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DEPARTMENT OF ENVIRONMENT FOOD AND AGRICULTURE 
 

TOWN AND COUNTRY PLANNING ACT 1999 
TOWN AND COUNTRY (DEVELOPMENT PROCEDURE) ORDER 2019 

 
Agenda for a meeting of the Planning Committee, 13th February 2023, 10.00am, in 
the Ground Floor Meeting Room of Murray House, Mount Havelock, Douglas 
 
Please note that participants are able to attend in a public meeting in person or 
virtually via Microsoft Teams. For further information on how to view the meeting 
virtually or speak via Teams please refer to the Public Speaking Guide and 
‘Electronic Planning Committee – Supplementary Guidance’ available at 
www.gov.im/planningcommittee. If you wish to register to speak please contact 
DEFA Planning & Building Control on 685950.  
 
 
1. Introduction by the Chairman 
 
2. Apologies for absence 
 
3. Minutes 
To give consideration to the minutes of a meeting of the Planning Committee held on the 30th 
January 2023. 
 
4. Any matters arising 
 
5. To consider and determine Planning Applications 
Schedule attached as Appendix One. 
Please be aware that the consideration order, as set down by this agenda, will be revisited on 
the morning of the meeting in order to give precedent to applications where parties have 
registered to speak. 
 
6.      Site Visits 
To agree dates for site visits if necessary.  
 
7.     Section 13 Agreements 
To note any applications where Section 13 Agreements have been concluded since the last 
sitting. 
 
8.     Any other business 
 
9.    Next meeting of the Planning Committee 
Set for 21st February 2023. 
 

http://www.gov.im/planningcommittee
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 Appendix One 
PLANNING COMMITTEE Meeting, 13th February 2023 

Schedule of planning applications 
 
 

Item 5.1  
Field 430575 (now 435235) Opposite 
Outbuildings Middle Cordeman St Marks 
Country Park  Cordeman Road St Marks 
 
PA22/00782/A 
Recommendation : Refused 

Approval in principle application for the 
erection of tourist and craft units and 
creation of motorhome overnight parking 
facility reserving siting, internal layout, 
drainage, design, means of access, 
landscaping and external appearance for 
future consideration 

 

Item 5.2  
Land South West Of Toilet Block Marathon 
Terrace Queens Promenade Douglas Isle Of 
Man IM2 4NH 
 
PA22/00465/B 
Recommendation : Permitted 

Erection of 6 timber beach huts with 
decking and removable access ramp 

 

Item 5.3  
Fairways Main Road Santon Isle Of Man IM4 
1EP  
 
PA21/01417/B 
Recommendation : Permitted 

Alterations, erection of extension to 
dwelling, formation of a first floor and 
creation of driveway and vehicular access 

 

Item 5.4  
15 South Quay Douglas Isle Of Man IM1 5AR   
 
PA22/01106/B 
Recommendation : Permitted 

Demolition of building and erection of 
structural support. 

 

Item 5.5  
Land To Rear Off Burleigh & Ballabeg Grove  
Main Road Glen Vine Isle Of Man IM4 4BA  
 
PA22/00606/B 
Recommendation : Refused 

Erection of 2 storey detached dwelling 
with integral garage, solar panels to rear 
elevation of roof and installation of air 
source heat pump 

 

Item 5.6  
East Quay Peel Isle Of Man    
 
PA22/01183/B 
Recommendation : Permitted 

The Installation of Electric Vehicle charge 
points 

 

Item 5.7  
Field 124429 Ballalhen Farm, The Lhen 
Andreas IM1 3EH  
 
PA22/00991/A 
Recommendation : Permitted 

Agreement in principle for the erection of 
a farm workers dwelling. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.1   
Proposal : Approval in principle application for the erection of tourist and 

craft units and creation of motorhome overnight parking 
facility reserving siting, internal layout, drainage, design, 
means of access, landscaping and external appearance for 
future consideration 

Site Address : Field 430575 (now 435235) 
Opposite Outbuildings 
Middle Cordeman 
St Marks Country Park  
Cordeman Road 
St Marks 
IM3 3AJ 

Applicant : JR Creer Ltd 
Application No. : 
Planning Officer : 

22/00782/A- click to view 
Mr Richard Boyt 

 
RECOMMENDATION: To REFUSE the application 

______________________________________ 
 
Reasons and Notes for Refusal 
R : Reasons for refusal 
O : Notes (if any) attached to the reasons 
 
R 1.  The proposed development of tourism accommodation and facilities in an unzoned, 
countryside location will unacceptably harm the rural character of the local landscape and 
place an unsustainable reliance on the use of the private motor vehicle for accessing the 
location.  The proposals are not one of the exceptional types of development listed in Policy 
GP3 of the Isle of Man Strategic Plan 2016 and are contrary to Policies BP11, BP12, BP13, 
BP14 and BP15 of the Isle of Man Strategic Plan 2016. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the following Government Departments should be given Interested 
Person Status on the basis that they have made written submissions these do relate to 
planning considerations:  
 
Drainage (DOI) 
Tourism (DFE) 
 
It is recommended that the following should not be given Interested Person Status as they 
are considered to have sufficient interest in the subject matter of the application to take part 
in any subsequent proceedings: 
 
Thalloo, Cordeman Road, St Marks 
 
as they are not within 20m of the application site and the development is not automatically 
required to be the subject of an EIA by Appendix 5 of the Strategic Plan, in accordance with 
paragraph 2B of the Policy. 

_____________________________________________________________ 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00782/A
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Planning Officer’s Report 
 
THIS APPLICATION IS BEFORE THE COMMITTEE AT THE REQUEST OF THE PRINCIPAL 
PLANNER 
 
1.0 THE SITE 
1.1 Site 
The application site is a hardstanding area and part of a field on the southern side of Middle 
Cordeman Farm, now called St Marks Country Park.  The Park consists of several buildings 
including a house, barns, a former farm shop which is now a café/hub and various small 'farm 
park' attractions. 
 
The public access road to the Country Park is from Cordeman Road to the south east of the 
farm around 1 km north of the hamlet of St Marks.  The venue hosts parties and events and 
has 3 tholton holiday cottages remotely situated around the fields. 
 
1.2 Surroundings 
 
The application site is situated in remote open countryside in the central southern part of the 
island, with the Stoney Mountain plantation to the north and a scattering of relatively small 
pastoral farms and houses in the locality with no larger settlements nearby. 
 
The land has no special ecological or landscape designations and can be characterised as 
open incised slopes (D14 in the Landscape Character Assessment).  The locality has a low 
level of scattered human habitation, some equestrian activity and primarily pastoral farming. 
 
2.0 THE PROPOSAL 
2.1 The proposal is in principle for increasing the tourism activities at St Marks Country 
Park by developing 6 tourism chalets, motorhome parking for around 6 vehicles, camping and 
4 or 5 craft studios.  An indicative plan provides a potential layout and shows the chalets as 
being 2no one bedroom units and 4no two bedroom units.  However, the planning statement 
with the application states these might be 2, 3 and 4 bedroom units. 
 
The wider aims of the proposal are stated in the planning statement to be to make St Marks 
Country Park a top tourist attraction within the island to rival and compete with similar sites in 
the UK. 
  
3.0 PLANNING HISTORY 
3.1  
04/02285/B - Farm shop - permitted on review 
06/00303/B - Agricultural building - approved 
06/00830/B - two farmhouses - refused 
06/01320/B - farmhouse - allowed at appeal 
07/00770/B - amendments to farmhouse - approved 
08/01139/B - agricultural building - approved 
10/00714/B - barn - approved 
11/00909/B - 2nd farmhouse - approved 
12/00841/B - Farm shop to café and alterations - approved 
15/00113/B - Extension to barn - approved  
16/00125/B - visitor centre, tourism uses, 3 tholtons and alterations - approved 
16/01258/B - craft workshop and alterations - approved 
18/00471/B - erection of hut, positioning of portacabins (retro) - approved 
19/01144/B - changes to barn (retrospective) - approved 
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4.0 DEVELOPMENT PLAN POLICIES 
4.1  General Policy 3 - Development outside of areas zoned for development - with criteria 
for what types of development may be acceptable in the countryside 
 
4.2 Business Policy 11: Tourism development must be in accordance with the sustainable 
development objectives of this plan; policies and designations which seek to protect the 
countryside from development will be applied to tourist development with as much weight as 
they are to other types of development. Within the rural areas there may be situations where 
existing rural buildings could be used for tourist use and Environment Policy 16 sets out the 
circumstances where this may be permitted. 
 
4.3 Business Policy 12: Permission will generally be given for the conversion of redundant 
buildings in the countryside to tourist use providing that the development complies with the 
policies set out in paragraph 8.10. 
 
4.4 Business Policy 13: Permission will generally be given for the use of private residential 
properties as tourist accommodation providing that it can be demonstrated that such use 
would not compromise the amenities of neighbouring residents. 
 
4.5 Business Policy 14: Tourism development may be permitted in rural areas provided 
that it complies with the policies in the Plan. Farmhouse accommodation or quality self-
catering units in barn conversions and making use of rural activities will be encouraged but 
must comply with General Policy 3 and Business Policies 11 and 12. Other forms of quality 
accommodation in rural areas will be considered, including the provision of hostels and similar 
accommodation suitable for walkers but must comply with General Policy 3 and Business 
Policies 11 and 12. 
 
4.6 Business Policy 15: In new Area Plans, the Department will seek to identify buildings 
and sites which are redundant for tourist use, and will propose new uses therefor. 
 
5.0 REPRESENTATIONS 
Copies of representations received can be viewed on the Government's website. This report 
contains summaries only. 
 
5.1 Malew Commissioners - no objections 
 
5.2 Department of Infrastructure Highway Services - no significant negative impact 
subject to cycle parking and EV points being included. 
 
5.3  DOI Drainage - no drainage to the public highway  
 
5.4  Visit Isle of Man Agency - comments that they have a tourism accommodation growth 
objective to 2032, but have too little information to comment in detail. 
 
5.5 One letter of objection from a resident on Cordeman Road to the east objects on the 
grounds of increased traffic and congestion at changeovers. 
 
6.0 ASSESSMENT 
6.1 Background 
Middle Cordeman Farm, now known as St Marks Country Park has been incrementally 
developed by the applicant over the last 20 years with about one planning application a year 
being submitted, some relating to retrospective proposals. 
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Officers have visited the Park and did not witness any substantial farm operations taking 
place, although surrounding fields appeared to be grazed.  Most of the buildings on site now 
are in use for the operation of the Country Park, which is essentially a farm park open to the 
public around summer weekends.  The former farm shop is now a café hub at the centre of 
the farm park and there are pet animals in the buildings and rare breed farm animals (sheep, 
geese, donkeys, goats etc) in the field.   
 
It is not known if the farm animals are part of a commercial agricultural operation (ie the 
production of food), but there was no evidence of commercial farming during the site 
inspection aside from haylage feed and a couple of tractors. 
 
Since 2016, there has been permission for tholtons and other tourism accommodation, albeit 
these are located away from the central farm building grouping.  These have been visited and 
appear ready for tourism rentals, although no one was staying when they were visited.  It is 
apparent that these rental units are very new. 
  
The farm park has evolved in increments over time and at present is a very small-scale and 
occasional attraction to visitors that is closed in the winter and open at limited hours in the 
summer.  There is no explicit planning permission granted for a change of use from an 
agricultural use to a leisure use, but with various earlier permissions, the change of use is not 
considered of great concern.  There is one farmhouse on site which is understood to have an 
extant farm worker tie condition which must be complied with. 
 
This outline proposal is for a sizeable expansion of the site to what might be described as a 
holiday park.  It relates to land directly south of the main group of former farm buildings and 
would inevitably end any opportunity for neighbourly farming operations in the main buildings 
and yard.   
 
There are plans for access by campervans and potentially 4 bedroom holiday dwellings on the 
land, which would be of substantial size, perhaps larger than the term chalet suggests. 
 
6.2 Principle of Development 
 
The Isle of Man Strategic Plan 2016 is very clear in policy BP11 that the protection of the 
unzoned countryside from built development applies to tourism as much as any other type of 
development.  The preferred method of providing new tourism away from the main 
settlements will be provided in traditional building conversions or the diversification of 
farmhouses and other rural dwellings.  New built development in the countryside threatens 
the rural landscape which is the very reason that the Isle of Man is such an attractive tourism 
destination in the first place. 
Whilst the proposals are situated adjacent to a farm building grouping, St Marks Country Park 
is in an isolated landscape position, visible in long distance views and largely inaccessible 
without using a private vehicle.  It is not close to any nearby villages and it is not close to 
many other tourism attractions, pubs or shops who might economically benefit from the new 
visitors.  Indeed future visitors could turn up on the ferry with a load of food in hand and 
spend largely nothing aside from the holiday rental fee. 
 
The proposals for new tourism accommodation, craft workshops and camping activity do not 
meet any of the encouraged types of rural accommodation laid out in Business Policies 11 to 
15 of the Strategic Plan and as such are contrary to Development Plan policy.   
 
The Visit the Isle of Man Agency highlight that they are seeking 500 new non-serviced, 
distinctive, eco-friendly accommodation units in the next ten years, but these proposals do 
not meet that standard and even if they did, planning policy is such that such new 
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developments would be expected in sustainable locations.  St Marks Country Park is not 
considered a sustainable location as it relies on the use of private vehicles, places built 
development in the open countryside and provides little connection or benefit to other nearby 
attractions or tourism related businesses. 
 
The proposals would result in rural development of a holiday accommodation park based 
around existing activities at the property which would be in conflict with the tourism policies 
of the Isle of Man Strategic Plan which protect the countryside for its own sake and 
encourage sustainable patterns of human activity. 
 
6.3 Other material considerations 
 
The proposals are made in principle, so matters of design and amenity are of diminished 
relevance.  As has already been stated, the building of chalets and craft studios and the 
introduction of campervans and tents would have a negative impact on the rural character of 
the area and would adversely affect the landscape.  In terms of local residential amenity, 
being a remote site means that holidaymakers could stay at the farm park without harming 
local living standards, although there is a derelict farmhouse directly to the east of the 
application site which could experience significant disturbance if reoccupied. 
 
Access to the park is on quiet rural roads which have plenty of capacity and no safety 
concerns.  The Department of Infrastructure do not raise objections on highway matters. 
 
The site has little ecological value and no substantial vegetation such as trees.  The applicant 
suggests that large amounts of landscape planting would be made, but this would be detailed 
consideration later.  This does not overcome the objections raised about landscape impact. 
 
7.0 CONCLUSION 
7.1 The proposals relate to new built development which would transform St Marks 
Country Park into a small holiday park.  The application site is in the countryside and not 
zoned for development and therefore Policy GP3 of the Isle of Man Strategic Plan 2016 
applies that sets out exceptional criteria where development may be permitted.  The 
proposals do not meet any of these criteria and are therefore contrary to this policy.  The 
applicant's representative have informally argued that the development should be recognised 
as of overriding national need (criteria (g) of GP3), however there is no recognition that small 
scale new build tourism chalets, craft cabins and camping are of national need. 
 
In terms of Strategic Plan tourism policies, there is a specific reference to avoiding permitting 
new tourism accommodation in the countryside.  These proposals are clearly at odds with 
planning policy in this regard. 
 
The proposals are considered to be inappropriate development in the countryside, with an 
over reliance on the private car and would denigrate the rural character of the landscape.  
The proposals do not accord with the controls on rural development set out in Policy GP3 and 
are at odds with the sustainable objectives set out Policies BP11 to BP15 which provide 
guidelines of what type of tourism accommodation will be supported.  
 
8.0 INTERESTED PERSON STATUS 
8.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the Department 
considers material;  
(c) the Highways Division of the Department of Infrastructure;  
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(d) Manx National Heritage where it has made written representations that the Department 
considers material;  
(e) Manx Utilities where it has made written representations that the Department considers 
material;  
(f) the local authority in whose district the land the subject of the application is situated; and  
(g) a local authority adjoining the authority referred to in paragraph (f) where that adjoining 
authority has made written representations that the Department considers material. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.2   
Proposal : Erection of 6 timber beach huts with decking and removable 

access ramp 
Site Address : Land South West Of Toilet Block 

Marathon Terrace 
Queens Promenade 
Douglas 
Isle Of Man 
IM2 4NH 

Applicant : Mrs Lisa Leo 
Application No. : 
Planning Officer : 

22/00465/B- click to view 
Mr Peiran Shen 

 
RECOMMENDATION: To APPROVE the application 

______________________________________ 
 
Recommended Conditions and Notes for Approval  
C : Conditions for approval 
N : Notes (if any) attached to the conditions 
 
C 1.  The development hereby approved shall be begun before the expiration of four years 
from the date of this decision notice. 
 
