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Amended report prepared following the meeting of the Planning Committee 29" June

PLANNING REPORT AND RECOMMENDATIONS

Application No.: 07/00486/A
Applicant : Mr D Mogre
Proposal : Approval in principle for the erection of three dwellings with associated roads
and sewers
Site Address : Land Abutting Peel Road Opposlite The Braddan Church Junction
Peel Road
Braddan
Douglas
Isie Of Man
Considerations
Case Officer : Mrs F Mullen
Photo Taken :
Site Visit : 13.06.2007

Expected Decision Level :  Planning Committee

Written Representations

2 Glen View South Cape Laxey Isle Of Man Objects to the proposal

PMCS Seadliffe Old Castletown Road Ballaveare Objects to the proposat

Consultations

Consultee : Highways Division
Motes : Do not oppose

Consultee ; Braddan Parish Commissioners
Notes : Object

Consultee: SPMC &E,
Notes : Comments received

Consultee: Inland Fisheries Development Manager
Notes : Note to be includad

Consultee : 10OM Water Authority
Notes : Mote to be included

1 July 2007

07/0D48E/A T Page 1 of &



Consultee : Manx Electricity Authority
Notes : Note to be included

Consultee: Disability Access Officer
Notes : Note to be included

Consultee: Wildlife & Conservation Officer
Notes : No objection subject to conditions

Officer's Report

THE SITE

The application site forms an area of land to the east of Peel Road opposite Braddan Parish Church.
The site has recently been part developed through works by the Department of Transport Highways
Division in connection with a highways improvement scheme to Include the creatfon of a mini
roundabout at the junction of Peel Road and Saddle Road, These works have resulted In the creation
of a'vehicular access Into the site.

PLANNING STATUS )
The application site is zoned as Open Space In the adopted Plan for the area, this being the Braddan

Parish Plan Planning Circular 6/21.

Within the Draft Braddan Plan, the site was identified as Proposed Residential, with the Modifications
Document published in February 2003 stating "...The site Is surrounded by mature trees which, If
retained and reinforced could largely screen the site from the view of passing motorsts, The site has
been used in the past for reclamation and contributes little visually although the site does support
wildlife [n terms of the existence of the river and the surrounding trees. The Department would
consider that the northern end of the site could be suitable for a limited development {around 4
dwellings), reflecting the extent of the existing residential building on the western Side of the road If
appropriate drainage and access could be formed for this site...and provided that the eastemmost
part of the site were retained as open space to preserve the value of the wildlife corridor.”

The Department has subsequently decided not to proceed with the revised Braddan Plan,

PLANNING HISTORY
The following previous applications are considered relevant Iy the consideration of thls application:

PA 04/00731/B - Highway improvement scheme induding creation of & minl roundabout at Junction
At Braddan Church Between Peel Road And Saddle Road, Braddan, Approved initially 30th June 2004,

PA 96/01174/A - Approval In principle for erection of two detached dormer bungalows, fand adjacent
to Ballafletcher Cottage, Peel Road, Braddan. Refused 12th December 1996, Refused at Appeal 18th

September 1997.

THE PROPOSAL

Planning approval in principle is sought for the erection of three dwellings with associated roads and
sewers. Access to the site [s indicated as being from the recently created access in gssociation with
the Department of Transport Highways Division works to the adjacent junction. The dwellings are
indicated to the north of the site, with a roadway leading to a tuming head. The area of Jand to the
south of the site would remain free from development.

REPRESENTATIONS
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Braddan Commissioners object to the proposal on the grounds that the area was not zoned for the
erection of buildings and access to the proposed dwellings would be from the main Douglas to Peel
road and on the inside of the TT course.

The Department of Transport Highways Division advise that they do not oppose the development.
The Department of Agricufture, Fisheries and Forestry Wildlife and Conservation Divislon advise that
as a large number of trees have been removed from the site In recent vears, they consider it to be
important that as many trees as passible are retained on the site. In addition, the Department of
Agriculture, Fisheries and Forestry Inland Fisheries have commented on the application in relation to
the proximity of the site to the adjacent watercourse. They advise that a minimum distance of 8m
should be retained between the watercourse and any development in order to minfmise damage and
disturbance to the river banks and beds.

The Sodety for the Preservation of the Manx Countryside and Environment object to the proposal and
the occupiers of Rowan Garth express concern as to the level of detall submitted with the application.
A resident of Port Soderick objects ta the proposal.

