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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, 27th 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 13th 
February 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 13th March 2023. 
 

http://www.gov.im/planningcommittee
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 Appendix One 
PLANNING COMMITTEE Meeting, 27th February 2023 

Schedule of planning applications 
 
 

Item 5.1  
Ballaquayle School Thorny Road Douglas Isle 
Of Man IM2 5EE  
 
PA22/00325/B 
Recommendation : Permitted 

Relocation of existing timber structure 
and erection of a new mobile classroom 
(to accommodate an additional year 
group) 

 

Item 5.2  
Rheaby Beg Main Road Glen Maye Isle Of 
Man IM5 3AU  
 
PA22/00827/B 
Recommendation : Refused 

Demolish existing detached house and 
build a replacement detached dwelling 

 

Item 5.3  
Peel Football Club  Douglas Road Peel IM5 
1LJ   
 
PA22/01316/C 
Recommendation : Permitted 

Temporary change of use of football pitch 
and associated buildings to tented tourist 
accommodation 

 

Item 5.4  
Fields 624255 & 624256 Glen Mona Loop 
Road Glen Mona Ramsey Isle Of Man  
 
PA22/01558/REM 
Recommendation : Permitted 

Reserved matters application for erection 
of a new dwelling, approval of the details 
of siting, design, external appearance and 
internal layout of the dwelling, the means 
of access and the landscaping of the site 
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PLANNING AUTHORITY AGENDA FOR 27th February 2023 
 

 
 

Item 5.1   
Proposal : Relocation of existing timber structure and erection of a new 

mobile classroom (to accommodate an additional year group) 
Site Address : Ballaquayle School 

Thorny Road 
Douglas 
Isle Of Man 
IM2 5EE 

Applicant : Department Of Education, Sports And Culture 
Application No. : 
Planning Officer : 

22/00325/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 mobile classroom hereby approved (as shown on drawing 01 REV B) shall be 
removed from the site and the land restored to its former condition (grassed as shown on 
drawing 01 REV B) within 3 years of the date of this Decision Notice. 
 
C 2.  No development shall be commenced until a hard and soft landscaping scheme has 
been submitted to and approved in writing by the Department. Such a scheme shall include 
details of all walls, fences, trees, hedgerows and other planting which are to be retained; 
details of all new walls, fences and other boundary treatment and finished ground levels; a 
planting specification to include numbers, density, size, species and positions of all new trees 
and shrubs; the location of grassed areas, details of the hard surface treatment of the open 
parts of the site, mural or render of the external elevations of the mobile classroom and a 
programme of implementation. 
 
All hard and soft landscaping works shall be carried out in accordance with the approved 
details.  The works shall be carried out prior to the occupation of any part of the 
development or in accordance with the programme agreed in writing with the Department.  
Any trees or plants indicated on the approved scheme which, within a period of five years 
from the date of planting, die, are removed or become seriously damaged or diseased shall 
be replaced during the next planting season with other trees or plants of a species and size 
to be first approved in writing by the Department.  All hard landscape works shall be 
permanently retained in accordance with the approved details. 
 
Reason:  To ensure the provision of an appropriate landscape setting to the development. 
 
C 3.  The development shall not be carried out unless in accordance with the approved 
Travel Plan. 
 
Reason:  To promote sustainable travel in the interests of reducing pollution and congestion. 
 
Reason for approval: 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00325/B
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As a temporary solution to a shortage in education facilities, the negative impact of the 
proposal on the character of the area is within an acceptable level with the conditioned 
mitigating measures. 
 
The site is a designated school site and, compared to the existing impact on traffic and 
neighbouring amenities, the impact created by the increased pupil numbers does not 
amount to a material difference that is sufficient for a refusal. 
 
The proposal is considered to comply with General Policy 2 and Community Policy 5 of the 
Isle of Man Strategic Plan 2016. Therefore, it is recommended for an approval. 

______________________________________________________________ 
 

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): 
 
Owners/Occupiers of 34 Thorny Road, Douglas 
Owners/Occupiers of Castlebalfour, 36 Thorny Road, Douglas 
Owners/Occupiers of Garey Ashen, Stoney Road 
Owners/Occupiers of Ballanagilly, Stoney Road, Douglas 
Owners/Occupiers of Spindlebury, Stoney Road, Douglas 
 
as they satisfy all of the requirements of paragraph 2 of the Department's Operational Policy 
on Interested Person Status. 
 
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): 
 
Owners/Occupiers of 22 Snugborough Avenue, Union Mill 
Owners/Occupiers of 17 Thorny Road, Douglas 
 
is 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 APPLICATION IS BROUGHT BEFORE THE COMMITTEE AS THERE ARE MORE THAN 
FOUR OBJECTING TO THE APPLICATION AND THE APPLICATION IS RECOMMENDED FOR 
APPROVAL. 
 
1.0 SITE 
1.1 The site is the Scoill Yn Jubilee, Stoney Road, Douglas, a primary school within a 
predominantly residential area of the town. The school is located within the area formed by 
Stoney Road, Thorny Road and Somerset Road. 
 
1.2 The main school building fronts towards Thorny Road, with a large hard-surfaced 
playground area on the south of the main building and grassed area north of the main 
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building and along the northern boundary. The site slopes down toward the west. The west of 
the playground is a bank sloping down toward the west. 
 
2.0 THE PROPOSAL 
2.1 Proposed is the erection of a new mobile classroom to the north of the playground. 
The proposal also includes the relocation of the existing gazebo to the northwest corner of 
the main building. 
 
2.2 The new classroom is to accommodate another year of pupils (Year 4) on the site. 
The classroom is relocated from Scoill Yn Jubilee. This means a potential increase of about 30 
pupils on site. 
 
3.0 PLANNING HISTORY 
3.1 Erection of an outdoor classroom was APPROVED under PA 20/00343/B. This 
classroom is located in the southwest corner play area, which is separated from the main 
school building by a path. 
 
4.0 PLANNING POLICY 
Local Policy 
4.1  The site is within an area designated as Buildings or Land for Civic, Cultural or Other 
Use (Primary School) in the Area Plan for the East. 
 
4.2 Open Space and Community Proposal 5 states: "The Park Road Site would be 
acceptable as a replacement school site for Scoill Yn Jubilee. This is, however, subject to the 
two Scoill Yn Jubilee sites remaining for educational/school use until such time as it can be 
demonstrated that the educational needs of this area can be adequately accommodated on 
the Park Road site over the lifetime of the Plan." 
 
4.3 The site is just outside the boundary of the Selbourne Drive Conservation Area. 
 
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 General Policy 2 (b) (c) (f) (g) (i) (m) 
o Environment Policy 36 
o Community Policy 5 
 
5.0 OTHER MATERIAL CONSIDERATIONS 
Strategy and Guidance 
5.1 There is no relevant strategy or guidance that directly applies to this application.  
 
6.0 REPRESENTATIONS 
6.1  Douglas Borough Council has no objection to this application (02.12.2022). 
 
6.2 DoI Highway Services does not object to this application (25.11.2022) after a travel 
plan has been submitted. The comment states that the travel plan is acceptable to overcome 
the outstanding highway matters. The comment also states that a condition should be added 
for the implementation of the travel plan. 
 
6.3 The owners/occupiers of the following properties (in no particular order) have written 
in objection to this application (23.04.2022-30.12.2022): 
o 22 Snugborough Avenue, Douglas 
o 17 Thorney Road, Douglas 
o 34 Thorny Road, Douglas 
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o Ballanagilly, Stoney Road, Douglas 
o Spindlebury, Stoney Road, Douglas 
o Castlebalfour, 36 Thorny Road, Douglas 
o Garey Ashen, Stoney Road, Douglas 
o Ballanagilly, Stoney Road, Douglas 
 
6.4 The representations which include material planning considerations can be 
summarised (in no particular order) as the following: 
o additional traffic on an already over-congested road during school drop-off and pick-
up hours 
o noise generated by the additional traffic 
o lack of traffic management plan 
o noise generated from the new classroom 
o negative impact on the open space character of the area 
o negative impact on the character of the adjacent Conservation Area 
o invasion of privacy 
o character of the school 
 
6.5 The points made from the above representations which would not be a material 
consideration in planning terms can be summarised (in no particular order) as the following: 
o lack of disabled parking space - the status quo predates the current anti-discrimination 
and equality legislation 
o negative impact on view - not a material consideration 
o illegal parking and its consequence - regulated under different authorities 
o usage of existing facilities 
o alternative locations for the proposal within the site 
o alternative site for the proposal 
o highway safety due to existing road layout - not altered by the proposal 
o proposal is against DESC policy - regulated under different authorities 
 
7.0 ASSESSMENT 
Point of Clarification 
Nature and Description of the Development 
7.1 The relocation elements in the description refer to the existing gazebo on site. The 
description can be confusing because the proposal is relocating a mobile classroom from the 
school ground for senior pupils to the one for junior pupils (as known as Ballaquayle School), 
both being part of the Scoill Yn Jubilee. However, the demolition (or removal in this case) of a 
detached structure is not a development and is not regulated by planning and therefore 
cannot be included in the description of an application.  
 
7.2 The installation of a mobile classroom is new to the application site, regardless of the 
physical condition of the classroom. Hence the word "new" in the description. It is not 
essential but including it in the description is factually accurate. 
 
7.3 In essence, the administrative relationship between these two physically-separate 
school grounds does not have material weight in this application. The proposal is about the 
Ballaquayle school site only. 
 
