waiting list was 1203 which was a 4.4% increase from the previous year. 

However, at 31st March 08 the total general housing waiting list had decreased by 

3.41% to 1162. The general housing waiting list currently stands at 1202, which is a 

3.4% increase on last year but is approximately equivalent to the 2007 figure. The 

overall trend since 2004 is increase at a rate of 23.1%.  
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(f) The number of applications from single people fell from 517 in 2004 to 427 in March 

2005, increased to 534 in 2006, and 623 in 2007. This was a 16.7% increase in 

applications from single persons since 2006. Applications from single persons stood at 

471 in 2008, a decrease of 24.4% since the previous year; this was in part due to 

recent reviews of Housing Waiting Lists. As single people are generally more mobile 

and change their address and contact details frequently, it is often this group of 

applicants who do not remain in touch with the housing provider and are then removed 

from the housing waiting list following a review when all efforts to make contact have 

been unsuccessful. Applications from single persons now stand at 475 (39.7% of all 

housing applicants). The category ‘single applicants’ does not include couples with no 

children who would also be considered for smaller accommodation types. 

 

(g) With the growth in the number of smaller and more fragmented households, and with 

the constant demand for public sector housing, the Department must be aware that 

there must be continued provision of smaller accommodation types. A single person is 

unlikely to be considered for a three bedroom family unit when there are families with 

children in urgent need of housing. The trend on many of the large redevelopment 

schemes has been to replace many of the flats and smaller accommodation units with 

two and three bedroom family homes and this reduction in this stock type will result in 

a disproportionately long wait for housing for single applicants in most areas of the 

Island.  Figure 5 compares waiting lists over the last five years.  Appendix D shows 

the latest analysis of the Public Sector waiting list at 31 March 2009 by housing 

authority. 

 

(h) Sheltered Housing Waiting Lists have been subject to a limited form of uniform 

criteria since September 2002.  The list at 31 March 2004 stood at 356, which was 17 

less than the previous year; this increased to 374 as at 31 March 05, 406 as at 31 

March 2006, 440 as at March 07, and 416 as at March 2008. The combined Sheltered 

Housing Lists currently stand at 456 (Appendix D). This represents a total increase of 

some 28.4% since 2004 with a decrease of 9.6% since last year. Figure 6 shows the 

spread of demand across the various sheltered housing authorities. Sheltered Housing 

Waiting Lists are not generally indicative of the number of individuals with immediate 

housing need. Many older people put their names on a sheltered housing waiting list 

‘just in case’ their circumstances change, and many when offered accommodation will 

refuse on the basis that they are not yet ready for sheltered.  
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Figure 6: Sheltered Housing Waiting Lists from 31/3/04 to 31/3/09 by Housing 

Authority/Board 

18 16

47

72

85

60

37

21

12

28
34

72

106

61

28
33

17

35 33

72

121

51

26

51

19

40
35

77

114

59

26

70

22

34
38

50

113

59

21

79

22

42 39

61

116

59

22

95

Co
oil

 R
oi

W
av

er
ley

/B
all

an
ar
d

Mara
sh

en
 C
re
sc
en

t

Pe
el 

& 
Wes

te
rn

Ra
mse

y &
 N

or
the

rn

Ro
ya

l B
rit
sh

 Le
gio

n

Ca
stl

eto
wn 

& 
Male

w

Onc
ha

n

N
o.

 o
f 

ap
pl

ic
an

ts

31-Mar-04 31-Mar-05 31-Mar-06 31-Mar-07 31-Mar-08 31-Mar-09

 

(i) There is a huge demographic shift taking place within society in general. Increased life 

expectancy, based on improved healthcare and living standards, has resulted in an 

ageing population. People are generally living longer in good health, living longer in 

frail health, and living longer in single person households. Other societal changes such 

as the fragmentation of extended families and movement of women into the 

mainstream labour force have depleted the resources of families to sustain previous 

levels of informal support for older relatives. In 2001, the proportion of the population 

in the UK who were aged 85 and over was five times higher than it was 50 years 

earlier2. Over the next 20 years the population in England and Wales aged 75-84 is 

expected to rise by 48% and the population aged 85 and over by 70%. By 2026 more 

than one in ten people will be aged 75 or over3. An increase in the numbers of older 

people, especially the very old (aged over 85), has clear implications for Sheltered and 

retirement housing providers. 

  As in the UK, the demand for Sheltered Accommodation or accommodation aimed at 

meeting the needs of older people is likely to increase as the Island’s population also 

ages. Figure 7 illustrates this general demographic trend. As well as natural ageing the 

Island remains a retirement choice for many people and immigration also contributes to 

demand.  

 

                                                 
2 Spark. The magazine of HACT, Issue 4, June 07 
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Figure 7: Age Profile – Isle of Man 
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(j) Analysis of the Sheltered Housing Waiting Lists highlights the fact that a significant 

number of applicants, approximately half, are existing homeowners likely to have 

substantial equity tied up in their homes.  However, despite being asset rich it is 

acknowledged that many are often cash poor, experience poor quality of life as a 

result, and are unable to carry out basic repairs and maintenance to their homes. Given 

the current high property and land values on the Island, some applicants do have the 

option to simply downsize in the private sector and release their equity, but many older 

people are also looking for Warden Support and the sense of community offered by 

Sheltered schemes. This is in short supply in the private sector on the Island and can 

be disproportionately expensive. The Department is therefore considering proposals 

and options, similar to First Time Buyer Schemes, which would encourage older owners 

to buy sheltered or retirement housing, provided on an equity release or equity share 

basis, rather than apply for public sector sheltered housing.  The Department is also 

trying to encourage Developers to give greater consideration to the development of 

properties for the retirement market, and there does now appear to be some activity in 

this area of housing provision such as the Hartford Homes St. Ninian’s Court scheme in 

Douglas.  

 

(k) In view of the increasing demand for public sector sheltered housing it may now be 

prudent to consider the introduction of tighter conditions for access to this type of 

                                                                                                                                                           
3 JRF (2008) ‘Duty and obligation’ – the invisible glue in services and support 
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publicly funded housing provision to include some form of means testing. Under the 

current Uniform Criteria for Sheltered Housing, housing authorities are required to 

ensure that at least fifty percent of allocations are made to those in general public 

sector properties or in private rented accommodation rather than to existing 

homeowners. Closer collaboration and joined-up working between General and 

Sheltered Housing providers is also required to ensure that older persons already in 

public sector properties can be offered opportunities to release larger family homes and 

that those persons less able to meet their own housing needs are given appropriate 

priority. 

 

(l) The Department’s policy is to build new general needs dwellings for older persons as 

well as Sheltered housing. This policy is very successful in terms of general housing 

authorities transferring existing older tenants from family homes which can then be let 

to people on the general waiting list. This provision allows older people to remain fully 

integrated in their communities whilst also reaping the benefits of a property type 

which is more sustainable as their home in the longer term. Some examples of 

schemes where this strategy has been successful are Cooil ny Chibbyr, Andreas, 

Ballacubbon, Colby, and the new bungalows in Project 3 on the Janet’s Corner 

development. 

 

(m) There is also an increasing need to consider the provision of ‘extra care’ sheltered 

accommodation. Existing sheltered schemes on the Isle of Man provide accommodation 

with a Warden who acts purely in a ‘good neighbour’ capacity. Applicants to these 

sheltered schemes are required to be independent and able to self care. As outlined at 

(i), people are living longer, and are choosing to remain in their own home as their 

health deteriorates. The traditional sheltered model cannot deliver the level of support 

required for some residents and the wardens of such schemes often find themselves 

compromised when required to assist at a level outside their terms of employment and 

for which they have not had appropriate training. There are clearly considerable 

resource implications to consider and joined up working with the DHSS would be a 

prerequisite, but the extra care model bridges the gap between traditional ‘fully 

independent’ sheltered provision and a full care environment such as a residential or 

nursing home.  

 

3. Private Sector Housing 
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3.1 ‘House Purchase Assistance Scheme (HPAS 1999) to be adjusted to take into 

account movements in house prices and incomes as soon as possible’ 
 

(a) In July 2002 Tynwald approved the House Purchase Assistance Scheme 2002 (HPAS 

2002). The new Scheme provided for top up loans for new approved dwellings as well 

as the grant assistance provided under the previous HPAS 1999.  A further revision to 

the scheme was approved and implemented in 2004 (HPAS 2004 Amendment). The 

2002 Scheme has provided the model for all subsequent House Purchase Assistance 

Schemes to date. Grant provision and purchase limits, under HPAS 1999 (maximum 

£16,500 and £85,000 respectively) increased to a maximum of £18,000 and £130,000 

under HPAS 2002, and under the HPAS 2002 (as amended) increased to a maximum of 

£25,000 and £145,000. Provision for top up loans, to thirty percent of the value of 

approved dwellings, has remained in place since introduction in 2002. HPAS 2002 (as 

amended) was replaced last July by HPAS 2007 (as amended).  

 

(b) As under HPAS 2002 (as amended), financial assistance provided under HPAS 2007 (as 

amended) provides grant support for those on lower incomes, with the Department 

providing the balance of up to 30% of the sale value of ‘approved’ dwellings as a low 

interest, flexible top up loan (1% below base rate).  The Department has retained the 

grant element without the top up loan provision for open market properties up to a 

value of £150,000.  It is acknowledged that this figure only reflects prices at the lower 

end of the market but has been retained to provide assistance with the purchase of 

older properties or apartments and to reduce inflationary pressure. Purchasers under 

the Scheme who acquire houses in need of some renovation may be eligible for further 

financial assistance under the House Improvement and Energy Conservation Scheme 

2005 (as amended). 

 

(c) First time buyers whose housing needs change (if for example, their family increases) 

are accommodated by allowing grants to be transferred without penalty to a larger 

property, providing that the second purchase falls within the current ceiling of 

£220,000. A number of First Time Buyers have now exercised this option. Table 2 

(page 7) shows the type of properties purchased by First Time Buyers under these 

Schemes. Table 3 (page 7) and Figure 8 indicate where approved First Time Buyer 

(FTB) and Open Market (OM) first time buyer properties have been purchased under 

the Scheme. 

 

Figure 8: Purchase Type by Purchase Area 2008/09 
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(d) The House Purchase Assistance Scheme 2007 (as amended) replaced the HPAS 2002 

(as amended) in July 2007. The Schemes have similar provisions, the two main 

changes being:- 

 (i)  The calculation of grant is on a £ for £ sliding scale rather than based on income 

bands, although the minimum grant of £3,000 and maximum grant of £25,000 

remain the same. 

 (ii)  With regard to the terms of the top up loan now require that after a five year 

interest ‘payment holiday’, interest must now be repaid on an annual basis, rather 

than be permitted to accrue for the full 25 year term.    

 

(e) The 2007 Scheme continues to provide assistance in the way of grant for qualifying 

dwellings plus a maximum 30% top up loan, at 1% below base rate, on “approved” 

new dwellings. The 2007 Scheme was also updated by:- 

 

• the raising of the purchase price limit for open market and approved dwellings from 

£145,000 to £150,000 

• the approved upper income limit being increased from £32,000 to £35,000.  

• the price limit for second time buyers who wish to move  property within the 

Scheme was raised from £190,000 to £200,000. This was further amended in April 

2008 to £220,000. 

• re-drafting of some of the provisions to consolidate previous amendments and 

accommodate operational issues that have arisen as the practical application of the 

Scheme has evolved over the last five years. 

 

(f) The reasons for the two main changes in policy are as follows;   
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(i)  The previous incremental grant system meant that a one pound difference in 

income could result in a £3,000 or £4,000 difference in grant.  The sliding scale is 

deemed to be more equitable although there will still be winners and losers when 

compared with the 2002 Scheme.  

(ii)  The 2002 Scheme provided that the top-up loan and accrued interest “shall” be 

repaid upon sale or the expiry of the loan term (i.e. after 25 years) but “may” be 

repaid annually in whole or in part.   The Department has become increasingly 

concerned at the low level of repayment of even the interest or any part of the top-

up loan.   Over the last 5 years only 5% of purchasers have decided to repay 

annual interest.  The vast majority are therefore waiting to pay at a later date or 

possibly wait to repay the whole loan and accrued interest after 25 years.   

Although the current interest rate applied to top up loans now stands at zero after 

the unprecedented reduction of Bank of England base rates to 0.5%, the following 

example indicates what accrued interest could mean over the 25 year period, on an 

average loan of £30,000. On a £30,000 loan subject to an annual interest charge 

of 1% below a relatively low (in normal terms) average Bank of England base rate 

of 4.75%, the total repayable at the end of the loan term will be around £79,000.   

(g) Even if interest rates do not rise significantly, the outstanding debt will be substantial.   