Reason:  To comply with Article 26 of the Town and Country Planning (Development 
Procedure) Order 2019 and to avoid the accumulation of unimplemented planning approvals. 
 
C 2.  No development shall commence until details of the colour and texture of the external 
elevations render have been submitted to and approved in writing by the Department. The 
development shall not be carried out unless in accordance with the approved details and 
maintained thereafter. 
 
Reason:  In the interests of the character and appearance of the site and surrounding area. 
 
C 3.  The storm board is to be installed and secured on the front elevation of all the beach 
huts on site between 1st November to 31st March when the huts are not in use for more 
than three consecutive days. 
 
Reason: to reduce the damage from coastal overtopping 
 
C 4.  The huts rental shall not be undertaken outside the following times: 
 
10:00-21:00 between 1st April and 31st October 
 
Reason:  In the interests of clarity and the amenities of the area. 
 
C 5.  The 6 timber beach huts with decking and removable access ramp hereby approved 
shall be removed and the ground restored to its former condition (grass) in the event that 
they are no longer used or required for a period exceeding a 12 month period. 
 
Reason: The building has been approved solely to meet a identified need and their 
subsequent retention would result in an unwarranted intrusion along the promenade. 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00465/B
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Reason for approval: 
The proposal is considered to comply with General Policy 2, Environment Policy 35 and 
Recreation Policy 2 of the Strategic Plan and Urban Environment Proposal 2 of the Area Plan 
for the East. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the owners/occupiers of the following properties should not be given 
Interested Person Status as they are not considered to have sufficient interest in the subject 
matter of the application to take part in any subsequent proceedings and are not mentioned 
in Article 4(2): 
 
85 Spectrum Apartments, Central Promenade, Douglas 
 
are not within 20m of the application site and the development is not automatically required 
to be the subject of an EIA by Appendix 5 of the Strategic Plan, in accordance with paragraph 
2B of the Policy. 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THE PLANNING APPLICATION IS BEFORE THE PLANNING COMMITTEE AS IT COULD BE 
CONSIDERED CONTRARY TO THE DEVELOPMENT PLAN BUT RECOMMENDED FOR AN 
APPROVAL 
---------- 
After the deferral proposed by the planning committee on the 19th December 2022. The 
applicant has provided an operation statement. The huts will be open from 10:00 to 18:00 
between April and October with extended time to 21:00 when there is firework display on the 
Promenade. They will be rented on a day to day base. These operation details are 
conditioned to protect the amenity of the area.  
 
The applicant has also stated that the huts can be rented out for community event such as a 
small Christmas market. This can be taken under Class B of the TOWN AND COUNTRY 
PLANNING (PERMITTED DEVELOPMENT) (TEMPORARY USE OR DEVELOPMENT) ORDER 
2015. 
 
The huts will have storm protection board on the front elevation between November and 
March to protect them from the weather. A sample colour scheme has also been provided. A 
condition is set for the applicant to receive written approval for the external colour scheme of 
the hut. 
 
Douglas Borough Council has also sent in additional comment explain the Council support the 
huts as an added attraction to the Promenade area and fit in with future plan to encourage 
more use of the beach and the Promenade. 
---------- 
 
1.0 THE SITE 
1.1 The site is the land southwest of the toilet block, Queens Promenade, Douglas, a 
grassed area south of the junction of Queen's promenade and Switzerland Road. It is not a 
part of adopted highways. 
 
2.0 THE PROPOSAL 
2.1 The proposed is the erection of six beach hunts in the middle of the area. 
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2.2 The huts are in two groups of three huts. Each of the beach huts has a pitched roof 
and a door and a window on the front elevation. The hut has timber cladding with a paint 
finish and a mineral-felt roof. There is also a small area of decking in front of the huts and a 
removable ramp to facilitate disability access. 
 
3.0 PLANNING HISTORY 
3.1 There is no previous application considered materially relevant to this application. 
 
4.0 PLANNING POLICY 
Site Specific 
4.1 The site is within an area designated as "Open Space" in the Area Plan for the East. 
The written statement contains the following policies that are considered materially relevant 
to the assessment of this current planning application: 
o Section 6.7  
o Paragraph 6.7. 
o Urban Environment Proposal 2 
 
Planning Constraints 
4.2 The site is within the Douglas Promenade Conservation Area. 
 
4.3 The site is surrounded by areas at high risk of either tidal or surface water flooding 
but not within these areas. 
 
Strategic Policy 
4.4 The Isle of Man Strategic Plan 2016 contains the following policies that are considered 
materially relevant to the assessment of this current planning application: 
o Strategic Policy 3, 4 (a), 5 
o General Policy 2 (b) (c) (g) (h) (i) (k) (m) 
o Environment Policy 35  
o Transport Policy 7 
o Appendix 7.6  
o Recreation Policy 2 
o Community Policy 7, 10 and 11  
 
PPS and NPD 
4.5 Planning Policy Statement 1/01 - Conservation of the Historic Environment of the Isle 
of Man is the only adopted PPS at the moment. It provides supplementary policy on 
developments within any conservation area. 
 
5.0 OTHER MATERIAL CONSIDERATIONS 
Legislation 
5.1 Section 18(4) of the Town and Country Planning Act (1999) states, "(4) Where any 
area is for the time being a conservation area, special attention shall be paid to the 
desirability of preserving or enhancing its character or appearance in the exercise, with 
respect to any buildings or other land in the area, of any powers under this Act". 
 
5.2 Section 143 of the Equality Act (2017) places a duty on public bodies to promote 
equality, eliminate discrimination, advance equality of opportunity and foster good relations. 
 
6.0 REPRESENTATION 
6.1 Douglas Borough Council supports this application (06.06.2022). 
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6.2 DoI Highway Services does not object to this application (24.11.2022). The comment 
states that there is no significant negative impact upon highway safety, network functionality 
and/or parking. 
 
6.3 DoI Flood Risk Management Division does not oppose this application (09.05.2022). 
The comment states that the "proposed area is a zone that is affected by coastal overtopping 
and precautions should be taken to ensure public safety during a weather event". 
 
6.4 Owners/Occupiers of 85 Spectrum Apartment wrote in objection to this application 
(16.05.2022). The comment states that "It was identified under planning application 
15/00594/B that the loss of green space at Queens Gardens and amendments to other 
features will be detrimental to the character and appearance of the DCPA. This development 
risks the same detrimental effects." 
 
7.0 ASSESSMENT 
Conservation Area Statutory Test 
7.1 The walkway is a key element in defining the Promenade. The proposal would alter 
the appearance of a short section of the garden area at the north section of the Promenade. 
Beach huts, while not original to Douglas, do relate to images of sea sides in general, and 
therefore, would be within the right sitting.  
 
7.2 After negotiation with the applicant, the number of beach huts has increased and the 
layout has been trying to mimic the appearance of a terrace, which is the main form for 
buildings on the promenade. The pitched roof and timber cladding also fit in with the 
traditional theme of the Promenade. Therefore, it is considered to have no negative impact on 
the character of the area and passes the test. 
 
Elements of Assessment 
7.3 The key considerations in the determination of the application are the principle of 
development, its impact on the character and appearance of the conservation area, on 
parking provision and on public amenities. 
 
Principle of the Development 
7.4 The area is designated for mixed-use. The garden is an important part of the public 
domain but the proposal is for the benefit of a private business owner. Although seems 
contrary to the definition of "public", this section of the garden lacks sufficient provision for 
leisure facilities at the moment and the proposal is considered to benefit the public with 
better enjoyment of the garden. Therefore, it is considered that the proposed use is 
principally acceptable and the size and its use would not mount up to the loss of public open 
space. 
 
Character and Appearance of the Conservation Area 
7.5 As mentioned in 7.1 and 7.2, it is considered that the proposal would not have a 
negative impact on the character and appearance of the Conservation Area. 
 
Parking Provision 
7.6 The site is located within a town centre location and there are spaces available along 
the promenade for the use of service vehicles. Therefore, it is considered that the impact on 
parking provision is acceptable. 
 
Public Amenities 
7.7 As mentioned in 7.4, and according to Section 6.7 of the written statement of the Area 
Plan, the garden is a part of the public realm. Although the erection of beach huts combined 
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with their occupation would diminish the sense of public usage, this is only a small section of 
the garden and the service is desired by the public.  
 
7.8 As pointed out by the comment, the relocation of the horse tram onto the walkway of 
the Promenade was refused at appeal partially due to reducing public open space under PA 
15/00594/B. However, these two applications are very different. The horse tram would 
occupy a significant width of the entire walkway while the beach huts only occupy a small 
piece of underutilised grass area. The horse tram has moving trams that create uncertainty 
on the impact of people's interaction with the walkway while the beach huts are fixed and 
their impacts are confined to the adjacent area and are very limited. Therefore, it is 
considered to enhance an existing attractive part of the public realm, which is supported by 
Urban Environment Proposal 2 of the Area Plan and Recreation Policy 2 of the Strategic Plan. 
 
Flooding 
7.9 As the site is not within an area affected by flood but is within an area affected by 
coastal overtopping, it is considered that a condition should be attached to monitor the 
impact of coastal overtopping on the development for two years and safety measures to be 
established, reviewed and settle into an overtopping risk assessment. 
 
8.0 CONCLUSION 
8.1 The proposal is considered to comply with General Policy 2, Environment Policy 35 and 
Recreation Policy 2 of the Strategic Plan and Urban Environment Proposal 2 of the Area Plan 
for the East. Therefore, it is recommended for an approval. 
 
9.0 INTEREST PERSON STATUS 
9.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the 
Department considers material;  
(c) the Highways Division of the Department of Infrastructure;  
(d) Manx National Heritage where it has made written representations that the 
Department considers material;  
(e) Manx Utilities where it has made written representations that the Department 
considers material;  
(f) the local authority in whose district the land which the subject of the application is 
situated; and  
(g) a local authority adjoining the authority referred to in paragraph (f) where that 
adjoining authority has made written representations that the Department considers material. 
 
9.2 The decision-maker must determine:  
o        whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o        whether there are other persons to those listed above who should be given Interested 
Person Status. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.3   
Proposal : Alterations, erection of extension to dwelling, formation of a 

first floor and creation of driveway and vehicular access 
Site Address : Fairways 

Main Road 
Santon 
Isle Of Man 
IM4 1EP 

Applicant : Ms Elvie Garcia 
Application No. : 
Planning Officer : 

21/01417/B- click to view 
Mr Paul Visigah 

 
RECOMMENDATION: To APPROVE the application 

______________________________________ 
 
Recommended Conditions and Notes for Approval  
C : Conditions for approval 
N : Notes (if any) attached to the conditions 
 
C 1.  The development hereby approved shall be begun before the expiration of four years 
from the date of this decision notice. 
 
Reason:  To comply with Article 26 of the Town and Country Planning (Development 
Procedure) Order 2019 and to avoid the accumulation of unimplemented planning approvals. 
 
C 2.  Prior to the commencement of the development hereby approved, details of a hard and 
soft landscaping scheme shall be submitted to and approved in writing by the Department. 
 
The landscaping scheme shall include a detailed landscaping layout, details of planting (no 
none non-native species), hard surfacing materials, site levels, and details of the landscape 
features (hedges and trees) marked to be retained on site. 
 
Soft landscaping works shall include: planting plans (at a scale not less than 1:100), written 
specification of planting and cultivation works to be undertaken and schedules of plants, 
noting species, plant sizes and proposed numbers / densities. 
 
No Wildlife Act 1990 Schedule 8 non-native invasive plant species are to be planted on site.  
 
The development shall be carried out in accordance with the approved scheme and shall be 
retained as such thereafter unless changes to the landscaping have been submitted to and 
approved in writing by the Department.  Any additional removal must be compensated for by 
replacement planting in accordance with details which have first been approved in writing by 
the Department.  
  
Reason: To ensure that the development achieves a high standard of design, layout and 
amenity and makes provision for hard and soft landscaping which contributes to the creation 
of a high quality, accessible, safe and attractive environment. 
 
C 3.  The development hereby approved shall not commence until a scheme for the 
provision of an integrated house sparrow terrace, suitable for at least 3 pairs of nesting 
sparrow, to be built into the north-west elevation of the new extension has been submitted 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=21/01417/B
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to the Department for approval. The works to install the house sparrow terrace shall take 
place strictly in accordance with the approved details and shall be completed before the first 
occupation of the development. The house sparrow terrace shall be permanently retained in 
accordance with the approved details. 
 
Reason: To provide adequate safeguards for the ecological species existing on the site. 
 
C 4.  The development hereby approved shall not be occupied until the access and parking 
areas including visibility have been provided in accordance with the approved plans. Such 
areas shall not be used for any purpose other than for access and parking of vehicles 
associated with the development and shall remain free of obstruction for such use at all 
times. 
 
Reason:  In the interests of amenity and/or highway safety. 
 
C 5.  Notwithstanding the provisions of the Town and Country Planning (Permitted 
Development) Order 2012 (or any Order revoking and/or re-enacting that Order with or 
without modification), no extension, enlargement or other alteration of the dwelling, 
structures or other free standing buildings, other than that expressly authorised by this 
approval, shall be erected within the site, without the prior written approval of the 
Department. 
 
Reason: To control development in the interests of the amenities of the surrounding area. 
 
C 6.  The proposed first floor windows to the Southwest Elevation (to the Master Bedroom) 
with views to Burnside on the southwest boundary shall be glazed with obscure glass to 
Pilkington Level 5 or equivalent and permanently retained as such. 
 
Reason: To safeguard the amenities of adjoining occupiers from overlooking and loss of 
privacy. 
 
Reason for approval: 
Overall, whilst the development would not comply fully with Housing Policy 16 as the 
proposal would result in increase in the impact of the building as viewed by the public, and 
as there would be some overlooking of parts of the front garden of 'Burnside' and some 
overshadowing of the side garden of 'Fern Lea' when the sun is west, it is considered that 
the proposal would comply with the requirements of Paragraph 8.12.2 which allows for 
increases in the size of non-traditional dwellings where proposals are for the redevelopment 
of non-traditional dwellings or properties of poor form with buildings of a more traditional 
style. Additionally, the proposal would result in acceptable impacts on highway safety and 
parking (General Policy and Transport Policy 7), as well as acceptable impacts on trees and 
site ecology (Environment Policies 4 and 5). It is, however, important to note that the 
decision on visual impacts is finely balanced when assessed against the requirements of 
Housing Policies 15 and 16, and the principles set out in Policies 2, 3, 4, 5 and 6 of Planning 
Circular 3/91. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the owners/occupiers of the following properties should be given 
Interested Person Status as they are considered to have sufficient interest in the subject 
matter of the application to take part in any subsequent proceedings and are not mentioned 
in Article 4(2): 
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Fern Lea, Main Road, Santon; 
Pound Cottage, Main Road, Santon;  
Burnside, Main Road, Santon; 
 
as they satisfy all of the requirements of paragraph 2 of the Department's Operational Policy 
on Interested Person Status. 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THE PLANNING APPLICATION IS BEFORE THE PLANNING COMMITTEE AS THE PROPOSAL 
DOES NOT COMPLY FULLY WITH HOUSING POLICY 16, BUT THE APPLICATION IS 
RECOMMENDED FOR APPROVAL 
 
1.0 THE SITE 
1.1 The site represents the curtilage of an existing dwelling, Fairways, a detached single 
storey property situated alongside Main Road (A5), Santon. The property which is situated on 
the southern side of the A5 has its rear boundary almost entirely enclosed by the rear garden 
of 'Fern Lea' which sits directly north-east of the application property.  
 
1.2 The property currently does not have vehicular access to the dwelling. Access to the 
property is via a stepped pedestrian access with timber balustrades and gate with the 
entrance positioned almost at the boundary of the highway which abuts the site. The 
dwelling, like the other neighbouring dwellings on this side of the highway have their site 
level set at about 1.2m to 1.5m from the level of the highway. 
 
1.3 There are some trees and shrubs along the site frontage and positioned over the 
retaining wall that forms the entire frontage. The south-west and south-east boundaries are 
lined by timber fence about 1.8m high, while a low wire fence marks the rear (southeast) 
boundary. 
 
2.0 THE PROPOSAL 
2.1 Planning approval is sought for alterations, erection of extension to dwelling, 
formation of a first floor and creation of driveway and vehicular access. 
 
2.2 The proposed works would include: 
2.2.1 Raising the roof of the building from 3.8m to 6.1m and creating first floor 
accommodation above the existing. The works would result in the creation of additional floor 
area measuring about 92.8sqm within the floor area (resulting in a percentage increase in 
floor area by 89.57% over the existing 103.6sqm of floor area). 
 