7.4 Based on paragraphs 7.1-7.3,the original description on the first-time-issued site 
notice would be sufficient to represent the proposed development. However, it is 
acknowledged that, from multiple comments received, this description did not help the public 
make a direct connection between the mobile classroom and the potential impact of more 
pupils on site. Therefore, the description was updated in November alone with the submission 
of the Travel Plan and the application was fully re-published. 
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Number of Pupils 
7.5 The increasing and decreasing of the number of pupils alone in an existing school is 
not a development and is not regulated by planning but DESC. This also applies to the current 
application. 
 
7.6 However, the application is for a development, mainly the erection of a mobile 
classroom, and it is used to accommodate more pupils on site, the impact of these additional 
pupils could have on the neighbouring area is a material consideration for this application. 
 
7.7 Because of paragraphs 7.5 and 7.6, if the impact of the application is found to be not 
acceptable, this cannot be reduced by a planning condition on the maximum number of pupils 
the school can accommodate as it is regulated by another authority. 
 
Site Boundaries 
7.8 There have been several comments regarding the site boundaries, either about its 
being inaccurate or missing parts that are relevant to the application. 
 
7.9 Regarding inaccuracy, the redline boundary only needs to show the area immediate 
affect by the proposal. It is not evidence of ownership. A boundary dispute is also a civil 
matter that does not fall under the regulation of planning. 
 
7.10 Regarding missing parts, Schedule 1 Section 1 (2) (C) of Town and Country Planning 
(Development Procedure) Order 2019 does require land owned or occupied by the applicant 
adjoining the site which is the subject of the application is clearly defined with a blue line. 
Therefore, after discussion with the applicant and the agent, an amended plan has been 
submitted before the application is referred to the planning committee. 
 
7.11 According to the Operating Policy on Interested Persons Status, the awarding of 
Interested Person Status (IPS) is related to the redline boundary. It is acknowledged that the 
current redline boundary would exclude some commenters from the awarding of Interested 
Person Status. In the meantime, it is important to point out that interested person status only 
relates to the right to initiate an appeal. Once an appeal is validated, people without 
interested person status, regardless of whether they have commented at the time of the 
application, can still be included in the appeal process at the discretion of the inspector. 
 
Elements of the Assessment 
7.12 The key considerations of this application are its principal, its impact on the character 
and streetscene of the area, on the character and appearance of the adjacent Conservation 
Area, on traffic and parking and neighbouring amenities. 
 
Principle of the Proposal 
7.13 The proposal involves the provision of additional school facilities on a designated 
school site in the Area Plan. Therefore, the land use of the proposal is acceptable as it. 
 
7.14 Reasoning for the proposal is stated as making room at the other school site for 
additional facilities. Given the reasons in paragraph 7.3, the new mobile classroom, therefore, 
will only be assessed as an extension to an existing school, which is in line with Community 
Policy 5 and make the principle of the application acceptable. 
 
Character and Streetscene of the Area 
7.15 The existing school building is single-storey and is of post-war prefabrication style. 
The proposed mobile classroom is single-storey and has a timber appearance. In general, the 
proposal has the typical appearance of a temporary classroom, and its mass and scale would 
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fit in with the existing main building. However, its articulation, texture and colour contrast 
poorly with the main school building. 
 
7.16 There is a hard-surface play area and some grassed area surrounding the west and 
north of the main school building. This gives the school an open space character, which is a 
positive contribution to the character of the surrounding area. The proposed classroom is 
located near the northwest of the main building and in the grassed area. As a walled 
structure, it would break up the existing open space. Compare to the existing gazebo, which 
fits in well with its surroundings, the mobile classroom would be a negative impact on the 
existing open space character of the school. 
 
7.17 In the meantime, it is to be noted that the site is designated as a primary school and 
not a public open space. Therefore, alteration to the open space character alone would not be 
sufficient to recommend refusal. 
 
7.18 Immediate to the school site and across the roads, the school is surrounded by 
dwellings with different characters. This being said, the texture and colour of the proposed 
classroom also contrast poorly with these dwellings. 
 
7.19 In summary, the proposed mobile classroom would negatively impact the character 
and streetscene of the area. 
 
Character and view of the Conservation Area 
7.20 The south and east boundary of the site boards with the Selbourne Road Conservation 
Area and the northeast corner are also adjacent to the same conservation area. Only Stoney 
road has an important view into and out of the Conservation Area as Thorny road is not 
connected to Quarter Bridge Road.  
 
7.21 The Conservation Area begins at the top of Stoney Road and the proposed classroom 
is located below and at the middle section of the road. While driving up Stoney Road, the 
view into the Conservation Area is to the left of the road and the proposed classroom is on 
the right side of the road. Therefore, it is considered that the proposal would not impact the 
view into the Conservation Area.  
 
7.22 When driving out of the Conservation Area, because the Conservation Area is at the 
top of Stoney Road and down Stoney Road, the proposed classroom is only visible when the 
Conservation Area is already behind. Therefore, it is considered that the proposal would not 
impact the view out of the Conservation Area and the proposal complies with Environment 
Policy 36 of the Strategic Plan. 
 
Traffic and Parking 
7.23 The site is between two major roads (Quarter Bridge Road and Tromode Road) on the 
west and two district roads on the east (Woodbourne Road and Ballaquayle Road). There is 
moderate pass-through traffic. The majority of the dwellings around the area do not have a 
driveway and/or garage, especially on Thorny Road. Therefore, there is also a base shortage 
of on-street parking space around the area.  
 
7.24 The school accommodates pupils between Reception and Year 3 at the moment. 
Given the age of pupils and the safeguard requirement from the school to drop off children 
inside the school (as mentioned by some of the comments). Drop-off and pick-up of a pupil 
here take longer than that of a school with elder pupils. This also means that in addition to a 
surge in traffic during school rush hours. There is also a surge in demand for short-term 
parking. 
 



 

9 

 

7.25 Moring rush hours of the school also clash with the commute demand of the nearby 
residents. It is not surprising that the majority of the comments have expressed deep concern 
about the existing traffic and parking condition around the school and how the increase in 
pupil numbers (bringing Year 4 into the site) would exacerbate the existing situation. Given 
the existing situation described in paragraphs 7.22 and 7.23, this is a natural prediction. 
 
7.26 Many comments also point out that the current issue involves driver behaviours, 
especially unlawful behaviours. However, as it is regulated by the police, it is not a material 
planning consideration. 
 
7.27 It is clear that given paragraphs 7.22 to 7.25, the current traffic and parking situation 
is the clash between neighbouring residences' travel needs and the school operation needs. 
This clash is exacerbated by the road layout, the school's safeguard policy and certain drivers' 
behaviour. 
 
7.28 The applicant has later prepared a School Travel Plan. The plan aims to reduce the 
number of people travelling by car by around 10% in five years. It has been agreed with by 
Highway Services on the term that the execution of the plan will be monitored by a planning 
condition. 
 
7.29 Further comments after the travel plan was published have pointed out that there are 
many variables, such as the weather, that could reduce the effectiveness of the travel plan 
and it would not help with the initial increase in traffic after the classroom is first in use.  
 
7.30 The proposed classroom could increase the number of people travelling by car by 
around 15 given the current travel survey. Given the comment from Highway Services, it is 
considered that this is not an unacceptable level of pressure on the existing roads. 
 
7.31 In addition, the travel plan can be seen as an effective solution to the current traffic 
issue, as it would mitigate the increased car travel number generated by the additional pupils 
by the end of the five years. 
 
7.32 In summary, it is considered that the proposal would not have an unacceptable level 
of impact on highway efficiency when the travel plan is implemented. Therefore, if 
recommended for approval, the travel plan and its execution will be conditioned.  
 
Neighbouring Amenities 
7.33 The proposal is not overbearing to or overshadowing any neighbouring property given 
its height and location. However, the neighbouring properties still have three major concerns, 
impact on outlook and views, overlooking and impact on noise. 
 
7.34 View from a private residence is not a material consideration but the outlook is one. 
The main difference is the distance between the objects (the mobile classroom) and a 
vantage point.  
 
7.35 The classroom is approx. 23m away from the front elevation of dwellings to the north; 
is at least 26m away from the dwelling boundary to the west and at least 43m away from the 
dwelling boundary to the south. Objects at these distances are far enough to be considered 
as part of a view and not an outlook. Therefore, it is considered that there is no negative 
impact on the outlook of neighbouring properties. 
 
7.36 While an increasing number of pupils would lead to an increase in noise, the site has 
been a school since the 1970s, and noise relates to children's activity is an inevitable 
characteristic of areas around a school. In purchasing a house next to a primary school, 
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residents should reasonably expect some noise and disturbance. Given only around 30 
additional students compared to the existing 129, the potential increase in noise and 
disturbance is not at an unreasonable degree. Therefore, it is considered that the noise 
impact on neighbouring properties is acceptable. 
 
7.37 In summary, it is acknowledged that the new classroom would increase the negative 
impact on neighbouring properties. However, as mentioned in paragraphs 7.33-7.36, it is 
considered that these impacts have not mounted up to enough reasons for refusing the 
application.  
 
Planning Balance Assessment 
7.38 Summarising the assessment, while the negative impacts of increasing pupil numbers 
on traffic, parking and neighbouring amenities are considered within a reasonable degree, the 
visual impact of the mobile classroom on the character of the area is not.  
 
7.39 On the other hand, the Island places a high priority on providing adequate educational 
resources to support the development and education of our children. It is also important to 
consider the school's need for additional educational resources.  
 
7.40 Therefore, the balance assessment is about the provision of additional educational 
resources and protecting the visual appearance of the island. 
 