As the number of assisted First Time Buyers continue to grow, it is not unreasonable to 

suggest that the potential debt could be a problem for both assisted persons and for 

Government at the end of the loan term.  The measure therefore provides for 

repayment of at least the annual interest accrued on the top-up loan after 5 years 

which will be eligible for tax relief. 
 

(h) The House Purchase (persons aged 45 or over) Assistance Scheme 2005 “…specifically 

aimed to provide assistance to persons who are first time buyers aged 45 and over, 

and who have rented residential property within the Island for a period – whether 

continuous or not – of a minimum of 10 years,…” was approved by Tynwald in Dec 05. 

it was hoped that this Scheme would encourage older more affluent public sector 

tenants to purchase property and release public sector housing to others in greater 

housing need. There have only been three purchases under this scheme to date, none 

of whom were in the public sector. There have been a small number of enquiries from 

divorced or separated couples who are property owners but wish to buy two homes. 

The Department has not approved these applications because they are clearly not first 

time buyers and generally have a large amount of equity in the existing property.  
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(i)      The Department considers that imprudent increases of grant provision and purchase 

price limits will fuel inflation in the housing market. In view of this the revised ceiling 

price for HPAS 2007 was £150,000. Given the current economic climate there has been 

no further upward revision of this sum to date. The Scheme is concerned with the 

provision of homes rather than investment opportunities. Concerns were raised about 

the limited size of some apartments in respect of the long term sustainability of resale 

values and potential for purchasers to be trapped in a negative equity situation should 

the market fall. A minimum spatial standard of 55m² was therefore set for open market 

properties purchased under the HPAS, although there is some flexibility in this 

requirement if the apartment can be shown to be of good design with a satisfactory 

layout to include a separate bedroom and bathroom. 
 

(j) In partnership with developers the Department has embarked on a programme to 

deliver 600 new “approved” homes.  These are two-bedroom apartments and two and 

three-bedroom family size homes, ranging in price from £105,000 to a maximum 

purchase price of £150,000.  These properties are allocated to those on the Register of 

First Time Buyers. By increasing the supply of approved new build properties, rather 

than just increasing grant support for properties on the open market, the Department is 

endeavouring to stabilise prices at the first time buyer end of the market.  This strategy 

along with a change in the housing market appears to be having the desired effect. 

Analysis of HPAS expenditure in 2008/2009 is shown at Appendix E. 
 

(k) In 2006/07 major estate agents on the Island indicated that in their view the market 

was probably peaking with properties generally proving more difficult to sell and 

vendors more ready to accept less than the asking price. The average house price rose 

by only 1.96% 2005 to 2006, but 13.49% in 2006 to 2007. It was suggested that 

activity later in 2007 showed a growth in confidence in the market and that the market 

on the Island remained healthy despite the onset of the ‘credit crunch’ and relatively 

static or declining market in some areas of the UK. However, over the course of 2008, 

house sales have slowed.  

 

(l) Island estate agents have recorded a drop in sales in the third quarter of 2008 with a 

suggestion that the Isle of Man housing market is facing its gloomiest outlook in years. 

Some vendors are having to drop their prices, there are fewer buyers around and sales 

are down. Yet despite recession in the UK, estate agents insist that the situation is 

currently nothing like that being experienced in the UK with the Manx property market 

holding up well in comparison; listings were up, house valuations have been steady, 

and homes are selling if priced and presented properly. There have been no dramatic 
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falls in house prices and no sign of negative equity or forced or panic selling. Estate 

agents have indicated that some of the downturn may relate to seasonal factors and 

that they are expecting to record uplift in sales in 20094.  

 

(m) The market for apartments, of which there was a glut in 2006, was more buoyant in 

2007 with continued interest in the buy to let and first time buyer market. Estate 

agents have suggested that the number of buy to let purchasers had fallen back in 

2008 as a direct result of the reduction of mortgage products on offer, and with the 

criteria for granting mortgages substantially increased. This trend was also indicated on 

open market purchases via the First Time Buyer Scheme where activity came to a halt 

at the close of last year.  However, with the base rate cut to 1.5 per cent, it is 

suggested that investment buyers are now looking to buy more residential properties 

and First Time Buyer open market activity has also increased in recent months.  

 

(n) Historically a slowdown in the UK economy can take time to fully hit the Isle of Man. 

Over the next 12 months or so it is possible that the Island could see a substantial 

increase in unemployment, and a downturn in consumer spending. If significant 

numbers of people leave the Island, demand for housing will diminish and house prices 

may fall accordingly. Although initial trends are relatively positive in comparison with 

the UK, there is a degree of uncertainty at present, given the current economic climate, 

as to what will happen to the housing market in the longer term5. In view of these 

trends, activity within the current House Purchase Assistance Scheme, and recent 

market history, the HPAS 2007 purchase price limits (which were increased by 3.45% 

from £145,000 to £150,000 for First Time Buyers with an increase in early 2008 to 

£220,000 for second time open market buyers within the scheme), have had no further 

revision to date.  

 

Table 4: Annual House price IOM 

 Annual Average 

House Price (£) 

Annual Median 

House Price (£) 

Lower quartile 

House Price (£) 
1995 84,657 71,000  

1996 84,161 70,000  

1997 95,511 76,000  

1998 103,689 83,000  

                                                 
4 Darbyshire, A. Manx housing market faces up to slowdown, 12 November 2008, IOMtoday.co.im   
5 Propertytoday.co.im Spring/Summer 2007; Chrystals Annual Property Market Review 2007; Digest of Economic and Social 
Statistics 2006, Economic Affairs, IOM Treasury 
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1999 119,422 98,650  

2000 145,054 125,000 95,000 

2001 157,934 139,500 112,000 

2002 176,699 159,000 125,000 

2003 200,520 182,500 150,000 

2004 217,190 195,000 164,000 

2005 233,200 205,000 160,988 

2006 237,776 213,000 169,000 

2007 269,850 242,500 187,000 

2008 284,901 253,500 190,000 
Notes:   The median is the price level such that exactly half of the houses sold in that year were sold at a higher price 
  Lower quartile is the price level such that exactly quarter of the houses sold in that year were sold at a lower price 

Source: Treasury, Economic Affairs Division  

 

(o) Trends in house prices on the Island are shown in Table 4 and Figure 9. The latest 

figures for average house price (2008) show an average increase in house price of 

7.3% from the previous year. It would be fair to say that very few houses are 

advertised for sale at less than £150,000 but nevertheless after a lull towards the end 

of 2008 there continues to be interest in first time buyers using grant to purchase open 

market apartments and houses at a price below the current HPAS £150,000 limit. As 

indicated in Figure 9, the gap between average house prices and average earnings 

continues to grow. In view of the affordability issues it is anticipated that continuing 

Government support is likely to be required for many years. Figure 10 provides some 

basic comparative house price data over time, comparing house prices in the Isle of 

Man with the North West region of England and Greater London. 
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Figure 9:  Annual average house price by average annual earnings 1995 - 2008
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 Source: Treasury, Economic Affairs Division 

 

Figure 10:  Comparative Annual average house price 1995 – 2007; 

   IOM, North West, Greater London 
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Source: Treasury, Economic Affairs Division; UK Housing Review 2008/09 

 

(p) The latest interim Census figures (2006) indicate a 4.9% population growth since the 

last Census in 2001.  A reduction in the number of work permits being issued since 

20036 seemed to indicate that the growth in the population was stabilising and that the 

                                                 
6 Digest of Economic and Social Statistics 2006, Economic Affairs, IOM Treasury 
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overall demand for housing may naturally be dampened, (although this measure is very 

general and does not account for people retiring to the Island who do not require work 

permits).  However, in the two years 2005 to 2007 there had been a steady increase in 

work permit issue. In 2008 work permit issue has declined once again (Fig. 11). There 

has also been an 8.7% growth in those residents of retirement age or over between 

Censuses. In addition, as stated at 1.5, there is a growing downward trend in average 

household size, and growth in the number of households continues to increase at a 

faster rate than population growth. This factor alone is likely to have a significant 

impact on housing demand. 

 

Figure 11: Work permits issued 1996 – 2008 

0

1000

2000

3000

4000

5000

6000

7000

8000

9000

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008

New Permits Renewals
 

Source: Department of Trade and Industry, Employment Division 
 

 

 

 

3.2 ‘First Time Buyer Register to be updated regularly to provide sufficient 

analysis of demand’  

 

  The FTB Register is subject to periodic review in order to ensure that the Register is 

up-to-date (see 2.2 (c)). The last review of the Register was undertaken in October 

2008. These reviews always tend to result in a significant reduction in numbers on the 

Register in the short-term as individual circumstances have often changed and 

applicants have failed to update the Department. However, numbers quickly grow, 

especially as new schemes begin construction. There was, for example, a surge of 

interest and new registrations as Johnny Watterson’s Lane started on site and moved 

towards completion. 
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3.3  Private Sector House Condition Survey  

 

(a) During 2007/08 a survey of the private sector housing stock on the Isle of Man was 

carried out and the findings of the survey have now been published.  Similar surveys 

have been conducted approximately every five years since 1984. The random sample of 

houses represented 4% of private sector dwellings on the Island.  Full internal and 

external inspections of each property were carried out by Environmental Health 

Officers/Technicians from the Environment Safety and Health Directorate (ESHD).  

Information was also collected relating to household circumstances and energy 

efficiency.  The information collected from this random sample is accepted as being 

statistically representative of the whole private sector housing stock on Island. 

 

(b) The main purpose of the survey is to assist the Department in the identification of 

problems and trends relating to the condition of the private sector housing stock.  The 

survey also permits comparison with previous surveys and to act as an indicator as to 

the efficacy of current policies related to the private sector housing stock.  It is well 

accepted within public health and housing fields that poor housing is a major cause of 

ill health.  The Chartered Institute of Environmental Health has recently urged that the 

“focus must be placed on repairing existing housing stock rather than building more 

homes.”  Perhaps this may not be entirely relevant to the Isle of Man, but the Summary 

of Main Findings of the House Condition Survey 2007/08 (available from the Tynwald 

library) shows that problems do exist albeit to a proportionally lesser extent than the 

UK. 

 

(c) According to the Survey results, 3.9% of the Island’s private sector housing stock is 

considered unfit for human habitation (Fig. 12). This is a reduction from that found 

during the last survey which revealed that 5.8% of the housing stock was unfit.  The 

judgement of unfitness was made under the auspices of the Housing Acts 1955-90, the 

principal housing legislation in the Isle of Man.  It is suspected that there will always be 

a small percentage of the housing stock that will be classified as unfit as this definition 

does not necessarily indicate that the properties in question are not in reasonable 

condition or warm and watertight but that for example they have a kitchen that leads 

straight to a bathroom/w.c. which is considered unacceptable by current standards.  

Traditionally, such dwellings do not attract owner/occupiers to make fit but largely fall 

to developers/builders for refurbishment and re-sale, but others may be demolished for 

redevelopment or used for purposes not related to human habitation. 
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Figure 12:  House Condition Survey Comparisons 1984 – 2007/08 
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(d) The results revealed that 10.4% of the housing stock, whilst not unfit for human 

habitation, is in serious disrepair.  In essence, it is this part of the stock that is of more 

concern than the unfit.  Dwellings that are in serious disrepair are likely to deteriorate 

further without intervention.  This further deterioration will inevitably result in some of 

the dwellings falling into the category of unfitness.  This category of premises is, 

perhaps, less likely to attract property developers as the potential profit is less.  Such 

premises are more likely to attract owner/occupiers subject to the correct level of 

financial assistance being made available.  Maintenance of such premises is considered 

crucial. 

 

(e) In broad terms, although specific towns/areas of the Isle of Man were identified as 

having higher proportions of both the above categories of houses, dwellings 

constructed pre-1945 are disproportionately identified within both unfitness and serious 

disrepair. 

 

(f) The houses inspected were also measured against the Decent Homes “standard” 

currently adopted for assessment of housing in the UK.  This standard takes into 

consideration four criteria that a decent home is required to meet.  These are that the 

house meets the current statutory minimum standard for housing, that the house is in 

a reasonable state of repair, has reasonably modern facilities and services and that it 

provides a reasonable degree of thermal comfort.  This is considered to be the best, 

the most modern and the most reasonable standard for housing in current times.  The 

standard obviously looks at more than simply the disrepair and fitness of dwellings and 

undoubtedly provides a standard to aim for.  
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(g) According to the results of the survey, 28.6% of the private sector housing stock on the 

Isle of Man falls below this standard.  This proportion is similar to that revealed by 

similar surveys in the UK.  Bearing in mind the current economic climate, this is a 

standard that we should be aiming to achieve in the future and to amend the current 

grant scheme to attain this goal now is premature. 