ASSESSMENT

The application proposes in principle, the construction of three dwellings on the north of the
application site. Whilst the site Is designated as Open Space in the adopted Local Plan for the area,
access into the site has recently been created by works in association with PA 04/00731 and as
statedinter alia In the now abandoned Draft Braddan Plan, “The site has been used In the past for
reciamation and contributes little visually although the site does support wildlife In terms of the
existence of the river and the surrounding trees.” This view being tzken prior to the recently
completed works to the adjacent highway, As such, the site is not now considered to make a positive
contribution to the visual amenity of the area, such as to warrant the continued protection as Open
Space. The site does however accommodate a number of mature trees, particuiarly on the north
western boundary of the site adjacent to the road, which are indicated as being retained within the

proposal.

Objections to the development relate to zoning, access and lack of information In respect of design so
as to consider the Iimpact of adjacent residential properties.

With regard to zoning, as previously stated, whilst the site Is currently zoned as Open Space, recent
development on and adjacent to the site warrants a re-consideration of the use of the site,
particularly given the new access into the site. With regard to access, the Department of Transport
Highways Divislon do not oppose the development and a suitable condition may be attached to any
approval restricting the development until such time as the mini roundabout adjacent to the site has

been constructed.

In relation to the design and impact on adjacent occuplers, the properties across the river are some
65m from the site boundary, with Ballafletcher to the north of the site being some 60m from the site
boundary. The application is in principle only, however, it is considered that suitably designed
dwellings may be accommodated on the site without adverse impact on the residential amenity of

adfacent occuplers.

With regard to the tree coverage, impact on wildlife within the area and impact on the river bed and
bank, the applicant has advised that they have discussad the proposal with the Department of
Agriculture, Fisherles and Forestry and Department of Transport to ensure that a tree belt Is retained
along the road frontage and would accept any conditions in relation to this element and/or the works
in refation to the river area.

The application Is considered to be finely balanced. At the time of the previous decision In 1997, the
Inspector in his conclusions stated . .it is the size and its contribution to the local scene that Is most
striking. It seemed to me that the trees and open space of the appeal site do add a significant and
highty valued dimension to the local scene and that this contribution is that which the policies of the
Local Plan intend to protect.” However, although the site Is currently zoned as Open Space itls
considered that it has changed in nature since that time, due to works partly within and adjacent to
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the site being carrled out with additional works proposed. In addition, the site was identified as being
suitable for residential development in the Draft Braddan Plan and whilst this plan has been
abandoned, the reasoning behind the suggested zoning is considered to be a consideration in the
‘determination of this current application.

The contribution that the site makes to the open character of the area may be retained due to the
propased location of dwellings, allowing the area adjacent to Braddan Bridge to remain free from
development, with development taking place toward the developed area to the west of the site
across Peel Road.

The submitted plan indicates the siting of three dwellings which would allow for the retention of
trees, development dear of the river bank and the retention of open space to the southern end of the
site and as such Is considered on balance, to be acceptable.

RECOMMENDATION
It Is recommended that the application be approved,

PARTY STATUS
It is considered that the following parties, whe submitted comments, accord with the requirements of

Planning Circular 1/06 and are therefore, afforded interested party status:
Department of Transport Highways Divislon

Department of Agriculture, Fisheries and Forestry Inland Fisheries

Department of Agriculture, Fisheries and Forestry Wildlife and Conservation Division
Braddan Parish Commissioners

Mr P Cameron, Rowan Garth, 2 Braddan Bridge, Douglas

Accordingly the following parties are not granted Interested Party Status:
Society for the Preservation of the Manx Countryside and Environment
MEA

Isle of Man Water Authority

Disabillty Access Officer

Mr Jessop, Seadiffe, Old Castletown Road, Braddan

ADDITIONAL REFORT

At the meeting of the Planning Committee of Friday 29th June 2007, the Committee determined to
refuse the application for the reason that the land Is not currently zoned for residential development
within the adopted local plan for the area, this belng the Braddan Parish Plan, Planning Circular 6/91
and the application is therefore considered to be premature, pending the preparation of a new local
plan for the area.

Recommendation

Recommended Decision:  Permitted

Date of Recommendation: 20.06,2007

Conditions and Notes for Approval / Reasons and Notes for Refusal

C : Conditions for approval
N : Notes attached to conditions
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R : Reasons for refusal
0: Notes attached to refusals

G

This approval is in principle only and will remzin valid for & period of two years within which ime no
development may take place until such time as details of the reserved matters {siting, design,
external appearance, internal [ayout, means of access, landscaping) have been approved by the
Planning Authority. Such reserved matters should form the subject of & single application.

C2
This approval relates to the drawing numbers 4105/1; 4105/3; location plan and supparting letter,
submitted as part of this application.