7.41 The impact on the character of the area can be mitigated by landscape measures on 
the school site. As the class has a timber appearance, it is also possible to change its 
colouring with different colours or murals. A combination of these measures would be 
sufficient to mitigate the impact on the character of the area. 
 
7.42 Summarising 7.38-7.41, a neutral impact on the area can be achieved by condition the 
provision and execution of a landscape plan and the execution of the travel plan. Therefore, 
the application is recommended for approval with these conditions attached. 
 
Time-limit 
7.43 The proposal is for a mobile classroom, which is a temporary solution for capacity 
issues. While this proposal is considered to have an impact on neighbouring properties within 
a reasonable degree, it is not a sustainable solution to the current shortage of education 
resources or the well-being of neighbouring properties. Therefore, a time limit would be 
conditioned with the additional requirement that a concrete formal the  
 
7.44 While the applicant has stated that a long-term capacity solution would take at least 6 
years, this period is too long for the building to be considered temporary. Therefore, a three-
year condition will be attached with the requirement that an extension of time is only possible 
if a feasible long-term solution is provided. 
 
8.0 CONCLUSION 
8.1 As a temporary solution to a shortage in education facilities, the negative impact of 
the proposal on the character of the area is within an acceptable level with the conditioned 
mitigating measures. 
 
8.2 The site is a designated school site and, compared to the existing impact on traffic 
and neighbouring amenities, the impact created by the increased pupil numbers does not 
amount to a material difference that is sufficient for a refusal. 
 
8.3 The proposal is considered to comply with General Policy 2 and Community Policy 5 of 
the Isle of Man Strategic Plan 2016. Therefore, it is recommended for an approval. 
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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 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. 
 
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 27th February 2023 
 

 
 

Item 5.2   
Proposal : Demolish existing detached house and build a replacement 

detached dwelling 
Site Address : Rheaby Beg 

Main Road 
Glen Maye 
Isle Of Man 
IM5 3AU 

Applicant : Mr Robert & Mrs Grizelda Taylor 
Application No. : 
Planning Officer : 

22/00827/B- 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 
 
R1.  Notwithstanding the extant planning permission for house renovations and extensions 
at the site, on balance, it is considered that the proposed replacement dwelling will result in 
an adverse landscape and visual impact on the rural uplands by virtue of the scale and 
design of the development and is not considered to amount to an exceptionally innovative or 
high quality modern design, being contrary to Policies EP1, EP2 and HP14 of the Isle of Man 
Strategic Plan. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
It is recommended that the following 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 6(4): 
 
The Society for the Preservation of the Manx Countryside and the Environment 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THE SITE 
1.1   The application site is an existing derelict two storey cottage and surrounding land on 
moorland 700 metres east of Glen Maye village on an elevated hillside position looking out to 
the sea in the northwest. 
 
1.2   The stone cottage has a regular three bay frontage with high eaves which possibly had 
a room in the roofspace.  The house is gable ended with broad chimney stacks and a pitched 
slate roof. 
 
1.3   Former single storey extensions have been removed on the northern and southern end 
of the building as have former attached barns and stores.  Recently a new or significantly 
improved access track has been created, looping in from the south, but approaching the 
house from the north.  No gardens are evident at the property and the site is currently a 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/00827/B
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vacant building site with the house uninhabitable.  Footings and walls up to DPC level appear 
to have been constructed in accordance with a 2016 planning permission to extend the 
cottage. 
 
Surroundings; 
1.4   Rheaby Beg, as it is now known, is in the open countryside in an attractive upland area.  
The locality is grazed moorland with banked field boundaries and poor quality grassland.  
There are no tall trees aside from some boundary copses. 
 
1.5   The character of the area is one of open moorland grazing at an altitude that allows long 
distance views out to sea.  It is has a very remote feel even though it is only half a mile from 
the village of Glen Maye. 
 
THE PROPOSAL 
2.1 The proposal is a replacement dwelling for a substantially larger house on the plot 
(over 10 metres high and nearly 30 metres wide), with the applicant primarily relying on the 
fall-back position of an existing house extension consent on the property which appears to 
have been lawfully commenced. 
 
2.2 The proposals involve the wholesale demolition of the existing house and its 
replacement with a 3 storey dwelling clad in timber effect panels (presumably fibre board) 
and stone with a slate roof.  Windows, doors, trims, fascias, rooflights and rainwater goods 
are described as dark grey or black (potentially plastic).  
 
2.3  A newly defined garden area is proposed with a large barn/shed for grounds 
maintenance equipment positioned to the north measuring 15 metres long, 7.5 metres wide 
and 5.75 metres tall, clad in olive green metal panels and dug into the ground somewhat. To 
the northeast of the proposed dwelling a subterranean garage 10 metres wide and 8 metres 
deep is proposed with stone-faced retaining walls. 
 
2.4  The new dwelling will be positioned and rotated around 10 to 30 metres to the 
northwest from the current footprint of the existing house for reasons of improving the view 
to the coast and to provide solar gain by moving away from the sloping ground to the south. 
  
PLANNING HISTORY 
3.1 In application 16/00070/B, substantial single storey and two storey extensions were 
approved to the existing old house.  The former house (because it was abandoned) already 
had a side sunroom, a back kitchen, porch, barn and store.  The 2016 consent gave 
substantial extensions to the renovated house, resulting in a rambling 5/6 bedroom, two 
kitchen dwelling based around the original stone cottage.  This latest submission states that 
the 2016 permission resulted in a total floor area of over 400 square metres.  The officer 
report refers to the 2016 permission creating two units; in the case of the applicant this was 
to allow parents to live alongside their daughter who would live semi-independently following 
an accident. 
 
3.2 In 2016, planning officers found that although the house had been abandoned, the 
special vernacular qualities of the cottage were enough for this building to be renovated and 
reused with modest extensions. 
 
3.3 In subsequent pre application discussions since that approval, the principle of demolishing 
and replacing the cottage has been accepted by officers on the basis that the 2016 
permission is a suitable fall-back position because the development has been commenced.  
This acceptance has been on the strict condition that a suitable scale and design of 
replacement dwelling is proposed.  
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DEVELOPMENT PLAN POLICIES 
4.1   The site lies within a wider area of land that is not designated for a particular purpose 
on The Isle of Man Planning Scheme (Development Plan) Order 1982. The site lies outwith 
the area of High Landscape Value and Scenic Significance which lies to the west. The site lies 
within the Southern Uplands area in the Landscape Character Assessment. 
 
4.2 Type A: Uplands 
The overall strategy for the protection and enhancement of the Uplands Landscape Character 
Type is to conserve and enhance: the predominantly open and exposed character of the 
moorland hills and mountain summits; the generally uninterrupted skyline and panoramic 
views across the lower slopes and plains towards the sea; the strong sense of tranquillity and 
remoteness; and the distinctive features of cultural heritage and nature conservation interest. 
Key landscape planning considerations in relation to the protection and enhancement of this 
Landscape Character Type are as follows:- 
(a) Housing and business development would be out of place within the predominantly open, 
exposed, and visually-sensitive Upland landscapes; 
(b) Any buildings which are deemed necessary should avoid exposed or visually-prominent 
locations, and should reflect local building materials and styles; 
(c) Care should be taken not to compromise the sparsely-settled pattern of isolated, small-
scale farmsteads within the Uplands; 
(d) Care should be taken to minimise visual clutter of highways infrastructure and signage on 
the unenclosed and simple character of rural roads that cross the Uplands; 
(e) Vertical telecommunication masts or structures, or renewable-energy development such 
as wind turbines, may be out of place within the predominantly open, exposed, and visually-
sensitive Upland landscape, and care should be taken to ensure that the location of such 
development does not dominate the landscape. 
 
4.3 The Landscape Character Policy Statement 1 states as follows: 
Generally, new built development would be out of place within the predominantly open, 
exposed, and visually-sensitive Upland landscapes. Any new built development which is 
deemed necessary should avoid exposed or visually-prominent locations. The setting of the 
sparsely-settled pattern of isolated, small-scale farmsteads within the Uplands must not be 
compromised. 
 
4.4 Housing 
Policy 14: Where a replacement dwelling is permitted, it must not be substantially different to 
the existing in terms of siting and size, unless changes of siting or size would result in an 
overall environmental improvement; the new building should therefore generally be sited on 
the "footprint" of the existing, and should have a floor area which is not more than 50% 
greater than that of the original building (floor areas should be measured externally and 
should not include attic space or outbuildings). Generally, the design of the new building 
should be in accordance with policies 2- 7 of the present Planning Circular 3/91, (which will 
be revised and issued as a Planning Policy Statement). Exceptionally, permission may be 
granted for buildings of innovative, modern design where this is of high quality and would not 
result in adverse visual impact; designs should incorporate the re-use of such stone and slate 
as are still in place on the site, and in general, new fabric should be finished to match the 
materials of the original building.   Consideration may be given to proposals which result in a 
larger dwelling where this involves the replacement of an existing dwelling of poor form with 
one of more traditional character, or where, by its design or siting, there would be less visual 
impact. 
 
REPRESENTATIONS 
Copies of representations received can be viewed on the Government's website. This report 
contains summaries only. 
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5.1 Patrick Commissioners - no objection 
5.2 Department of Infrastructure Highway Services - no significant negative impact.  EV 
points should be installed. 
5.3 DEFA Biodiversity - no bats and barn owls, but swallow nests in the building.  
Recommends provision wildlife protection condition should approval be given including 
swallows and protective fencing to the SW during construction. 
5.4 No comments received from neighbouring properties, but an objection to the quality 
of the information and plans provided from the Society for the Preservation of the Manx 
Countryside and the Environment. 
 