 

(h) The survey results revealed other concerns mainly related to the general condition of 

the local area or residential neighbourhood.  Of greatest concern were issues regarding 

dog fouling and car parking.  The dog fouling matter will, hopefully, be resolved over 

time through proper enforcement of the Dog Byelaws.  The car parking problems seem 

to arise from the narrowness of the “newer” housing estates and lack of proper parking 

areas.  This is an issue more readily resolved by the Planning and Building Control 

Directorate at the planning phase of any new developments. 

 

(i) An initial review of the findings of the  House Condition Survey has recommended that  

the Department consider amending the current Scheme as follows:- 

 

(i)      Offer 75% grant aid to the owner occupiers of pre-1945 dwelling houses 

that are classified unfit or in serious disrepair (by reason of a number of 

structural defects combined or simply due to the failure of one element or 

one major item of disrepair) to make the dwellings fit and/or no longer in 

serious disrepair. This grant may not be subject to income assessment. 

 

(ii)      The owner/occupier of such premises must submit a full survey from a 

competent surveyor substantiating that the dwelling house in question is 

either unfit for human habitation or in serious disrepair. These dwelling 

houses will then be subject to an inspection by an Environmental Health 

Officer/Technician in order to confirm the surveyor’s report.  

 

(iii)      When the grant application is approved, 75% of the cost of the initial 

surveyor’s report will be grant aided as part of the cost of the necessary 

remedial works. All dwelling houses which are subject of this type of grant 

will be re-inspected prior to the payment of any grant monies. 

 

(j) The current House Improvement and Energy Conservation Scheme does make 

provision for unfit properties and disrepair (7.8) but these elements are all currently 
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income assessed. Grants in these categories are generally much larger than energy 

grants with an average roofing grant for 08/09 of £3,811 for example. 

 

(k) The Scheme is currently under review. Focussing the Scheme on properties that are 

unfit or in serious disrepair at 75% assistance could easily require the maximum 

£25,000 grant available under the Scheme per property. Given current activity, the 

existing budget for 2009/10 of £350,000 could not support an extension of the 

Scheme, particularly as the works in question would generally be relatively high cost. A 

decision has therefore been made to suspend the non income assessed energy 

efficiency measures; cavity wall and loft insulation; energy efficient boiler replacement; 

and renewable energies, as from 31st May 2009 in order to preserve the remainder of 

the annual budget for targeting unfitness and serious disrepair in line with the findings 

of the House Condition Survey. 

 

(l) There will be an inevitable effect on the work of the Environmental Health Team if the 

Scheme is reviewed as recommended as visits will have to be carried out on the houses 

that are considered to be unfit/in serious disrepair both before and after grant aided 

works are completed.  These are premises, however, that the Environmental/ Public 

Health Unit of ESHD do need to be aware of. 

 

4. Construction 
 

4.1 ‘Maintain current construction targets of at least 400 dwellings per annum 

(including public sector provision) over five years’ 2002/03 to 2006/07 

 

(c) Table 5 and Figure 13 show that there has been a significant increase in the supply of 

new housing over the four years from 2002 to 2005 compared with previous years. 

This increase helped to reduce the pressures of high demand but there still remain the 

problems of high prices (compared with what people can afford) and the trend by 

developers to build apartments rather than houses. 
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Table 5: Dwellings Completed 1994 – 2008 

 Private Public Annual Total
1994   458 
1995   340 
1996   424 
1997   352 
1998 234 77 311 
1999 286 5 291 
2000 270 131 401 
2001 266 12 278 
2002 527 96 623 
2003 403 53 456 
2004 421 197 608 
2005 341 176 517 
2006 190 86 276 
2007 221 154 375 
2008 153 186 339 

 Notes: (i)  Private housing is all new housing excluding affordable housing 
  (ii) Public housing is all affordable housing (including ‘approved’ First Time Buyer and public rented housing  

 
 

(c) It is questionable as to whether these construction numbers will be sustained over the 

next few years or so as the demand for higher priced open market housing falls. This 

was reflected in the drop in dwellings completed in 2006, although there was an 

increase in completions for 2007.  Private sector house completions for 2008 were the 

lowest recorded since 1998 when these records began, although total house 

completions for 2008 at 339 were a little more in line with the average total of 

dwellings completed (1994-2008) of 403, as a higher number of affordable public 

housing had been completed during this year. Despite the fall in completions in 2008 

the trend remains upward overall (Fig. 13). The Department will need to continue to 

develop subsidised ‘approved’ dwellings until the 25% affordable homes policy in the 

All Island Strategic Plan begins to take effect.  
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Figure 13: Dwellings Completed 1994 – 2008 
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(c)  In an attempt to partly meet the high demand for first time homes in the East of the 

Island, in the short to medium term, it was agreed to bring forward un-zoned land for 

planning permission. Planning approval was granted in respect of Johnny Watterson’s 

Lane and this has now produced 116 first time buyer homes by the end of 2008. It is 

not however, the Department’s intention to make regular use of this process but rather 

to accelerate the production of Area Plans under the Planning System.  
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5. Land Zoned for Housing  

         ‘Zone more land to meet long term housing need’ 
 

   ‘Policy to be considered in respect of ensuring that zoned land is developed 

within a reasonable time frame’ 
 

 ‘Planning Development Programme and Capital Funding Procedures need to 

be reviewed to speed up delivery of the construction programme’ 
 

 ‘Planning Policies should ensure that area plans and planning applications 

contain some affordable housing’ 
 

 

5.1 The Housing Task Force reported to July 2002 Tynwald on the possibility of introducing 

fiscal or other measures to influence the early development of zoned land. It stated the 

following: 
 

(a)    In the short-term and subject to planning approvals, sufficient land is now being 

developed to meet Government’s immediate targets for housing.   
 

(b) In the medium-term, Government should be prepared, if necessary, to approve 

additional “affordable” housing development on land which is otherwise suitable for 

housing development but is not actually zoned.  
 

(c) In the medium-to-longer-term, the introduction of the new All Island Strategic Plan and 

the acceleration of the Area Plans should identify sufficient additional land to meet 

overall demand, including “affordable” housing. (Proposals in the Strategic Plan are 

now in force to make it compulsory for developers to provide a proportion, up to 25% 

of “affordable” housing on new housing developments. The definition of “affordable” 

housing includes public sector and first time buyer homes). 

 

(d)    The report went on to say that compulsory purchase is a power that Government and 

Local Authorities could threaten to use if necessary.  The availability of this power has 

been used to influence negotiations over the development of land but to date has only 

been used on rare occasions. If developers do not build on land in a timely fashion then 

Government could compulsory purchase in order to develop affordable homes. In the 

consultation for the Southern Area Plan the Estates and Housing Directorate has 

proposed that newly allocated land or sites should include quotas to meet affordable 
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housing need on a site by site basis so that it will be easier to identify sites for 

compulsory purchase if affordable housing is not delivered in the future. 

 

On balance, the Housing Task Force considered that existing powers, properly used, 

and changes being proposed to the Planning system, should negate the need to 

introduce fiscal or other measures. 

 

5.2 A concern was that one developer had obtained a significant amount of development 

land either through direct purchase or options. Whilst this could be considered to be 

good business sense for the developer and is completely legal, the Island does need to 

consider what effect a large land holding could have on future land availability, pace of 

development and the general construction market. The Department has carried out an 

appraisal of land ownership and the results were circulated to Tynwald Members in May 

2006. It would be difficult to conclude that only one company has a monopoly on land 

ownership, although in the West Heritage Homes has substantial ownership of 

residential land. The Department does not therefore have any immediate plans to bring 

forward regulation to control land ownership but the situation requires monitoring. 

 

6. ‘Funding’ 

 

6.1 ‘Additional funding needs to be sought to ensure that housing projects and 

proposed schemes are delivered within optimum time frames’   

 

(a) The current DLGE Capital Programme, Housing Reserve Fund and LA Programme, 

provide adequate funding and enough flexibility to deliver projects within achievable 

time-frames over the next three years. 

 

(b) The Local Authority new-build and planned maintenance programme is now 

substantially funded. Consideration must however, be given to the impact on Housing 

Deficiency Support in the medium to long term vis-à-vis rent levels and on other 

competing capital and revenue budget bids. A financial model has been produced which 

will enable the Department, Treasury and the Council of Ministers to look at the 

consequences of various scenarios relating to investment and rent levels over a thirty 

year period. The deficiency is set to rise rapidly to over £12m per annum for the next 

30 years or longer. Increases in interest rates could also cause this figure to rise. 
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(c) The initial £20m Housing Reserve Fund has been fully committed and Fund has 

subsequently been supplemented by recycled capital receipts from the sale of housing 

land and first time buyer dwellings, accrued interest and transfer to the reserves in 

annual budgets. At the end of March 2009 the Government Accounts showed that the 

Fund balance was £29,406,543. The current anticipated expenditure against the Fund 

over the next 3 years or so would commit all but approximately £2M. The Department 

continues to seek opportunities to invest in affordable housing and has recently been in 

discussions with Developers holding planning approvals for sites not being developed to 

identify whether, with guaranteed investment, further affordable housing can be 

brought to site quickly. It is anticipated that the Housing Reserve fund could assist in 

priming such initiatives.  

 

(d) Most of the fund is being used to support the construction and purchase of first time 

buyer homes with the balance funding the development of new housing for the 

Department and the planned maintenance of the Department’s older estates e.g. 

central heating, kitchens etc. As stated above, the new build housing projects and 

planned maintenance of other housing authority estates are funded from the separate 

Local Authority Programme and do not therefore form part of the Housing Reserve 

Fund proposals. It should be noted that individual projects and proposals brought 

forward for support by the Fund will be subject to normal Treasury approvals and 

ultimately the approval of Tynwald. 

 

(e) The Fund is also now referred to in Section 13 Agreements tied to planning approvals, 

in accordance with the Town and Country Planning Act 1999, to be used when 

Developers are required to make commuted or other payments to Government to 

contribute to the provision of affordable housing. Since the Housing Reserve fund is 

specifically mentioned as the repository of such funds in legal documentation its 

continuation, if only for this purpose following completion of a programme of 

development, would be beneficial. However, the continuation of the Housing Reserve 

Fund to provide funding for affordable housing projects would also be beneficial in the 

longer term if additional Capital Funding is available. 

 

(f) Whilst funding is not currently a major issue there are growing concerns about the high 

cost of construction work across the whole of the building industry. Government is a 

major investor in the industry and should funding be cut back or capped there will be a 

major issue for the industry with regard to turn-over and profits. For Government, the 
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concerns relate to value for money and the longer-term ability to deliver essential 

projects including maintenance.   

 

(g) The medium to long-term funding and rent issues, see paragraph (b), and many other 

housing issues, are considered in the Department’s report “Public Sector Housing – 

Discussion Document” and in 6.3 below.  

 

6.2 Progress has been made with regard to streamlining capital projects and exploring 

alternative methods of procurement such as combining Stages on simple projects, 

introducing a limit of £250,000 for jobs when Treasury approval is not required, 

serialising contracts on large repetitive projects, introducing a framework agreement for 

the central heating programme, selling land for developer led housing, negotiating with 

developers and the business case format for more complex projects.  

 

6.3 There are 12 functioning Public Sector Housing Authorities including the Department of 

Local Government and the Environment (DLGE) and 7 Public Sector Sheltered Housing 

Authorities.  As outlined at 6.1 (b) the DLGE, with the approval of Tynwald, provides 

funds to cover the full deficiency incurred by each Authority for the provision of public 

sector housing. Under the deficiency arrangement, the DLGE reviews the level of rent 

and the maintenance and administration allowances retained by the Authorities on an 

annual basis in consultation with all Authorities. 

 

(a) The allowances approved by Council of Ministers for 2009/10 were:- 

 

  Maintenance Allowance    33.3% of rents collectable 

  Community Reserve (Sheltered Housing)     10% of rents collectable*  

  Administration Allowance        7.5% of rents collectable** 

Note: * The Community Reserve provision of 10% is currently under review at the request of CoMin. It is proposed that 

an allowance calculation that better reflects the actual costs of providing communal areas and services should be 

adopted rather than allowing large reserves to accrue. A separate paper on this matter will be set before CoMin in due 

course.  

** the increase from 5% is subject to the housing authorities implementing common standards of service provision and 

attempting to reach and maintain a satisfactory level of service delivery. 

 

(b) Responses from Housing Authorities in respect of the consultation process earlier this 

year are shown at Table 6.  Authorities requested increases ranging from inflation 

(4.7% as at 13 November 08) to 10% although the majority recommended an increase 

of 5% as subsequently agreed.  It should be noted that, over the last five years, 
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increases have been 5% p.a. (5.5% in 2005/06) which were slightly in excess of annual 

inflation. In 2001/02 the increase was only 3%.  If the rent had been increased by less 

than 5% for 2009/10 the increase would have failed to cover housing inflation, 

particularly building maintenance cost increases.   