2.2.2 Replacing the existing mono-pitch roofed glazed porch on the front elevation with new 
pitch roofed Larch or Similar Timber Clad porch. The size of the porch would remain 
unaltered, although its height would be increased from 2.5m to 3.4m. 
 
2.2.3 The projecting flat roofed outrigger on the rear elevation would have a pitch roof over 
to match the new roof pitch and finish. 
 
2.2.4 The alterations to the dwelling would also include creating large sections of glazing on 
the ground floor south elevation. The pitch roof over would be finished in grey roof tiles 
(material not stated), while the external walls would be finished in a blend of painted 
rendered walls and Larch or Similar Timber Cladding. 
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2.2.5 All the windows on the dwelling would be replaced with new Anthracite Grey/Black 
UPVC windows to create a uniform window appearance on the dwelling. The external walls 
would be re-rendered. 
 
2.3 Additional works would include: 
i. Lowering sections of the front garden and creating a new indented parking bays with 
retaining walls and new step to the elevated front garden by the highway. This new parking 
bays would be 4m wide and 12m long with angled edges 1.5m wide to enable better visibility 
from the new parking bays. 
ii. A new lollipop timber fence would be erected around the site boundary, only opening 
up along the site frontage where a new glazed balustrade would be created. 
iii. A new soakaway would be created within the bay. 
 
2.4 Following review of comments by DOI Drainage, the Agent has provided the following 
additional information (8 June 2022) which state that the position of the soakaway on the 
current drawings is indicative and will be determined prior to construction (at Building Control 
Stage) so that it is placed at the required distance from the highway in accordance with the 
relevant highway and manufacturer's regulations and recommendations. 
 
2.5 The revised plans have been submitted with a Cover Letter (dated 18 November 
2022) which states the following: 
a. In addition to the amended layout, the development will significantly improve the 
thermal properties of the existing property, with updated insulation to all elements of the 
building fabric, alongside large sections of South-Facing glazing to take advantage of solar 
gain. 
 
b. The new pitched roof will allow a greater area for the introduction of solar panels, 
which, although not part of this application, can be installed under the Permitted 
Development Order (2012). The renovation and development of this project will provide 
greater airtightness to prevent energy loss, with the potential introduction of an air source 
heat pump and low-voltage Mechanical Ventilation Heat Recovery, also possible under the 
Permitted Development Order. 
 
c. The site currently has its own septic tank/sewage-disposal tank and will also include a 
soakaway so that the property will not need to be mains connected. 
 
3.0 PLANNING POLICY 
3.1 The site lies within an area not designated for development on the Area Plan for the 
East, and site is not within a Conservation Area. The site is not prone to flood risks or within a 
flood risk area and there are no registered trees on site.  
 
3.2 The Character Appraisal within the Area Plan for the East states thus concerning the 
area: 
3.2.1 "Landscape Character Area - Santon (D13) 
Landscape Strategy  
Conserve and enhance: a) the character, quality and distinctiveness of the area, with its 
wooded valley bottoms and wooded horizons; b) its scattered settlement pattern; c) its 
Victorian garden and the railway.  
Key Views  
o Open and expansive views from the higher areas along the rugged coast in the east 
and inland towards the upland areas over Braaid.  
o Incinerator chimney forms a notable landmark in the immediate area.  
o Glimpsed views framed by vegetation in the valley bottoms and along the main roads 
where they follow the wooded valley bottoms.  
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o Views in the northern part of the area up to the Transmitting Masts on top of Douglas 
Head hill top. Views from Isle of Man Steam Railway". 
 
3.2.2 The following part of the Area Plan is also considered relevant: 
"Landscape Proposal 7 (Santon)  
In cases where new development is proposed, applications must demonstrate that it can be 
suitably integrated into the surrounding landscape setting through reasonable mitigation 
measures and considering siting, colours, materials, finishes and the general scale". 
 
3.3 Due to the site location, zoning and the type of proposal, the following parts of the 
Strategic Plan are relevant for consideration: 
 
3.4 The Strategic Plan stipulates a general presumption against development in areas 
which are not designated for a particular purpose and where the protection of the countryside 
is of paramount importance (EP 1 and GP3). However given there is an existing dwelling on 
the site, it is relevant to consider Housing Policy 16 which makes provision for extensions to 
non-traditional properties in the countryside. 
 
3.4.1 Housing Policy 16: The extension of non-traditional dwellings or those of poor or 
inappropriate form will not generally be permitted where this would increase the impact of 
the building as viewed by the public. 
 
3.4.2 Environment Policy 1 states: "The countryside and its ecology will be protected for its 
own sake. For the purposes of this policy, the countryside comprises all land which is outside 
the settlements defined in Appendix 3 at A.3.6 or which is not designated for future 
development on an Area Plan. Development which would adversely affect the countryside will 
not be permitted unless there is an over-riding national need in land use planning terms 
which outweighs the requirement to protect these areas and for which there is no reasonable 
and acceptable alternative." 
 
3.5 Since the site has an established residential use and the site is within a location with 
existing properties, it would also be relevant to consider the general standards of 
development as set out in General Policy 2. This is hinged on the fact that it relates to design 
and amenity; indicating development should be supported provided it, "respects the site and 
surroundings in terms of the siting, layout, scale, form, design and landscaping of buildings 
and the spaces around them...". 
 
3.6 Environment Policies 4 and 5 seek to protect the ecology of sites and important 
habitats. 
 
3.7 Transport Policy 7: The Department will require that in all new development, parking 
provision must be in accordance with the Department's current standards. 
3.7.1 The current standards are set out in Appendix 7: 
Typical Residential - 2 spaces per unit, at least one of which is retained within the curtilage 
and behind the front of the dwelling. 
 
3.8 Other relevant parts of the Strategic Plan include: 
3.8.1 Paragraph 8.12.2: Extensions to properties in the countryside 
As there is a general policy against development in the Island's countryside, it is important 
that where development exists, either in an historic or recently approved form, it should not, 
when altered or extended detract from the amenities of the countryside. Care therefore, must 
be taken to control the size and form of extensions to property in the countryside. In the case 
of traditional properties, the proportion and form of the building is sensitively balanced and 
extensions of inappropriate size or proportions will not be acceptable where these destroy the 
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existing character of the property. In the case of non-traditional properties, where these are 
of poor or unsympathetic appearance, extensions which would increase the impact of the 
property will generally not be acceptable. It may be preferable to consider the redevelopment 
of non-traditional dwellings or properties of poor form with buildings of a more traditional 
style and in these cases, the Department may consider an increase in size of the replacement 
property over and above the size of the building to be replaced, where improvements to the 
appearance of the property would justify this. 
 
3.9 Whist the proposal is not for a replacement dwelling, the changes proposed would 
considerably alter the appearance of the existing house such that the scheme could be 
considered tantamount to a replacement dwelling as significant structural alterations would 
be required. In fact, it would be difficult to argue that the resulting dwelling is not a new 
house as none of the elevations would be similar to the existing. As such, Housing Policy 12 
would be relevant to consider. 
 
3.9.1 Housing Policy 12: The replacement of an existing dwelling in the countryside will 
generally be permitted unless:  
(a) the existing building has lost its residential use by abandonment; or  
(b) the existing dwelling is of architectural or historic interest and is capable of renovation.  
In assessing whether a property has lost its habitable status by abandonment, regard will be 
had to the following criteria:  
(i) the structural condition of the building;  
(ii) the period of non-residential use(2) or non-use in excess of ten years;  
(iii) evidence of intervening use; and  
(iv) evidence of intention, or otherwise, to abandon. 
 
3.10 Other policies within the Strategic Plan which are to be considered are; Infrastructure 
Policy 5, Community Policy 11, Community Policy 7 and Community Policy 10. 
 
4.0 OTHER MATERIAL CONSIDERATIONS 
4.1 Planning Circular 3/91 (Guide to the Design of Residential Development in the 
Countryside) is considered relevant. The section on 'Proportions and Form' on page 4 
provides advise on how to make variations to the floor area of traditional buildings 
(extensions).  
 
4.1.2 Policy 3 states: 
"The shape of small and medium sized new dwellings should follow the size and pattern of 
the traditional farmhouse. They should be rectangular in plan and simple in form. Extensions 
to existing buildings should maintain the character of the original form". 
 
4.1.3 Policy 4 states: 
"External finishes are expected to be selected from a limited range of traditional materials". 
The supporting texts to policy 4 states that "Modern construction and materials may be used 
to achieve a similar external appearance". 
 
4.1.4 Policy 5 sates: 
"Doors and windows together with their size and relationship with each other and the wall 
face should follow traditional rural forms." 
 
4.1.5 Policy 6 states: 
"Chimneys are considered important features and their provision following past patterns is 
recommended." 
4.2 Whilst not adopted planning policy, DEFA's Residential Design Guide (2021) is a 
material consideration in the assessment of this application as, "It is intended to apply to any 
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residential development within existing villages and towns, including individual houses, 
conversions and householder extensions. It is envisaged that separate guidance will be 
provided for dwellings in the countryside, although some of the broad principles set out within 
this document may still be relevant to such proposals".   
 
5.0 PLANNING HISTORY 
5.1 The site has not been the subject of any previous planning applications. 
 
6.0 REPRESENTATIONS 
Copies of representations received can be viewed on the Government's website. This report 
contains summaries only. 
 
6.1 The Department of Infrastructure (DOI) Highways Division have indicated that the 
proposal as amended, raises no significant road safety or highway network efficiency issues 
and as such they  raise no objection to the proposal subject to all access arrangements 
according to Drawing No. JTM2129-P-02 rev B (28 February 2022/24 March 2022/20 May 
2022).  
 
6.1.1 Following review of the revised plans received November 2022, DOI Highways have 
made the following comments (7 December 2022): 
Upon review of the amended documents and additional information, the change to the 
proposal appears to have no impact on the parking, vehicular/pedestrian access or highway 
interaction. Therefore, Highways have no further comments to add to those made on 
20/05/2022. 
 
6.2 The Department of Infrastructure (DOI) Highways Drainage consultation: 
6.2.1 They initially asked for additional information with regard to the private drainage 
arrangements for the driveway in their consultation dated 26 January 2022. 
 
6.2.2 They indicated that the revised plans did not address their concerns and as such they 
would not support the application (22 March 2022). 
 
6.2.3 DOI Highways Drainage have indicated that the parking bays are now shown to fall 
back toward the property with surface water runoff draining to a gully and then discharging 
to a soakaway, and as such the general arrangement is acceptable. They however, noted that 
they would like to see the soakaway located as far as possible from the public highway (18 
May 2022). 
 
6.3 DEFA's Ecosystem Policy Team has made the following comments regarding the 
application (10 March 2022): 
o They note that the plans include the removal of a large stretch of hedge, which is 
likely used by nesting birds - particular house sparrow. 
o They request that a condition is secured on approval for an integrated house sparrow 
terrace, suitable for at least 3 pairs of nesting sparrow, to be built into the north-west 
elevation of the new extension. They further state that plans showing the type of nest box 
and its location on the property, should be provided to Planning for written approval prior to 
works taking place. 
o They also state that that a condition should be secured for a landscape plan to be 
provided showing new native hedge planting in the garden of the property, in particular along 
the west fence line, to make up for the loss of habitat. 
o They advise that thorough checks for nesting birds must be undertaken prior to hedge 
removal. 
o Additionally, they advise that the hedge removal is undertaken outside of the main 
bird nesting season (March - August inclusive) due to the risk to nesting birds. 
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o They advise that advised that through checks for roosting bats must be made prior to 
any alteration of the property. 
o They encourage the applicant to install a bat box high up on the southern elevation of 
the property as an enhancement for bats.  
o They state that if bats are known to roost within the property or a bat, or evidence of 
bats, is discovered before or during the works then the work must stop and advice obtained 
from the Ecosystem Policy Team. 
 
6.4 DEFA's Arboricultural Team have made the following comments regarding the 
application (08/03/22): 
o They indicate that the development is likely to have an impact to the trees within the 
curtilage of the property, however, due to the low quality of the trees, the Department would 
have no issue with permitting their outright removal.  
o They state that the development is likely to increase pressure to remove and/or prune 
state two spruce trees adjacent to the property. However, due to their current size, proximity 
to property, and the evidence that there has been root plate movement in the larger of the 
two trees, the trees are unsuited to the setting as it already exists. 
o They do not object to the application. 
 
6.5 Santon Parish Commissioners have not made any comments on the application 
although they were consulted on (01 December 2021/15 February 2022/16 March 2022/19 
May 2022). 
 
6.6 The owners/occupiers of Fern Lea, Main Road, Santon, object to the application on 
the following grounds (23 December 2021/2 March 2022/7 April 2022/8 June 2022): 
o The property does not have a drive. 
o They refer to poor visibility 
o Impact of construction works on highway safety. 
o Loss of light and privacy concerns. 
o They refer to impact on trees on the application site. 
o They also refer to other matters such as respiratory concerns, position of gas cylinders 
and value of property, and construction impacts on garden wall, which are not planning 
matters. 
o They refer to property boundaries. 
 
6.6.1 Further to reviewing the amended plans submitted by the applicants, the 
owners/occupiers of Fern Lea, Main Road, Santon have made the following comments (1 
February 2023): 
o The amended plans still do address the issue of vision when exiting the property from 
the parking bays.  
o The additional floor will not only impend their view and privacy but block out most of 
light as the sun travels during the day.  
 
6.7 The owners/occupiers of Pound Cottage, Main Road, Santon, object to the application 
on the following grounds (24 December 2021): 
o They refer to impact on trees within their garden; 
o They refer to overlooking of their rear garden, and loss of light; and  
o Construction impact on their property. 
 
6.8 The owners/occupiers of Burnside, Main Road, Santon, object to the application on 
the following grounds (23 December 2021/9 March 2022): 
o They consider that the proposals will adversely affect their actual and perceived 
privacy due to the introduction of windows at first floor level in the rear (south eastern) and 
side (south western) elevations. 
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o They believe that the development fails to accord with the relevant policy on the 
extension of rural dwellings and as such the development would have a harmful effect on the 
countryside in which the application site and its surroundings, are located. 
o They are concerned that the introduction of a new access as proposed could have a 
harmful effect on highway safety, given the speed and amount of traffic which uses the A5. 
o They refer to possibility of encroaching onto their land during construction which is 
not a Planning Matter. 
o They note possible impacts on trees along the boundary with Burnside. 
 
6.8.1 Further to reviewing the amended plans submitted by the applicants, the 
owners/occupiers of Burnside, Main Road, Santon, have made the following comments (9 
Januray 2023): 
o They refer to delays in the determination of the application. 
o They appreciate that the amended plans are trying to address the issues which have 
been raised, however, they do not feel that the changes are sufficient to overcome their 
objections. 
o They refer to the new height of the building and how it fails the requirements of 
Housing Policy 16. 
o They refer to the roof pitch and note that it is shallow (30 degrees) and consider that 
the design is neither traditional considering Planning Circular 3/91 refers to traditional 
cottages as having roofs pitched at 45 degrees), nor modern and innovative. 
o They refer to the dwelling's proportions which they state appears to be a mix of 
traditional elements (gable chimneys, central porch, rendered walls) but with incorrect 
proportions, unsubstantial chimneys, incorrect window shapes and glazing and overall 
appearance but now without any contemporary elements or materials. 
o They state the revised scheme introduce overlooking opportunities and the perception 
of being overlooked from the new windows to the rear and side. 
o They refer to highway safety impacts from the parking bays. 
o They refer to impact on trees and position of the boundary. 
o They state that despite the additional information provided, their original objections 
are still valid and that they would continue to object to this application. 
 
6.9 Applicant's agent have made the following comments (26 January 2022), in response 
to the comments made by the neighbours: 
Fern Lea: 
o The proposals are for a dormer Bungalow and although the proposed ridge height will 
be increased the existing side boundary is being maintained and is approximately between 4-
4.3m from the end gable with the boundary being flanked by vegetation/planting which 
screens both existing views and light. 
o They also address issues with construction safety which is not a planning matter. 
 
Pound Cottage: 
o They state that the area of development closest to the trees is that of a corner post 
and it is unlikely to harm any tree roots from the neighbouring garden. In order to alleviate 
any concerns, a root inspection, within the curtilage of Fairways, will be undertaken prior to 
construction and a suitable construction method applied to avoid any damage to theses roots. 
o They also address concerns with overlooking. 
o They refer to matters related to site boundary adjustments which is not a planning 
matter. 
 
Burnside: 
o They address matter of privacy concern for this property and note that they 
application property is set at a lower elevation relative to its neighbours. 
o They refer to compliance with Rural Planning Policy. 
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o Highway safety, and visual impact of the scheme was also addressed. 
o They refer to contents of land registry documents and impact of construction works 
which are not within the remit of planning. Impact on Living Conditions. 
 