ASSESSMENT 
Introduction 
Visual Impact 
Other Material Considerations 
 
6.1   The applicant is proposing an entire replacement dwelling on an altered footprint of 
approximately 500 square metres in internal area and including the demolition of the existing 
Manx cottage and the erection of a large shed/ barn outbuilding to the north.  This 500 
square metre internal area does not appear to include the garages and garden shed which 
provide another 200 square metres of internal area. 
 
6.2   The justification for the larger development given by the applicant is that the current 
building is structurally difficult and thermally inefficient and its complete rebuild would result 
in a more sustainable building in the medium term.  Moving the house away from the 
southern slopes would improve solar gain by reducing overshadowing and also improve views 
to the northwest. 
 
6.3   The planning justification made by the applicant is that although planning policies 
restrict replacements to 50% increases of the original dwelling, there is a caveat for 
exceptionally innovative or modern design where there is no adverse visual impact. 
 
6.4   To be clear, the original dwelling at Rheaby Beg is an abandoned cottage of around 100 
square metres and perhaps slightly more if the attic room previously existed (the inclusion of 
attic rooms is excluded in Policy HP14).  The cottage had been extended prior to 2016 and 
had outbuildings, but such additions (and attic spaces) are not normally included in such 
floorspace calculations.  The 2016 permission allowing extensive extensions to the dwelling 
were allowed on the beneficial basis of converting a heritage building worthy of preservation. 
 
6.5   Policies EP1 and EP2 of the Isle of Man Plan are clear that the countryside will be 
protected for its own sake and that development that would adversely affect the landscape 
qualities of an area will not be permitted.  Notwithstanding the permission which exists on 
this property, these proposals will inevitably harm the character of the uplands landscape by 
virtue of their altered appearance and excessive scale. 
 
6.6   Policy HP14 accommodates replacement dwellings, however due to the scale of these 
proposals, they would only qualify to meet this policy if they are considered of exceptional 
modern or innovative design.  Whilst these proposals are undoubtedly modern, they are not 
considered exceptionally so and they are not innovative in any identifiable way. 
 
6.7 In terms of starting point it has to be acknowledged that the 2016 approval as noted 
in para 3.1, has been implemented and the applicants could continue to build this proposed 
dwelling house that would offer 400 square meters of habitable accommodation. This 
permission would allow for the creation of a dwelling house on site and with a larger 
residential curtilage that what is proposed under this (2022) application.  This would be seen 
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as a benefit which would help to reduce the level of domestic paraphernalia on site and 
reduce the residential curtilage.  It is further noted the proposals also include a walled garden 
to the south west corner of the proposed build. 
     
Visual Impact 
6.8   The proposals are for a substantial detached dwelling of 3 storey appearance and form.  
The internal area of this dwelling is over 500 square metres and the house would provide 
spacious 6 bedroom accommodation.  Being approximately 5 times the internal floorspace of 
the 'original' dwelling, plus the addition of  very large outbuildings (the shed and garage), the 
proposals could be read are at odds with the standard size criteria of Policy HP14 if looking at 
the built form on site.  However, consideration has to be given to the extant permission as 
described above, and the level of impact this would have.  On this basis, the proposals rely on 
qualifying as exceptional in terms of innovation or modern design to comply with HP14 and 
have acceptable visual impact. 
 
6.9   In parallel to 'exceptional' considerations, it must be borne in mind that the proposals 
replace a vernacular Manx cottage that this authority considered of such high value as to 
justify approving an extended dwelling on the grounds that it would preserve the historic 
structure.  The cottage is in a very poor structural state and because of its solid wall 
construction, it will be costly in both financial and carbon terms to make it thermally efficient.  
The cottage is not so precious that it must be preserved no matter what, however it is 
recommended that for any replacement dwelling to be approved, a proposal must be in 
keeping with the ethos and form of what is already there and not wholly unrelated to it, 
unless a departure is being sought for a replacement dwelling as noted in Hp14 that allows 
for exceptions for; "buildings of innovative, modern design where this is of high quality and 
would not result in adverse visual impact" (Hp14 text). 
 
6.10   The applicant has argued that the current dwelling is effectively three storeys in height 
and so is the replacement.  It is evident that the current cottage has a two storey appearance 
and the proposals are significantly taller (2.5m taller to the ridge) and they appear of a much 
larger scale in every dimension.  The scale of the proposals does not could be considered to 
not respect the sensitive rural hillside location and would could be visually intrusive in the 
landscape, especially at night where there is a danger that its large windows would could 
result in a hillside beacon effect. 
 
6.11   The landscape policies are clear that built development in isolated upland areas should 
reflect the small-scale farmsteads found in the area and not result in prominent development 
in exposed locations.  The scale and bulk of this proposal are could be read at odds with that 
policy, but a balance has to be taken on material weighting of the Strategic Plan and the Area 
plan in general. The overriding theme of the Area Plan is the protection of the countryside 
with its rural character and open views. 
 
6.12   The impact of these proposals is further increased by moving the footprint of the 
building away from the hillside on the grounds of solar gain advantages.  Whilst there may be 
some gains in doing this, the proposals involve no solar panels and few other features of 
passive solar design, it is questioned whether the altered footprint is all about sustainable 
energy or principally about the quality of view looking northwest. Within the written design 
statement accompanying the planning application the agent notes at para3.15 of their 
statement, on the sustainability issue as; "Further, one of the functions of the glazed links is 
to act as 'heat sumps' for passive solar gain; they will be exposed to the sun for most of the 
day, will therefore be heated via the Greenhouse Effect, the hot air will rise due to the Stack 
Effect, and can therefore be harvested via a heat exchanger for use in the heating of the 
house and its domestic hot water, as appropriate. The proposals include for plant areas in the 
roof void to house such equipment, with the louvres to the northern elevation available for 
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hidden ventilation, if required. The glazed areas are severable from the general living 
accommodation to avoid overheating in exceptional circumstances, but a proposed MVHR 
system will ensure that no passive energy harvested is wasted". 
 
6.13   It is acknowledged that Rheaby Beg is not immediately visible from surrounding houses 
which are shielded from the site by local topography.  However, the wider impact in the 
landscape is still a material consideration and just because a development is not immediately 
evident from surrounding land, it does not mean that the development may be permitted in 
any form, scale or design. 
 
6.14   The applicant has been invited to meet officers during the course of the development 
to discuss some of the design issues that the authority consider contribute to its conflict with 
planning policy.  The overriding concern is the scale of development in terms of floorspace 
(and therefore bulk), height and orientation of building.  The use of stone is considered 
appropriate, but the large areas of timber effect cladding are could be considered excessive 
and out of keeping with the local vernacular.  There are concerns about lost opportunities for 
passive solar gain by having more windows on the south elevations, the lack of renewable 
energy incorporated in the proposals and the size and design of the outbuilding. However a 
balance has to be struck between a replacement dwelling under HP14 that is innovative and 
modern whilst respecting the level of visual impact needed under Ep1. Arguably the design is 
balancing point here that can be very subjective. 
 
6.15   These factors combine to result in a development that is may not be considered of high 
quality and innovative enough design to be exceptional and worthy of justifying the 
demolition of the Manx cottage on the land.  The proposed dwelling will be tall and prominent 
in the landscape, harming the character of the uplands and out of keeping with the small 
farmsteads that are found there, thus could be read at odds with Policies EP1, EP2 and HP14 
of the Isle of Man Strategic Plan. 
   
Other material considerations 
6.16   In terms of other elements of the proposals, there are no ecology objections providing 
conditions are applied to protect nearby grassland from construction activities and swallows 
nests are protected.  Trees are unaffected. 
 
6.17   The established driveway access, although perhaps grander than envisaged in the 2016 
consideration, is acceptable in terms of design and highway safety, parking (a subterranean 
garage is proposed to the back of the site), etc. are all considered acceptable.  EV points 
could be installed in the garage or parking areas. 
 
6.18   Being so isolated, there are no near neighbours to the site who are affected and 
obviously such a large house and gardens will provide excellent living conditions for future 
residents. 
 
6.19   Another area of concern has been the scale and proportions of the equipment store/ 
shed proposed north of the house.  It has an internal area of 112.5 square metres, it is 5.75 
metres tall and requires a large dig out alongside the drive.  The justification for this building 
which is roughly the same size as the existing cottage is that the surrounding land requires 
maintenance.  Whilst this may be the case, the house is proposed with around an acre of 
garden land, 50% of which is the footprint of the house, its garage, hardstanding areas and 
the machinery store itself.  The applicant has stated that they wish to maintain the wider land 
and for that reason a farming building application may be more appropriate for this building.  
The shed is not commensurate to domestic garden maintenance, but could be conditioned to 
ensure its use is strictly related to agriculture if this is the applicant's intention.  
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6.20  Were the proposals to be recommended for approval, the large areas of new hard 
bound surfaces and roofs would result in a substantial rainwater drainage change and a 
surfacewater drainage scheme would be required by condition.  Foul water is proposed to be 
processed by biodisc before draining on site which is considered acceptable subject to details 
being agreed. 
 
CONCLUSION  
7.1 Notwithstanding the extant planning permission for house renovations and extensions 
at the site, it is considered that the proposed replacement dwelling will result in an adverse 
landscape and visual impact on the rural uplands and will not amount to an exceptionally 
innovative or modern design contrary to Policies EP1, EP2 and HP14 of the Isle of Man 
Strategic Plan. 
 
7.2   Furthermore, the existing Manx cottage is considered of heritage value such that any 
replacement must be of such quality and scale that it justifies the loss of this vernacular 
asset.  That quality and scale has not been achieved in this proposal. 
 