 

(c) Jersey has recently pegged increases in social housing to average earnings, which 

indicated that 70% of occupants earn less than £34k per annum. 
 

(d) Most Authorities have requested no increase in the maintenance allowances and the 

DLGE supports this view. With the large amount of money invested in public sector 

housing stock refurbishment and redevelopment over recent years and as programmed 

into the future, stock condition should be fundamentally improved and general 

maintenance costs should diminish. 

 

Table 6: Local Authority Reponses 2007/08 

Housing Authority Proposed rent increase 09-10 

Braddan Inflation 

Castletown 5% 

Douglas Inflation 

Malew  

Onchan 6% 

Peel 5% 

Port Erin Inflation 

Port St Mary 5% 

Ramsey 10% 

Rushen Means tested 

Arbory  

Castletown & Malew  5% 

Cooil Roi  Inflation 

Douglas - Sheltered Inflation 

Marashen Crescent Inflation 

Onchan -  Sheltered 6% 

Peel & Western 5% 

Ramsey and Northern 10%* 
*With means testing in the future 

 

 

(e) In January 2006, Council of Ministers supported an increase of the Administration 

Allowance to 7.5% from April 2007, subject to agreement with Authorities on 

compliance with common standards and levels of service. These Standards are now 

being implemented and most housing authorities are submitting acceptable returns. All 

but two Housing Authorities were granted the increased allowance for 2007/08, and all 
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housing authorities from 2009/10 are now receiving the increased allowance although 

this will be subject to review based on performance.  It should be noted that the 

increase of the administration allowance to 7.5% for all housing authorities has added 

approximately £300,000 to deficiency payments each year. Feed back from an activity 

based costing exercise has indicated that most authorities are spending well in excess 

of 7.5% even without including overheads. The balance plus overheads is obviously 

being covered by the rate income. There is clearly scope for economies of scale in the 

delivery of an effective public sector housing management service across the Island, 

however the current structure is not conducive to this end. 

 

(f) The Sheltered Community Reserve provision of 10% is currently under review at the 

request of CoMin. It is proposed that an allowance calculation that better reflects the 

actual costs of providing communal areas and services should be adopted rather than 

allowing large reserves to accrue. A separate paper on this matter will be set before 

CoMin following consultations with local authorities in due course.  

 

(g) One general housing provider has also requested that the principle of separate 

community funding should be applied to blocks of flats and some older persons 

schemes, as there are many units which, whilst not Sheltered, have many of the same 

shared facilities such as a lift, communal areas and lighting that require ongoing 

maintenance and replacement. For this purpose a community allowance of 5% was 

suggested. A service charge to reflect these provisions is included as part of the rent 

element in many Schemes in the UK to ensure that communal areas are adequately 

maintained. 

 

(h) The Public Housing Consultative Committee has previously recommended that there 

should be a link between rent levels and household/tenants’ income. There is strong 

opinion on this issue which has been raised once again in this round of consultation 

with the Local Authorities, particularly in respect of Sheltered Housing. Under the 

current provision of the Uniform Criteria for Sheltered Housing, there are no income or 

asset limitations and it is therefore possible for a tenant with considerable financial 

means and assets, possibly including other property holdings, to be paying the same 

rent as a tenant dependant on basic pension and benefit income.  The DLGE supports 

this view, in principle, having raised the topic in the Discussion Document on Public 

Sector Housing.  This issue was further debated at the Housing Conference in March 

08, and the view generally presented was that rents should be set at a more realistic 

level compared to incomes.  The availability and use of public sector housing for low 
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income groups is also under current review in the UK with a number of proposals under 

consideration for fixed term tenancies and upward adjustment of rents for better off 

tenants to encourage turnover of properties. A separate report is to be produced to 

cover the issues of rent levels, affordability, income streams and administration of any 

benefits system etc. 

 

(i) There is concern that the low level of public sector rents on the Island (compared with 

rents for similar properties elsewhere in the British Isles and private sector rents on the 

Island – Table 8) does not reflect the high cost of housing provision and the ever-

increasing housing deficiency commitment (soon to be in excess of £10m p.a. for the 

next 20 years or so).  There is a growing gap between the cost of Public Sector rents 

and private sector rents on Island which prevents many from moving easily from one 

form of tenure to another. Whether Government can afford to support this level of 

commitment is another issue that was raised in the Housing Discussion Document and 

in previous papers submitted by the DLGE to Council of Ministers.  

 

(j) It should be noted that approximately one third of tenants receive housing elements as 

part of their benefits from the DHSS so the DHSS budget would have to accommodate 

any such increase. 

 

(k) The effect of percentage rent increases on housing deficiency payments was 

determined with regard to 2009/10 as follows:- 

 

Table 7: Effect on Housing Deficiency of percentage rent increase 2009/10 

Rent Increase Housing Deficiency 2009/10 
4.5% £7.87m 
5% £7.81m 
5.5% £7.80m 
6% £7.77m 
6.5% £7.74m 

 

 

 

 

 

Table 8: Average weekly Local Authority Rents by UK Region 2001-02 to 2007-08 

Region 2001-02 
£ 

2002-03 
£ 

2003-04 
£ 

2004-05 
£ 

2005-06 
£ 

2006-07 
£ 

2007-08 
£  
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Average weekly rent 
(1,2)  

       

        
North East 40.43 41.52 42.11 43.93 45.38 47.91 50.63 
Yorkshire & The Humber 39.44 41.70 42.55 44.16 46.25 48.14 50.92 
North West (3) 44.20 45.83 46.56 47.35 48.86 51.63 54.04 
East Midlands 41.45 43.63 44.44 45.94 48.02 50.76 53.58 
West Midlands 44.68 46.67 47.34 49.27 51.32 53.81 57.35 
Eastern 49.94 51.88 52.47 54.75 57.53 60.63 63.81 
London 62.36 64.65 65.08 66.56 69.37 72.74 76.91 
South East 53.98 56.34 57.57 59.42 61.69 64.51 68.28 
South West 46.55 48.21 48.77 50.16 52.00 53.96 56.58 
        
England 47.87 49.93 50.96 52.62 55.11 57.90 61.36 
Wales (5) 44.91 46.17 48.11 50.14 51.90 51.98 55.26 
Scotland 39.35 41.02 40.96 42.64 44.79 46.11 48.35 
Northern Ireland (NIHE) 40.34 41.53 42.88 44.19 45.73 47.04 50.81 
        
Isle of Man      45.12 47.30 
        
Average Male Median 
Weekly Earnings (4) 

       

        
England 402.10 414.60 429.40 442.10 446.30 460.50 516.80 
Wales  355.50 364.80 379.70 397.20 400.00 413.10 464.90 
Scotland 378.80 393.30 398.30 402.10 412.90 435.90 504.60 
Northern Ireland  337.80 348.40 357.40 371.00 384.80 391.50 438.80 
        
Isle of Man      509.00 588.00
        
Average weekly rent as 
% of Male Earnings 

       

        
England 11.9 12.0 11.9 11.9 12.3 12.6 11.9 
Wales  12.6 12.7 12.7 12.6 13.0 12.6 11.9 
Scotland 10.4 10.4 10.3 10.6 10.8 10.6 9.6 
Northern Ireland  11.9 11.9 12.0 11.9 11.9 12.0 11.6 
        
Isle of Man      8.86 8.0 

SOURCE: DETR, WELSH OFFICE, SCOTTISH OFFICE, NIHE, ONS, DETI, DEPT OF ECONOMIC AFFAIRS - IOM 
 

1. Before application of Rent Rebate/Housing Benefit. 
2. Rents are calculated at March (NI), April (England & Wales) and September (Scotland). 
3. From 200-01 the North West Region includes Merseyside. 
4. Estimated from GB & NI Annual Survey of Hours & Earnings and relates to those employees on adult 

rates whose pay was not affected by absence. 
5. Average weekly rent of Wales is taken from their 2nd advance at October 2006 & as such is a 

provisional figure for the year. 
 
(l) The current rent setting system was devised many years ago. It is based predominantly 

on the size of the property and does not have sufficient emphasis on attributes such as 

energy efficiency and modern facilities. This can mean that a brand new, highly energy 
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efficient dwelling with good accommodation and modern facilities can attract a lower 

rent than an older property which may have a larger overall footprint but be more 

costly to run and have less useable living space because of poor design.  

 

(m) Solar panels are now being included in new build designs for 4 bed and some 3 bed 

properties where appropriate. Where solar panels are installed there will be substantial 

energy savings available to the tenant. Twin solar panels are currently being installed 

at Janet’s Corner. The panels cost the Department approximately £3500 to install and 

each panel can generate 2000kwh of energy each year (therefore 4000kwh for twin 

installation). At an LPG equivalent of 8p per kwh, this equates to a potential saving of 

£320 per annum for the generation of hot water. As there is an installation and ongoing 

maintenance cost to the Department, and a clear financial benefit to the tenant (which 

is not available to tenants without solar energy), it is proposed that additional rent 

points should apply to reflect this. The saving of £320 per annum equates to 

approximately £6 per week, although any calculation of saving is subject to fluctuations 

in energy prices. 3 additional points for a twin panel installation at the current rent 

point of 96.33 (as from 6 April 09) would equate to an additional £2.89 rent per week. 

The table below illustrates how a 3 bed property would be pointed using the formula 

with this additional element. This property has a points value of 75 points. The points 

value for 09/10 is 0.9633 and this property would therefore attract a rent value of 

£74.17 per week.  

 
Table 9: Example 3 bed property within 1 mile of town or village centre 
 

 Floor area Points  
Living area  48.1m² 33  (maximum) 
Bedroom 1 13.5m² 8  (maximum) 
Bedroom 2 12m² 8  (maximum) 
Bedroom 3 9m² 7  
Full central heating (total floor area 94.5m²) 94.5m² 9  
Supplementary element - Additional toilet  1  
Supplementary element - Additional wash hand basin  1  
Supplementary element – Solar panels  3  
Amenity – within 1 mile of town  5  
TOTAL POINTS  75  
Rent due p.w. 0.9633 x 75 £72.25  
Rent due p.w. (less solar supplementary points) 0.9633 x 72 £69.35  

Energy Saving p.w. – hot water (solar panels)  £6.15  
 
(n) A typical household will consume 20,000kwh of energy per annum. New build 

properties built to the thermal efficiency standards of the current Building Regulations 

2007, to include highly effective insulation and double glazing, will result in energy 
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savings of around 20 to 25%, which at 8p per kwh equates to a saving of around £320 

per annum or £6 per week.  

 

(o) With the considerable and continued investment in public sector housing, particularly in 

respect of new build developments, it is important that this investment and the energy 

savings and quality of life issues associated with this are adequately reflected in the 

rent setting process. The Department is currently considering options with regard to 

these issues.  
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7. Other Housing Issues 

 

7.1 ‘The recommendations of the EPIC report need to be progressed and 

additional funding sought’  

 

(a) In 2001 the Isle of Man census suggested that there were some 2,882 empty 

properties on the island, although this total included properties such as holiday homes, 

unoccupied properties and houses belonging to residents in hospital at the time of the 

survey. The current estimate of empty properties, as used by the Economic Strategy, is 

around 2,500.7 The recent Private Sector House Condition Survey (2007) found 1784 

dwellings in the private sector that were vacant with the majority in transition, in terms 

of undergoing redevelopment for sale, and were expected to return to occupancy in the 

short term. 

 

(b) There is obviously a large difference between the numbers of empty properties 

identified by the Empty properties initiative in 2001 and 2003 and the numbers shown 

in the 2001 census.  

 

(c) A specific investigation to look at the number of empty, privately owned, residential 

properties on the island that have been vacant for six months or more was carried out 

by the Department in April 2005. The findings of the investigation were intended to 

establish whether there are sufficient empty properties on the Island to justify serious 

consideration as to their future status and to identify how owners could be encouraged 

to bring their properties back into use. 

 

(d) The investigation concluded that in comparison to the empty property figures for 

England (3.17% of the total housing stock8) empty properties in the Isle of Man do not 

appear to be a major issue. Only 0.53% (1% if individual units in flats are included) of 

the total private sector housing stock appeared to be empty. From telephone interviews 

conducted with the owners and responses to the questionnaires (Table 10) a large 

proportion of owners of the properties designated empty appeared to have long-term 

intentions for their properties such as redevelopment or as a retirement property. 