7.0 ASSESSMENT 
7.1 Given the nature and level of development proposed there are a number of issues to 
consider. These include: 
i. the potential visual impact of the works on the existing dwelling and area;  
ii. whether there would be any adverse impacts on the amenities of those in 
neighbouring properties;  
iii. whether there wold be any impacts on Highways safety; and  
iv. whether there would be adverse impacts on site ecology (including trees). 
 
7.2 Visual impact (HP 16, GP2, Paragraph 8.12.2, & Planning Circular 3/91) 
7.2.1 The starting point is perhaps to consider Housing Policy 16 given the property is a 
non-traditional dwelling.  This policy restricts development that would increase the impact of 
the building as viewed by the public. The proposed extension would be mainly within the roof 
space and as such would alter the building appearance and general bulk of the dwelling, 
particularly on the first floor. The above would increase the impact of the building when 
viewed from the surrounding fields to the north and abutting highway. However, the nature 
of the site level relative to the surrounding site levels, which is set considerably lower than 
the neighbours at the rear, and the cluster of trees on its western and eastern boundaries 
would serve to ensure that the extension is not unduly prominent when you approach the site 
from the south and north along the A5.  
 
7.2.2 Housing policy 16 is clear that the extension of non-traditional dwellings should not 
increase their impact as viewed by the public, Paragraph 8.12.2 makes provision for the 
redevelopment of non-traditional dwellings or properties of poor form with buildings of a 
more traditional style and states that in these cases, the Department may consider an 
increase in size of the replacement property over and above the size of the building to be 
replaced, where improvements to the appearance of the property would justify this.  In this 
case, it is considered that although the scheme is not a replacement dwelling, what is 
proposed here would result in a completely new dwelling in terms of appearance. As such, it 
is considered that the provisions of Paragraph 8.12.2 would be applicable in this case. 
 
7.2.3 In assessing the proposal via the lens of Paragraph 8.12.2, it is considered that the 
new scheme would increase the height of the dwelling from 3.8m to 6.1m. Whilst this 
increase would be noticeable, the revised form of the main dwellings core would have a 
traditional appearance with chimneys on both gables and a central covered porch which is 
considerably similar to the traditional forms described in Planning Circular 3/91 as it would be 
rectangular in plan and simple in form. The window and door symmetry would also align with 
the traditional forms in terms of positioning, although it is noted that the dwelling could 
benefit from better window proportions, particularly on the front elevation.  
 
7.2.4 Whilst the dwelling's proportion may not exactly reflect that stipulated in Planning 
Circular 3/91 as it gives a 2.4:1 ratio instead of a 2:1 ratio (within the main core, excluding 
the rear projection), Paragraph 8.12.2 does not stipulate that the new appearance must be 
completely traditional (as defined by Planning Circular 3/91), but that the new appearance 
should have a more traditional style. As such, it is considered that whilst the increased height 
would not fully comply with Housing Policy 16, it would meet the requirements of Paragraph 
8.12.2 which makes allowance for the increase in the height of non-traditional dwellings if the 
appearance bears a more traditional look, particularly as the alterations would result in a 
significant change from the bland, unappealing appearance and poor form to a more 
traditional style with a significantly improved appearance over the existing. 
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7.2.5 In terms of the increase in the buildings size, it is also considered that Paragraph 
8.12.2 allows for an increased dwelling size. Paragraph 8.12.2, however, does not stipulate 
the allowable increase in the dwellings size, although Housing Policy 15 which follows this text 
sets the allowable limit at 50% over the existing. What is proposed within the current scheme 
would result in an increase in floor area by 89.57% over the existing and as such it is 
considered that this weighs against the proposal. 
 
7.2.6 Regarding integration into the existing locale which is a requirement within Policy 2 of 
Planning Circular 3/91 (since dwelling is in the countryside), it is noted that the property sits 
within an existing group of dwellings in the countryside with a varied mix of building heights, 
designs, and building forms, which would ensure easy integration of the altered dwelling. As 
has been noted earlier, this is not a new dwelling, albeit, the alterations and extensions would 
result in a new form and appearance which would give the semblance of new dwelling. 
Granting some of the features which includes wall dormers, top hung casement windows, 
incorrect window shapes, and 30 degree roof pitch do not reflect the standard vernacular 
look, the property sits within a group dominated by traditional properties with a mix of 
modern elements in the form of top hung UPVC casement windows, lean-to front porches, flat 
roofed extensions, hipped roofs, square bay windows, shallow roof pitch, as well as wall 
dormers. As such, it is not considered that the final look of the property would be at variance 
with the character of the surrounding group of dwellings in this part of the countryside. 
 
7.2.7 Given the above, it is considered that although the increased height and floor area, 
dwelling's proportion, window proportions, and roof pitch would not comply fully with the 
requirements of Housing policies 15 and 16, and Planning Circular 3/91, the new traditional 
style of the dwelling, the window and door symmetry, the form of the main core, and the fact 
that it sits within an existing group of dwellings were its new features would be well suited 
complies with Paragraph 8.12.2 (which precedes Housing Policies 15 and 16 and provides 
context to these policies), and elements of Planning Circular 3/91, particularly Policies 2, 3, 5 
and 6. As such, the assessment of the visual impacts is finely balanced. 
 
7.3 Impact on Neighbouring Residential Amenity (GP 2 & the RDG) 
7.3.1 With regard to neighbouring residential amenity, it is considered that the properties 
most likely to be impacted by the development would be ' Fern Lea' situated on the eastern 
boundary of the application site and 'Burnside' on the western boundary. 'Pound Cottage' 
would have the least impact given that the nearest windows on this property are more than 
40m from the proposed first floor windows which look away from this neighbour, with the 
existing large trees on the boundary of the application site serving to further diminish any 
impacts on this neighbouring property. 
 
7.3.2 Impacts on Burnside 
7.3.2.1 When assessing the possible impacts on 'Burside' to the west, the key concern lies in 
the possible privacy concerns resulting from the new first floor windows introduced on the 
side, and the dormer windows to the rear. The windows to the side would have minimal 
impacts as the applicants have indicated that the window would be installed with obscure 
glazing. With the windows to the rear, it is considered that this would introduce new views, 
albeit, the new view would be over the turfed garden and would offer no views into the 
existing property on site which is positioned about 35.2m away (at the closest point). The 
impacts in terms of overlooking or perceived overlooking from this singular window would, 
however, be diminished by the fact that the application property is at a depressed site level 
which is considerably lower than the site level for this neighbour. Besides, there would be 
mutual overlooking over the timber fence from first floor levels which would serve to further 
ameliorate any privacy concerns. This is reinforced by the presence of balconies on Burnside 
which have views towards the application property and at an elevated position. Besides, the 
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nature of the area where the properties are closely knit together, with boundary treatments 
that allow mutual overlooking of garden areas would ensure that any overlooking concern is 
minimal.  
 
7.3.2.2 Whilst there are concerns regarding views to parts of the garden space on 'Burnside', 
the guidance provided by the Residential Design Guide for measuring intensity of overlooking 
as set out within Paragraph 7.5.2 indicates that the intensity of overlooking depends on the 
following factors; the use of the overlooking spot, the use of the area being overlooked, the 
typical duration of usage, and any mitigation methods that can be used to reduce the 
overlooking, such as opaque glazing. In this case, whilst no mitigation can be provided with 
the single first floor window that offers views into parts of Burnside's garden area, a review of 
the Departments Aerial photographs for the affected land area where views could be attained 
from the new window at the rear for 2001, 2006, 2012, 2018 and 2021 show that this turfed 
area is rarely used.  In fact, there was no evidence of the placement of garden paraphernalia 
within the affected area, with the existing aerials only showing garden paraphernalia placed 
at the southern part of the site partly enclosed by mature hedging. Given the above, it is not 
considered that the concerns with overlooking or perceived overlooking regarding 'Burnside' 
would be sufficient to warrant refusal of the scheme. 
 
7.3.3 Impacts on Fern Lea 
7.3.3.1 In assessing possible impacts on 'Fern Lea' it is not considered that the new scheme 
would result in significant loss of light for this neighbour as they have suggested in their 
comments. This is hinged on the fact that the raised roof (by about 2.3m) would be 
positioned about 6.8m to the southwest of the neighbour - not directly south, with the 
orientation of the application property relative to this neighbour further serving to diminish 
overshadowing impacts, given that the impact of overshadowing increase if the new 
property/extension is to the south of a neighbouring property as the sun's orientation is east 
to west (See Paragraph 7.3.3 of the Residential Design Guide).  
 
7.3.3.2 It would be vital to note here that the key concern with overshadowing of 'Fern Lea' 
lies with the large trees situated along its southern boundary and directly south of the 
property which casts significant shadows over 'Fern Lea', as these place it within a constant 
shadow for most parts of the year. As such, the new development being about 6.8m away 
and 6.1m high would do little in exacerbating the existing overshadowing caused by the 
trees. Besides, Fern Lea is on a slightly elevated level comparative to the application site.  
 
7.3.3.3 In terms of overlooking impacts on Fern Lea, it is considered that there would be no 
overlooking impacts or loss of privacy given that no first floor windows would be installed on 
the elevation overlooking this neighbour. 
 
7.3.4 Impacts on Pound Cottage 
7.3.4.1 In terms of impacts on 'Pound Cottage', it is not considered that loss of light or 
overshadowing would occur given the separating distance between both properties which is 
more than 37m. It is also considered that overlooking would not result given the orientation 
and separating distance between both dwellings.  
 
7.3.4.2 In terms of impacts on trees, it is considered that the revised scheme would not bring 
the development close to any of the within adjoining properties. As such, there would be no 
impacts on trees.  
 
7.3.4.3 It terms of overlooking impacts, it is considered that the current residential curtilage 
lies 18.9m directly northeast of the application site and about 33m away from the proposed 
rear window where no views would be attainable. Moreover, there are large trees situated 
along the southeast boundary of the application site which would ensure that there would be 
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no views to the rear garden of Pound Cottage. As such, it is not considered that overlooking 
would also result in the current case. 
 
7.4 Impacts on Ecology and Trees (GP2, EP4 and 5) 
7.4.1 As has been established in section 6.3 of this report, the application site has the 
potential to house important ecology, considering it has biota that could be significant to birds 
and other important wildlife species, particularly House Sparrows. Given the above, DEFA 
Ecology has requested the imposition of conditions regarding house sparrows and landscape 
plan which would serve to ensure that the development does not result in detrimental 
impacts on ecology. As such, suitable conditions would be attached as requested by DEFA 
Ecology to ensure the scheme complies with the requirements of Environment Policies 4 and 
5 of the Strategic Plan.  
 
7.4.2 In reviewing the impact on trees, the comments by DEFA's Arboricultural Team are 
particularly relevant. In this case, they suggest that whilst the scheme would have some 
measure of impact on the trees on site, their current size, proximity to the property, their 
state (health), and the state/condition of their current locations would not alter considerably 
their current condition and contribution to the site and area. With regard to any impacts on 
trees within the adjacent sites, it is considered that the revised proposal would not bring the 
dwelling close to any adjoining tree as the only addition to the footprint of the property would 
be to the northwest of the existing dwelling and within the front garden. As such, it is not 
considered that there would be any significant adverse impacts on trees within adjacent 
properties.  
 
7.4.3 Whilst comments from the neighbours regarding impacts on the trees situated within 
the site and adjacent to the site boundary are noted, the advice from the Arboricultural Team 
who have the expertise to advise on trees suggest that any impacts on trees within the site 
would not be significant when assessed against the current state of the trees, and suggest 
these trees are unsuited to the setting as it already exists. Additionally, the revised scheme 
would not bring the development closer to any of the nearby trees. As such, the concerns 
that the scheme would adversely impact on the health and survival of the aforementioned 
trees are diminished in the current case.  
 
7.5 Highway Impacts 
7.5.1 In terms of highway safety impacts, it is noted that the proposed works would provide 
two new parking spaces for the property, which would be sufficient for the residential use of 
the property. It is also considered that DOI Highways consider that there are no concerns 
with highway safety as it relates to visibility or safety of the parking provisions. Given the 
above, it is considered these elements of the scheme comply with the requirements of 
General Policy 2 (h & i) and Transport Policy 7 of the Strategic Plan. 
 
7.6 Other Matters 
7.6.1 The matters related to construction traffic and parking, property values, property 
boundaries and definition of curtilages, and general construction impacts (including 
construction impacts on garden wall), respiratory concerns, and position of gas cylinders, 
bear no weight as material planning considerations and as such cannot be considered in the 
assessment of this planning application. These issues would be better addressed via the 
appropriate legislation outside the remit of planning. 
 
8.0 CONCLUSION 
8.1 It is considered that the increased height and floor area weigh against the proposal. It 
is also considered that the potential to overlook part of the front garden of 'Burnside' and 
create some overshadowing for the side garden of 'Fern Lea' weighs against the application, 
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although the impact of overshadowing is considerably diminished by the impact of the trees 
south of 'Fern Lea'.  
 
8.2 Conversely, the fact that the altered building would be changed from its non-
traditional poor form to a more traditional style (in accordance with Paragraph 8.12.2 of the 
Strategic Plan) with the appearance of the dwelling significantly improved, the acceptable 
highway safety impacts, the acceptable impacts on trees and biodiversity, and the fact that 
the altered dwelling fits with the character of the area which has predominantly traditional 
dwellings with observable modern elements, tilts the decision in favour of the proposal. 
 
8.3 Overall, it is concluded that although there are elements of the scheme which weigh 
against the proposal, the acceptable elements of the proposal outweigh any detrimental 
impacts that could result, particularly as the scheme would result in a significantly improved 
dwelling over that which currently exists with minimal impacts on neighbouring amenity. It is, 
therefore, recommended that the planning application be approved subject to the 
recommended conditions.  
 
9.0 INTERESTED PERSON STATUS 
9.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the Department 
considers material;  
(c) the Highways Division of the Department of Infrastructure;  
(d) Manx National Heritage where it has made written representations that the Department 
considers material;  
(e) Manx Utilities where it has made written representations that the Department considers 
material;  
(f) the local authority in whose district the land the subject of the application is situated; and  
(g) a local authority adjoining the authority referred to in paragraph (f) where that adjoining 
authority has made written representations that the Department considers material. 
 
9.2 The decision maker must determine:  
o whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o whether there are other persons to those listed in Article 4(2) who should be given 
Interested Person Status. 
 
9.3 The Department of Environment Food and Agriculture is responsible for the 
determination of planning applications.  As a result, where officers within the Department 
make comments in a professional capacity they cannot be given Interested Person Status. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.4   
Proposal : Demolition of building and erection of structural support. 
Site Address : 15 South Quay 

Douglas 
Isle Of Man 
IM1 5AR 

Applicant : Mona Development Company Limited 
Application No. : 
Principal Planner : 

22/01106/B- click to view 
Mr Chris Balmer 

 
RECOMMENDATION: To APPROVE the application 

______________________________________ 
 
Recommended Conditions and Notes for Approval  
C : Conditions for approval 
N : Notes (if any) attached to the conditions 
 
C 1.  The development hereby approved shall be begun before the expiration of four years 
from the date of this decision notice. 
 
Reason:  To comply with Article 26 of the Town and Country Planning (Development 
Procedure) Order 2019 and to avoid the accumulation of unimplemented planning approvals. 
 
C 2.  Within two months of the demolition of the building hereby approved the exposed 
gable elevation (east of Nr 15) is to be finished in a painted render finish and retained 
thereafter. 
 
Reason: in the visual amenities of the area. 
 
C 3.  Within two months of the demolition of the building hereby approved the new 
blockwork wall with painted render finish to the front of the warehouse building (north 
elevation) and as shown on drawing M/8831/2 shall be completed and retained thereafter. 
 
Reason: in the visual amenities of the area. 
 
C 4.  The two steel buttress as shown on drawing M/8831/2 shall be completed as shown 
and retained thereafter. 
 
Reason: In the visual amenities of the area. 
 
C 5.  Prior to the commencement of any development a fencing/walling plan shall be 
submitted and approved in writing by the Department which demonstrates how the former 
area which accommodated by Nr 15 shall be fences/walled off.  This approved 
fencing/walling scheme shall be completed within two months of the demolition of the 
building and retained thereafter.  No approval is hereby given for the use of this area for any 
purpose. 
 
Reason: In the visual amenities of the area. 
 
C 6.  No development shall commence until a full and comprehensive photographic survey of 
the main building 15 North Quay; has been submitted to and agreed in writing by the 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/01106/B
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Department.  The photographic survey should be undertaken as outline on the Department 
website which lists the relevant criteria of what and how a photographic survey should be 
undertaken. Please see "Is My Building Registered" section of the web site. 
 