C3.

No development may take place on the site until such time as the highway Improvement works, to
include the creation of a minl roundabout as approved under PA 04/00731, have been completed.
Reason: In the interests of highway safety.

C4.

Any subsequent application seeking approval for Reserved Matters, must include detalls of all existing
trees on the site and those to be retained, a full landscaping pian and details of works proposed to
protect the adjacent main river,

Decision M e s fivtasecararransiaissssices Committee Meeting Date 2 coanmvinisminosens
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Johnstone, Andy (CSO)

From: Parington, Nixon & Kinrade [p n k@manx net)

Sent: 21 September 2007 14:47

To: Johnstone, Andy (CSQ)

Subject: FW: FAQ Winston Taylar - Re D.Moare Appeal - 07/00486/A

Attachments: 2007_09_17_12_33_34 pdf, 2007_09_17_12_31_52 pdf; 2007_09_17_12_32_55.pdf

Dear Andy

Mr. Winston Taylor who is the applicants advocate has asked that | forward a set of

Photographs of the site indicating its relationship to the hentage trail/ access road and surrgundings
With regard to comments made in respect of the new Strategic plans policies

Regards

Allan callow

From; Winston Taylor [mailto:wtaylor@simcocks.com]
Sent: 21 September 2007 13:53

To: p.n.k@manx.net

Subject: FW: FAO Winston Taylor - Re D.Moore Appeal

Please find enclosed again.
Please confirm safe receipt.

Winston Taylor

Advocate

For and on behalf of Simcocks Advocates Limited.

Rldgeway House, Ridgeway Street, Douglas, Isle of Man, IM99 1PY
Tel +44 (0)1624 690300 Fax +44 (0)1624 690349

......... Emmmm————

A e 2y i e e e R W

Simcocks is the trading name of Simcocks Advocates Limited, an incorporated lega! practice in the Isle of
Man with registered number 104672C, Registered office: Ridgeway House, Ridgeway Street, Douglas, Isle
of Man [M1 1EL. Tel: +44 (0)1624 690300 Fax +44 (0)1624 690333.

The information contamned in this email and any attachments is confidential and may be the subject of
legal, professional or other privilege. It is intended for the named addressce {s) only and may nol be
disclased to anyone else without consent from Simcocks. If you have recetved it in error please notify the
sender immediately and delete it trom your system. If you are nct the named addressee you must not
use, disclose, distribute, copy, print, re-transmit or rely on the contents of this email. Thank you for your
co-operation.

A full list of directors and of other legally qualified staff is avalable at the above address. For further
information visit www.simeocks.com

From: Winston Taylor
Sent: Wednesday, September 19, 2007 2:31 PM

To: 'p.nk@manx.net’
Subject: FW: FAQ Winston Taylor - Re D.Moore Appeal

Regards

Winston Taylor
Advocate

24/09:2007



For and on behalf of Simcocks Advocates Limited.
Ridgeway House, Ridgeway Street, Douglas, Isle of Man, IM99 1PY
Tel +44 (0)1624 690300 Fax +44 (0)1624 690349

Simeocks 18 the trading name of Simcecks Advocates Limited, an incorporated legal practice in the Isle of
Man with registered number 104672C. Registered office: Ridgeway House, Ridgeway Street, Douglas, Isle
of Man IM1 1IEL. Tel: +44 (0)1624 690300 Fax 44 (0)1624 690333,

The information cortained in this email and any attachments 1s confidential and may be the subject of
legal, profassional or other privilege. It 15 intended for the named addressee {s) only and rmay not be
disclosed to anyone else without consent from Simcocks. IF you have received 1t 10 error please notify the
sender immediately and deicte it from your system. If you are not the named addressee you must nol
use, disclose, distribute, copy, print, re-transmit or rely on the contents of thls emaill. Thank you for your

co-operation.

A full list of directors and of other legally gualified staff 1s available at the above address. For further
wtfarmation visit www.simgocks.com

From: Evelyn Brown
Sent: Wednesday, September 19, 2007 2:18 PM

To: Winston Taylor
Subject: PW: FAO Winston Taylor - Re D,Moore Appeal

From: Partington, Nixon & Kinrade [mailto:p.n.k@manx.net}
Sent: 19 September 2007 14:14

To: mail

Subject: FAO Winston Taylor - Re D.Moore Appeal

Dear Winston,

We are awaiting the photo’s to forward to Mr. Andy Johnstone at the planning office.
Could you please lorward a.s.a.p.

Yours
Allan Callow

24/09/2007
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