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Report from the Head of Development Management to the  
Development Control Committee 
 

  

Application number: 7/2025/2130 

Application type: Full Planning application 

Applicant: Ms Louise Watson 

Location: 37, Lakeland Park, Keswick, CA12 4AT 

Grid reference: 327494  522807 

Proposal: Erection of rear and side extensions, raised patio and 
internal alterations 

Report prepared by: Abigail Holt, Planner 

Report agreed by: Andrew Smith, Head of Development Management 

Recommendation: APPROVE with conditions  

 
1 About this report 
 
1.1 The case planner has prepared this report, assessment and 

recommendation taking into account our policies (known as the 
Development Plan), written representations we have received, and any 
other material considerations. 

 
1.2 Material considerations are things that are relevant to our decision making 

and which we are able to take into account – for example site specific 
factors, or Government planning policy (the National Planning Policy 
Framework) and Government planning guidance (the National Planning 
Practice Guidance). 

 
1.3 The Development Control Committee will determine the application at its 

meeting having regard to the provisions of the Development Plan, 
representations we have received, and all other material considerations, 
following a verbal and visual summary of the application by the case 
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planner and, where applicable, after hearing any verbal representations 
made in accordance with our Policy for Public Speaking at Meetings. 
 

1.4 Most applications are decided under powers delegated to the Head of 
Development Management.  A small number of significant or more 
contentious applications are considered by our Development Control 
Committee as set out in our Scheme of Delegation. 

  
2 Background and proposals 
 
2.1 The application is being reported to committee because the 

recommendation of approval is contrary to the views of the Town Council. 
 
2.2 The application site is 37 Lakeland Park, a detached dwelling in Keswick. 

The house is set at a higher level than the houses on Springs Road that it 
looks towards. Due to the sloping nature of the site, the dwelling has a 
single storey appearance to the front, but has underbuild facing the rear 
garden. 

 
2.3 Permission is sought for the erection of rear and side extensions, raised 

patio and internal alterations. 
 
2.4 The previous application 7/2025/2073 for a similar scheme was withdrawn 

following concerns being raised regarding overlooking and overbearing. The 
scheme now submitted proposes an amended design to address these 
concerns. 

 
3 Representations 
 
3.1 Keswick Town Council – Object – it is acknowledged that some 

improvements have been made to the original withdrawn application 
7/2025/2073 by omitting the high-level triangular glazing above the lounge 
and kitchen/dining full height windows and reducing the extent of the raised 
patio at the rear. However, this still creates a direct overlooking to the 
garden areas below at Owls Crag and No 22 Springs Road. It is curious that 
the visibility diagrams provided place great reliance on the height of the 
boundary hedgerow which can vary. A patio at the existing rear garden level 
would overcome this problem. We also maintain our previous objection to 
the double roof pitch on the rear extension which we consider is 
unsympathetic to the original bungalow design.  

 
3.2 Two letters of objection has been received to the application, one from Owl 

Crag and one from 22 Springs Road (dwellings to the rear of the application 
site). Concerns are raised that the proposed extension and raised patio 
area would result in a significant visual intrusion, loss of privacy through 
overlooking, an overbearing presence, and increased light pollution. 

 
4 Development plan policies and other relevant guidance 
 
4.1 The relevant Development Plan comprises: 

• The Lake District National Park Local Plan 2020-2035 
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4.2 The following Lake District National Park Local Plan policies are relevant to 
this application: 
• Policy 01: National and international significance of the Lake District 
• Policy 02: Spatial strategy 
• Policy 06: Design and development 

 
• Design Code Supplementary Planning Document 

4.3 The National Planning Policy Framework (NPPF) sets out the Government’s 
planning policies for England and how these are expected to be applied.  It 
is a material consideration in the determination of planning applications. 

 
4.4 There is no community plan in this area. 
 
5 Main issues and assessment 
 
5.1 In principle alterations to an existing dwelling are acceptable. The main 

issues in this assessment are:  
• Character and appearance of the area 
• Amenity 

 Character and appearance 
 
5.2 37 Lakeland Park is a detached dwelling constructed of white roughcast 

rendered walls with a pitched grey tile roof and white upvc windows and 
doors. To the side there is an attached flat roof garage and garden room, 
and to the rear there is a raised patio. 

 
5.3 The proposed rear extension would consist of two pitched roofs extending 

perpendicular from the main roof of the dwelling. It would be constructed of 
materials to match existing, with two sets of anthracite grey upvc patio 
doors to the rear. The roof would have a ridge height of approximately 4.3 
metres, sitting just below the ridge of the main roof, whilst the eaves height 
would match the main roof. The footprint of the dwelling would be extended 
by 3 metres to the rear. The main roof of the dwelling would also be 
extended over the existing flat roof garage and garden room to the side, 
using materials to match the main dwelling. 

 
5.4 To the rear, the raised patio is proposed to be extended with a glass 

balustrade. It would project one metre out along the centre of the dwelling, 
with a larger section to the north that would project up to six metres out. 