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 
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): 
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PLANNING AUTHORITY AGENDA FOR 27th February 2023 
 

 
 

Item 5.3   
Proposal : Temporary change of use of football pitch and associated 

buildings to tented tourist accommodation 
Site Address : Peel Football Club  

Douglas Road 
Peel 
IM5 1LJ 

Applicant : The Tommy Clucas Community Sports Hall 
Application No. : 
Planning Officer : 

22/01316/C- click to view 
Mrs Vanessa Porter 

 
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.  In any given calendar year, the proposed tents hereby approved on this site shall not 
be in situ more than 7 days before the first day of practice week for the TT or more than 7 
days after the last race day of the TT.  The site shall be restored to its former condition 
within 7 days of the proposed tents being removed after the event.  For the avoidance of 
doubt no approval is granted for the retention of the proposed tents between any of the 
racing events and this approval is only for the following years; 2023, 2024, 2025, 2026 and 
2027. 
 
Reason: The application is for the use of the site for the upcoming four years of TT 
motorcycling events only (2023 included) and the assessment has been made on this 
temporary basis.  While provision should be made for setting up and dismantling the camp 
site, the site should not be used for camping outside those times reasonably associated with 
these race periods. 
 
C 2.  There shall be a maximum of 100 tents pitched within the site during the approved 
period of operation.  
 
Reason: In the interests of public and private amenity. 
 
C 3.  Prior to the use of the venue as a campsite the car and motorcycle areas shall be 
provided in accordance with drawing no 106 and retained free from obstruction for the 
duration of the campsite operation. 
 
Reason: to provide sufficient parking in the interests of highway safety. 
 
C 4.  The campsite shall be restricted to tents. There shall be no motorhomes, trailer tents or 
caravans. 
 
Reason: in the interests of highway safety. 
 
Reason for approval: 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/01316/C
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It is concluded the proposal would be acceptable for a temporary period only and would not 
significantly affect public or private amenities and comply with General Policy 2, Business 
Policy 11 and Transport Policy 4 of the IOM Strategic Plan 2016. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
None 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THIS APPLICATION IS REFERRED TO THE PLANNING COMMITTEE AS THE PROPOSED USE 
COULD BE CONSIDERED CONTRARY TO THE LAND USE DESIGNATION AND BECAUSE THE 
PROPOSAL RELATES TO SIGNIFICANT TT INFRASTRUCTURE APPLIED FOR ON A 
PERMANENT BASIS. 
 
THE SITE 
1.1 The site is the grounds of Peel Football Club, located on the south western side of the A1 
TT Course as it enters the town. The site accommodates the football pitch, the clubhouse and 
the recently constructed Tommy Clucas Memorial Sports Hall which sits alongside the 
clubhouse. Access is directly from the main road and into a car park. 
 
1.2 To the North West are residential properties which are part of The Links. Meadowcourt 
and Melschede are the two closest properties and separated from the football ground by 
mature planting and vegetation. 
 
THE PROPOSAL 
2.1 The current planning application seek the approval for the use of the site for camping 
during the fortnight of the TT festival for a period of 4 years 2023-2027 inclusive, with 100 
pre-erected tents. 
 
2.2 The campers will again be able to use the Tommy Clucas Community Sports hall toilet 
facilities and the changing rooms, canteen and toilets in the football clubhouse which has 
television facilities.  The campers would not be able to cook within the clubhouse but catering 
facilities may be provided either within the clubhouse or separately via an outside catering. 
 
PLANNING POLICY 
3.1 The site lies within an area designated as "Football Ground" on the Peel Local Plan 1989. 
The site is not within a Conservation Area nor a Flood Risk Zone. 
 
3.2 There is a general presumption against development as set out in General Policy 3 and 
Environment Policy 1, whilst there are no policies which provide guidance on the provision of 
camp sites, the following policies are relevant to the assessment of this application, 
Strategic Policy 1 - which seeks that development make the best use of resources, 
Strategic Policy 2 and 3 - which seek that new development be located primarily within 
existing defined settlements, 
Strategic Policy 5 - which seeks that development make a positive contribution to the 
environment of the Island, 
Strategic Policy 8 - which seeks that tourist development makes the best use of existing built 
fabric 
Strategic Policy 10 - which seeks that new must be located and designed to promote 
integrated transport facilities, 
General Policy 2 - which sets out general Planning standards, 
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Recreation Policy 2 - which seeks the loss of open space or recreational land is only permitted 
where there is an overall community gain from the development or better accessibility is 
made 
Transport Policy 1 - which seeks that new development be located close to existing transport 
facilities, 
Transport Policy 7 - which sets out the required parking standards as per Appendix 7 
Business Policy 11 - which seeks that tourism development must accord with the objectives of 
the Isle of Man Strategic Plan 2016. 
 
PLANNING HISTORY 
4.1 Planning approval was granted for the use of the site as a temporary camp site under 
14/00216/C. This was for a three year period only.  
 
REPRESENTATIONS 
5.1 The following representations can be found in full online, below is a short summery; 
 
5.2 Highway Services have considered the application 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. Planning to consider restricting use to 
race periods only, including for the duration of setting up and taking down." (11.11.22) 
 
5.3 No comments have been received from Peel Commissioners at the time of writing this 
report. 
 
5.4 Visit Isle of Man have written in to state the following, "As at October 2022 the Island has 
23 registered temporary campsites offering a total of 6,649 pitches. Five of the sites are 
located in 'Peel and the West' offering 1,129 bed spaces (this includes Peel Football Club). 
The documents within the planning application suggests the accommodation on the site will 
change from 'pitch your own tent' to 100 pre-erected tents accommodating 6 persons per 
tent (average occupancy is expected to be in the region of 2.2 to 2.5 people per tent). The 
site has a limit of 250 guests on the site at any one time. This change in accommodation 
offering may see a reduction in the number of bed spaces on this site compared to the 
capacity numbers the Department has on file for previous years however, the move to pre-
erected tents and engagement with a local tour operator will look to provide a higher quality 
experience for visitors." (22.11.22) 
 
ASSESSMENT 
6.1 The main issues to consider in the assessment of this planning application are: 
- principle  
- visual amenity 
- impact on neighbouring amenity 
- facilities/ highway safety 
 
6.2 PRINCIPLE 
6.2.1 When looking at the Isle of Man Strategic 2016 there are no Strategic Plan policies 
which guide tourist relate developments other than those which encourage the use of existing 
buildings (Environment Policy 16). The Plan also contains a policy which presumes against the 
loss of recreational facilities (Recreation Policy 2). However, it is generally accepted that 
where there is a need for camping facilities in association with particular events on the Island, 
the use of playing fields can be acceptable. With the use becoming commonplace on the 
Island with many football and rugby clubs using their facilities in this way when they are not 
required for practice or matches in order to supplement their income. Indeed, pitches in 
Colby, Peel Road in Douglas, Ballafletcher in Braddan, Ballaoates Road in Braddan and Port 
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Erin all accommodate temporary camp sites for the TT, Southern 100 and/or MGP periods. As 
such the overall principle of the site is acceptable. 
 
6.3 VISUAL AMENITY 
6.3.1 Turning towards any potential visual impact of the proposal, due to the fields location 
directly near the main road, there is the potential that it could impact the overall streetscene, 
whilst this is the case, the view of the site is already characterised by goalposts and fencing, 
all of which are visible over the roadside hedging. The appearance of the proposed pre-
erected tents would not change this and ultimately should not impact the overall streetscene 
for the short period which is requested. 
 
6.4 IMPACT ON NEIGHBOURNG AMENITY 
6.4.1 Generally it is noted that with sites such as this, in close proximity to residential 
properties, that there will be a certain amount of impact to the neighbouring properties. Not 
only from the additional comings and goings from the site but also from the potential of noise 
disturbance during the night hours. The planning statement states that there is a limit to the 
amount of guests on site and that there will be a permanent onsite manger, which should be 
able to limit unacceptable behaviour.  
 
6.4.2 Weight is also attached to no objections being received from neighbouring residents 
(even after the site has operated once before) and also given the temporary nature of the 
proposal. It should be remembered that the planning system cannot control how a site is 
managed, and nor can it control how people behave or the hours of the day that people 
would come and go from the site.  It is true; however, that it is clearly in the operator's 
interest to ensure the site is properly managed. 
 
6.5 FACILITIES/ HIGHWAY SAFETY 
6.5.1 When looking at the facilities available on site, there are existing car park facilities and a 
clubhouse facility which could be used by the visitors. The proposed plans and planning 
statement state that there are to be 120 motorbike parking spaces and 20 car parking spaces 
which can use used either for cars or additional motorbike parking. The site is also located 
upon a main bus route. 
 
6.5.2 Turning towards the facilities available on site, the planning statement states the site 
will be permanently manned by a full time site manager, which is to be supplemented by 
housekeeping and reception staff, with there being male, female and disabled WC's/shower 
facilities available. 
 
6.5.3 It is also relevant to note that the site has been used as a camp site previously without 
any apparent highway or other issue and that the site is used for football matches which 
attract a number of spectators and players, again, without any apparent issue as such it is 
deemed that the parking available on the site is acceptable for the time period requested. 
 
6.5.4 Finally, it is also worth considering that the sports clubs around the Island offer 
opportunities for recreation which are in line with Government's various strategies on 
improving the quality and health of the Island and its people, also acknowledged in the 
Strategic Plan (Chapter 10). The funding of such clubs can be difficult and the provision of 
camping facilities can significantly boost clubs' funds which are then reinvested in the facilities 
available. 
 
