
From:
To:
Subject:
Date:

Michael Coates
Lisa Walton
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Hi Lisa,

Thanks for the email and I’ve taken a look at the attached from a EH perspective in relation to EH 
regulations, in this case the intended water supply.

As this supply is non mains water,  rainwater collected in two 2000 gallon sealed tanks it would be 
classed as a private water supply under the Private Water Supplies Regs 2016 which EH now enforce 
on the islands. From the description this water is intended to be used for domestic purposes which 
includes showering (see definition below) and therefore should meet the water quality standards 
laid down under the Private Water Supplies Regs 2016 as follows;

Consumers receiving PWS - Drinking Water Inspectorate (dwi.gov.uk)

The Regulations apply to private water supplies where the water is intended for human
consumption. The Regulations define water intended for human consumption as:

all water either in its original state or after treatment, intended for drinking, cooking, food
preparation or other domestic purposes, regardless of its origin and whether it is supplied
from a distribution network, from a tanker, or in bottles or containers;

all water used in any food-production undertaking for the manufacture, processing,
preservation or marketing of products or substances intended for human consumption;

Therefore if the supply is used solely for irrigation in a garden or to provide water for animals it is
not covered by the Regulations and therefore not subject to the monitoring or risk assessment
requirements.

The Regulations require all private water supplies intended for human consumption to meet
regulatory standards to ensure the water is safe and sufficient at all times. The Regulator responsible
for ensuring that these requirements are met, is the Local Authority. Local authorities have powers,
where relevant, to compel consumers and other relevant person(s) to comply with the regulations
where a potential danger to human health has been identified.

The majority of private water supplies in England and Wales supply only single dwellings, where the
water is used exclusively for domestic purposes. Further information on supplies to single dwellings
only can be found here.

Definition of domestic purposes is highlighted below;

Single (domestic) dwellings - Drinking Water Inspectorate (dwi.gov.uk)

The majority of private water supplies in England and Wales supply only a
single dwelling, where the water is used exclusively for domestic purposes
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BARN ON LAWRENCE’S BROW, ST MARTINS 


DESIGN AND ACCESS STATEMENT 


 


BACKGROUND; 


The barn is situated on the South side of St Martins, adjacent to Lawrence’s Bay, and surrounded by 
well used tracks, accessible to both pedestrian and vehicular access. 


I have leased this concrete shuttered barn, as part of my agricultural holding, for 27 years. 


It has, in the past been used as both agricultural accommodation and store, erected in 1937 by F E 
Stevens, the largest land occupier and largest agricultural employer, on St Martins, at the time of 
erection of the building. 


ISLAND ACCESS; 


  The leased land, marked in blue on the plan is serviced, on all sides by well maintained tracks, 
offering ease of access to all types of vehicles, waste and recycling collection vehicles, emergency 
service vehicles and well-worn tracks used by visitors and Islanders alike. 


It is close to amenities, with the Post office, situated in Highertown, some 400 metres away, and also 
an array of bakeries, tea rooms, galleries and potteries. 


 The emergency station, housing fire appliances and ambulance facilities, is 200metres to the North, 
as indicated on the plan. 


The track, marked on the plan passing the Island school leads to the Island Hall, Middletown, and 
lowertown, offering many other facilities. This track is traversed on a weekly basis, by the waste and 
recycling contractor, recycling from the barn is deposited en route, for weekly collection by the 
operator. 


SITE ACCESS; 


The concrete barn is marked in red on the plan. 


The field the barn occupies is surrounded on all sides by Pittosporum hedging, and is barely visible 
from all trackways. 


There is a track which dissects the leased land, this is used by my Neighbour, Jonathan Smith, on a 
daily basis, by tractor, to service his agricultural land and Yurt accommodation.  


Entrance to the field occupied by the concrete barn is by gateway, which is 900mm wide for ease of 
Wheelchair access. 