                                                 
7 Economic Affairs Division, Isle of Man Government 
8 http://www.emptyhomes.com/resources/statistics/statistics.htm 
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Table 10: Location and status of empty properties identified by 2005 survey 
 

Parish Empty 

Pending - 
Awaiting 
planning 

permission 

Pending - 
Building 
works 

underway 

Not empty - 
For Sale/To 

Let 
Not empty  

- LA* house Not empty Total 
Andreas 3           3 

Arbory 2           2 
Braddan 9     2   1 12 

Bride 3           3 
Castletown 5 5   1     11 

Douglas 40   3 5 2 4 54 
German           1 1 

Jurby 1           1 
Laxey 10           10 

Lezayre 1           1 
Malew       1     1 

Michael 1   1       2 

Onchan           2 2 
Peel 4   4     2 10 

Port Erin 6           6 
PSM 9           9 

Ramsey 60 1 2 1   4 68 
Rushen 4           4 
Santon 1           1 
Total 159 6 10 10 2 14 201 

*LA = Local Authority  
 
 
(e) Table 11 shows the status and type of properties on the empty properties register. The 

majority of empty properties are houses and flats. Many of the flats are converted 

single dwellings, which were originally houses, and each property, rather than each 

individual unit, has been counted on the Empty Properties Register. If each unit is 

counted this could bring the number of empty flats up to approximately 150, assuming 

that there are approximately 3 flats in each converted property. This would bring the 

total number of empty properties to over 300.  
 

Table 11: Type and status of empty properties identified by 2005 survey 
 

Property Type Empty 

Pending - 
Awaiting 
planning 

permission 

Pending - 
Building 
works 

underway 
Withdrawn - 

For Sale 
Withdrawn - 
LA* house 

Withdrawn - 
Not empty Total 

Agricultural 3     1     4 
Commercial 14   1 2   1 18 

Flats 48 2 2 2   4 58 
Hotel 4           4 

House 79 1 6 5 2 9 102 
Retail 3           3 

Retail & Flats 8 3 1       12 
Total 159 6 10 10 2 14 201 

*LA = Local Authority 
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(f) The 2005 EPIC report indicates that there is no clear evidence to suggest that the 

problem of empty properties is an overly significant one. The scale of the problem 

would not therefore appear to justify any significant investment of time or resources. 

The 2005 EPIC report recommended that consideration should be given as to whether 

legislation in the Isle of Man should be introduced to encourage owners to bring their 

empty properties back into use such as some of the methods used in the UK such as :- 
 

i. The abolition of zero domestic rates for uninhabitable properties. This 

would give owners less of an incentive to leave their properties empty. Under the 

amended Rating and Valuation Act 1953 properties do not qualify for a zero-

rateable value simply as a result of non-occupancy. Only properties that are either 

incomplete or have been certified as being unfit for habitation are eligible for zero-

rating. The Department believes that zero domestic rates on empty properties in a 

poor state of repair should be abolished. However, Treasury suggest that in view of 

the amendment to the aforementioned legislation, this is not an issue for concern. 
 

ii. The introduction of an empty property grant. The Department has agreed 

that the existing improvement grant schemes should not be directed at empty 

properties particularly because the current grant scheme is only for owner 

occupiers. By definition empty properties would not comply and in most cases 

would only be improved for sale or rental on the open market. It was not 

considered a good use of public funding to support what would in effect be a 

commercial enterprise. That earlier decision notwithstanding, the scope of the 

House Improvement and Energy Conservation Scheme is currently under review 

following the recent House Condition Survey and the return of properties such as 

these, that are perhaps currently in a state of serious disrepair, into the available 

housing stock is an area which will be given consideration for support. 

 

iii. A decreased VAT rate on refurbishment of empty properties. This would 

bring the VAT rate more in line with the zero rate of VAT for new build properties 

and may make redevelopment an attractive option for owners who have limited 

budgets. The Department also believes a lower rate of VAT might encourage 

owners to bring properties in a poor state of repair back into use. The existing 5% 

rate is probably not a major issue but a return to 17.5% would be a disincentive to 

repair and improve empty properties. While this matter is outside any direct control 

of the Treasury, the latest directive from the EU confirmed that the existing rate of 

5% will remain in place until at least 31 December 2010.  
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In any event the rise in property values over the last few years has quite clearly 

provided an incentive for owners and developers to refurbish or redevelop 

properties and bring them back into use. However, the recent downturn in the 

housing market, whilst not as significant as that experienced in the UK, has resulted 

in a buyers market, with more properties in circulation and less opportunities for 

developers to profit. 

 

7.2 ‘Develop a co-ordinated approach to general housing issues such as 

homelessness, domestic violence, special needs and emergency housing 

requirements’ 
 

(a) Meetings with all local authority housing managers are held to discuss common issues 

and to develop a common approach to housing management and problem solving. The 

Department has also facilitated several Housing Consultative Committee meetings with 

housing authorities which have evolved into a Housing Conference held in February or 

March each year. The Conferences promote professional good practice, “joined up” 

working and inform policy development. Conferences have now taken place for the last 

five years and have been very well received.  

 

(b) A Common Tenancy Agreement and plain English Tenant Handbook has been agreed 

and implementation is in progress for all public sector tenants to ensure that public 

sector tenants, Island wide, are treated equally and fairly. It will also facilitate the 

development of common tenancy management standards and practices. 
 

(c) The Uniform Eviction Procedure requires Housing Authorities to make contact with 

tenants and with support agencies such as Social Services if eviction for rent arrears is 

being considered. Social Services and other agencies are now being routinely involved 

by several Housing Authorities including the Department in order to prevent eviction 

wherever possible. However, a number of Housing Authorities have said that they do 

not have sufficient time and resources to fully comply with this requirement. Eviction 

procedures have recently been extended to include the management of the eviction 

process and any subsequent reapplication to public sector housing waiting lists by 

tenants evicted for rent arrears and/or anti social behaviour. 
 

(d) Discussions around collaborative working between Housing Authorities and agencies 

such as the DHSS and Home Affairs, in order to facilitate the provision and delivery of 

supported housing, are ongoing. During 2005, the DHSS held a number of workshops 

with groups of Housing Authorities to foster a greater understanding of supported 
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housing in the community and to try and develop a policy and protocol for the DHSS 

and its agencies to access public sector housing stock for their clients – see paragraph 

(i). 
 

(e) 64% of Housing Authority respondents to the “Public Sector Housing – Discussion 

Document” were of the view that Housing Authorities should play a greater role in 

providing housing for people with supported housing needs within their local 

communities. Feedback from the Housing Conference and the DHSS led workshops 

indicate that there has been a general acceptance by Housing Authorities that they 

should have a role to play in providing better access to public sector housing for these 

clients. This acceptance is however rather guarded in some cases for genuine reasons 

relating to concerns about the possible behaviour of some people who are in the care 

system. Considerable progress has been made with many joint working initiatives to 

assist in the partnership arrangements with the Department. However there are 

occasions when housing providers foot substantial repair and cleaning bills when the 

tenancies of clients supported by the DHSS or their agencies fail and break down. 

There is an on going commitment to ensure Departments work better together to 

improve this position in future.   
 

(f) The Department and DHSS have held regular meetings at a Ministerial, Member and 

senior officer level to develop a joint approach to supported housing and homelessness 

problems. A strategy report has been prepared, which went before Council of Ministers 

in June 2008, and a multi agency Working Group on Homelessness is now operational. 

The Group, consisting of 6 government departments/offices DHSS, DOLGE, DTI, 

Education, DHA, Chief Secretary’s Office and 5 voluntary, community and faith 

organisations, set out under the overarching government aim ‘to progress the social 

well being of the people of the Island’. (Appendix G). 

 

(g)  The Steering Group has worked together to:-  

 

• Agree the meaning of homelessness in the Island context, and is working towards 

ascertaining the extent, nature, causes and effects of homelessness including 

commissioning quick research and establishing an inter-agency database. 

 

• Agree who the Strategy is supporting and the outcomes for homeless people. 

 

• Begin to provide an interconnected programme of support for:- 
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i. Short term emergency accommodation including mobilising community 

resources from voluntary and faith organisations to offer practical help and 

outreach and shelter. 

ii. Developing medium term move on accommodation with support from several 

government and voluntary services including a potential partnership with 

Salvation Army on a hostel and the exploration of a ‘Foyer’ for young people 

leaving care. 

iii. Improving access for vulnerable people to long term accommodation, both 

public and private, through partnerships with housing providers. 

 

• Enhance measures to prevent homelessness including housing advocacy, eviction 

avoidance, debt counselling. 

 

• Increase awareness and recognition of homelessness as a societal challenge and 

commitment to the need to tackle it through combined efforts.  

 

The programme will rely upon inputs from all participant organisations and is reviewed 

by the bi-ministerial steering group. Whereas prior to this programme several agencies 

were addressing various aspects of homelessness, there was not a concerted effort to 

tackle the issue in a holistic way.  The initiative has fostered a good spirit of 

collaboration and a sense of collective responsibility. 

 

(h) As a result of the activities of the steering group and after public consultation, a 

decision was taken to establish a charitable organisation for Homelessness on the Isle 

of Man.  The charity, Kemmyrk, is now fully registered and in operation. The intention 

is that the charity should be the operational and fundraising arm of the group and 

should be run independently of Government while at the same time the charity and 

government should work closely together. With the formation of Kemmyrk, funding 

from Church and other charitable Trusts has been successfully bid for with additional 

funding provided by a number of Government Departments, including DLGE and DoE, 

and charitable donations. Good practice links have been developed with the UK 

organisations Shelter and NightStop.  

 

(i) A Projects Development Officer on a three year fixed contract post, funded by 

Kemmyrk via Henry Smith Foundation monies, was recruited and has now been in post 

for almost two years. The Development Officer is responsible for implementing the 

initiatives and initiating policies and systems at strategic and operational level to ensure 
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a joined-up approach.  Early initiatives have included the identification and 

commissioning of a winter night shelter for 2008/09, and the development of NightStop 

on the Island, which in the UK makes provision for temporary accommodation in family 

homes for young people to age 25.  

 

(j) The NightStop initiative has recently gone live on Island and a number of referrals have 

already been made. The majority of the young people referred through the Scheme to 

date have been able to return home following family mediation, but there are 

difficulties in securing appropriate and affordable follow on accommodation for those 

who cannot go home.  When a property suitable for this purpose becomes available in 

DLGE’s public sector housing stock it is the intention to allow Kemmryk use of this 

property on a trial basis, as short term follow on accommodation for NightStop. This 

will provide the young person and the support agencies up to six months ‘breathing 

space’ to allow permanent accommodation to be sourced and education with regard to 

life skills such as budgeting to be delivered.  

 

(k) Other initiatives where significant progress has been made include Kemmryk acting as 

an intermediary agency to provide mediation between landlords and tenants in order to 

reduce the risk of eviction, and a Peer Education Scheme to be delivered to 13 year 

olds in schools by relevant agencies, and crucially, young people who have experienced 

homelessness. This is scheduled to begin in September 2008. The programme will 

cover the realities of homelessness in order to deter those who may perhaps leave 

home on a whim or after a relatively minor argument with parents, and information on 

how to access the relevant services for those whose home circumstances may mean 

that their only choice is to leave.  A recent youth survey of over 500 young people 

indicated that they would like to have advice and information on these issues. 

 

(l) The Department has also been working with Manx Housing Trust to deliver short to 

medium term accommodation to those in housing need.  The Trust currently has 22 

units of accommodation; a small portfolio of 16 properties owned by the Trust and the 

use of 6 DLGE properties. With a recent purchase, in partnership with DLGE, of 8 flats 

at Waverley Terrace in Ramsey, and the refurbishment of two flats in Allan Street the 

Trust will be managing 32 units of accommodation. 

 

(m) The primary aim of Manx Housing Trust is to provide short term affordable, decent 

accommodation for local families with at least one dependant child who are in housing 

need and who are awaiting housing on the Island’s public sector housing waiting lists. 
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The Trust has worked closely with DLGE for many years and deals with urgent housing 

problems that a Housing Authority cannot always accommodate under the normal 

allocation process due to the limited turnover of public sector properties on the Island.  

With these aims in mind the selection process for the Trust initially mirrors Government 

criteria in terms of income and general eligibility.  Thereafter, those families considered 

to be in greatest need are given priority subject to availability of suitable 

accommodation. Applicants are only housed if they are at the upper ends of the public 

sector waiting lists as the aim of the Trust is to provide short term accommodation only 

and this allocation strategy results in greater throughput and the ability to assist larger 

numbers of applicants within the limited resources available.  