Reason:  In order to retain a record of the site in the interests of local history. 
 
Reason for approval: 
Overall, it is considered the proposal would have no significant impacts upon public or 
private amenities and would therefore comply with the relevant policies of the IOM Strategic 
Plan 2016 and Area Plan for the East 2020. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the following persons should be given Interested Person Status as 
they are considered to have sufficient interest in the subject matter of the application to take 
part in any subsequent proceedings and are not mentioned in Article 4(2): 
 
Owner/occupier of 14 South Quay, Douglas as they satisfy all of the requirements of 
paragraph 2 of the Department's Operational Policy on Interested Person Status (July 2018). 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THIS APPLICATION IS BEFORE THE PLANNING COMMITTEE AS IT COULD BE CONSIDERED 
CONTRARY TO THE DEVELOPMENT PLAN BUT RECOMMENDED FOR AN APPROVAL 
  
1.0 THE SITE  
1.1  The site 15 South Quay, Douglas currently form part of two semi-detached traditional 
properties, with Nr 14 South Quay to the west being physically attached.  The application site 
is a three storey  traditional Manx stone property.  The roof was removed a number of years 
ago and currently the property is essential a shell of a building. 
 
1.2 Historically (approximately until 1970's) the site and Nr 14 formed part of a row of 
Victorian Terraces which ran along the majority of South Quay.  The majority of these 
terraces have since been demolition with industrial/warehouse/office buildings.  The site and 
Nr 14 are the last two remaining properties along this section of South Quay.   
 
1.3 To the rear of the application site is an industrial building which is currently within the 
ownership the application.  Nr 14 is in separate ownership. 
 
2.0 THE PROPOSAL 
2.1  Planning approval is sought for the demolition of building and erection of structural 
support to the eastern gable end wall of Nr 14/remaining walling of Nr 15.  This exposed 
section would be finished in painted render.  The ground area would then be finished in 
compacted hardcore.  The area would not be used for parking. 
 
2.2 Currently the rear wall of the Nr 15 links to the rear warehouse building.  It is 
proposed to erect a blockwork wall finished in painted render to essential fill in the void that 
the removal of the rear wall would leave.  
 
3.0 PLANNING POLICY 
3.1  The site lies within an area of "Mixed Use Proposals Area - Quayside" and “Proposed 
Comprehensive Treatment Area - 3. Riverside and Peel Road" on the Area Plan for the East 
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2020.  The site is not within a Conservation Area, but is opposite of North Quay Conservation 
Area.   
 
3.2  The following policies are considered relevant from the Area Plan: 
3.2.1 Mixed Use Area 7 - The Quayside states:  "The Quayside area has undergone 
regeneration on its northern side which has enhanced the area as a destination for people 
visiting restaurants and bars. On its southern side, industrial uses in older warehouse type 
buildings predominate. Redevelopment of the southern side to complement the quayside as a 
whole is to be encouraged. The Quays are also strategic freight corridors and maintaining 
access for commercial vehicles, including HGV's, must be considered in any proposed 
development.  
Due to the former industrial uses of South Quay, significant site preparation including 
decontamination may be required." 
 
3.2.2 Town Centre - Mixed Use Proposal 7 states: "There will be a presumption in favour of 
food and drink and other leisure-type uses on North Quay.  
 
There will be a presumption in favour of the comprehensive re-development of the southern 
side of the quay, including the potential re-positioning of the highway of South Quay between 
Old Castletown Road and Fort Anne Road, for new uses in the following categories:  
o Tourism  
o Offices  
o Food and Drink  
o Leisure  
o Reception and function venues  
o Business hubs/share-service offices  
o Residential uses at first floor level and above." 
 
3.2.3 Within the Area Plan the Comprehensive Treatment Area Objectives are outlined: 
"i. Optimise use of land and buildings;  
ii. Unlock difficult sites;  
iii. Assist with a co-ordinated approach to development;  
iv. Improve the urban environment and visual amenity;  
v. Encourage further investment;  
vi. Provide for space for Douglas Town Centre to grow; and  
vii. Improve access and provide better linkages." 
 
3.1.4 CTA Proposal 3 - Riverside and Peel Road (Treatment Plan)  states: 
"Development of this area could include leisure, retail warehouse (bulky goods) and 
residential uses. The acceptability of the range of uses and their precise location shall be 
assessed as part of a development brief taking into account accessibility, highway impact, 
design, visual impact and flood mitigation. The presence of buried river channels and 19th 
century water management channels such as mill leats may require carefully engineered 
groundworks. Provision for a cycle route that links to existing and future cycle networks 
including the Heritage Trail shall be included." 
 
3.2 The Isle of Man Strategic Plan (2016) contains a number of relevant policies. 
 
3.2.1 Strategic Policy 1 indicates that best use should be made of resources by optimising 
the use of previously developed land. 
 
3.2.2 General Policy 2 sets out general 'Development Control' considerations, and indicates 
that developments which accord with land use zonings will be supported only where they 
meet these.  Where a proposal does not comply with the land use zoning however, it is 
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considered that the general considerations are still capable of being relevant.  These include 
whether the proposal: 
- does not adversely affect the character of the surrounding townscape (c); 
- does not adversely affect the amenity of local residents or the character or the locality (g) 
- provides safe and convenient access for all highway users, adequate parking, servicing and 
manoeuvring space (h) 
- does not have an unacceptable effect on road safety (i) 
- is not subject to an unreasonable risk of flooding (l) 
 
3.2.3 Paragraph 7.30.1 states indicates that views out of a Conservation Area can contribute 
significantly to its character and this point is addressed in Environment Policy 36 which 
indicates that development outside of, but close to, the boundary of a Conservation Area will 
only be permitted where it will not detrimentally affect important views into and out of the 
Conservation Area. 
 
4.0 OTHER MATERIAL CONSIDERATIONS 
4.1 The Council of Ministers have approved an Action Plan to Reform the Planning System 
(hereafter "The Action Plan").  The document "Reform of the Planning System - Programme 
for Government 2016 - 2021" GD2018/0031 was laid before Tynwald on 15th May 2018.  One 
of the actions set out within this is that, "Council of Ministers have agreed the following Policy 
with immediate effect: In order to continue to incentivise and support site redevelopment and 
the associated economic development, Planning Approval should not normally be given for 
brownfield sites to be used as temporary car parks" and that this is important, "To ensure 
faster brownfield site redevelopment and encourage socio-economic development". 
 
4.2 The Central Douglas Master-plan is not a statutory document but was approved by 
Tynwald in 2015, "as a general framework for the development of Central Douglas, a material 
consideration in the determination of planning applications and the formulation of planning 
policy, most notably the Area Plan for the East". The format of the Master-plan was intended 
to ensure that, "The evidence base and project proposals could be reviewed for inclusion in 
the Area Plan for the East".  It breaks the area down into 8 Character Areas based on a 
combination of function and identity. Within each Character Area individual project proposals 
are set out to strengthen the Character Areas, and carry forward the Vision and Objectives.  
It forms part of the evidence base to the Area Plan. 
 
4.3 Report of the Select Committee of Tynwald on the Development of Unoccupied urban 
sites (2017-2018) (hereafter "The Select Committee Report" recommended that,  
 
"Tynwald calls upon the Council of Ministers and all Departments to use every means at their 
disposal to encourage and prioritise the development of unoccupied or previously developed 
urban sites ahead of building on greenfield sites in the Manx countryside; and in particular 
that Tynwald is of the opinion that urgent action should be taken … (iv) to use the planning 
system, taxation and other potential incentives to discourage greenfield development; (v) to 
use the planning system, taxation and other potential incentives to encourage brownfield 
development in Development Zones in Douglas and in other urban areas". 
 
4.4 The Manual for Manx Roads (published by the Department of Infrastructure) sets out 
detailed guidance on highways matters. 
 
5.0 PLANNING HISTORY 
5.1  There are no previous planning application which are considered relevant in the 
determination of this application. 
 
6.0 REPRESENTATIONS 
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6.1 Douglas Borough Council have no objection (19.09.2022). 
 
6.2 DOI Highways Services made the following initial comments (15.09.2022): 
" After reviewing this Application, Highway Services HDC finds it to have no significant 
negative impact upon highway safety, network functionality and /or parking. The Applicant is 
advised that highway licences may be necessary for the placing of equipment and / or 
materials in the highway during works." 
 
6.3 Registered Building Officer comments (29.11.2022); 
"No15 and its neighbour No14 represent the very last buildings of a lost terrace and 
streetscape that once formed this part of south quay. Both buildings have clearly suffered 
from neglect with their condition worsening in recent years. Whist not protected in any way, 
they have some local heritage value and until recently No 15's fine fanlight, doorcase, door 
and box sash windows were in place. It is difficult to see how the loss of No15 will not 
ultimately result in the loss of No14 also. It is a disappointing to see that once demolished the 
proposal will result in no more than providing a buttress to No14. The loss of these structures 
is the final clearance of this section of south quay and a lost opportunity to retain two 
properties that had until now survived the previous extensive clearances.  
 
The demolition of the building should be seen as regrettable and a potential risk to the 
surviving no14.  
 
The building should be recorded although for historic interest reasons." 
 
6.4 Owner/occupier of 14 South Quay, Douglas has objected to the application on the 
following summarised grounds (14.10.2022); The partial demolitions which have been carried 
out already at No 15 South Quay have left my adjoining building No 14 without lateral 
structural support and it has suffered continuous damage from that time. I believe these 
structural demolitions were carried out without a planning submission; My understanding is 
that the owners of No 15 wish to demolish the building to create car parking and have given 
no indication of any future plan to rebuild any structure on the cleared area adjoining my 
building which would reinstate lateral support.  The proposed plan has steel shores which are 
smaller and not of the scale or appearance previous structural engineer's drawing had shown. 
There is retention of part of the front wall to form an unsightly stone buttress and no detail of 
the finishes to the proposed exposed gable and rear wall which will form the new front 
elevation of the warehouse portion of the building. There is no drawing showing this existing 
connecting wall and openings between the offices, no.15 and the warehouse, nos.15/16, 
which is the rear portion of the building. This wall currently has exposed window openings at 
second floor level and Redacted blocked up windows behind the existing window frames at 
first floor level and ground floor level together with the connecting doorway into the 
warehouse.  I believe the application is partial demolition of numbers 15/16 South Quay as 
these are connected and a single building. There is no detail for the weathering of the new 
exposed (east) gable, chimney and roof. There is also no notes or drawings to show the 
proposed closure of the connecting doorway or replacement door on the proposed new front 
(north) elevation of the warehouse section. To my knowledge there is no application for a 
new building on the demolished part of the development and I must therefore conclude that 
this demolition and supporting structures as shown in the drawings submitted to Planning and 
Building Control Directorate are permanent. Permanent demolition of No 15, leaving only my 
property at No 14 standing with steel shores and stone buttresses in what was originally a 
terrace of similar buildings would be contrary to Planning Policy and detrimental to the 
character of the area and the streetscape of the Quay.  
 
7.0 ASSESSMENT 
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7.1 The principle issues with the application is the land use zoning and whether the use of 
the site as proposed is acceptable; potential visual  impact upon the street scene and upon 
views in and out of the Conservation Area; and Highway Safety. 
 
The land use zoning / use of site 
7.2 The demolition of the roof, removal of windows a number of years ago, essential 
results in the building have a nil use class.  The demolition of the building would continue this 
nil land use given it is not proposed to use the site for any other purposes.  A condition 
should be attached which seeks fencing be erected around the boundaries of the site to avoid 
the site being used for parking or any storage etc., which would go against the Council of 
Ministers wishes, which seeks to restrict brownfield sites for car parks especially; as this may 
discourage the re development of the site. 
 
7.3 Arguable the demolition of the building which is not with a Conservation Area nor 
registered may improve the likelihood of redevelopment, being a cleared site.  It should be 
noted that if this building was not connected to Nr 14 (and possible the rear industrial unit), 
then planning permission would not be required to demolish it.   Again, as outlined by the 
Registered Building Officer if this property is demolition and for example the neighbouring 
property Nr 14 becomes a standalone building, then this also could be demolished without 
planning approval; albeit as their as smaller section of Nr 15 being retained (as proposed) 
then this may not be the case. 
 
Potential visual impacts upon the street scene and upon views in and out of the Conservation 
Area 
7.4 Currently, the appearance of the shell of the building cannot be argued to have a 
positive impact upon the street scene or the adjacent Conservation Area.  Having said this, 
having a cleared site is also not an attractive feature.  However, from views from the 
Conservation Area given the majority of the works (exceptional being the steel buttress) 
would reduce the amount of building development on the site; it may have a neutral or 
slightly less impact upon the views from the Conservation Area (views across marina) and 
therefore has neutral effect upon important views into and out of the Conservation Area and 
therefore complying to Environment Policy 36. 
 
Highway Safety  
7.5 The comments from DOI Highway Services are noted and relied upon in this regard, 
and so it is considered that the proposal is acceptable in terms of highway safety. 
 
Other Matters 
7.6 In terms of structural issues in relation to the neighbouring property, this is a civil 
matter between the relevant parities.  Building Control would consider how the demolition of 
the works is to be undertaken and are appropriate.  It is advisable that the applicants/owners 
of Nr 14 undertaken structural reports prior to works commencing. 
 
8.0 CONCLUSION 
8.1  Overall, it is considered the proposal would have no significant impacts upon public or 
private amenities and would therefore comply with the relevant policies of the IOM Strategic 
Plan 2016 and Area Plan for the East 2020.  Accordingly, the application is recommended for 
an approval. 
 
9.0  INTERESTED PERSON STATUS 
9.1  By virtue of the Town and Country Planning (Development Procedure) (No 2) Order 
2013 (Article 6(4)), the following persons are automatically interested persons: 
(a) The applicant, or if there is one, the applicant's agent; 
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(b) The owner and the occupier of any land that is the subject of the application or any 
other person in whose interest the land becomes vested; 
(c) Any Government Department that has made written submissions relating to planning 
considerations with respect to the application that the Department considers material  
(d) Highway Services Division of Department of Infrastructure and  
(e) The local authority in whose district the land the subject of the application is situated. 
 
9.2  The decision maker must determine:  
o whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o whether there are other persons to those listed in Article 6(4) who should be given 
Interested Person Status. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.5   
Proposal : Erection of 2 storey detached dwelling with integral garage, 

solar panels to rear elevation of roof and installation of air 
source heat pump 

Site Address : Land To Rear Off Burleigh & Ballabeg Grove  
Main Road 
Glen Vine 
Isle Of Man 
IM4 4BA 

Applicant : Hartford Homes Ltd 
Application No. : 
Planning Officer : 

22/00606/B- click to view 
Mrs Vanessa Porter 

 
RECOMMENDATION: To REFUSE the application 

______________________________________ 
 
Reasons and Notes for Refusal 
R : Reasons for refusal 
O : Notes (if any) attached to the reasons 
 
R 1.  The principle of residential development within this site is acceptable only as per the 
land use designation. The proposed property is of a form and appearance which is out of 
keeping with the overall character and appearance of the streetscene which is not 
compatible with the surrounding architectural vernacular evident with the site's vicinity. As 
such, the development would appear incongruous within the immediate locality and unduly 
prominent, and thus detrimental to the character of the locality. Therefore the application is 
considered to fail General Policy 2 and Environment Policy 42 of the Strategic Plan. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the owners/occupiers of the following properties should not be given 
Interested Person Status as they are considered to not have sufficient interest in the subject 
matter of the application to take part in any subsequent proceedings and are not mentioned 
in Article 4(2): 
 
Suncrest, as they do not satisfy all of the requirements of paragraph 2 of the Department's 
Operational Policy on Interested Person Status. 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THIS APPLICATION IS REFERRED TO THE PLANNING COMMITTEE ON THE 
RECOMMENDATION OF THE PRINCIPLE PLANNING OFFICER 
 
THE APPLICATION SITE 
1.1 The application site is within part of the rear garden of Burleigh and part of the current 
estate which was built recently and was in the applicant's ownership, of which the properties 
have been sold off. The site is in connection with the current part of the estate, which is 
being built. 
 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00606/B
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THE PROPOSAL 
2.1 The current planning application seeks approval for the erection of a two storey, 4 
bedroomed integral garage property. 
 