There is decking, which has been installed in front of the barn. This low decking is scaled by ramp, 
and again an access 900mm wide for wheelchair users. There is a short decking pier, to the solar 
shower shed, and compost toilet system. This has also been designed for wheelchair access. 


 


 



lisa.walton
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DESIGN; 


This is the repair and renovation of a concrete barn, for seasonal accommodation to support the 
currently thriving, and expanding agricultural business. 


 Essentially the dimensions of the original building have remained exactly as they were. 


The roof pitch remains at the same degree. 


The roof has been replaced like-for like with a corrugated metal roofing. This new roof now houses 
three large solar panels, which provide all electrical power for the building. The roof is not visible 
from the ground, from any angle (please see attached photo) 


The roof, with a newly repaired and replaced guttering system, now harvests all water needs for 
building occupation. The building is independent and not connected to any Island water system. 


The harvested water is collected into two, 2,000 gallon sealed tanks. The water is drawn into the 
concrete building, and shower shed by hand operated Bilge pumps. 


Potable water is supplied in bottle form. 


The separate wooden shower shed houses a roof mounted solar shower and contains a compost 
toilet, utilising sawdust as the composting agent. The lighting for the shower shed is derived from 
the solar panels, on the concrete barn roof. 


Water for hand wash, is drawn to the shower shed, by a hand operated bilge pump. 


The two, 2,000 gallon water harvesting tanks also act as a back up supply to the polytunnel, in field A 
on the plan, however the tunnel is generally self-sufficient, having plastic skirting and guttering, 
along its length, to harvest it’s own water, for irrigation. 


The barge boards under the roof have been replaced. I have created 14 nest boxes behind the barge 
boards, with varying sizes of pop-holes to accommodate many bird varieties. I have also left the end 
voids of the barge boards open to attract nesting birds. 


This season I have had two sparrow families, one wren family and a nest of five swallow chicks, form 
returning parents, who had previously nested under the eaves before. 


I did consider bat boxes, as I have them at my home, however in the 27 years I have leased the land, 
I have never seen a bat fly over, and the building is not of sufficient height to allow an alighting bat 
to consider roosting inside, or indeed, on the outside. (attached pictures of nest holes and swallows) 


The exterior fabric of the concrete building remains exactly the same as when erected, in 1937, save 
some cosmetic repair, where small chunks have fallen off.The window and the door have been 
relaced, as before,  with wooden windows and door/frame (see picture) 


Internally, some of the original roof timbers that were not rotten, have been incorporated into the 
design, and visually the newly replaced, exposed ceiling beams, are exactly the same as originally 
found. The ceiling and boarded walls are insulated by natural wool insulation. The floor is also 
tanked out, studded, insulated and topped with plywood, which is then covered with laminate oak 
flooring, for ease of cleaning. 


 







 


Whilst externally the building remains exactly the same, as when erected in 1937, internally it is now 
dry, warm and habitable. 


It is independent and self-supportive in all aspects, providing its own power, water, and waste 
management systems. It is also connected by wi-fi to the internet, for educational and study 
purposes. 


This is a beneficial and worthy low-impact improvement of an existing, under utilised structure. 


It is an essential and vital part of this rapidly developing and diversifying business, which would 
struggle to survive, or progress, without its own dedicated accommodation facility. 


 


 


 


   





































From:
To:


Toby Tobin-Dougan Lisa 
Walton; Andrew King


Subject: Fwd: P/21/045/FUL Land at Lawrences Brow, St Martins
Date: 05 August 2021 19:40:46


Dear Lisa and Andrew,
 Here are my responses to your questions raised today, regarding the 
 Barn on Lawrence's Brow.