 

(n) Although the primary aim is to provide accommodation, in practice, the Trust has 

become a central point of contact for many clients.  In some cases the Trust has been 

the first point of contact for people facing a change of circumstance.  The Trust is able 

to provide sound general advice and in particular:- 

 

i. Liaison with local authority housing officers 

 ii. Advice on benefits 

 iii. Contact with support agencies 

 iv. Alternative accommodation with private landlords 

 v. Advice on financial budgeting  

 

(o) In addition to working within the scope of the Government’s multi agency 

Homelessness strategy, the Trust is exploring the expansion of their informal approach 

to providing guidance and education to tenants about successfully maintaining their 

tenancy (e.g. financial management, paying rent/bills, anti social behaviour etc.) to a 

more formal and structured Supported Housing approach for higher risk tenants (major 

history of arrears, damage to previous properties, anti social behaviour, or vulnerable 

and lacking basic life skills etc.). The intention is that these tenants will be offered a 

basic programme of support and tenancy/life skills education prior to taking up a public 

sector tenancy, in order to help prevent the ‘revolving door’ outcome for many where 

they are housed but quickly lose their tenancies because they are unable to meet the 

requirements of their tenancy agreement without intervention or assistance. 

 

(p) In January 2006 the Council of Ministers agreed that public sector housing should be 

made available for supported housing purposes. The number of properties allocated 

each year was envisaged to be small but has the potential to grow into a reasonable 
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portfolio over a number of years. It was agreed that the process will continue to be 

implemented irrespective of any Local Government or Housing Authority reform. 

 

(q) Under this provision Social Services may be allocated properties, which could be let 

directly to Social Services, their agencies or their clients, depending on circumstances 

and the individual’s legal ability to hold a tenancy. Allocations will only be made by 

agreement after consultation with the relevant Housing Authority and the Department. 

A robust service level agreement and monitoring/review process must be in place prior 

to any allocation of a property. A small number of successful placements have already 

taken place, and strong interagency links have already been developed in some areas 

such as Learning Disability. An overarching referral structure has been agreed within 

the DHSS and the DLGE, although to date further referrals to housing authorities have 

been very limited despite the willingness of many of the authorities to engage with this 

initiative.  

 

(r) It is imperative for the delivery of supported housing that Housing Authorities have 

close liaison with appropriate support agencies and that this is sustained to ensure that 

vulnerable tenants receive the agreed support, to enable their tenancies to be 

maintained in a satisfactory manner. Consultation with Housing Authorities can be quite 

time consuming and a support package and service level agreement for each case must 

be agreed.   The commitment to the support package must also be reviewed at 

intervals by both parties and it is incumbent on Social Services to be clear about what 

support they will give prospective tenants.  It is also essential that support is 

maintained to ensure that trust is built up between the housing provider and the 

support and care providers. A three way agreement defining roles and responsibilities 

for the client, the support agency, and the housing provider must be in place before an 

allocation under these terms can take place. 

 

(s) The DHSS must ensure that the resources to provide and sustain the support package 

are available and Housing Authorities may find this work fairly demanding in terms of 

time and housing management. Many Housing Authorities and Associations in the UK 

employ dedicated Supported Housing Officers who have specialist skills in supported 

housing.  They provide an interface between the Housing Authority, the tenant and the 

support providers.  The provision of this service is of help to all parties and enables 

tenancies to run more smoothly.   
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(t) The current structure and management of public sector housing on the Island will make 

the objectives set out in paragraphs (p) to (s) more difficult to achieve than under a 

more rational housing structure due to lack of opportunities for economies of scale and 

development of specialist skills.  

 

(u) However, the Supported Housing Initiative has continued to progress within the current 

structure, and there have been a number of successful placements across the Island 

with several more nominations in progress. Two of the first Supported Housing tenants 

presented their views on the success of this initiative and the very positive impact on 

their lives and independence to delegates at the Housing Conference in March 2009. 

 

7.3 Aids and Adaptations 

 

(a) With an ageing population, growing client expectations, and technological advances, 

more and more people with considerable disability/mobility issues are choosing to stay 

in their own homes rather than enter a care environment. The costs for housing 

providers in providing adaptations to public sector properties are significant and are 

increasing year on year as specialist fixtures and fittings become more sophisticated. 

Although the DHSS provide some of the specialist equipment, these adaptations are 

funded in the main from the housing maintenance allowance and there are increasing 

numbers of requests for extremely large scale projects such as major conversion and/or 

extension which as a single project can easily cost up to £150,000. In these cases a bid 

for capital funding must be made.  

 

(b) Adaptations are carried out on recommendation of an Occupational Therapist but there 

is no prioritisation between cases, as presented to housing authorities, and adaptations 

are generally carried out on a first come, first served rather than on a highest need 

basis which is not practical within a limited budget for obvious reasons.  Some efforts 

to address these issues are now being made within the Occupational Therapy service 

with the development of a prioritisation matrix.  

 

(a) Public sector properties account for around 16% of households on the Island. The 

DLGE has some 1182 public sector properties. There is no specific budget for aids and 

adaptations but the maintenance manager sets aside a sum of £25,000 - £30,000 from 

the annual maintenance budget for this purpose. This represents approximately 3 - 5% 

of the total budget and equates to around £21 per property per annum. Aids and 

adaptations for 08/09 have exceeded this budget, and this does not include a number 
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of level access showers and other adaptations that have been accommodated within 

capital redevelopment programmes. Demand continues to grow and as at the end of 

May 2009 the DLGE budget for 2009/10 would be fully committed if all recent requests 

for adaptations to DLGE public sector stock were carried out. 

 

(b) Overspends on aids and adaptations mean that less money is available for basic 

maintenance of the stock. Other public sector housing providers find themselves in 

similar predicaments, and the level of cost involved in providing increasingly complex 

aids and adaptations is frequently raised as a major problem by housing providers. 

 

(c) The DHSS budget for aids and adaptations for private sector households, which 

includes repairs and servicing, equates to approximately £6 per household, around 

28% of the DLGE’s budget per household. This has, in the past, received 

supplementary votes in addition. There appears to be a perception that public sector 

housing providers are in a position to deliver more in terms of adaptations than Social 

Services are able to and are not constrained by limited budgets; unfortunately this is 

not the case.  

 

(d) Social Services’ reliance on public sector housing providers to deliver adaptations 

appears to centre around existing custom and practice, and an assumption that 

housing authorities are responsible for these costs (when incurred in public sector 

dwellings) under the provisions of the Chronically Sick and Disable Persons Act 1981. 

However the Act simply states that the duties of housing authorities (s.3) are as 

follows; “The L.G.B. or a local authority when considering the needs of any district with 

respect to the provision of further housing accommodation shall have regard to the 

special needs of chronically sick and disabled persons; and any proposals for the 

provision of new housing shall distinguish any houses which the L.G.B. or the local 

authority proposes to provide which make special provision for the needs of those 

persons”.  

 

(e) All new public sector properties are built to Part M of the Building Regulations, with the 

incorporation of Lifetime Homes principles wherever possible. Purpose built disability 

units are also included on estates as a matter of course where a local need has been 

identified. However, many older properties are fundamentally unsuitable in terms of 

design and available space for the accommodation of major adaptations, and the costs 

involved can be significant.  
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(f) DHSS assistance for aids and adaptations in the private sector is means tested and 

budget limited; given the growing demand and costs associated with providing aids and 

adaptations it may be necessary, as well as more equitable, to apply the means testing 

criteria across all sectors of housing to allow the available funds to be targeted at the 

most needy cases.  

 

(g) Some thought must also be given to making best use of previously adapted public 

sector properties, and to using available funds in a way in which they can provide an 

asset for future use. A common request, for example, is to install a level access shower 

or wet room for a single older person in a two storey family home. It makes little sense 

to try to install a walk in shower or wet room upstairs in a three bedroom family home 

when there are perhaps already other issues with layout and general accessibility, 

when the same facility can be installed in a fully accessible bungalow to provide a 

sustainable disability friendly unit for future tenants. Where such facilities are installed 

in inappropriate accommodation types, the adaptation often has to be removed and the 

property reinstated, at considerable expense, in order to allow the property to be used 

by the next tenant. 

 

(h) The whole structure for provision of and responsibility for aids and adaptations is in 

need of some consideration as the current level of growth and number of requests for 

significant works is not sustainable for local housing providers at current funding levels. 

It is recommended that the provision of aids and adaptations in public sector dwellings 

is subject to review with particular consideration given to; 

 

i. Establishing and clarifying where the responsibility for disability property 

adaptations in public sector dwellings lies; 

ii. In partnership with DHSS identifying a budget for these works separate to 

the housing maintenance budget; 

iii. Means testing for public sector tenants on the same basis as private sector 

householders. 

iv. The application of a consistent policy to offer suitable alternative 

accommodation to those tenants requiring significant adaptations to 

minimise spend and make better use of housing stock.  

 

7.5 Housing Management and Administration Allowance 
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(a) Most Authorities have long indicated a wish to see an increase in the housing 

administration allowance to between 7.5% to 12.5%. The DLGE was also of the view 

that the previous 5% for administration was insufficient to cover actual costs or 

alternatively to enable a satisfactory housing management service to be provided. A 

significant amount of money is directed towards improving housing stock each year, 

but resources were not available to Local Authorities to enable them to provide 

effective professional management of that stock.  

 

(b) In January 2006 the Council of Ministers accepted that the existing level of housing 

Administration Allowance at 5% was insufficient to cover actual costs or alternatively 

to enable a satisfactory housing and estate management service to be provided. An 

increase of the Administration Allowance to 7.5% was agreed subject to the 

Authorities agreeing appropriate management structures and improving service 

delivery based on uniform housing management standards. Many Housing Authorities 

stated that they would be happy to work with the Department to develop these 

standards, collaborate on training and move towards some form of benchmarking. 

Common Standards have been agreed and are now being implemented. Interim data 

was reported at the Housing Conference in March 08 and March 09. It has taken some 

time for the housing authorities to provide data that is consistent and reliable but the 

quality of the reporting is now improving and the first annual report against the 

Standards will be produced later this year. It should be noted that an increase of the 

management allowance to 7.5% for all housing authorities has added approximately 

£300,000 to deficiency payments each year. There are also resource implications in 

respect of the Department strengthening its regulatory role in respect of data analysis 

and audit of procedures, functions which in the UK are carried out by bodies such as 

the Audit Commission and the Housing Corporation. 

 

(c) Implementation has begun as indicated at (b) but it will take some time to bed in as 

housing authorities examine their structures and adjust their systems to record the 

relevant data in respect of service delivery criteria. The increased allowance was 

effective from 2007/08, subject to individual Housing Authorities meeting the above 

requirements. Only two housing authorities have failed to achieve the standards 

required and did not receive the uplifted allowance initially. The additional funding 

should go some way toward allowing Housing Authorities to focus on people rather 

than just bricks and mortar and enable the delivery of multi agency initiatives such as 

supported housing. In the longer-term the large capital investment in housing coupled 
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with improved housing management could lead to a corresponding reduction in 

maintenance allowances.  

 

7.5 ‘Develop a model for establishing a Housing Association’ 

 

 Housing Associations are covered in detail in the “Public Sector Housing – Discussion      

Document”.  With 12 general and 7 sheltered public sector housing authorities the 

Department considers that there are already too many housing authorities on the 

Island and that establishing a housing association would not bring any clear benefits. If 

Local Government reform is unlikely, moving all public sector housing to a new Island 

Housing Association could be considered.  

 

7.6   ‘Continue to review the “Guide to Public Sector Housing Standards” 

 

 This ongoing work is behind programme but a draft document for general housing, 

older persons housing and sheltered housing was launched at the March 2007 Housing 

Conference. This will be followed by an additional document which will include 

guidance for the redevelopment, refurbishment, planned maintenance and general 

repair of Public Sector Housing. An important aspect of the standards is to ensure 

energy use and CO² emissions are significantly reduced. 

 

7.7  ‘Refurbishment of Public Sector Housing Stock’ 
 

(a) A substantial increase in funding for the Local Authority and DLGE planned maintenance 

programme has been approved and is set to continue subject to the normal annual 

budget process.  The programme and funding is satisfactory in terms of industry 

capacity and the ability of officers to manage the programme. Part of the Department’s 

Service Delivery Plan is to upgrade loft and cavity wall insulation to public sector 

housing by 31st March 2010.  

 

(b) Approximately one third of tenants in public sector housing are on benefit income. The 

Low Income Working Group approached the Department for advice and guidance on 

where help could be targeted for these clients. The Department put forward the 

suggestion that the installation of cavity wall and loft insulation in their clients’ 

properties would have a direct effect on disposable income in the household without the 

need to pay monies direct to the household. 
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(c) This idea was adopted by the committee and the sum of £ 1.2M was allocated over a 

period of 2 years to target these properties. The provision of this money accelerated a 

programme of public sector housing insulation across the Island. All DLGE properties 

suitable for insulation were completed by March 2008; Ramsey’s public sector stock 

was also completed by this date, and a framework agreement to complete all other 

suitable Local Authority Properties was in place by April 2008 in order to enable such a 

large programme to be carried out within a short timescale. 