2.2 The proposed property is to match the existing properties within the streetscene in terms 
of materials. 
 
PLANNING HISTORY 
3.1 The following applications are relevant in the assessment of this application; 
19/01396/B - Erection of seven detached dwellings with integral garages including access 
roads, drainage and landscaping - Permitted 
18/00995/REM - Reserved matters application relating to PA 16/01316/A for the erection of 
seven detached dwellings with integral garages with associated roads and services, 
addressing siting, internal layout, design, external appearance and landscaping - Permitted. 
16/01316/A - Approval in principle to construct 7 detached dwellings with garages (including 
details of internal site layout, means of access and landscaping) - Permitted 
14/01218/A - Approval in principle for erection of seven detached dwellings with garages to 
replace existing dwellings and ancillary outbuildings addressing means of access - Permitted 
 
PLANNING POLICY 
4.1 The site lies within an area zoned as Predominantly Residential on the Area Plan for the 
East - Map 10 - Crosby/ Glen Vine. The property is not within a Conservation Area or a Flood 
Risk Zone. 
 
4.2 Given the nature of the application and the land designation there are several relevant 
policies from the Isle of Man Strategic Plan including; 
- Strategic Policy 1 which sets out that development should be located to make best use of 
previously developed land. 
- Strategic Policy 2 which sets out that new development must be in existing settlements 
unless it complies with GP3. 
- Strategic Policy 5 which seeks that new development is designed to make a positive 
contribution to the environment of the Island. 
-Strategic Policy 10 which seeks that new development should be located and designed to be 
make use of the existing transport network. 
- General Policy 2 which sets out detailed "development control" considerations. 
- Housing Policy 4 which sets out that new housing must be located primarily within our 
existing towns and villages. 
- Transport Policy 4 which sets out that new housing must be designed to be capable of 
accommodating vehicle and pedestrian journeys generated by the development in a safe and 
appropriate manner. 
- Transport Policy 7 which seeks that parking provisions of new development mist be in 
accordance with the Departments current standards. 
- Environment Policy 42 which sets out that new development in existing settlements must be 
designed to take account of the particular character and identity 
 
4.2.3 The strategic plan gives guidance on the interpretation of "Backland development(2)" 
(which is development on the land at the back of properties) may also be acceptable in some 
circumstances, but only if satisfactory access can be achieved and if there is sufficient space 
to provide adequate amenity for both new and existing adjoining dwellings. 
 
4.2.4 The strategic plan also gives advice regarding Local Distinctiveness of an area and 
states, ""The design of new development can make a positive contribution to the character 
and appearance of the Island. Recent development has often been criticised for its similarity 
to developments across the Island and elsewhere - "anywhere" architecture. At the same 
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time some criticise current practice to retain traditional or vernacular designs. As is often the 
case the truth lies somewhere between the two extremes. All too often proposals for new 
developments have not taken into account a proper analysis of their context in terms of 
siting, layout, scale, materials and other factors. At the same time a slavish following of past 
design idioms, evolved for earlier lifestyles can produce buildings which do not reflect twenty 
first century lifestyles including accessibility and energy conservation. While there is often a 
consensus about what constitutes good and poor design, it is notoriously difficult to define or 
prescribe"." 
 
4.3 Other Material Considerations 
 
4.3.1 The Department has published the Residential Design Guidance (July 2021) which 
provides advice on the design of new houses and extensions to existing property as well as 
how to assess the impact of such development on the living conditions of those in adjacent 
residential property. This includes specific guidance on new houses, and impacts on 
Neighbouring Properties. 
 
4.3.1 The recently released Residential Design Guidance 2021 is also a material consideration 
particularly those parts in respect of good neighbourliness and overlooking.  
 
REPRESENTATIONS 
5.1 The following representations can be found in full online, below is a short summery; 
 
5.2 Highway Services have considered the proposal and state, "After reviewing this 
Application, Highway Services HDC finds it to have no significant negative impact upon 
highway safety, network functionality and /or parking. Garage would not count towards 
parking due to dimensions being less than the recommended size. Instead, it may be used for 
storage of bicycles and other items with an adequately sized driveway for shared pedestrian 
and vehicle use and parking of two cars side by side. The proposed access exit visibility splays 
are to be maximised and suitable for low flow speed environment. The current S4 Highway 
Agreement may require variation to form the access connection to the new street." 
(01.06.22) 
 
5.3 Marown Parish Commissions have considered the proposal and object on several grounds 
including but not limited to, the back history of the site and whether first time buyer housing 
and open space are required. (17.06.22) 
 
5.4 DEFA Biodiversity have considered the application and stated that they request that bird, 
bee and bat boxes are set down as a condition due to the removal of the mature trees. 
(09.06.22) 
 
5.5 DEFA Forestry have written in to state that they have no objections to the proposal 
subject to conditions. (12.10.22) 
 
5.6 The owner/ Occupier of Suncrest has written in to state that they are in a dispute with 
the developer over their boundary line. (16.06.22) 
 
ASSESSMENT 
6.1 The main issues to consider in the assessment of this planning application are: 
- principle of development / affordable housing / open space 
- character and appearance 
- impact upon neighbouring properties 
- impact upon trees 
- potential impact on highway safety for access/parking provision 
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6.2 PRINCIPLE OF DEVELOPMENT / AFFORDABLE HOUSING / OPEN SPACE 
6.2.1 As outlined within section 4 of this report, the site is designated as predominantly 
residential use, therefore the proposal for residential development is acceptable in terms of 
complying with the land-use designation. 
 
6.2.2 Noting the above, consideration should also be given to the Isle of Man Strategic Plan 
2016, specifically, with regards to Strategic Policies 1 & 2 that require new dwellings to be 
located within existing sustainable settlements; being located so as to utilise existing and 
planned infrastructure, facilities and services. This proposal would meet these aims which 
essentially seeks development within existing settlements rather than the countryside. 
 
6.2.3 Whilst the overall principle of residential development is acceptable within this site due 
to the land zoning it is relevant to assess whether the application in relation to its past 
history, would require affordable housing/open space to be requested for on this application. 
 
6.2.4 In the first instance it should be noted that the Department receives several applications 
for windfall sites every year, which are not assess against their back history and affordable 
housing/open space. Two examples of this would be PA22/01191/B and PA22/00520/B. On 
face value these two applications could be put into the same bracket as this one, a windfall 
site that was received or made during the time that the existing estate was being 
constructed. 
 
6.2.5 Where the difference lie, is within the information provided, both of those applications 
were for one plot within the estate, where the land shown within the applicants ownership 
was just that one plot and there was a significant amount of time from the development of 
the main estate to when the windfall sites were progressed. 
 
6.2.6 The first part of the site, "Ballabeg" was first sought for Planning Permission in principle 
for 4 houses in 2009 (PA09/00092/A) and then subsequently submitted a Reserved Matters 
application in 2011 (PA11/01260/REM). A further application was received for an Approval in 
Principle for 7 houses in 2014 ( PA14/01218/A) and also with minor amendments in 2016 
(PA16/01316/A). 
 
6.2.7 What can clearly be seen in all these applications is that the proposal was only for the 
land in question and that firstly the sites were below the threshold of 8 houses (under the Isle 
of Man Strategic Plan 2007) and secondly that there was not the possibility of further 
development as there was no blue line showing additional land owned. 
 
6.2.8 Subsequently an application was received in 2018 (PA18/00995/REM), after which the 
site was now within now within the ownership of the existing land owner (prior to the selling 
of the properties), with the properties being altered in style and appearance than prior 
approved, in addition the road layout was altered to provide for future development. The 
application states that the turning head had been moved from the previous turning head, due 
to the retention of Ref 016 Elm. This tree is being shown as retained on the approved Site 
Plan under PA14/01316/A, with the same amount of tree canopy being within the turning 
area. 
 
6.2.9 That application was approved in October 2019 and it can be seen online that the first 
release of these properties was Friday 13th December 2019, of which the application for the 
next set of 7 properties was marked as received on the 12th December 2019. From the 
information provided from the applicant they state that the second part of the site was 
secured "subject to planning." 
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6.2.10 In 2019 an application was received on the adjacent site, PA19/01396/B, in which the 
officers comments in respect of Affordable Housing and Open Space provisions states, "Whilst 
the development adjoins a site being developed by the same developer, and cumulatively the 
combined sites would generate sufficient dwellings to warrant a requirement for public open 
space and affordable housing, the sites are different, were in different ownerships, were put 
to different uses and were originally proposed for development by different parties. As such, 
whilst the sites are now to be joined with a through route which will benefit the 7 dwellings 
approved on the adjacent site, it is not considered appropriate in this case to require the 
provision of POS or affordable housing either on site or by way of a commuted sum. 
Reference to the site in Crosby is not relevant as the two reserved matters applications - one 
for 21 dwellings and the other for 7 related back to a single approval in principle for the 
whole conjoined site." 
 
6.2.11 The proposal within this application would not be the first where there have been two 
or more development sites, that if conjoined would require affordable housing but when 
taken individually would be below the threshold. Whilst this is the case, case law on sites 
such as this varies in its approach, whereby if a larger site has been deliberately divided then 
proportionate affordable housing should be sought for each site, however in other cases 
where the sites have been formed as part of a larger site and were developed at different 
times abide by different developers then authorities have not seen fit to seek affordable 
housing. Some sites are also assembled on a piecemeal basis with no intention to deliberately 
obviate the need for affordable housing, whereas some have been phased in such a way to 
do just that. 
 
6.2.12 Generally it is ascertaining where the line would be drawn for this application. The 
2019 application did not secure any affordable housing as the development was for 7 houses 
and seen by the officer as separate from the earlier application. When taking note of the 
current application, the proposed property would be seen as part of the wider development 
which would make 8 dwellings whereby affordable housing should be secured. Whilst this is 
the case it would be nonsensical to required affordable housing as it would be inappropriate 
to seek two affordable units from one property. 
 
6.3 CHARACTER AND APPEARANCE 
6.3.1 When looking at the character and appearance of the proposed property, it is relevant 
to note paragraph 4.3.8 of the Isle of Man Strategic Plan which states in part, "The design of 
new development can make a positive contribution to the character and appearance of the 
Island. Recent development has often been criticised for its similarity to developments across 
the Island and elsewhere - "anywhere" architecture. At the same time some criticise current 
practice to retain traditional or vernacular designs. As is often the case the truth lies 
somewhere between the two extremes. All too often proposals for new developments have 
not taken into account a proper analysis of their context in terms of siting, layout, scale, 
materials and other factors." 
 
6.3.2 With the above in mind it is noted that the site is situated within a through road of 
specifically large properties. Within the half of the through road in which this property is 
connected to, they are all 5 bedroomed properties with the smallest floor space being 
available is approximately 245sq m, with the majority of the properties being around 270sq m 
and above. This is over 100sq m larger than the proposed property within this site and whilst 
it cannot be said that the property is shoe horned in, it is a definitive notable change in floor 
space. 
 
6.3.3 This change can be seen from both an aerial point of view, where the property looks 
much smaller than the surrounding properties. The proposed property is also seen as isolated 
within the streetscene, which does not sit comfortably within the overall streetscene. 
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6.3.4 The basis of any new residential development application, should be that the design 
should include a scale, form, layout/orientation which is informed by and respects both the 
nature of the development site and the character of the neighbouring building and 
surrounding area. With the character and content of any residential development being 
created by the locally distinctive patterns, of which the context of a site should influence 
design positively. 
 
6.3.5 All of the above is in line with Environment Policy 42, which states, "New development 
in existing settlements must be designed to take account of the particular character and 
identity, in terms of buildings and landscape features of the immediate locality."   
 
6.3.6 The proposed property due to its location will add a jarring affect to the overall 
streetscene, which ultimately means that the property does not fit within the local 
distinctiveness already in place. 
 
6.4 IMPACT UPON NEIGHBORUING PROPERTIES 
6.4.1 Turning towards neighbouring amenity, the most relevant properties that could be 
affected by the works would be "Suncrest," "Burleigh" and "Reayrt Ailin." Having looked at 
the properties during a site visit, the property is unlikely to impact "Sunscrest" and "Reayrt 
Ailin" due to the mature hedging on the site and due to the already existing overlooking from 
the properties across the road. 
 
6.4.2 The main impact will be from "Burleigh," whilst this is the case, the current homeowner 
has no objections to the application and when accounting for where the proposed dwelling is 
to be situated this will be more than the recommended 20m.  
 
6.4.2 As such there is not deemed to be an impact upon neighbouring amenity enough to 
warrant refusal. 
 
6.5 IMPACT UPON TREES 
6.5.1 When looking at the possible impact of the proposed works on the trees surrounding 
the site, the DEFA Assistant Tree Officer has written in to state that they believe the impact 
from the proposal is fairly minor and that the proposed tree mitigation is deemed acceptable.  
 
6.5.2 The DEFA Assistant Tree Officer does state that the proposal would not cause a 
significant amount of future pressure on the existing trees due to the southern elevation and 
rear garden being largely devoid of shade for a significant proportion of the day. Whilst this is 
the case they have requested conditions regarding a detailed tree protection plan and that 
the re-planting plan is adhered to in full, to be attached if approved. 
 
6.6 IMPACT UPON HIGHWAY SAFETY 
6.6.1 The proposed dwelling will have the required two spaces as per Transport Policy 7 in 
accordance with Appendix 7, as such it is not deemed to have an impact within this regard. 
 
CONCLUSION 
7.1 Overall whilst the land owners might not have inadvertently circumnavigated around the 
affordable housing/ open space requirement, based on the information available to the 
Department, affordable housing/ open space would be required with this application. As 
stated in the officer's report above, it would be inappropriate to seek this from the one 
dwelling as proposed within the site. 
 
7.2 Whilst the above is noted, the main issue with regards to the proposal as stated above, is 
that the existing proposal does not fit within the local distinctiveness of the housing "estate" 
and as such does not comply with General Policy 2 and in turn Environment Policy 42. 
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INTERESTED PERSON STATUS 
8.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the Department 
considers material;  
(c) the Highways Division of the Department of Infrastructure;  
(d) Manx National Heritage where it has made written representations that the Department 
considers material;  
(e) Manx Utilities where it has made written representations that the Department considers 
material;  
(f) the local authority in whose district the land the subject of the application is situated; and  
(g) a local authority adjoining the authority referred to in paragraph (f) where that adjoining 
authority has made written representations that the Department considers material. 
 
8.2 The decision maker must determine:  
o        whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o        whether there are other persons to those listed above who should be given Interested 
Person Status 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.6   
Proposal : The Installation of Electric Vehicle charge points 
Site Address : East Quay 

Peel 
Isle Of Man 

Applicant : Manx Utilities 
Application No. : 
Planning Officer : 

22/01183/B- click to view 
Miss Lucy Kinrade 

 
RECOMMENDATION: To APPROVE the application 

______________________________________ 
 
Recommended Conditions and Notes for Approval  
C : Conditions for approval 
N : Notes (if any) attached to the conditions 
 
C 1.  The development hereby approved shall be begun before the expiration of four years 
from the date of this decision notice. 
 
Reason:  To comply with Article 26 of the Town and Country Planning (Development 
Procedure) Order 2019 and to avoid the accumulation of unimplemented planning approvals. 
 
C 2.  The two charging points hereby approved must be finished in a black colour and 
retained as such thereafter.  
 
Reason: for the avoidance of doubt and in the interest of visual amenity. 
 
N 1.  The applicant is to be reminded of the proximity to the harbour and the consideration 
of installing suitably weather proofed equipment for such a location. 
 
Reason for approval: 
The application is considered to have an acceptable visual, amenity and highway safety 
impact and to accord with Environment Policy 35 and Energy Policy 1 of the Isle of Man 
Strategic Plan 2016 and to meet with the principles of Strategic Policies 2, 4 and 10 and 
Planning Policy 1/01.  

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the following Government Departments should be given Interested 
Person Status on the basis that they have made written submissions relating to planning 
considerations:  
 
DOI Flood Risk Management 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THIS APPLICATION IS BROUGHT BEFORE THE COMMITTEE AS THE LOCAL AUTHORITY HAS 
MADE WRITTEN OBJECTIONS.  
 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/01183/B
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THE SITE 
1.1 The site is an area along East Quay, Peel and outside of The Peveril Public House, 
Leece Museum and Harbour View Court. This area was recently approved under 20/01320/B 
for highway regeneration works and flood wall defences, when doing a site visit it appeared 
that some of these works around the promenade had commenced. More detail for this 
application is contained at 3.0 of this report. 
 
THE PROPOSAL 
2.1 Following amended drawings being submitted the proposal is now for the installation 
of two black coloured electric vehicle charging points serving 4 parking spaces outside of the 
Leece Museum and Harbour View Court.  
 
2.2 Each port will provide two charging point and each unit will sit between two spaces. 
The data sheet provided indicates that the charging ports are to be 1300mm tall and around 
241mm wide and 295mm deep.  These EV charging points are to be finished in a black 
colour.  
 