Attached Block plan with colours indicating land leased and the decking also now
included in red.
The off-the -shelf timber lap shed (8ftx 6ft) has an elevation of 1900
the "Season" I am talking about is generally the growing season of vegetables. I set
all of my seeds in Mid February and most harvesting is usually finished by October.
The name of the business is mine. Toby Tobin-Dougan, and has been established for
27 years. Its purpose is the growing of Organic Vegetables and fruits and associated
food produce.
The business has a full history of supplying the Seven Stones pub, on St Martins,
prior to myself owning it, and also under my ownership. It has in the past also
comprehensively supplied St Martins bakery, which I founded and owned for 15
years, with organic fruit and vegetables. This supply runs to many thousands of
pounds of produce , over 27 years of trading. Recently it has supplied Karma St
Martins with seasonal Organic produce, where I have also been working as a chef. It
continues to supply the occupants of holiday accommodations, by pre-order, and the
seasonal occupants of the campsite here on St Martins, and has a frenetic, fully
stocked roadside stall, patronised by many.
I confirm the application is for a retrospective change of use, for seasonal
agricultural workers accommodation, including the erection of a wc/solar shower
block and connected decking, for use by those in occupation of the barn.
the barn is not disused, it has been used by myself for 27 years, its repair and
renovation necessitated by a total roof collapse. 
I have previously employed two part time employees, during each  growing season,
this will inevitably increase given my intention to further develop the currently
under-utilised fields on my tenancy, as previously stated, and demonstrated. 
There is an acute need for staff accommodation here on St martins, with the majority
of accommodation taken up as holiday accommodation.
It will be problematic, almost impossible, to attract any new staff to join this Organic
growing business without the provision of accommodation, which is lacking on the
Island.
Without dedicated accommodation, the business will suffer and be prevented from
expanding. This could seriously threaten the viability of this business.
My new agricultural business is about to embark on a new local product trial.
Staffing levels and production outcomes for that new venture can only be assessed
on the basis of that trial, and the market response to that trial, although they will be
related and overlapping businesses, at this stage, both businesses should be treated
separately, 


 Please could you both confirm receipt of this, and indicate any omissions, or 
 points  needing clarification.


Toby 













18 Water Supply Description of the hazard (HHSRS; Housing Act 2004) for dwellings;

For the purposes of an HHRS assessment, a dwelling is any form of accommodation which is used for human habitation, or intended or available for such use.

18.01 This category covers the quality and adequacy of the supply of water within the dwelling for drinking and for domestic purposes such as cooking, washing, cleaning and sanitation. As well as the adequacy, it includes threats to health from contamination by bacteria, protozoa, parasites, viruses, and chemical pollutants. (Contamination by radon and lead are dealt with separately.)

 18.02 The quality of water supplied from public mains is outside the HHSRS assessment and is subject to separate controls. Potential for harm Most vulnerable group and statistical averages used for rating 

18.03 There is no particular age group more vulnerable than others. Basis of estimates 

18.04 The statistics are for persons of all ages and are largely derived from the report Health Risks from Private Water Supplies (1996) which compares concentrations of Cryptosporidium and Campylobacter and reported infections from these causes for private water supplies in England. For Legionnaire’s disease, PHLS Disease facts (2001) has been used to estimate that in the year 2000. Less than 13 cases of Legionella arose as a result of infection from domestic water systems, of which less than 2 proved fatal. 

18.05 Generally, however, as there are many causes of gastro-intestinal illness it is difficult to make risk attributions for water related illness. While Legionella related illness can be better attributed, overall, there is a weak basis for the estimates used in the production of these statistics. Housing Health and Safety Rating System 123 Health effects 

18.06 Water is essential to sustain life. At normal temperature, with little or no exercise, an adult needs to consume around 2.5 litres of fluid each day, but in hot conditions and with heavy exercise the output rises substantially. Mild dehydration is associated with fatigue, headaches, dry skin, constipation, bladder infections, and poor concentration. 

18.07 In the UK, the main threats to health from water result from contamination. Microbiological pathogens which affect drinking water typically cause gastro-intestinal illness. Campylobacter and Cryptosporidium are the most common causes of gastrointestinal illness associated with drinking water. Legionella, which typically causes respiratory infection, also presents an infection risk from domestic water systems. 