CONCLUSION 
7.1 Overall in conclusion, whilst the proposed use of the land is against the generic policy in 
place to protect such land from unnecessary development, the use of the camp site, which 
has been operating in previous years and registered with Visit Isle of Man, would be 
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supporting the local club during a period of time, that the site is likely to be used. Whilst also 
encouraging further growth of the Island through the tourist use and should not have any 
adverse environmental impact. The use will help generate funds to support the football 
club/heritage group, supporting the Strategic Plan's policies on the benefits of recreation. 
 
INTERESTED PERSON STATUS 
8.1 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; 
(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. 
 
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 6(4) who should be given 
Interested Person Status. 
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PLANNING AUTHORITY AGENDA FOR 27th February 2023 
 

 
 

Item 5.4   
Proposal : Reserved matters application for erection of a new dwelling, 

approval of the details of siting, design, external appearance 
and internal layout of the dwelling, the means of access and 
the landscaping of the site 

Site Address : Fields 624255 & 624256 
Glen Mona Loop Road 
Glen Mona 
Ramsey 
Isle Of Man 

Applicant : Mr Alex Brindley 
Application No. : 
Principal Planner : 

22/01558/REM- 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 either before the expiration of four 
years from the date of the Approval in Principle application  (21.05.2023), or before the 
expiration of two years from the date of approval of the decision notice of this reserved 
matters application.  
 
Reason: To comply with Article 14 of the Town and country Planning (Development 
Procedure) (No 2) Order 2013  
 
C 2.  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(s) hereby 
approved, other than that expressly authorised by this approval, shall be carried out, without 
the prior written approval of the Department. 
 
Reason:  To control development in the interests of the amenities of the surrounding area. 
 
C 3.  The development hereby approved shall not be occupied or operated until the means 
of vehicular access has been constructed in accordance with the approved plans, and shall 
thereafter be retained for access purposes only. 
 
Reason:  In the interests of highway safety. 
 
C 4.  The development hereby approved shall not be occupied or operated until the parking 
and turning areas have been provided in accordance with the approved plans. Such areas 
shall not be used for any purpose other than the parking and turning of vehicles associated 
with the development and shall remain free of obstruction for such use at all times. 
 
Reason:  To ensure that sufficient provision is made for off-street parking and turning of 
vehicles in the interests of highway safety. 
 

https://www.gov.im/planningapplication/services/planning/planningapplicationdetails.iom?ApplicationReferenceNumber=22/01558/REM
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C 5.  Prior to the occupation of the dwelling hereby approved the new wire fencing 
annotated as "08" on drawing 10A shall be completed and retained thereafter. 
 
Reason: in the interest of ecology and the visual amenities of the area. 
 
C 6.  No development shall commence until a schedule of materials and finishes and samples 
of the materials to be used in the construction of the external surfaces, including roofs, 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. 
 
Reason:   In the interests of the character and appearance of the site and surrounding area. 
 
C 7.  All planting, seeding or turfing comprised in the approved details of landscaping plan 
12A and green roofs to garage and lower ground floor building must all be carried out in the 
first planting and seeding seasons following the completion of the development or the 
occupation of the dwelling, whichever is the sooner.  Any trees or plants (green roof) which 
die or become seriously damaged or diseased must be replaced in the next planting season 
with others of a similar size and species.  
 
Reason:  To ensure the provision of an appropriate landscape setting to the development. 
 
C 8.  Prior to the occupation of the dwelling hereby approved the integrated bat and bee 
bricks shall be installed as shown on drawing 'Proposed Elevations 01' and retained 
thereafter.   
 
Reason; In the interest of biodiversity. 
 
C 9.  No approval is hereby given for the installation of the bird boxes as shown on drawing 
18, instead these bird boxes shall be installed to the northern elevation prior to the 
occupation of the dwelling. 
 
Reason; In the interest of biodiversity 
 
C 10.  Prior to the commencement of any development details of measures to be undertaken 
to prevent bird strikes on clear glazing shall be submitted to and approved in writing by the 
Department.  This approved scheme shall be completed prior to the occupation of the 
dwelling and shall be retained thereafter. 
 
Reason; In the interest of biodiversity. 
 
C 11.  The living accommodation within the lower ground floor as shown on drawing 16 shall 
only be used in association with the main dwelling house hereby approved and for purposes 
incidental to the use of main dwelling house as a single dwelling, for no commercial 
purposes and only in accordance with the internal layout shown on plan 16 received on the 
23.12.2022. 
 
Reason: The application does not propose to create separate units of accommodation within 
the site and has not been considered as such. 
 
Reason for approval: 
Overall, it is considered the proposal would not have any significant impacts upon public or 
private amenities, would not adversely affect the countryside or harm the character and 
quality of the landscape and would therefore comply with Environment Policy 1 & 2 and 
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Housing Policy 14 of the Isle Of Man Strategic Plan 2016, Planning Circular 3/91 (in part) 
and Residential Design Guide 2021. 

______________________________________________________________ 
 

Interested Person Status – Additional Persons 
 
None 

_____________________________________________________________ 
 

Planning Officer’s Report 
 
THE PLANNING APPLICATION IS BEFORE THE PLANNING COMMITTEE MEMBERS AT THE 
REQUEST OF THE PRINCIPAL PLANNER 
 
1.0 SITE  
1.1 The application site forms the curtilage of a parcel of undeveloped land, Field 624255 
& 624256, Glen Mona Loop Road, Glen Mona, Ramsey.  The site is located on the eastern 
side of the Glen Mona Loop Road and south east of Glen Mona Village.  The site is 
characterises as an open parcel of land which due to the hillside topography of the area, 
slopes downwards from the roadside boundary (west) to the rear boundary to the east.  The 
boundaries to either side of the site comprises of mature landscaping (trees/hedgerows), 
which are shared with the neighbouring residential properties Barony View to the north and 
Fieldhead to the south. 
 
2.0 PROPOSAL 
2.1 The application seeks approval for the Reserved Matters application for erection of a 
new dwelling, approval of the details of siting, design, external appearance and internal 
layout of the dwelling, the means of access and the landscaping of the site. 
 
2.2 The applicants in support of the application make the following comments; 
"SCALE The scale of the development has been carefully considered, particularly in relation to 
how the house would be seen form the road and from the surrounding countryside.  The 
main section visible from the road is a two-storey house traditional in form, scale and 
appearance.  The third, lower ground, storey is built into the slope which, as the ground falls 
away from the roadside, is concealed from view, thereby reducing the apparent scale of the 
property. 
 
APPEARANCE  
As noted above, the house has a traditional appearance when viewed from the road and the 
third, lower, storey is generally concealed from view. This would appear as glazing within 
stone and timber-clad walls when viewed from across the landscape. As the timber cladding 
ages, it will blend with the landscape very well, appearing as a secondary and less visible 
element to the 'home' above. The house is screened from the adjacent properties by the 
existing boundary trees and vegetation, which will be bolstered with additional planting where 
needed. The main part of the house would have rendered masonry walls and a slate roof 
giving the building a traditional appearance. Chimney stacks at either end of the building 
further reinforce the traditional form. The windows are generally full height double-glazed 
aluminium-framed units which would better reflect the modern arrangement of spaces. 
Balustrades along the edge of the lower ground floor rood would be alternately stone-clad 
and glazed.  
 
LANDSCAPING  
The house is screened from the adjacent land by retaining all but one small tree and the 
vegetation and by additional planting. In addition, an area of 0.49 acres (0.2 ha) of semi-
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natural grassland in the east part of the site will be kept and managed for its value to nesting 
birds, bats and the wildlife. There is no boundary with the open countryside to the west. 
Manx Wildlife Trust was commissioned to prepare a Preliminary Ecological Appraisal Report at 
an early stage in the design process, and their recommendations have been followed in order 
to mitigate the effect of the development on the local ecosystem and provide longer-term 
biodiversity benefits.  
 
ACCESS 
A vehicular access is proposed through the existing gate. The development would create an 
on-site turning area and parking for more than two cars. The development complies with the 
requirements for visibility splays onto the highway: 70m in both directions measured 2.4m 
back from the carriageway." 
 
3.0 DEPARTMENT POLICIES 
3.1 The application site is allocated as an Areas of High Landscape or Coastal Value and 
Scenic Significance, not designated for development under the Isle of Man Development Plan 
1982.  The site is not within a Conservation Area.   
 
3.2 Due to the site location, designation and the type of proposal, the following policies 
are relevant for consideration:- 
 
3.3 The Spatial Distribution Policies within the Strategic Plan set out the hierarchy of 
settlements, indicating that Douglas will remain the main employment and service centre for 
the island, with other towns as supporting service centres.  Some large villages are identified 
as service villages where appropriate increase in employment and housing should be provided 
to meet local needs. Glen Mona, is classified as not within any of those service villages and 
consequently Spatial Policy 4 set out that these villages should maintain the existing 
settlement character and be of an appropriate scale to meet local needs for housing and 
limited employment opportunities. Area plans will define the development boundaries. 
 
3.4 Spatial Policy 5 states: "New development will be located within the defined 
settlements. Development will only be permitted in the countryside in accordance with 
General Policy 3."  
 
3.5 Strategic Policy 2 states: "New development will be located primarily within our 
existing towns and villages, or, where appropriate, in sustainable urban extensions(2) of 
these towns and villages. Development will be permitted in the countryside only in the 
exceptional circumstances identified in paragraph 6.3." 
 
3.6 Strategic Policy 10 states: "New development should be located and designed such as 
to promote a more integrated transport network with the aim to:  
(a) minimise journeys, especially by private car;  
(b) make best use of public transport;  
(c) not adversely affect highway safety for all users, and  
(d) encourage pedestrian movement" 
 
3.7 Environmental Policy 1: "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." 
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3.8     Environment Policy 2: "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." 
 
