Lake District National Park Authority Development Control Committee — 1 October 2025

Lake District
National Park

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

Application number:  7/2024/2170

Application type: Full Planning application

Applicant: Mr Simon Robinson

Location: 30, High Portinscale, Portinscale, Keswick, CA12 5RN
Grid reference: 324839 523648

Proposal: Proposed loft conversion including raising the height of

the ridgeline; increased eaves to the rear and side
elevations; and installation of rooflights and windows.

Report prepared by: Laura Rogan, 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.

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.

Background and proposals

| am reporting this application to Committee because of the objections of
Above Derwent Parish Council.

The application relates to 30 High Portinscale, a relatively modern
detached bungalow situated in a residential area of Portinscale.

A previous application (7/2024/2129) was submitted for a proposed loft
conversion, new dormers and rooflights. However, this was later
withdrawn as it was considered the dormers on the north-eastern (front)
roof pitch would adversely impact the property and the character of the
surrounding area due to dormers not being prevalent in the nearby.

Planning permission has now been sought to raise the existing ridge line
of the dwelling by approximately one metre and raise the existing eaves
on the south-west (rear) elevation by 1.5 metres with three sloping and
vertical combination windows to be installed.

Representations
Above Derwent Parish Council object to the application. They state:

‘Since the first application it has come to our attention that this property is
a holiday let and has been for a number of years. Parking is a major
problem at this property. It is not possible to park on the road outside
without causing passing vehicles to mount the Footway, causing a
highways safety issue. Some of the nearby properties have altered their
front gardens to accommodate additional parking. There have been two
complaints from the properties either side about the parking.’

The Local Highway Authority advise that in regard to off-street parking
they usually recommend: 1 Bedroom — 1 parking space; 2, 3 and 4
Bedroom — 2 Parking Spaces; 5+ Bedrooms — 3 Parking spaces. They
also note that public footpath number 201050 lies adjacent to the site.
They advise that, if the application site has access to the rear of the
property from this lane, the applicant must ensure that no obstruction to
the footpath occurs during, or after the completion of the site works.

We have received three letters of objection. Briefly concerns are:
. The windows on the south-west elevation would look directly into
the first floor of adjacent The Croft.
. The owners of 30 High Portinscale have removed, without
permission, the hedge across half the south-west border. This
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hedge was not on their land but was on land belonging to New
Road.

The property is used as a holiday let. The garden is not well cared
for and the larger groups that may use the property will potentially
create more noise and disturbance affecting neighbours.

The development is too large for the scale of the property,
essentially converting it to a top-heavy bunkhouse.

The occupants already use the garage as informal
accommodation. They don’t use it for visitors’ cars and the
parking adjacent to the property is already extremely limited and
will no accommodate the extra holiday makers that this expansion
could facilitate.

High Portinscale estate was originally built to accommodate local
people. Over the years it has gradually changed to a mix of local
residences, 2nd homes and holiday lets. 30 High Portinscale has
been a 2nd home then a holiday let for many years. The owners
do not live in the area and it is managed by a property agent.

31 High Portinscale already have issues with holiday makers
parking in front of their drive. They ask that a condition is added
that the users of no. 30 must either park in its driveway or in front
of no.30.

The owners of no. 31 also ask that a white line is painted on the
road by the kerb for the entire frontage of their property protecting
their very limited parking.

The glass on the northern elevation should be frosted.

Development plan policies and other relevant guidance

The relevant Development Plan comprises:

The Lake District National Park Local Plan 2020-2035

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 04: Biodiversity and geodiversity

Policy 06: Design and development

Design Code Supplementary Planning Document

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.

There is no community plan in this area.

Main issues and assessment

The main issues in this assessment are:
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* Character and appearance of the area
*  Amenity of neighbours

* Protected Species

« Parking

*  Other matters

Character and appearance of the area

30 High Portinscale is a relatively modern dwelling appearing to have
been constructed sometime in the 1970s/1980s. It is situated in a
residential area of Portinscale where the area is characterised by other
dwellings of similar ages and designs. The proposals would result in
raising the eaves of the south-west elevation and introducing three sloping
and vertical combination windows to create two bedrooms in the attic
space.