18.08 Young children and the immuno-compromised are most at risk from ingested pathogens, and the elderly and immuno-compromised are most at risk from Legionella. 

18.09 Private water supplies may be untreated and can become contaminated more readily, although there is a lower rate of reported illness. While this may be due to the occupiers developing some acquired immunity, visitors may be at risk. 

18.10 In 2000 there were 173 reported cases of Legionnaires’ disease, of which 76 (44%) were community acquired. It is estimated that 1 in 6 community acquired cases is due to domestic water systems. Most infections with Legionellas are respiratory infections, acute pneumonia – Legionnaires disease – of which 10 to 15% of cases are fatal. Legionella can also cause wound infections from contact with contaminated water. Causes 

18.11 The vast majority of dwellings in the UK are served by public mains water, with around 1% of the population served by private water supplies. Private supplies may become contaminated more readily because water is usually pumped into a storage tank within the dwelling. Water supply Average likelihood and health outcomes for persons of all ages, 1997-1999 Dwelling type & age Average Spread of health outcomes Average likelihood HHSRS 1 in Class 1 Class II Class III Class IV scores %% % % Non HMOs Pre 1920 1,292,201 0.0 1.0 9.0 90.0 0 (J) 1920-45 1,019,217 0.0 1.0 9.0 90.0 0 (J) 1946-79 1,700,211 0.0 1.0 9.0 90.0 0 (J) Post 1979 4,414,406 0.0 1.0 9.0 90.0 0 (J) HMOs Pre 1920 1,063,416 0.0 1.0 9.0 90.0 0 (J) 1920-45 980,981 0.0 1.0 9.0 90.0 0 (J) 1946-79 2,229,732 0.0 1.0 9.0 90.0 0 (J) Post 1979 720,721 0.0 1.0 9.0 90.0 0 (J) All Dwellings 1,423,649 0.0 1.0 9.0 90.0 0 (J) Housing Health and Safety Rating System 124 

18.12 Legionella can be dispersed into the air during use of showers, and this, although rare, is the most likely route for transmission of Legionnaires’ disease in homes. Legionella thrive between 20ºC and 45ºC. 

18.13 There is potential for pathogens to proliferate in filters attached to taps, or in a plumbed in filter. 

18.14 Water for drinking, cooking, washing and laundry, needs to be of high quality. However water for flushing toilets and irrigating gardens, can be of lower quality, and it is possible to use reclaimed rainwater or greywater (bathroom waste water). Preventive measures and the ideal 

18.15 Drinking water should be wholesome, and the supply to and within the dwelling should not be interrupted, except in emergencies. 

18.16 The entire installation (taps, pipes, any storage tanks) should not adversely affect the quality of the water: a) by allowing ingress of contamination (e.g. tanks should be covered to prevent access to mice, birds and insects); b) by stagnation, particularly at high temperatures (e.g. there should not be any deadends in pipework, particularly for the supply of hot water); c) by materials in contact with the water being unsuitable for the purpose (e.g. tar lined tanks are not allowed); d) as a result of backflow of water from water fittings, or water using appliances, into pipework connected to mains or to other fittings and appliances; and/or e) by cross-connection between pipes conveying water supplied for drinking water with pipes conveying water from some other source. 

18.17 All dwellings should have at least one tap for drawing drinking water, and there should be adequate arrangements for connection to a wholesome supply of drinking water. Drinking water taps can be supplied direct from the supply pipe, from a pump delivery pipe drawing water from a supply pipe, or from a distributing pipe drawing water exclusively from a storage cistern supplying wholesome water. There should be regular sampling and analysis of drinking water stored and supplied from a tank (such as from a private supply). 

18.18 The water should be supplied at a pressure adequate for appliances at a dwelling, if necessary, with the use of a booster pump. 