 
5.5 The main views of the proposals from a public vantage would be to the front 

of the house on Lakeland Park. From here views are therefore limited to the 
side extension, which maintains the form and materials of the main 
dwelling. Views of the rear would be from neighbouring gardens. The rear of 
37 Lakeland Park would not be visible from Springs Road unless existing 
vegetation was removed. I consider that the side extension and the rear 
extensions would reflect the character of the existing dwelling. The amount 
of glazing on the rear elevation has been reduced since the previously 
withdrawn application and is acceptable. Extending the existing raised patio 
area would be acceptable as there is ample space to accommodate it 
satisfactorily and its form and design would be acceptable. Given the 
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modern nature of the dwelling the proposed glass balustrade would be 
acceptable.  Whilst existing hedges screen the development in some views, 
the appearance of the development would still be acceptable in its absence. 

 
Amenity 

 
5.6 Neighbouring 37 Lakeland Park to its rear are Owl Crag and 22 Springs 

Road. Both these houses are on Springs Road, which sit at a considerably 
lower level to those on Lakeland Park, with sloping gardens between. There 
is hedging at the boundary of both dwellings which screens the ground floor 
and garden areas from the application site. The rear first-floor windows at 
Owl Crag and 22 Springs Road are overlooked by neighbouring dwellings. 
Specifically, the patio and rear windows of 37 Lakeland Park afford views 
towards the first-floor windows at Owl Crag where there are two obscured 
windows, one set of patio doors, and a raised terrace area. Similarly, there 
are views afforded towards first floor windows at 22 Springs Road.  

 
5.7 There is some concern that the proposed extension and patio would result 

in overlooking towards the windows at Owl Crag and 22 Springs Road. 
Looking first at the extension, the Design Code SPD sets out that the 
minimum distance between main windows should be 21 metres, with an 
extra metre added for each metre in height difference. According to the 
visibility plans provided, there would be at least 26 metres maintained 
between the rear windows at the application site and those at Owl Crag, 
with 30 metres distance maintained from 22 the windows at Springs Road. 
As such, the Design Code would be satisfied.  

 
5.8 Whilst the proposed extension would result in there being windows 

approximately 3 metres closer to Owl Crag and 22 Springs Road, due to the 
separation distance that would be retained, and the relative positions of the 
buildings to each other, I do not consider that the degree of overlooking of 
windows at the rear of the properties on Springs Road that would result 
from the extension would be materially different from that which occurs at 
present. 

 
5.9 The garden areas at Owl Crag and 22 Springs Road are currently not 

overlooked by neighbouring dwellings at Lakeland Park. The previous 
application proposed a terrace area across much of boundary which at the 
height, scale and position proposed was considered to result in an 
unacceptable loss of privacy. This scheme reduces and limits overlooking.  

 
5.10  At its largest point to the north the proposed patio would extend 6 metres 

from the dwelling. This would result in overlooking into the rear garden at 
Owl Crag to some degree. Existing boundary planting reduces overlooking.  
Ownership of the hedge is unknown, but whilst its retention cannot be 
secured there is also no reason to believe it would be removed. I consider 
that Owl Crag would continue to have an acceptable level of amenity and 
privacy in its garden. I have not identified any impacts caused by the 
additional overlooking sufficient to warrant a refusal. Due to the large hedge 
at the rear boundary of 22 Springs Road, there is unlikely to be any harmful 
overlooking into the garden resulting from the proposed extension or patio. 
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5.11 To the north of the application site lies 38 Lakeland Park and to the south 
lies 36 Lakeland Park. There is a degree of overlooking already afforded 
between the existing patios on both 37 and 38 Lakeland Park. The 
proposed patio would increase the overlooking towards 38 Lakeland Park, 
however I do not consider this increase to be to a harmful extent. 36 
Lakeland Park is also partially overlooked by the existing patio at the 
application site.  Due to the angling of the dwelling away from the 
application site, and the fact that the largest section of the patio extension 
would be to the north, I consider that any additional overlooking towards 36 
Lakeland Park would be minimal and acceptable. 

 
6 Conclusion 
 
6.1 Having regard to the provisions of the Development Plan (in particular Lake 

District National Park Local Plan policies 01, 02 and 06), and other material 
considerations (including the provisions of the NPPF), the development is 
considered to be acceptable, subject to the conditions recommended. 

 
 
 

RECOMMENDATION: APPROVE with conditions 
 
Conditions/Reasons 
 
1 The development hereby permitted shall be commenced before the 
expiration of THREE years from the date hereof. 
 
REASON:   Imposed in accordance with the provisions of Section 91 of the 
Town and Country Planning Act, 1990. 
 
2 The development hereby permitted shall not be carried out otherwise than in 
conformity with the following submitted plans and details: 
- Site location plan 
- Proposed Plans and Elevations - Drawing no. 25 1 504  
- Visibility Splay Plans and Sections - Drawing no. 25 1 505 
 
REASON: For the avoidance of doubt. 
 
NPPF decision notice requirements 
 
 
Town and Country Planning (Development Management Procedure) (England) 
Order 2015 Article 35(2) statement. 
 
The Local Planning Authority did not identify problems arising in relation to 
dealing with the application. 
 
 
Background papers 
 
Background papers are available for inspection on the planning application file 
unless otherwise specified on that file as confidential by reasons of 
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financial/personal circumstances in accordance with the Local Government 
(Access to Information) Act 1985. 
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