3.9 General Policy 3: "Development will not be permitted outside of those areas which are 
zoned for development on the appropriate Area Plan with the exception of: 
(a) essential housing for agricultural workers who have to live close to their place of work; 
(Housing Policies 7, 8, 9 and 10); 
(b) conversion of redundant rural buildings which are of architectural, historic, or social 
value and interest; (Housing Policy 11); 
(c) previously developed land which contains a significant amount of building; where the 
continued use is redundant; where redevelopment would reduce the impact of the current 
situation on the landscape or the wider environment; and where the development proposed 
would result in improvements to the landscape or wider environment; 
(d) the replacement of existing rural dwellings; (Housing Policies 12, 13 and 14); 
(e) location-dependent development in connection with the working of minerals or the 
provision of necessary services;  
(f) building and engineering operations which are essential for the conduct of agriculture 
or forestry;  
(g) development recognised to be of overriding national need in land use planning terms 
and for which there is no reasonable and acceptable alternative; and  
(h)  buildings or works required for interpretation of the countryside, its wildlife or 
heritage." 
 
3.10 Housing Policy 4 states: "New housing will be located primarily within our existing 
towns and villages, or, where appropriate, in sustainable urban extensions(1) of these towns 
and villages where identified in adopted Area Plans: otherwise new housing will be permitted 
in the countryside only in the following exceptional circumstances: 
(a) essential housing for agricultural workers in accordance with Housing Policies 7, 8, 9 
 and 10; 
(b) conversion of redundant rural buildings in accordance with Housing Policy 11; and 
(c) the replacement of existing rural dwellings and abandoned dwellings in accordance 
with Housing Policies 12, 13 and 14." 
 
3.11 Housing Policy 14 states: "Where a replacement dwelling is permitted, it must not be 
substantially different to the existing in terms of siting and size, unless changes of siting or 
size would result in an overall environmental improvement; the new building should therefore 
generally be sited on the "footprint" of the existing, and should have a floor area(1), which is 
not more than 50% greater than that of the original building (floor areas should be measured 
externally and should not include attic space or outbuildings). Generally, the design of the 
new building should be in accordance with Policies 2- 7 of the present Planning Circular 3/91, 
(which will be revised and issued as a Planning Policy Statement). Exceptionally, permission 
may be granted for buildings of innovative, modern design where this is of high quality and 
would not result in adverse visual impact; designs should incorporate the re-use of such stone 
and slate as are still in place on the site, and in general, new fabric should be finished to 
match the materials of the original building.  
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Consideration may be given to proposals which result in a larger dwelling where this involves 
the replacement of an existing dwelling of poor form with one of more traditional character, 
or where, by its design or siting, there would be less visual impact." 
 
3.11 Transport Policy 4 states: "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 Transport Policy 7 states: "The Department will require that in all new development, 
parking provision must be in accordance with the Department's current standards.  
 
The current standards are set out in Appendix 7." 
 
3.13 Planning Circular 3/91 
 
3.14 Residential Design Guide 2021 
 
4.0 PLANNING HISTORY 
4.1 The previous planning applications is considered relevant in the assessment and 
determination of this application; 
 
4.2 Approval in principle for the erection of a dwelling - 18/00200/A - Approved at Appeal 
with the following conditions attached; 
 
"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 14 of the Town and country Planning (Development 
Procedure) (No 2) Order 2013  
 
C 2.  Approval of the details of siting, design, external appearance and internal layout of 
the dwelling, the means of access, and the landscaping of the site (hereinafter called 'the 
reserved matters') shall be obtained from the Department in writing before any development 
is commenced. Thereafter, the development shall be carried out in strict accordance with the 
approved details. The details for approval shall include, but not be limited to:  
(a) The provision to be made for the parking and turning of vehicles within the site;  
(b) The surface treatment of any access, parking area or amenity space, and any other parts 
of the site which will not be covered by buildings;  
(c) All external materials to be used in the development;  
(d) Visibility splays;  
(e) Existing and proposed ground, floor and ridge levels;  
(f) Details of boundary treatments;  
(g) Hard and soft landscaping.  
 
Reason: To comply with the Town and Country Planning (Development Procedure) (No 2) 
Order 2013, this is an approval in principle and these matters require detailed consideration 
by the Department in accordance with General Policy 2 of the Isle of Man Strategic Plan 2016.  
 
C 3.  The development hereby approved shall be limited to a single dwellinghouse.  
 
Reason: This is an approval for a single dwelling as shown on the submitted illustrative 
drawings, and any greater density would be out of keeping with the character of the adjacent 
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properties and the surrounding area, and would require additional space for parking and 
amenity areas. 
 
C 4. The development hereby approved shall be limited to a maximum height of 6.5m 
above road level. 
 
Reason; To ensure satisfactory form of development" 
 
4.3 Approval in principle to erect a detached dwelling - 09/01067/A - Refused at Appeal 
for the following reason; 
"R 1. The application site is not zoned for development and is within an Area of High 
Landscape Value or Coastal Value and Scenic Significance. Therefore the proposal is contrary 
to both adopted general planning policy within the Isle of Man Strategic Plan and The Isle of 
Man Development Plan, which seek to restrict such development to appropriate towns and 
villages.  Approval of the planning application would result in unwarranted residential 
development in the countryside." 
 
5.0 REPRESENTATIONS 
5.1 Highways Services comment (received on 01.02.2023): 
"Previous Highways response dated 13/01/2023 requested the additional information of 
access widening I accordance with Manual for Manx Roads standards. The amended 
information comes in the form of altered proposed plans in line with the recommendations 
from Highways.  
 
The vehicular access has been maintained at the 3.1m, but adjacent to the vehicular access a 
new pedestrian access point has been provided. The two accesses point will keep pedestrian 
and vehicular movements separate. In addition to the separate access, the applicant has now 
provided a stepped pedestrian path to the dwelling, giving a more direct access for 
pedestrian. 
 
 The alteration to the highway, in the form of altering an access, will require a Section 109(A) 
Highway Agreement to be made post planning consent.  
 
In addition to the access widening and separate pedestrian path, the applicant has indicated 
there is space within the garage to provide cycle storage and an appropriate location for an 
electric vehicle charging point can be sited.  
 
All Highways comments have been addressed by the amended plans, therefore the proposal 
raises no significant road safety or highway network efficiency issues. Accordingly, Highway 
Services Development Control raises no objection to the proposal subject to all access 
arrangements to accord to drawings titled. '10A Revised Proposed Site Plan' and '11A Revised 
Proposed Site Plan'. The Applicant is advised that a S109(A) Highway Agreement is needed 
after the grant of planning consent.  
 
Recommendation: DNOC" 
 
5.3 Environmental Protection Unit (DEFA) comment (09.02.2023); 
"With regard to PA 22/01558/REM the Environmental Protection Unit note the proposed 
installation of a sewage treatment works with connection to a soak-away subject to the 
percolation tests. This is the preferred approach for dealing with the treated sewage effluent 
and complies with the Departments Discharge License Policy.  
 
If percolation tests show the land is not suitable for a soak-away (Building Control can advise 
on the percolation rate) the applicants will need to contact the Environmental Protection Unit 
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on 01624 685885 to discuss alternative methods to discharge the treated sewage effluent and 
potentially apply for a discharge license under the Water Pollution Act 1993." 
 
5.4 Ecosystem Policy Officer (DEFA) comments (20.01.2023); 
"The Ecosystem Policy Team can confirm that the Manx Wildlife Trust's (MWT) Preliminary 
Ecological Appraisal dated August 2022, is all in order and that a suitable level of assessment 
has been undertaken.  
We are really glad to see that the MWTs recommended mitigation has really been taken on-
board and integrated into the plans for the site. The main ecological mitigation measure is the 
retention of the semi-natural grassland in the east of the site, and this is included in the 
Landscape Plan, as are plans for the planting of native trees and hedging. We therefore 
request that a condition is secured for the development to be undertaken as per the details 
contained in the Landscape plan. Additionally, we request that a condition is secured for the 
development to be undertaken as per section 04.5.1 of the Design and Access Statement, as 
this contains the required details about ongoing management of the semi-natural grassland 
area, low level lighting, preliminary roost inspections for bats, the use of the MWT's 
Precautionary Working Method Statement (PWMS) for common lizard, treatment of Schedule 
8 invasive species etc.  
 
Wildlife mitigation measures are also to be incorporated on site in the form of integrated 
wildlife bricks on the property and we request that a condition is secured for the integrated 
bat and bee bricks to be installed on site as shown in the 'Proposed Elevations 01' drawing.  
 
However, we have a slight concern with the proposals for the positioning of the bird bricks, 
because they are shown on the eastern elevation, above a glazed double door and above a 
glazed balustrade. Where possible we recommend that bird bricks are installed facing north, 
because they are at risk of overheating, we also do not recommend that bricks are put above 
doors, or located close to clear glazing because this poses a collision risk for bird. We 
therefore request that the location of the bird bricks are changed to the north elevation and 
that plans are provided for written approval showing this change.  
 
A condition should also be secured for details of measures to be undertaken to prevent bird 
strikes on clear glazing to be provided to Planning for written approval prior to the installation 
of glass balustrading - this could include use of etching, ultraviolet coating, ultraviolet decals 
etc." 
 
6.0 ASSESSMENT 
6.1 The main issues are the potential visual impact of the development upon the 
landscape/countryside; potential impacts upon neighbouring residential amenities; highway 
safety/parking provisions and ecology. 
 