2.3 The original submission was for three electric vehicle charging points serving 6 parking 
spaces also stretching in from of The Peveril, Leece Museum and Harbour View Court.  
 
PLANNING HISTORY 
3.1 Drawings submitted as part of PA 20/01320/B indicated a reduction to parking along 
the quayside but with additional spaces provided closer to the House of Manannan. The 
footway outside of the Peveril was shown to be widened and infrastructure laid in order to 
facilitate future electric vehicle charging points. Peel Town Commissioners made comment on 
the application stating that they agree not to oppose, but raised concern for the loss of on-
street parking and questioned the possibility of extending the new layby by Manannan House.  
 
3.2 The officer report for the application acknowledges the loss of car parking on the quay 
and that this reduction comes at the cost of the improvement and expansion of pedestrian 
facilities and that PPS1/01 makes it clear that a balance needs to be struck between 
preserving the existing and facilitating pedestrian and vehicle movement so towns are used 
and visited, and the officer considered that that balance had been successfully struck. They 
concluded that "the works are considered to enhance the currently poor features within the 
highway and preserve those which contribute positively and...the preservation of the 
buildings of merit as they currently appear." 
 
PLANNING POLICY 
4.1 The site lies within an area designated on the Peel Local Plan of 1989 as Mixed Use 
and also within the town's Conservation Area. In terms of strategic plan policy Strategic 
Policies 2, 4 and 5 seek to direct development to existing centres, make best use of existing 
land and ensure development does not harm Conservation Areas and makes a positive 
contribution to the Island.  Strategic Policy 10 promotes a more integrated transport network 
and minimise private car journeys and Energy Policy 1 indicates that any provision of energy 
supply facilities should have minimal environment effect whilst community need is met.  
Environment Policy 35 seeks to protect Conservation Area's and Planning Policy Statement 
1/01 offers guidance for development in best conserving the Island's historic environment.  
 
REPRESENTATIONS  
Copies of representations received can be viewed on the Government's website. This report 
contains summaries only. 
 
5.1 Peel Town Commissioners - objection (03/11/2022) do not want to restrict parking 
spaces to electric vehicles only. The number of parking spaces has already been reduced on 
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East Quay as part of the regeneration scheme. The designation of three spaces for electric 
charging will further reduce the number of commodious spaces available to the majority of 
vehicle drivers. The Commissioners believe the underground infrastructure could be put in 
place as part of this project to make provision for increased future demand. Any current 
demand should be met through providing this infrastructure in the House of Manannan which 
is where the additional relocated parking for the East Quay regeneration scheme is now 
located.  No new comments have been submitted on the reduction of the EV charging points 
and spaces.  
 
5.2 Department of Infrastructure Highway Services - Do not oppose (13/10/2022 and 
21/12/2022) no significant negative impact upon highway safety, network functionality and 
/or parking. The proposal is welcomed to promote net zero objectives.  
 
5.3 Department of Infrastructure Flood Risk Management - do not oppose subject to 
condition (12/10/2022) - the chosen location is a potential tidal flood zone and I would 
suggest that the application is conditioned to make the units weather proof and suitably 
insulated against sea water.  
 
ASSESSMENT 
6.1  The car parking layout and number of spaces, along with the associated underground 
cable works for EV charging ports has already been considered and approved as part of the 
previous application for the highway regeneration works. The two EV charging ports now 
proposed are to be installed in black and to be around 1.3m tall. These units would be equally 
spaced between 4 car parking spaces outside of the Leece Museum and Harbour View Court.  
 
6.2 It is unquestionable that these charging units would not be a typical feature for a 
conservation area or to the historic context of Peel and its harbour. It is noted from a site visit 
that there is already various street furniture in the area ranging from black harbour railings, 
black bollards outside of the public house, black and silver lamp posts and electric hook ups 
for vessels in the marina. The majority of these features are painted black and their 
subservient nature and role in the streetscene means their appearance somewhat falls into 
the background and being features which do not detract from those special heritage buildings 
in the immediate area or from those key landmarks of Peel Castle or Peel Hill. The dark colour 
and insignificant nature of the street furniture helps to ensure key views that contribute to 
the character of the Conservation Area are not harmed.   
 
6.3 Comments from the Commissioners express concern in the loss of 6 car parking 
spaces which can no longer be used by the average car and only being made available for EV 
vehicles, and that these EV charging ports should be directed to the House of Manannan. 
 
6.4 Since these comments have been submitted the drawings have been updated and the 
number of charging units has been reduced to two and parking spaces reduced to four. 
Taking into consideration wider Government strategies and the Climate Change Act which 
seek to reduce carbon emissions, and in seeking to meet demand of EV before supply 
outstrips it, that the proposal to introduce two charging units and four EV parking spaces is 
not considered to result in such an adverse level of displaced parking as to harm general 
public parking or amenity, and it is not expected that there will be any new or increased 
highway safety issues as a result of the charging units or EV spaces being installed.  
 
6.5 Comments from DOI Flood Risk Management are noted, however it cannot be 
conditioned to make the applicant ensure the units are weather proof, it would be the 
applicants responsibility to make sure their units and infrastructure are fit for purpose for the 
selected location. A note can be added to remind them of this.  
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CONCLUSION 
7.1  Overall, it is considered the two charging units being installed in black and viewed in 
the context of parked vehicles and car parking spaces will likely fall into the background and 
not visually detract or adversely harm the wider character and appearance of the 
Conservation Area which is expected to be preserved in line with EP35. Whilst the initial 
concerns from the Commissioner have been taken into consideration, the scheme has since 
been reduced and it is not felt that the impact of four displaced parking spaces will result in 
such an unacceptable or adverse impact on general public parking provision or amenity as to 
refuse the application, also taking into consideration that the proposal works towards 
reducing carbon emissions and meeting with wider Government strategies which weights in 
favour of the application.  
 
7.2 Overall it is considered that the application complies with Environment Policy 35 and 
Energy Policy 1, and meets with the principles of Strategic Policies 2, 4 and 10 and Planning 
Policy 1/01.  
 
INTERESTED PERSON STATUS 
8.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the Department 
considers material;  
(c) the Highways Division of the Department of Infrastructure;  
(d) Manx National Heritage where it has made written representations that the Department 
considers material;  
(e) Manx Utilities where it has made written representations that the Department considers 
material;  
(f) the local authority in whose district the land the subject of the application is situated; and  
(g) a local authority adjoining the authority referred to in paragraph (f) where that adjoining 
authority has made written representations that the Department considers material. 
 
8.2 The decision maker must determine:  
o whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o whether there are other persons to those listed in Article 4(2) who should be given 
Interested Person Status. 
 
8.3 The Department of Environment Food and Agriculture is responsible for the determination 
of planning applications.  As a result, where officers within the Department make comments 
in a professional capacity they cannot be given Interested Person Status. 
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PLANNING AUTHORITY AGENDA FOR 13th February 2023 
 

 
 

Item 5.7   
Proposal : Agreement in principle for the erection of a farm workers 

dwelling. 
Site Address : Field 124429 

Ballalhen Farm, 
The Lhen 
Andreas 
IM1 3EH 

Applicant : Mr & Ms Scott & Bayleigh Kneale & Mitchell 
Application No. : 
Planning Officer : 

22/00991/A- click to view 
Mr Paul Visigah 

 
RECOMMENDATION: To APPROVE the application 

______________________________________ 
 
Recommended Conditions and Notes for Approval  
C : Conditions for approval 
N : Notes (if any) attached to the conditions 
 
C 1.  The development hereby approved shall be begun either before the expiration of four 
years from the date of this approval or before the expiration of two years from the date of 
approval of the last of the reserved matters. 
 
Reason:  To comply with article 26 of the Town and Country Planning (Development 
Procedure) Order 2019 
 
C 2.  Approval of the details of siting, design, external appearance of the building, internal 
layout, drainage, means of access, landscaping of the site (hereinafter called "the reserved 
matters") shall be obtained from the Department in writing before any development is 
commenced. 
 
Reason:  To comply with the Town and Country Planning (Development Procedure) Order 
2019. 
 
C 3.  Application for approval of the reserved matters shall be made to the Department 
before the expiration of two years from the date of this approval and thereafter the 
development shall only be carried out in accordance with the details as approved. 
 
Reason:  To avoid the accumulation of unimplemented planning approvals. 
 
C 4.  The application for the reserved matters must include the following highway 
information: 
 
i. Site access surfaced for first 5m from carriageway edge with surface water drained 
into the site. 
ii. Plot Access. 
iii. Pedestrian and vehicle arrangements within the plot, including bicycle and car 
parking, garaging etc. 
iv. Car parking to adopted standard and bicycle parking to MfMR criteria. 
v. Waste bin storage. 
vi. Surface water drainage. 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00991/A
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Reason: the submitted information does not demonstrate how these matters will 
satisfactorily be addressed. 
 
C 5.  The occupation of the dwelling hereby approved shall be limited to a person engaged 
or last engaged solely in agriculture on the Isle of Man, and any resident dependants or a 
widow or widower of such a person. 
 
Reason:  The site is in an area where new dwellings are not normally approved except 
where an agricultural need has been established and accepted by the Department. 
 
C 6.  Once constructed, if the dwelling is no longer required or occupied by persons engaged 
in agriculture, in accordance with condition 5 above for a period exceeding 12 months, it 
must be demolished and the ground returned to part of the surrounding fields. 
 
Reason: an exception to the general presumption against development is being made on the 
basis of agricultural need and should that need no longer be present, there is no justification 
for the dwelling and it should be removed. 
 
C 7.  Notwithstanding the requirements of Condition 2 approval of the details of the new 
residential curtilage be shall also be obtained from the Department in writing before any 
development is commenced. 
 
Reason:  To comply with the Town and Country Planning (Development Procedure) Order 
2019. 
 
Reason for approval: 
The development is considered to accord with General Policy 3 (f), Housing Policies 7, 8 and 
9, and Environment Policies 1 of the Strategic Plan, as it would not harm the wider 
environment in terms of its siting relative to the existing farm group, would have acceptable 
impacts on highway safety and as there is sufficient justification of need for the new 
dwelling. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
None 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THIS APPLICATION IS REFERRED TO THE PLANNING COMMITTEE AS THE SITE IS NOT 
DESIGNATED FOR DEVELOPMENT AND THE APPLICATION IS RECOMMENDED FOR 
APPROVAL 
 
1.0 THE SITE 
1.1 The application site comprises Field 124429, which forms part of the curtilage of the 
Ballalhen Farm, The Lhen, Andreas, which is located on the northern side of the A10 Road.  
Within the curtilage of the existing farm site lies a detached farm house and five other 
agricultural buildings. There is a water pond just northwest of the existing building group on 
site. 
 
1.2 The broader farm site is situated about 86m south of the West Coast MNR (Marine 
nature reserve), with the proposed site positioned about 210m south of this MNR. To the 
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southwest of the site is a property is Ballacallum Red Gates which is 405m away, while 
Ballathona Farm is positioned about 232m southeast of the application site. 
 
1.3 The site, as well as the farm is served by a long farm track measuring about 626m 
from the Coast Road (A 10). This track is lined by sod banks on both sides. There are distant 
views to the site from the single lane Road which connects the A10 to the Blue Point Car park 
by the Coast. 
 
2.0 THE PROPOSAL 
2.1 The application seeks approval for Agreement in principle for the erection of a farm 
workers dwelling. The new dwelling would utilise the existing access to the farm yard from 
the A10, and would be situated within part of field 124429, and within an area defined by 
redline boundary measuring   (within the farm) measuring about 3,737.8sqm (0.92acres or 
0.37Hectares).  The site is situated directly east of the existing building group within the farm 
and south of the pond within the broader farm site.   
 
2.2 The applicants have indicated on the application form that only the principle should be 
assessed. All other matters are reserved. 
 
2.3 The application is supported by an agricultural planning statement which outlines the 
following: 
o The new farm workers dwelling would serve the applicants whose parents currently 
run the farm. 
 
o The existing farm extends to approximately 144.65acres, although the land available 
to the farm amounts to 350 acres with 90 acres used for cereal, 3 acres for maincrop and 257 
as grassland.  
 
o The farming business involves approximately 246 breeding ewes, which are currently 
lambed through March and April. Usually, 60 or so ewe lambs are retained for replacements 
with the balance sold locally to Isle of Man Meats. 
 
o The farm is Red tractor Farm Assured. The farm also provides wintering (labour and 
feed) for 50 suckler cows. These cows are on the farm for approximately 4 months, where 
they are fed, managed, and looked after prior to them returning to their owner for calving. 
 
o The farm also grows approximately 15 acres of cereals to provide feed and straw for 
their own on farm use. There is also approximately 22acres of fodder crops grown and 
approximately 20 acres of grass reseeding taking place annually. 
 
o The farm business currently generates a labour requirement of 1.37 standard labour 
units. 
 
o Under the DEFA Agricultural Development Scheme and Red Tractor Farm Assurance, 
which the business applies to and conforms to, there is a requirement that animal health and 
welfare is not compromised. Residing on site is an essential part to observing stock and also 
ensuring their management, handling, wellbeing and the security around livestock, medicines, 
fuels, machinery is a priority. 
 
o Currently the primary labour force on the farm is the applicant's father who is 58 years 
Old, with the applicants currently work off farm, but assisting during their spare time. The 
proposed labour units which the applicant's wish to achieve on the farm are 3.05 standard 
labour units. 
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o The standard labour unit requirements indicates that the farm is a substantial farm 
that would benefit from the additional farm workers dwelling to cater for the additional farm 
labour on the farm.  
 
o The family are looking at the issue of succession on the farm and the current operator 
(father) is looking to reduce the physical efforts into the farm, with the applicants taking on 
more of the day to day efforts. 
 
o One of the applicants would become more involved in the day-to-day operations of 
the farm, whilst the spouse would continue to be employed off farm, taking on some of the 
farm administration in her spare time whilst also assisting through busy periods. 
 
o Currently the business could not financially sustain the addition of the applicant 
without a substantial change to the business output and income. The current operator of the 
farm sees the proposed dwelling as a key part of succession for the farming business.  
 
o Residing within the existing family home at Ballalhen farm is not practical in the long-
term for the applicants as the current operator (father) has resided in the farmhouse at 
Ballalhen Farm all of their married lives and they have no desire to move off the farm.  
 
o The existing farm house is of traditional character and any extension or significant 
alteration would result in the character and history being lost or destroyed. This farmhouse at 
Ballalhen farm does not have an agricultural tie. 
 
o A range of stone outbuildings currently exist at Ballalhen farm. However, these are 
currently utilised for, and integral to the business, for the housing of livestock and storage of 
agricultural goods (grain, machinery and equipment). 
 
o The current operator of the farm is looking to reduce his physical efforts, and it is 
difficult to see that this business could sustain the current level of farming activity for any 
significant period of time without the input of more (youthful) labour. The business would 
likely decline until the point where a dwelling was available which could be at least 10-15 
years' time. At which point the applicant may have chosen to become engaged in other 
activities. 
 
o The application for planning in principle for a new agricultural dwelling and access is 
seen as key for the development of this agricultural business. The business needs to grow in 
order to facilitate the next generation and the building of a dwelling for Mr Scott Kneale and 
Miss Bayleigh Mitchell at Ballalhen Farm will be a cost-effective housing solution, allowing the 
older generation to retire and remain in the family home whilst future proof this family 
farming business allowing the business to develop to meet both the Islands farming needs 
and also the family's needs. Encouraging the next generation into family farming businesses 
is key to ensure that the Islands family farming businesses develop and can deliver a stronger 
role in the Islands Economy and Environment. 
 
3.0 PLANNING POLICY 
3.1 The application site is within an area of white land/open countryside, not zoned for 
any kind of development under the Isle of Man Development Plan Order 1982.  The site is not 
within a Conservation Area, but is within an Area of High Landscape or Coastal Value and 
Scenic Significance. The site is also not within a flood risk zone as indicated on the Isle of 
Man Indicative Flood Maps - River & Tidal flood risk, and there are no registered trees on site 
nor is the site within a registered tree area. As such, the following Strategic Plan policies are 
considered to be relevant in the assessment of the proposal: 
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3.2 General Policy 3 sets out a presumption against development in the countryside but 
includes instances where provision of new housing may be acceptable, including "(f) building 
and engineering operations which are essential for the conduct of agriculture or forestry." 
Further advice on agricultural development is provided as follows: 
 
3.3.1 Paragraph 7.3.13   
"In terms of new agricultural dwellings, permission will not be granted unless real agricultural 
need is demonstrated and will in every case be assessed in terms of need, sensitive siting, 
design, and size, and be subject to an agricultural occupancy condition." 
 