On the north-east (front) elevation, the eaves would remain the same. The
ridge however would be extended up along the current plain of the roof
plain by another metre. Three roof lights would also be inserted. Despite
the raised roof height, the building would retain the appearance of a
bungalow from the front. It currently sits at a lower level to the adjacent
road and therefore the lifting of the roof would have a negligible impact on
street scene and character and appearance of the area.

The south-west (rear) elevation would see the eaves extend up by
approximately 1.5 metres with the introduction of three vertical
combination windows. This aspect of the dwelling is in an elevated
position to the passing public footpath but is set well back with screening
in the form of mature shrubs. The raising of the ridge and eaves would be
a departure from the bungalow appearance, however due to its use of
matching materials, its set back position and boundary screening these
proposed changes would little impact on the character of the area.

Amenity of neighbours

As 30 High Portinscale is in a residential area it is closely surrounded by
neighbouring properties. Adjacent to the north-east is 31 High Portinscale,
Adjacent south-east is 29 High Portinscale. On the opposite side of the
public footpath approximately 18 metres to the west is The Croft, and
approximately 19 metres south-east is Gray Crag.

As no. 31 is perpendicular to the application property, the raising of the
roof would not have harmful amenity effects on occupants by way of
overbearing or loss of light. There would be the introduction of a first-floor
window on the gable end facing onto the garden ground of no. 31. |
consider this window would introduce overlooking issues into no. 31’s
garden ground where none have existed previously and to address this
harmful amenity issue | recommend a condition be added that the window
be fitted with obscured glazing.
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As the proposals do not increase the footprint of the application property
and do not involve fitting a window on the south-east elevation, | do not
consider there would be any unacceptable amenity effects toward the
occupants of no. 29 High Portinscale.

Concerns have been raised that the introduction of the three sloping and
vertical combination windows would result in visual intrusion into the first
floor of neighbouring The Croft. These windows would indeed create
clearer views towards The Croft. During my site visit | considered the
positioning between the two properties. The two properties do not look
directly onto each other and are slightly offset — The Croft is slightly north
of the application property and looks north-east while no. 30 looks south-
west. The creation of the windows on no. 30 would limit the outlook to the
roof of The Croft’s single storey flat roof extension. Even if this were not
the case, the near 20m separation distance between the application
property and the two storey elements of The Croft is an acceptable
separation distance between directly overlooking dwellings.

Protected Species

The applicant commissioned a bat survey which was submitted with the
application. The survey found the proposals would result in disturbance of
two transitory/summer roosts for Common Pipistrelle Bats. Having regard
to the provisions of the Conservation of Habitats and Species Regulations,
taking into account the mitigation and compensation proposed (which
includes the placement of a bat box on a southernly aspect of a nearby
mature tree prior to works starting; contractors being made aware of the
presence of bats; removal of materials within five metres of the roost being
undertaken by hand and under the supervision of a suitably licensed
ecologist; works to stop if more than five bats are found in one location), |
am satisfied that the development would not adversely affect the
conservation status of the species within its natural range. | am satisfied
there is no alternative to the proposal. Taking into account the scale of
impact | am satisfied that the imperative reasons of overriding public
interest test is likely met and a European Protected Species licence would
be forthcoming.

As such the development is considered acceptable in respect of protected
species, satisfying the requirements of the NPPF and Local Plan Policy
04.

Parking

Concerns have been raised regarding parking issues if the application
were to be approved. The proposals would result in the dwelling becoming
a 4 bedroomed house from its current 2 bedrooms.