6.2 It should be noted that the principle of a single dwelling on the site has been 
established under the previously approved application and therefore is not a matter for 
consideration. 
 
POTENTIAL VISUAL IMPACT OF THE DEVELOPMENT UPON THE LANDSCAPE  
6.3 As there is a presumption against new dwellings in the countryside, there is no direct 
policy in relation to new dwellings in the countryside (i.e. not replacing an existing dwelling or 
converting an existing rural building into a dwelling). 
 
6.4 However, as the principle has been established for a single dwelling on this site 
(exception to policy) it is consider the most relevant planning policies are those relates to 
replacement dwellings as far as the design and size and Planning Circular 3/91.  Condition 4 
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of the AIP application also gives a starting point that the dwelling cannot be 6.5m taller than 
the adjacent road level.   
 
6.5 In terms of design/siting the applicants have stated: 
"The proposed property is split over three floors, with only the ground and first floors being 
visible from the road; a third, lower ground floor is proposed to be set into the slope of the 
site in order to minimise disturbance to the views across the site to the open countryside 
beyond. A detached garage is proposed on a similar basis, set within the sloping ground with 
a green roof to help visually integrate the building with the site and landscape…" 
And 
 
"…It should be noted that the proposed building occupies only the top section of the site; the 
ground and first floor gable is sited in line with the property line established by the adjacent 
dwellings, 'Barony View' and 'Fieldhead'. 
 
6.6 The dwelling has a total floor are set over three floors of 477sqm.  The detached 
garage is 64sqm in floor area. 
 
6.7 As noted previously the proposed dwelling in terms of form and proportion is similar to 
a traditional Manx two storey farmhouse, with pitched slate roof, gable end chimneys and 
painted render finish to external walls.  However, while traditional in form and promotion, its 
design, especially in relation to its fenestration is contemporary in design, with vertically 
proportion and larger sections of glazing especially to the front elevation (south). The glazing 
does take the approach of the traditional fenestration in terms of three upper windows over a 
central doorway which is flank by a window at either side at ground floor level.  However, the 
proposal as mentioned take a contemporary twist to this approach.  The lower ground floor 
which site below the main two storey element of the proposal does have a more 
contemporary form and overall design, being built into the hillside with a flat roof which has a 
green roof above, which is level to the front driveway/parking area of the property. 
 
6.8 Again the garage is contemporary in design, being set into the hillside, with flat roof 
with a green roof finish. 
 
6.9 In terms of the design approach the applicants comment: 
"The final development brings together and offers a refinement on the previous schemes; i.e. 
the upper part of the house retains a traditional form, albeit with a modern arrangement of 
glazing and would appear, from distance, in the landscape, as a traditional building. The main 
section is located to the side of the site in order to protect the view of the countryside as far 
as possible. The secondary lower level is built into the slope of the land and would have a 
green roof so as to minimise the visual impact as far as possible.  
 
The south and main elevation design respects the form, proportion and symmetry of a 
traditional Manx countryside dwelling. It incorporates two chimney stacks at the gables and a 
central entrance with windows either side. The windows are in a more modern format though 
with floor to ceiling windows and doors reflecting the modern arrangement of spaces in the 
property and providing a better connection to the landscape and surrounding countryside. 
The large hallway is glazed to its full width." 
 
6.10 Regarding Condition 4 of the AIP application which indicates the dwelling shall be 
limited to 6.5m below the road level, this proposal would meet this by being approximately 
3.7m (roof ridge) below this level. 
 
6.11 Any development in the countryside must not adversely affect the countryside (EP1) 
and must not harm the character and quality of the landscape (EP2).  There are two main 
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areas where there is the potential to view the property and the proposed works, these being 
from the Glen Mona Loop Road and the Rhenab Road. 
 
6.12 From the Glen Mona Loop Road the proposal, namely the two storey element (south 
and west elevations namely) of the dwelling will be apparent, with the garage and lower 
ground level less so, mainly the green roofs of these elements.  The applicant's statement 
includes details of how the current proposal evolved and how wider views of the countryside 
from the Glen Mona Loop Road played a part in the overall design approach.  The proposal 
will ensure that wider and distant views of the countryside can be retained, even with the 
proposed dwelling in place.  Of course there are parts which will be screen should views; 
albeit the Minister when approving the application must have acknowledged this with the 
addition of Condition 4 and the fact allowing any development on this site will have an 
impact.   
 
6.13 In this case it is considered the proposed design approach ensures that the proposal, 
while having an impact, is not considered to be detrimental from these views (Glen Mona 
Loop Road) and the visual impact will comply with EP 1 & 2. 
 
6.14 Regarding views from the Rhenab Road, these views are distant views, albeit limited 
given the topography of the land and also landscaping found between the site and the road. 
It should be noted that the Planning Committee may recall the application (21/00764/B) at 
the neighbouring property (Barony View) which allowed an additional storey above the 
existing dwelling, albeit changed the finishes from painted render to a dark coloured cladding 
(timber and metal) and overall design to have a more contemporary approach.  The Planning 
Committee undertook a site visit and viewed the neighbouring site from the Rhenab Road.  
The proposal being the neighbouring property is viewed in a very similar context. 
 
6.15 The east elevation of the proposals will be most apparent from this views, namely the 
gable end wall of the two storey dwelling (painted render) and the lower ground floor 
(finished in vertical timber cladding).  The applicants have provided CGI images of the 
proposal from this view which helpful give a good impressions of how the development will sit 
into the landscape.  They have also commented; 
"This view also provides a useful context for the choice of materials. The main part of the 
house is proposed to be rendered. The majority of traditional houses in the area are finished 
in render. Although there may be one or two cases where the stonework has been exposed 
on a house, this is not a 'correct' historical detail, the stone houses were always constructed 
to be protected with render or, at minimum, a thick lime wash. The removal of render to 
expose stonework has been an on-and-off fashion since Victorian times.  
 
In Glen Mona specifically, the Church, the School, the Glen Mona Hotel and the barn on the 
main road (at Ballasholague) are the buildings where the stonework is exposed, the houses 
tend to have a render finish. A stone cladding was considered for this application but 
dismissed on these grounds.  
 
The lower ground floor of the building, where recessed into the slope of the site, is to have 
natural timber and stone cladding. The purpose is for this part of the building to appear 
backgrounded as more as part of the landscape, the main part of the house remaining more 
visible." 
 
6.16 Again when approving the AIP there was an acceptation that a single dwelling and 
consequently a visual impact would need to occur.  However, the applicants again have given 
detailed reasoning for the approach they have taken and why.  It is agreed with the approach 
and while the sites appearance will change; it is considered the design of the dwelling, siting, 
size, finishes and overall design approach will result in a dwelling sitting comfortably in the 
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site and not have a significant adverse impact upon the countryside (EP1) or harm the 
character and quality of the landscape (EP2).   
 
POTENTIAL IMPACTS UPON NEIGHBOURING RESIDENTIAL AMENITIES  
6.17 The two properties potential impacts by the development would be Barony View to the 
north of the site and Fieldhead to the south.  The main issues relation to loss of light, 
overbearing impacts upon outlooks and/or overlooking resulting in a loss of privacy. 
 
6.18 In relation to Barony View, the rear elevation (north) of the proposed dwelling would 
be approximately 13.2 metres to the gable elevation of Barony View.  Between these two 
properties is mature landscaping of varying heights.  The rear elevation which faces towards 
Barony View has a single ground floor window, five small upper level windows and high level 
roof lights.  The main primary habitable rooms (i.e. living rooms) to Barony View would be 
unaffected by the development, as the orientation of this dwelling faces away from the site.  
Overall, while there will be an impact, namely more built up development along the shared 
boundary; it is not considered it would be sufficient to warrant a refusal, namely distance 
from the two properties, boundary treatment, design of the new dwelling, position of 
habitable rooms and size of the curtilage/shared boundary of Barony View, which in the main 
would remain unaffected. 
 
6.19 Regarding the impact to Fieldhead the proposals front elevation (south) would directly 
fact towards the gable elevation of this property.  However, the proposal would be 
approximately 34.8m away and there is a mature and tall landscaping along the shared 
boundary of these properties.  Accordingly, given the distance that would be retained and the 
overall design of the scheme, it is again not considered there would be sufficient reasons to 
warrant a refusal. 
 
HIGHWAY SAFETY/PARKING PROVISIONS 
6.20 Highway Services have considered the access arrangements (visibility splays of 2.4m x 
70m in either direction) and the parking arrangements (more than two off road parking 
spaces and turning facilities) and raise no objection.  Further, following initial comments a 
stepped pedestrian footpath and gate have been incorporated so a person could easier access 
the site on foot. 
 
ECOLOGY 
6.21 Manx Wildlife Trust's (MWT) have undertaken a Preliminary Ecological Appraisal dated 
August 2022 at the request of the applicant's which has  informed the scheme, in terms of 
keeping approximately a third of the site being left as semi-natural grassland (lower section 
of site), rather than a lawned garden.  The Ecosystem Policy Officer has welcomed this and 
the landscaping in the site and has sought a number of conditions which should be attached 
to any approval. 
 
7.0 CONCLUSION 
7.1 Overall, it is considered the proposal would not have any significant impacts upon 
public or private amenities, would not adversely affect the countryside or harm the character 
and quality of the landscape and would therefore comply with Environment Policy 1 & 2 and 
Housing Policy 14 of the Isle Of Man Strategic Plan 2016, Planning Circular 3/91 (in part) and 
Residential Design Guide 2021.  
 
7.2 It is recommended that the application be approved. 
 
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: 
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(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. 
 
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. 
 