 

(d) The Table 12 summarises progress so far. It is anticipated that the programme of 

insulation upgrades will be complete before the onset of next winter. Feedback from 

tenants has been favourable. Many have noticed a difference to the warmth of their 

homes but it will probably be after next winter before most see a difference to their 

heating costs. 

 

(e) The public sector central heating programme started in 2004 with two Framework 

Agreements set up. One for Douglas; the other was for all public sector houses outside 

Douglas. The programme is now almost complete and there have been over 3000 

central heating installations carried out under these agreements. The overall 

investment (including DLGE dwellings) on central heating is more than £15M. 
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Table 12: Public Sector Insulation Programme 

Housing 
Authority 

Total Stock  
(as at 2007) 

Progress on Insulation 
Upgrade Programme 

Start Date Completion Date 

Braddan 185 Programme complete Complete Complete 
Castletown 254 Programme complete Complete Complete 
DLGE 1194 Programme complete Complete Complete 

Douglas 2213 Programmed for 3 phases. 
Phase 1 Complete 

Complete Complete 

  Phase 2. Complete Complete Complete 

  Phase 3. Awaiting petition 
approval 

May 2009 September 2009 

Malew 8 To be assessed TBA TBA 
Onchan 394 Programme complete Complete Complete 

Peel  276 Petition request received 
by DLGE. 

June 2009 October 2009 

Port Erin 193 Programme complete Complete Complete 

Port St Mary 114 On site. Funded from 
Housing Reserves. 

April 2009 June. 2009 

Ramsey 507 Programme complete Complete Complete 
Rushen 4 To be assessed TBA TBA 
TOTAL 5342    

Sheltered Housing 
   

Peel & Western 
81 Contractor appointed. 

Funded from Housing 
Reserves. 

May 2009 July. 2009 

Marashen 
Crescent 

103 Programme complete Complete Complete 

Ramsey & 
Northern 

128 Petition to be submitted August 2009 November 2009 

Coil Roy 34 To be surveyed September 2009 November 2009 
Castletown & 
Malew 

46 To be surveyed August 2009 October 2009 

Onchan 
(Springfield) 

100 On site. Funded from 
Housing Reserves. 

April. 2009 June 2009 

Douglas 
(Waverley / 
Ballanard 

95 Included with Douglas 
Phase 3. Awaiting petition 
approval 

May 2009 September 2009 

TOTAL 587    

 

(f) As essential refurbishment and redevelopment works to the Island’s public sector stock 

are completed, attention must now be focussed on external works, such as decoration, 

as well as improvements to the general environment surrounding the stock. Many 

estates on the island are more than fifty years old, and from lack of investment in the 

past are now looking tired and somewhat rundown. Layouts and amenities designed in 

the 1950s and 60s or earlier no longer meet the expectations of residents today or 

address current issues such as ‘secured by design’ or the provision of adequate parking 

space. It is a well established concept that an ‘uncared for’ feel to an estate or area can 

help perpetuate negative perceptions and behaviours. 

 

(g) Housing Authorities must work to improve tenant consultation and provide information 

relating to their three to five year programmes so that tenants can plan ahead for their 

own decoration and improvements. Good progress has however been made with tenant 
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consultation and involvement at the Lezayre Estate, Janet’s Corner, Clagh Vane, Lower 

Pulrose and the Bretney Estate in Jurby.  

 

7.8     ‘House Improvement and Energy Conservation Scheme’ 

 

(a) The nature and scope of works carried out under the 2000 Scheme were evaluated in 

consultation with representatives from Building Control, Environmental Health, Building 

Services Engineering, Policy and Legislation Unit, and the Office of Fair Trading. The 

scheme was revised and renewed in November 2005 with the addition of a number of 

amendments. The current 2005 Scheme was further amended in November 2007 to 

include cavity wall insulation as non-income assessed.  To date the HIECS 2000 and 

HIECS 2005 have provided more than 3500 eligible applicants with financial assistance 

in excess of £2.5m (Fig. 14). 

 
 

Figure 14:  Home Improvement Expenditure by category 2000 – 2007 
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(b) Since 2005 the Department has made concerted efforts to publicise the Scheme, 

promoting it at the annual Energy Expo at the Villa Marina, on the DLGE website, and 

via articles in local newspapers and on local radio stations. An information leaflet was 

also circulated to all Island households at the beginning of 2007. As a consequence 

interest and uptake on the Scheme has increased dramatically over the past two years. 

595 grants to the sum of £318,890.80 were paid during 2007/08. This increased to 

1312 grants to the sum of £486,162.43 in 2008/09 (See Appendix F).   

 

Figure 15:  Home Improvement Expenditure by category 2008 – 2009 
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(c) Historically uptake of the Scheme has been poor and the annual budget of £500,000 

was often considerably under spent. However, as outlined at (b), there has recently 

been a huge increase in activity on the Scheme, particularly in respect of energy saving 

measures such as loft and cavity wall insulation (Table 13). Energy saving provisions 

(boilers, cavity wall and loft insulation, and solar panels) now account for 91% of 

activity and 58% of the value of grants paid. 

 

Table 13: HIECS Activity 2006 -2009 

Type 2006/07  2007/08  2008/09  

Activity 
difference 
06/07 - 
07/08 

Activity 
difference 07/08 

- 08/09 
Average grant 

2008/09 

Boiler Replacement 362 367 449 1.38% 22.34% £257.17
Cavity Wall 
Insulation 11 54 359 390.91% 564.81% £357.23
CENTRAL HEATING 4 5 6 25.00% 20.00% £2,787.51
Electrical works 3 2 8 -33.33% 300.00% £1,735.63
External Door 3 8 17 166.67% 112.50% £425.59
Groundworks/damp/ 
other  0 3 3 300.00% 0.00% £1,297.50
Lead Piping 2 6 15 200.00% 150.00% £465.05
Loft Insulation 66 102 401 54.55% 293.14% £167.39
RENDERING 1 6 6 500.00% 0.00% £3,447.83
Replacement 
Windows 13 19 26 46.15% 36.84% £2,071.58
Roof Repairs 9 19 13 111.11% -31.58% £3,811.51
Solar panels 0 4 9 400.00% 125.00% £500.00
Total 474 595 1312 25.53% 120.50% £372.06

(d) Focus on energy savings was increased in the review of HIECS 2005 and a significant 

addition to the Scheme was income-related grant availability for cavity wall insulation. 
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There was concern at this time that only one contractor on the Island was operating to 

provide cavity wall insulation, with costs significantly more expensive than in the UK. 

The grant was capped to reflect this fact as the Department is mindful that providing 

grants could contribute to keeping prices inflated. There now appears to be some 

competition in this area and prices appear more realistic. In view of this, the grant 

provisions were reviewed and this element of grant assistance was made available to 

all owner occupiers regardless of income and activity under this section of the Scheme 

has been substantial over the past year.  The grant for installation of an energy 

efficient boiler, which also applies to owner occupied flats and apartments, has also 

continued to be taken up in large numbers. 

 

(e) An amendment to the Scheme was made in 2006 to include provision for the installation 

of solar hot water panels, solar photovoltaic cells and wind turbines. 9 installations have 

been grant supported. A fixed grant of 25% to a maximum of £500 was made available 

for either a solar installation or a wind turbine or both. As with similar schemes in the 

UK, eligibility for grant was subject to the property meeting certain energy efficiency 

criteria as greater environmental gains are achieved by measures such as loft and cavity 

wall insulation, and energy efficient central heating boilers. 

 

Figure 16:  Home Improvement by category 2000 – 2009 
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(f) As a result of the findings of the House Condition Survey (2007) the HIEC Scheme will 

be subject to further revision with the focus of the Scheme likely to shift to larger grants 

for properties in a state of disrepair. The annual budget for the Scheme was reduced 

from £500,000 to £350,000. As spending on grants in respect of non income assessed 

energy efficiency works i.e. boilers, cavity wall and loft insulation, and renewable energy 

installations have continued to grow, grants for these elements have been suspended as 

from 31 May 2009 in order to preserve the remaining budget for larger scale works 

whilst the review is carried out  
 

(g) Using figures from the UK Energy Savings Trust for UK average property and data from 

the Home Improvement and Energy Conservation Scheme statistics for 2006-2009, it 

has been possible to provide a broad illustration in Table 14 below, of the extent of 

potential energy and financial savings made possible by works carried out under the 

HIECS. 

 
Table 14: Works carried out under HIECS by CO² and cost savings 
 
Works  No. of 

properties 
2006-09 
 

Average 
saving £s per 
property p.a. 

Total 
saving £s 
p.a. 

CO² 
Saving per 
property 
p.a. (t) 

Total CO² 
Saving p.a. (t) 

Boiler Replacement 1178 £200.00 £235,600 0.81 954.2 
Cavity wall insulation 424 £260.00 £110,240 1 424.0 
Loft insulation  569 £360.00 £204,840 1.5 853.5 
Double glazing 58 £160.00 £9,280 0.68 39.4 
Total 2229  £559,960  2271.1 

N.B. these CO² savings are based on gas heating, if they are applied to oil or other heating CO2 savings are higher, 
e.g. Heating oil would add 36%. The financial savings are adjusted for Manx prices  
 
 
(h) The total saving possible from works already carried out under the Scheme during the 

three year period 2006-2009 is therefore 2271t of CO² each year with total annual 

financial savings to beneficiaries of some £559,960. The potential energy cost savings 

for works carried out in 2008/09 in these categories amounts to £331,660 p.a. This is 

against a grant assistance spend in 2008/09 of £364,697.52 on these home 

improvement and energy efficiency measures. 
 

(i) Whilst the figures in Table 14 are provided for illustration purposes and need to be 

treated with some caution, they quite clearly show that investing in energy saving 

initiatives does pay dividends both financially and environmentally.   

 

(j) As indicated at (f) the Department is currently reviewing the implications of the House 

Condition Survey Report 2007/08, and the HIEC Scheme may be subject to amendment 

as a result of these findings. Due to budget constraints the non income assessed 
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energy efficiency elements of the Scheme, which are suspended as from 31 May 2009, 

may be subject to revision and/or total withdrawal as a result of these findings and 

redeployment of available budget to properties in a state of serious disrepair. However, 

the Department has been involved in a separate energy conservation initiative, 

CosyHomes, in partnership with other agencies. The CosyHomes Scheme has provided 

cavity wall and loft insulation free of charge by invitation to identified vulnerable low 

income groups. There may be potential for this Scheme to pick up some of the energy 

efficiency measures previously delivered under the HIEC Scheme. 

 

 

 



 62

 

8. Conclusion 

 

8.1 The Department has made good progress with regard to the provision, rebuilding and 

planned maintenance of affordable homes. For various reasons, explained in this 

report, the progress is not quite as rapid as the Department had planned but new build 

target figures should be ultimately achieved.  

 

8.2 Funding for the provision and maintenance of affordable housing appears to be 

adequate for the next three to five years. 

 

8.3 In the short-term, land provision is adequate for housing subject to successful planning 

approvals.  In the medium to longer-term the Area Plans must identify more land for 

residential development for affordable housing.  The provision of affordable housing 

must also continue to be a mandatory requirement, as part of residential developments 

of 8 or more properties, in accordance with the 25% affordable housing policy in the 

All Island Strategic Plan. This requirement, however, will not fully meet the affordable 

housing requirements for the Island and therefore direct intervention by Government 

acquisition and development of sites must continue. 

 

8.4 Funding for developing, improving and maintaining public sector housing must be 

sustained whilst housing demand exists from those who need housing support. There 

should however be an informed debate about rent levels that is based on the long-term 

consequences for public sector housing deficiency payments. 