It appears that the property has current parking facilities for two cars on its
driveway. There is also a garage but it is unclear if it is, or would be,
used. It has been mentioned that the garage is being used as informal
accommodation, although the existing ground floor plans show this to be
garage space with proposed plans indicating there will be no change.
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5.13 The advice of the Local Highway Authority is two spaces would normally
be adequate for both two-bedroom and four-bedroom houses. The
proposed changes do not trigger an increase in parking guidance levels.

5.14 If parking was to be displaced into the road, it does not appear that this
would be likely to result in adverse impacts. | consider there is sufficient
space in front of the drive and property to accommodate the extra cars
without it being dangerous in terms of highway safety due to the quiet
nature of High Portinscale.

Other matters

5.15 Concerns have been raised that no. 30 is being used as a holiday let and
the proposals would increase disturbance for neighbouring residences. 30
High Portinscale does not have any occupancy restrictions. There are no
planning constraints on it being used as self-catered holiday let. In
planning terms, a house of this scale in permanent occupation or holiday
use the same — both are used for sleeping, cooking, relaxing, and general
day-to-day living. Whilst there are differences between the two in terms of
turnover or possibly occupancy that is not in itself sufficient to trigger a
material change of use in a property of this size. Furthermore, both can be
occupied by persons who behave well or behave poorly.

5.16 That a property could be used as a holiday-let outside of planning control
is not a reason to refuse planning permission for an otherwise acceptable
domestic extension.

6 Conclusion

6.1 Having regard to the provisions of the development plan, in particular Lake
District National Park Local Plan Policies 01, 02, 04, and 06, the Design
Code SPD 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:

- Drawing no. 01001 Rev. 01 (Location Plan), 01002 Rev. 01 (Block Plan), 06001
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Rev. 04 (Proposed Section A-A), 05004 Rev. 02 (Proposed Gable Ends), 05003
Rev. 02 (Proposed Rear Elevation), 05002 Rev. 01 (Proposed Front Elevation),
05001 Rev. 06 (Proposed Elevations), 04002 Rev. 06 (Proposed Loft Plan),
04001 Rev. 01 (Proposed Ground Floor Plan),

- Emergence Bat Survey

REASON: For the avoidance of doubt.

3 Before the development hereby permitted is brought into use the first floor
window in the north west elevation shown on the approved plan 05004 Rev. 02
shall be glazed with obscure glass (to Pilkington obscurity level 5, or equivalent).

Notwithstanding the provisions of Section 55(2)(a)(ii) of the Town and Country
Planning Act 1990, no other type of glass shall be fitted to the said window
without the prior written approval of the Local Planning Authority.

REASON: To safeguard the amenities of the adjacent property in accordance
with the provisions of the National Planning Policy Framework.

NPPF decision notice requirements
INFORMATIVE:

Bats and their roosts are protected under the Wildlife and Countryside Act 1981
(as amended), and the Conservation of Habitats and Species Regulations 2017.
It is an offence to deliberately capture, kill or disturb bats or to recklessly damage
or destroy their breeding sites or resting places. The applicant/developer should
remind the building contractors to be vigilant for bats during the building work. If
at any time bats are found or suspected then, as a legal requirement, work must
cease in that area and before proceeding advice should be sought from a suitably
qualified ecologist. Alternatively advice may be found at the website of the Bat
Conservation Trust https://www.bats.org.uk/our-work/national-bat-helpline.

Town and Country Planning (Development Management Procedure) (England)
Order 2015 Article 35(2) statement.

The Local Planning Authority have worked with the applicant in a positive and
proactive manner by seeking solutions to problems arising in relation to dealing
with the application by requesting an emergence bat survey.

Background papers
Background papers are available for inspection on the planning application file
unless otherwise specified on that file as confidential by reasons of

financial/personal circumstances in accordance with the Local Government
(Access to Information) Act 1985.
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30 High Portinscale, Portinscale, Keswick,
CA12 5RN

Proposed loft conversion including raising the
height of the ridgeline; increase eaves to the
rear and side elevations; and installation of
rooflights and windows.



