3.3.2 Paragraph 7.13.4  
"It is recognised that there have been considerable changes in the economy in the last twenty 
years. The number of people in full time agricultural employment has reduced for a number 
of reasons including increased mechanisation, reductions in the number of farms; and 
increases in the size of farm holdings. In many cases smaller farms have been amalgamated 
into larger units to increase economic viability. This has often been accompanied by the sale 
of former farmhouses and cottages to those who do not earn their employment in agriculture. 
At the same time there has been an increase in part time involvement in farming either where 
the income from agriculture is supplemented by other employment or where the person's 
main employment is not in agriculture but they farm on a part time basis. In considering the 
applications for new houses in the countryside the Department will give careful consideration 
to agriculture justification based on full time employment in agriculture. See also Section 8.9 
in Chapter 8 - Housing." 
 
3.4 Environment Policy 15: "Where the Department is satisfied that there is agricultural or 
horticultural need for a new building (including a dwelling), sufficient to outweigh the general 
policy against development in the countryside, and that the impact of this development 
including buildings, accesses, servicing etc. is acceptable, such development must be sited as 
close as is practically possible to existing building groups and be appropriate in terms of scale, 
materials, colour, siting and form to ensure that all new developments are sympathetic to the 
landscape and built environment of which they will form a part. 
 
Only in exceptional circumstances will buildings be permitted in exposed or isolated areas or 
close to public highways and in all such cases will be subject to appropriate landscaping. The 
nature and materials of construction must also be appropriate to the purposes for which it is 
intended. 
 
Where new agricultural buildings are proposed next to or close to existing residential 
properties, care must be taken to ensure that there is no unacceptable adverse impact 
through any activity, although it must be borne in mind that many farming activities require 
buildings which are best sited, in landscape terms, close to existing building groups in the 
rural landscape." 
 
3.5 Section 8.9: New Agricultural Dwellings 
"8.9.1 As is indicated in Chapter 7 (at Section 7.14), permission will not be granted for new 
agricultural dwellings in the countryside unless there is real agricultural need demonstrated 
sufficient to off-set the general planning objections to new dwellings in the countryside.  
 
8.9.2 Agricultural need should be established having regard to: 
(a) what living accommodation has been built on, or in association with the farm holding in 
the past, and how it is now occupied; and 
(b) who will occupy the proposed dwelling, and what role they will play in the operation of 
the farm; in some circumstances, there will be a legitimate need for a dwelling for a retiring 
farmer who proposes to vacate the farmhouse but to continue to assist on the farm." 



 

51 

 

3.6 Housing Policy 7: "New agricultural dwellings will only be permitted in exceptional 
circumstances where real agricultural need is demonstrated." 
 
3.6.1 The supplementary paragraph (8.9.3) states: "In judging whether the need is 
sufficient to over-ride other policies, particular regard will be had to:- 
 
(a) the previous or proposed severance of land and buildings; 
(b) the agricultural justification for sub-division of a farm; 
(c) the long-term viability of new or unproven agricultural enterprises such as smallholdings, 
market gardens, or horticulture; 
(d) the extent to which the applicant's employment in agriculture is only part-time; and  
(e) in the case of a retiring farmer, whether the proposal would result in vacation of an 
existing farm dwelling for agricultural use, and whether the applicant would continue to assist 
in the operation of the farm." 
 
3.7 Housing Policy 8: "Where permission is granted for an agricultural dwelling, a 
condition will be attached restricting the occupation to a person engaged or last engaged 
solely in agriculture; or a widow or widower of such a person, or any resident dependants." 
 
3.7.1 Paragraph 8.9.4: 
"Such a condition will not usually be removed on subsequent applications unless it is shown 
that the long-term need for dwellings for agricultural workers, both on the particular farm and 
in the locality, no longer warrants reserving the dwelling for that purpose." 
 
3.7.2 Paragraph 8.9.5: 
"If it is not possible for the farm worker to live in the nearest village, the siting of the 
proposed dwelling should be selected having regard to the various landscape policies in 
Chapter 7. In particular, the dwelling should self-evidently form part of the farm group." 
 
3.8 Housing Policy 9: "Where permission is granted for an agricultural dwelling, the 
dwelling must be sited such that; 
(a) it is within or immediately adjoining the main group of farm buildings or a group of farm 
buildings associated with that farm, 
(b) it is well set back from any public highway, and  
(c) it is approached via the existing farm access." 
 
3.8.1 Paragraph 8.9.6: 
"The design of the building should also have regard to the various landscape policies, such as 
to preserve the character of the local landscape." 
 
3.9 Housing Policy 10: "Where permission is granted for an agricultural dwelling, the 
dwelling should normally be designed in accordance with policies 1- 7 of present Planning 
Circular 3/91 which will be revised and issued as a Planning Policy Statement." 
 
3.10 It is also important to consider Environment Policies 1 and 2.  
3.10.1 Environment Policy 1 states: 
"The countryside and its ecology will be protected for its own sake. For the purposes of this 
policy, the countryside comprises all land which is outside the settlements defined in 
Appendix 3 at A.3.6 or which is not designated for future development on an Area Plan. 
Development which would adversely affect the countryside will not be permitted unless there 
is an over-riding national need in land use planning terms which outweighs the requirement 
to protect these areas and for which there is no reasonable and acceptable alternative." 
 
3.10.2 Environment Policy 2:  
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"The present system of landscape classification of Areas of High Landscape or Coastal Value 
and Scenic Significance (AHLV's) as shown on the 1982 Development Plan and subsequent 
Local and Area Plans will be used as a basis for development control until such time as it is 
superseded by a landscape classification which will introduce different categories of landscape 
and policies and guidance for control therein. Within these areas the protection of the 
character of the landscape will be the most important consideration unless it can be shown 
that: (a) the development would not harm the character and quality of the landscape; or (b) 
the location for the development is essential."   
 
3.11 Other policies within the Strategic Plan which are considered relevant to the proposal 
are;  
 
3.11.1 Transport Policy 4: The new and existing highways which serve any new development 
must be designed so as to be capable of accommodating the vehicle and pedestrian journeys 
generated by that development in a safe and appropriate manner, and in accordance with the 
environmental objectives of this plan. 
 
3.12.2 Environment Policy 4 protects biodiversity (including protected species and designated 
sites). 
 
4.0 OTHER MATERIAL CONSIDERATIONS 
4.1 IOM Biodiversity Strategy 2015 to 2025 
 
4.1.1 The strategic aims (In part): 
o Managing biodiversity changes to minimise loss of species and habitats. 
o Maintaining, restoring and enhancing native biodiversity, where necessary. 
 
4.1.2 Habitat loss actions 
"21. DEFA will continue to promote a policy of 'no net loss' for semi-natural Manx habitats 
and species and ensure that unavoidable loss is replaced or effectively compensated for." 
 
5.0 PLANNING HISTORY 
5.1 The application site has not been the subject of any previous planning applications, 
although the broader site area has been the subject of a number of application for buildings 
to support the operations on the farm. 
 
5.2 The applications for the broader site area include: 
o PA 89/00275/B for Construction of agricultural barn - Approved. 
o PA 95/00740/B for Erection of agricultural stock shed - Approved. 
o PA 00/00520/B for Erection of agricultural building - Approved. 
 
6.0  REPRESENTATIONS  
Copies of representations received can be viewed on the government's website. This report 
contains summaries only.  
 
6.1 The Department of Infrastructure (DOI) Highways Division made the following 
comments in the letter dated 2 September 2022: 
"The proposal does not raise significant road safety or network functionality issues. 
Accordingly, Highways Development Control raises no opposition subject to condition for 
submission of further details as plans and documents for approval in writing prior to 
commencement, such as at the reserve matters stage for: 
o Site access surfaced for first 5m from carriageway edge with surface water drained into the 
site. 
o Plot Access. 
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o Pedestrian and vehicle arrangements within the plot, including bicycle and car parking, 
garaging etc. 
o Car parking to adopted standard and bicycle parking to MfMR criteria. 
o Waste bin storage. 
o Surface water drainage. 
Recommendation: Do not oppose subject to condition." 
 
6.2 Andreas Parish Commissioners have stated that they have no objection to the 
application in a letter dated 7 September 2022. 
 
6.3 No comments have been received from neighbouring properties. 
 
7.0 ASSESSMENT 
7.1 With regard to the current application, the key considerations are: 
a. The Principle of the Development - Agricultural Justification (GP 3, HP 15, Section 8.9 
& HP 7); 
b. The Siting and Visual Impact of the development proposed (EP 1, EP2 & HP 15); 
c. Environmental Concerns (EP 1 and EP 4); 
d. Highway safety matters (TP 4). 
 
7.2 The Principle of the Development - Agricultural Justification 
7.2.1 There is a general presumption against new development and housing in the 
countryside, as per the IOMSP policies outlined in section 3.  This strict approach prevents the 
gradual loss of open countryside on the Island.  One exception is where there is an 
established agricultural need for a farm workers dwelling, which is the basis on which this 
application is therefore assessed.   
 
7.2.2 In assessing if there is sufficient need to enable the creation of the new dwelling in 
the countryside, it is considered that General Policy 3 paragraph (a) allows for an essential 
housing for agricultural workers who have to live close to their place of work. The applicant 
has provided details within the agricultural planning statement to confirm that they currently 
support their father who currently farms the land which currently operates on about 
144.65acres, although there is land available to support the expansion of the farm operations 
on land amounting to about 350 acres, should available family labour be provided through the 
applicants relocating to the farm site.  
 
7.2.3 It should be noted that the applicant's father will continue to farm the land but is now 
of an age where he would want to step back from the running of the farm and support the 
applicants with their farming career. The intention is that the parents will continue to reside 
on the farm and retract from the day to day farming duties but will continue to support the 
applicants on the farm; allowing the older generation to retire and remain in the family home 
whilst future proofing this family farming business by encouraging the next generation to fully 
take over the family farming businesses.  
 
7.2.4 It is also vital to consider that the farm is an established one and as such, the future 
expansion and management of the farm relies upon having appropriate staff on hand within 
the farm. Whilst the farm is situated some 10 to 15minutes drive from Andreas where there 
are a number of existing properties, some of which are currently available to buy, given that 
the Strategic Plan makes it clear that the first consideration should be for the farmer to live in 
the nearest town or village (See Paragraph 8.9.5 of Strategic Plan), the applicants have 
researched into seeking affordable accommodation around the farm but their search has been 
futile, given the prevailing costs of properties in Andreas under the current market conditions. 
Besides, the current costs are well beyond the affordable housing property costs which would 
be more suited a young farm workers budget.  As such, the applicant has concluded that the 
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finance that would be required to purchase these properties would be better directed to the 
farm itself and the saving between purchasing an existing house compared with building their 
own property at an affordable cost within their existing farm holding. Moreover, residing on 
the farm site would provide more efficient care of the animals and better management of the 
farm operations, whilst allowing the farm develop without the need to invest in significant 
outgoings which would better serve the expansion of the farm business. 
 
7.2.5  Given the issues that have been discussed above, it is considered that the principle of 
creating a separate unit of accommodation on the existing active farm would be acceptable 
given the scale of the existing farm business, and the level of farm labour required to sustain 
and expand the farm business. It would, however, be vital to state here that Housing Policy 8 
ensures any new agricultural dwelling is restricted through a condition that stipulates that the 
occupant must be a person engaged or last engaged solely in agriculture.  As such, whilst the 
principle of erecting a farm workers dwelling on the site would be acceptable given the 
supporting information provided, the occupancy on any dwelling that results would be subject 
to the applicant engaging solely in agriculture to ensure there is no breach of any agricultural 
occupancy condition imposed (as required by Housing Policy 8). 
 
7.2.6 Therefore, it would be appropriate for any approval to apply an agricultural workers 
condition restricting the occupation to persons engaged or lastly engaged solely in agriculture 
to ensure compliance with HP 8. 
 
7.3 Siting and Visual Impact 
7.3.1 In terms of the siting of new dwellings in the countryside, particularly where there is 
an established farm with numerous farm buildings, the initial preference is for the reuse of 
the existing outbuildings with some conversion and adaption of the building in accordance 
with Housing Policy 12 & 13.  In this case, as this is not possible due to the buildings being 
fully utilised to support the existing farm operations, it has been proposed that the new 
building is sited as is practically possible to the existing building group, with the only 
separator being the farm track which cuts through the site.  
 
7.3.2 Housing Policy 9 echoes the requirements of Environment Policy 15 by requiring that 
an agricultural dwelling be sited within or immediately adjoining the main group of farm 
buildings, is set well back from the highway, and is approached via the same access. In the 
case of the proposed scheme, it is considered that although the specific location of the new 
dwelling has not been defined within the current proposal, the proposed location within an 
existing field on the farm and adjacent to the existing farm building group in this rural 
landscape would be acceptable. Moreover, the new dwelling would be set back from the main 
highway serving the site, and utilize the existing farm access. Thus, it is considered the 
proposed location of the application site would be compliant with Ep15.  
 
 
7.3.3 In terms of the visual impact of the proposal (measured within the lens of HP 10 and 
EP 15), it is considered that this is an approval in principle and there are no details of the 
proposed design or building appearance to be assessed. As such, matters related to design 
and appearance (reflected through planning circular 3/91), and associated visual impacts 
would be the matter for the reserved matters application.  
 
7.4 Environmental Concerns 
7.4.1 With regard to environmental concerns, it is considered that the proposed site is 
currently within an area with old spoil heaps, scrap vehicles and machinery. As such, creating 
a new dwelling at this part of the site would facilitate its clearance and subsequent 
management which would be in the interest of the ecology of the site. It is also considered 
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that parts of the site is a continuation of grazing land, and therefore its use would not see the 
loss of any ecological features.  
 
7.4.2  In terms of the wider impact on the nearby pond to the north which could serve 
some ecological relevance, it is considered that the pond is without the proposed site 
boundary where it is not expected that there would be any form of interference to the 
ecology of the pond. Besides, any such concerns in this case would be outweighed on 
planning balance by the agricultural need demonstrated. All the same, the broader ecological 
impacts would be better assessed when the details of the proposed dwelling are provided as 
part of a reserved matters application, where it would be possible to ascertain clear distances 
between the proposed dwelling and potential ecological features around the site. 
 
7.5 Highway Safety 
7.5.1 As already indicated, access to the dwelling would be achieved from the existing farm 
access which is accessed from the Coast Road. The applicant has provided visibility splays 
drawings which shows that 2m x 95m visibility can be achieved to the east of the farm 
access, while 2.4 x 145m visibility can be achieved to the west, and these are within 
acceptable highway standards.  It is also considered that the additional use of the existing 
access for additional residential access and associated vehicles would not unacceptably 
intensify the use of the access, resulting in highway safety concerns.   
 
7.5.2 Furthermore, DOI Highways have raised no objection to the scheme save for the 
request for some conditions to be imposed, which indicates compliance to Highway 
requirements. 
 
7.6          Other Matters 
7.6.1      It has been noted that the red line boundary for the application site envelopes a 
large area in excess of 3,800sqm (0.95acres or 0.39Hecatres) which is considerably large and 
almost at par with the size of the existing farm yard. Therefore, although the current 
application only seeks assessment of matters related to just the principle of erecting a farm 
worker's dwelling within the area, with all matters reserved, it would be vital to include a 
condition requiring that the delineation of the defined residential curtilage associated with the 
new dwelling forms part of any future reserved matters application for the site. This would 
ensure that it is not assumed in the future that approval has been granted for the use of the 
entire site area marked within the red line boundary as the new residential curtilage. 
 
8.0 CONCLUSION 
8.1 Overall, it is considered that the proposed dwelling is justified and will not have an 
unacceptable visual impact, and is acceptable in highway safety terms. The application is 
considered to accord with the relevant Strategic Plan policies and is supported. 
 
9.0 INTERESTED PERSON STATUS 
9.1 By virtue of the Town and Country Planning (Development Procedure) Order 2019, the 
following persons are automatically interested persons: 
(a) the applicant (including an agent acting on their behalf);  
(b) any Government Department that has made written representations that the Department 
considers material;  
(c) the Highways Division of the Department of Infrastructure;  
(d) Manx National Heritage where it has made written representations that the Department 
considers material;  
(e) Manx Utilities where it has made written representations that the Department considers 
material;  
(f) the local authority in whose district the land the subject of the application is situated; and  
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(g) a local authority adjoining the authority referred to in paragraph (f) where that adjoining 
authority has made written representations that the Department considers material. 
 
9.2 The decision maker must determine:  
o whether any other comments from Government Departments (other than the 
Department of Infrastructure Highway Services Division) are material; and 
o whether there are other persons to those listed in Article 6(4) who should be given 
Interested Person Status. 
 