 

8.5 The publication of the “Public Sector Housing – Discussion Document” and ongoing 

multi agency discussions create a major opportunity for Government and Local 

Authorities to continue with the debate about the future of Government funded 

“affordable” housing, including setting common standards, benchmarking, improving 

service delivery and agreeing how it could be more effectively structured and 

managed.  The introduction of the common standards across all Housing Authorities, 

from April 2007, is a big step forward, in this respect. 
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Appendix A: Public Sector Housing Programme Completions  
  
      

Project 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 Status 

Ballakilley, Port Erin 2          Complete 
Tower Road, Ramsey 18          Complete 
Close y Lhergy, Snugborough 15          Complete 
29-35 Clagh Vane, Ballasalla 8          Complete 
Elderly Persons Housing, Andreas 20          Complete 
Cronk Grianagh, Braddan, Ph 2  4         Complete 
Red Gap, Castletown  31         Complete 
Lower Pulrose, Douglas, Phase 2  56         Complete 
Queen St/Lord St. Douglas  15         Complete 
EPH, Tynwald St., Douglas    22       Complete 
Lower Pulrose, Douglas, Phase 3   62        Complete 
EPH, Cooryt Balleigh, Ramsey    14       Complete 
Glenroyd, Ramsey    8       Complete 
Ballure Road, Ramsey      17     Complete 
EPH, Westlands, Peel     29      Complete 
Boilley Spittal, Peel   15        Complete 
Seafield, St. Marys, PSM     8      Complete 
Ballakilley, Bride EPH          4 Sketch design 
Lower Pulrose, Douglas, Phase 4    25 20      Complete 
St Marys Rd P. Erin (replacement)         3   Tender  
Janet’s Corner, Project 2      9 17    Complete 
Janet’s Corner, Project 3       29 12   On Site 
Janet’s Corner, Project 4/5        37 8  Planning 
Janet’s Corner, Strathclyde       12    Tender 
Lezayre Est., Ramsey     20 32 30 40 27  On Site 
EPH, Kerroo Glass, Ramsey       16    On Site 
Car Park Site, St. Johns          6 Sketch design 
Ballacubbon, Colby      6     Complete 
Four Roads, PSM (mixed)         34  Planning 
Lower Pulrose, Douglas, Phase 5         30  Sketch design 
Johnny Watterson Lane, Douglas        20   On site 
Bretney Bungalows (EPH)    3       Complete 
EPH, Jurby, Phase 2        4   Planning 
Crossag Farm, Ballasalla          32 Sketch Design 
Clagh Vane, Ballasalla         17  Tender  
EPH Ballawattleworth, Peel      33     Complete 
EPH Marashen Crescent          17 Sketch design 
Queen St/Lord St. Douglas Ph 2         15  Sketch design 
School Hill, Castletown       4    On site 
N. View, Peel (replacement)        4   Tender 
Falcon’s nest car park, Port Erin       8    On site 
Waverley Road, Ramsey       8    Complete 
Albert Road, Ramsey         36 25 Sketch design 
Upper Pulrose          38 Sketch design 
Clifton Park          20 20 Sketch design 
Housing, Bretney         6  Sketch design 
The Steadings, Douglas         12  Tender 
Housing from “25% Rule”*            
TOTAL 63 106 77 72 77 97 124 120 205 142 1083
     

 
* “25% Rule” refers to resolution of Tynwald for 25% of housing on new build sites of 8 units or 

more to be provided as affordable housing. 
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N.B. In 2002 a further 82 public sector homes were completed (46 Replacement and 36 New)   



 65

Appendix B: First Time Buyer Programme Completions     
 

Project 2003 2004 2005 2006 2007 2008 2009 2010 
 

2011 
 

2012 

 
Status 

           
Springfield/Harcroft, Douglas 5          Complete 
Springfield/Harcroft, Douglas   3        Complete 
Leodest Road, Andreas 14          Complete 
Church Close, Lonan 10          Complete 
Willaston, Douglas 14          Complete 
Cronk Griannagh, Braddan, Ph 2 38          Complete 
Jurby, plots for sale  10         Complete 
Archallagan, Foxdale (DLGE)         17   Planning  
Westmoreland Road, Douglas  18         Complete 
Red Gap, Castletown  30         Complete 
Cronk Grianagh, Braddan, Ph 3        16   Planning 
Linden Gardens, Douglas   40        Complete 
Creggan Aashen, Glen Maye     8       Complete 
Rifle Club, Andreas     2      Complete 
Ballahane Meadows, Port Erin   12        Complete 
Ballaglonney Meadows, Crosby     9      Complete 
Shore Road, Kirk Michael   5 6       Complete 
Cooil Business Park Site        13 26  On site 
Crossag Farm, Ballasalla           Planning Refused 
Johnny Watterson Lane, Douglas     40 76 2    Complete 
Ormley, Ramsey Ph 1      7     Complete 
Ormley, Ramsey Ph 2          17 Sketch design 
Queen’s Hotel Site, Ramsey     26      Complete 
Glen Road, Laxey         3  Planning 
Ballacubbon, Colby      6     Complete 
Lower Pulrose, Douglas   28        Complete 
Ridgeway Road, Onchan        12 12  Sketch design 
Ballakilley, Bride          16 Sketch design 
Pooildhooie, Ramsey         10  Planning  
Pulrose Farm         20 15 Sketch design 
Land at Farmhill, Douglas       5    On site 
All Saints Park, Lonan Ph 2          4 Planning  
Land at corner of Circular Road, 
Douglas 

         13 Planning  

Janet’s Corner, Phase 5          22 Sketch design 
Housing from “25% Rule”*       4 7 0  Planning 
            
TOTAL 81 58 88 14 77 89 11 65 71 87 641
           

 
• “25% Rule” refers to resolution of Tynwald for 25% of housing on new build sites of 8 units or 

more to be provided as affordable housing. 
• Note in 2001/02 FTB homes were completed at Harcroft, Douglas (50), Ballawattleworth, Peel 

(16), All Saints Park, Lonan (4) = 70 Total 
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Appendix C:  First Time Buyer Register - Analysis to April 09 (n=747) 
 
Preferred Area 1st 

Choice
2nd 

Choice 
3rd 

Choice
 Breakdown of Status by preferred  (1st choice) area 

     Total 
Joint 

Total 
Single 

Joint/ 1 
child. 

Joint/ 2 
child. 

Joint/ 
3+ child 

Single/ 1 
child 

Single/ 2 
child 

Single/ 3+ 
child. 

Total 
(with child.) 

Douglas 393 154 91    25 14 5 33 5 4 86 

Braddan, Marown 59 186 237    4 3 1 4 5 0 17 

Onchan/Laxey/ Lonan 111 235 188    9 6 0 12 6 0 33 

Peel & West 43 17 72    4 1 1 3 0 0 9 

Castletown/Santon/ 
Malew/Abory 38 48 51    1 4 1 1 1 1 9 

P. Erin/PSM/Rushen 37 31 29    1 3 0 1 0 0 5 

Ramsey/Maughold 58 20 13    7 2 2 4 1 1 17 

Northern Parishes 8 38 15    0 0 0 0 0 0 0 

Any/not recorded  18 51    0 0 0 0 0 0 0 

Total 747 747 747  94 82 51 33 10 58 18 6 176 

              
Analysis of Income Joint Single Total  Age Profile Joint Single Total  Expectation 
Less than 14,000 2 26 28  Under 18   0  < 12 months 327 
14,000 to 17,999 9 116 125  18 to 20 20 62 82  12 to 24 months 285 
18,000 to 19,999 25 104 129  21 to 24 55 162 217  24 to 36 months 100 
20,000 to 23,999 76 138 214  25 to 30 67 160 227  Over 36 months 34 
24,000 and over 108 143 251  31 to 35 34 61 95  Not recorded 1 
     36 to 40 20 44 64  Total 747 

Total 221 527 747  41 to 45 14 27 41    
     46 to 50 7 7 14     

     51 and over 1 6 7     
             
     Total 218 529 747     
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Appendix D: Public Sector Housing Waiting List 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

2008/09 

Total 
general 
stock 

Total on 
general 
housing 

waiting list 
end 08/09  

Total on 
general 

HWL as %  
of general 

stock 

Total on 
general 
housing 

waiting list 
end 03/04 

HWL 
Difference 

%  03/04 to 
08/09 

Braddan 185 52 28.11% 21 147.62%
Castletown 254 47 18.50% 42 11.90%
DLGE 1182 155 13.11% 162 -4.32%
Douglas  2181 554 25.40% 392 41.33%
Malew 8 6 75.00% 0 
Onchan 394 81 20.56% 81 0.00%
Peel 257 78 30.35% 66 18.18%
Port Erin 184 60 32.61% 44 36.36%
Port St Mary 113 18 15.93% 31 -41.94%
Ramsey 500 151 30.20% 137 10.22%
Rushen 4 0 0.00% 0 
TOTAL 5262 1202 22.84% 976 23.16% 

 

2008/09 

Total 
sheltered 

stock 

Total on 
sheltered 
housing 

waiting list 
end 08/09 

Total on 
sheltered 
HWL as %  
of sheltered 

stock 

Total on 
sheltered 
housing 
waiting 
list end 
03/04 

HWL 
Difference 

%  03/04 to 
08/09 

Cooil Roi 34 22 64.71% 18 22.22% 

Marashen Crescent  103 39 37.86% 47 -17.02% 

Peel & Western 92 61 66.30% 72 -15.28% 

Ramsey & Northern 128 116 90.63% 85 36.47% 

Castletown & Malew 46 22 47.83% 37 -40.54% 

Royal British Legion 32 59 184.38% 60 -1.67% 

Onchan 101 95 94.06% 21 352.38% 

Waverley/Ballanard 95 42 44.21% 15 180.00% 
TOTAL 631 456 72.27% 355 28.45% 
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Appendix E: HPAS Scheme 2008/09 
            

Amount Paid in HPAS Assistance 08-09  

Grant (57 no.) Top-up Loan (72no.) Grand Total   

£1,099,340 £2,315,176 £3,414,516   

In 2008/09 99 applicants have been assisted under scheme to date (82 FTB & 17 
Open Market properties). Average grant payment to date for 08-09 is £19,268(59 
no.) & average Top-up loan for 07-08 to date is £32,155 (72 no.).  

Purchase Town by Purchase Type 07/08   Purchase Town by Purchase Type (all completions since 1999 scheme began) 
Purchase Town FTB OM Total  Purchase Town FTB OM SBP Grand Total 
Andreas 2  2  Andreas 16 1  17 
Braddan   0  Ballamodha 0 1  1 
Castletown 1  1  Ballasalla 0 6  6 
Colby 6 1 7  Ballaugh 0 3  3 
Crosby 2  2  Braddan 38 12  50 
Douglas 60 11 71  Castletown 31 3  34 
Glen Maye   0  Colby 6 3  9 
Jurby 1  1  Crosby 10 2  12 
Kirk Michael 1  1  Douglas 305 257  562 
Laxey   0  Foxdale 0 2  2 
Lonan   0  German 0 1  1 
Onchan   0  Glen Maye 8 1  9 
Peel  2 4 6  Glen Vine 0 1  1 
Port Erin   0  Jurby  0 2 8 10 
Port St Mary   0  Kirk Michael 11 5  16 
Ramsey  7 1 8  Laxey 0 9  9 
Grand Total 82 17 99  Lonan 14 1  15 
     Marown 0 1  1 
Total Purchase Type by Joint/Single Application (Total)   Maughold 0 1  1 
Type J S Total  Onchan 0 42  42 
FTB 268 251 519  Peel 29 64  93 
OM 146 385 531  Port Erin 12 35  47 
Grand Total 412 636 1050  Port St Mary 0 7  7 
     Ramsey 32 59  91 
Purchase Type by Joint/Single Application 07/08    St Johns 0 9  9 
Type J S Total  Sulby 0 1  1 
FTB 45 37 82  Union Mills 0 1  1 
OM 2 15 17  Grand Total 512 530 10 1050 
Grand Total 47 52 99       
         
          
          
            



 69 

 
Appendix F: HIECS Grant 2000 – 2008/09 

 
Total HIECS 2000 – 2008 (n= 3518, value £2,509,005)             HIECS 2008/09   
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

* 3518 grants paid but some grants comprised of more than one element 

 
 

Grant Type No. Paid 

Additional Bedroom 4 

Boiler Replacement 1,686  

Cavity Wall Insulation 463  

Central Heating 91  

Electrical Rewiring 53 

Drainage/groundworks 13 

Dry Rot/Rising Damp 16  

Lead Piping 27 

Loft Insulation 692  

External Rendering 67  

Replacement Windows/Doors 334 

Roof Repairs 165  

Solar panels 15 

Total 3,626* 

Grant Type No. Paid Amount Paid 

Boiler Replacement 449 £115,470.45 

Cavity Wall Insulation 359 £128,244.08 

Central Heating 6 £16,725.08 

Electrical Rewiring/works 8 £13,885.00 

Groundworks/damp/other 3 £3,892.50 

Lead Piping 15 £6,975.72 

Loft Insulation 401 £67,122.00 

External Rendering 6  £20,687.00 

Replacement 
Windows/Doors 43 £61,095.99 

Roof Repairs 13 £49,549.61 

 Solar panels 9 £4,500  

Total 1312 £486,162.43 
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Appendix G 
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Issued by the Department of Local Government and the Environment 
Murray House 

Mount Havelock 
Douglas 

Isle of Man 
IM1 2SF 

British Isles 
 

Telephone: +44 (1624) 685954 
Fax: +44 (1624) 685945 

Website: www.gov.im/dlge  
 
 
 
 

 
This document can be provided in large print or audio tape on request 

 
 

http://www.gov.im/dlge
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