18.19 To prevent Legionella growth hot water needs to be maintained above 55ºC. To achieve this hot water tanks should be set store hot water at above 60ºC. (However, the benefit from maintaining hot water at this temperature may be offset by the risk of scalding, unless there are thermostatic mixer valves at taps, particularly bath taps.) It should also be noted, that if hot water is used regularly and not stored for long periods, this reduces the risk of an infective dose of Legionella. Housing Health and Safety Rating System 125 

18.20 Other risk factors for the domestic acquisition of Legionnaires disease include low chlorine levels, most commonly found with a private water supply, and cold water stored, or held in pipework, at above 20ºC. Cold water, therefore should be stored and held in pipework at a temperature as low as possible, and at least below 20ºC. 

18.21 Typically water softeners introduce sodium into the water, which should not be used for infants in the preparation of powdered milk for feeds, or for those on a low-sodium diet. There is a link between cardiovascular disease and consumption of naturally soft water. No link is proven with artificially softened water. However, as a precaution it is usually recommended that softened water is not used for drinking. Where a water softening treatment system is installed, there should be a tap providing unsoftened water for drinking and cooking. 

18.22 Any filters attached to taps, or plumbed in, should be fitted properly and the filter cartridge changed regularly according to the manufacturer’s instructions. 

18.23 If rainwater or grey water replaces mains water for toilet flushing, then it should be treated by filtration and disinfection. Maintenance is required to ensure that treatment remains effective. 

18.24 In multi-occupied buildings, where there is inadequate pressure from mains water to supply all dwellings, water is stored in tanks. In older blocks, water may be stored in a header tank at the top of the block. However, it is now more common to find storage tanks at lower level with booster pumps to supply water to flats. Legionella are more likely to be found in the water systems of multi-occupied buildings than in other domestic accommodation. Drinking water to such buildings should be sampled and analysed regularly, particularly for new installations, and where extensive repairs or alterations have been carried. 

18.25 For further information see – British Standards BS6700 Specification for design, installation, testing and maintenance of services, Building Regulation Approved Document H on reuse of grey-water and rainwater, and the Water Regulations Advisory Scheme Information and Guidance Note: Reclaimed Water Systems – Information about installing, modifying or maintaining reclaimed water systems. Relevant matters affecting likelihood and harm outcome 

18.26 Matters relevant to the likelihood of an occurrence and the severity of the outcomes include: a) Water supply tap – lack of a tap for drawing wholesome water for drinking within the dwelling. b) Intermittent supply – regular or prolonged interruption of supply. c) Water pressure – water delivered to taps at inappropriate pressure. d) Water temperature – water stored at an inappropriate temperature. e) Defective pipework etc – inappropriate materials used for pipework, storage tanks, or fittings. Housing Health and Safety Rating System 126 f) Contamination of tanks – inadequate protection against contamination of water storage tanks. g) Water filter defects – poor maintenance of water filters. h) Water softening system – poor maintenance of water softening system. Hazard Assessment

 18.27 A visual examination of the installations and fittings within the dwelling for supply of water should be followed by checking the water visually and for odours. Where there is justification for further investigation, sampling and analysis of water will be necessary. 

18.28 In multi-occupied buildings, where there are greater risks from Legionella, it may be considered appropriate to check the temperature of water in pipes, cold water cisterns, hot water storage vessels, and the discharge from taps. Water sampling and analysis may also be considered necessary. Housing Health and Safety Rating System




(e.g. where the water is used for cooking, drinking, food preparation,
bathing, showering and laundry) and where the water is not used for any
commercial activity (such as bed and breakfast or tea shop/cafe)). Some
examples of single dwellings include the following (this list is illustrative and is
not exhaustive)

Looking at the details so far although it is a single dwelling I would if installed at this stage class this
supply as a Commercial Supply, a Reg 9 under the PWS regs (requiring a risk assessment and
regular sampling and analysis) under the private water supplies because it may meet all of the
following;

c) Tenanted properties

A private water supply serving only a single domestic dwelling (SDD) or where a SDD is one of
multiple properties supplied from the same source, is considered to constitute part of a commercial
activity when ALL of the following criteria apply:

1. The landlord/owner of a property is offering accommodation to paying tenants, where without a
private water supply to provide a wholesome supply, as required by the enforcement guidance to the
Housing Act 2004, the property could not be let.

2. The tenant(s) does not have full responsibility for the whole water supply (as agreed as part of the
tenancy agreement, and clearly understood by both parties); these are excluded from the category
as the tenant is exercising his right to water and can control its quality.

3. There is a commercial element to the let (i.e. it is not social housing or not-for[1]profit
arrangement, or one where the domestic dwelling is not the primary commercial arrangement (e.g. a
tied cottage) where the tenant has complete control of the supply and its maintenance).

The following example is where water is being supplied as part of a commercial activity: • Any
property where the landlord/owner retains responsibility for the water supply system (due to the
location of the source and/or treatment systems for example) or where they chose to keep
responsibility for maintenance and operation of key aspects of the supply (e.g. to ensure correct
operation of a treatment system).

The following examples are where water is not considered as being supplied as part of a
commercial activity so would not be fall within scope of regulation 9:

• Properties or housing provided as part of a job, where the occupants of the property have special
rights of occupation and maintenance that are akin to ownership, e.g. tied cottage, lifetime
tenancy/occupation rights.

• Agricultural tenancies – where the provision of accommodation is not the primary purpose of the
tenancy and it is generally long term with maintenance obligations akin to ownership.

There are also expected wholesome/potable water quality standards for dwellings as defined under
the Housing Act 2004;

For the purposes of an assessment, a dwelling is any form of accommodation which is used for



human habitation, or intended or available for such use.

I have attached details of Hazard 18 under the HHSRS for information to show what is expected for a
water supply serving a dwelling highlighting main requirements i.e. All dwellings should have at
least one tap for drawing drinking water, and there should be adequate arrangements for
connection to a wholesome supply of drinking water and therefore the supply of bottled water
would not be adequate for this dwelling.

Cheers,

Mike

Mike Coates
Head of Regulatory Services
CEnvH MCIEH, CMIOSH

Council of the Isles of Scilly, Town Hall, St. Marys, Isles of Scilly, TR21 0LW
Direct line : 01720 424431  | Internal: 4044431 | Mobile 07780 585139 |Reception 0300 1234 105
Michael.Coates@scilly.gov.uk  | GDPR Statement: https://bit.ly/2y3tGGS
www.scilly.gov.uk

From: Lisa Walton <Lisa.Walton@scilly.gov.uk> 
Sent: 07 September 2021 18:13
To: Michael Coates <Michael.Coates@scilly.gov.uk>

mailto:Michael.Coates@scilly.gov.uk
https://bit.ly/2y3tGGS
http://www.scilly.gov.uk/


Subject: P/21/045/COU Lawrences Brow, St Martins
 
Hi Mike,
 

We did send a consultation out to EH back on 23rd August: https://www.scilly.gov.uk/planning-
application/planning-application-p21045cou
 
It would be useful to flag anything up now that you think he will need to comply with under EH
legislation, even if its not particularly relevant for planning – but if there are any issues with providing
bottled potable water as opposed to a water connection, or any issues with the site and its proposal,
can you let me know. I’ve attached some of the bits of info hes sent me, but there are photos in the
above link.
 
Thanks
 
Lisa Walton MRTPI

Chief Planning Officer
Council of the Isles of Scilly
 
Email: lisa.walton@scilly.gov.uk
Tel: 01720 424456 (Voicemail only during Lockdown)
Mob: 07871 982537 (mobile phone signal dependent)
Reception: 0300 1234 105
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