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

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

Application number:  7/2025/5157

Application type: Full Planning application

Applicant: Mr & Mrs Moores & Moores-Pearce

Location: Blakeholme Cottage, Newby Bridge, Ulverston, LA12
8NP

Grid reference: 338460 488933

Proposal: New garden room and garden storage shed

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 as my recommendation of
approval is contrary to Staveley-in-Cartmel Parish Council’s objections.

Blakeholme Cottage is a detached, early Twentieth Century property
located within substantial grounds on the eastern shores of Windermere.
The property is accessed directly off the A592, approximately 5 miles
south of Bowness on Windermere.

Planning permission was granted in June 2021 (7/2021/5177) for
extensions, alterations and associated works to the property. In 2024
permission was granted (7/2024/5434) for extensions and alterations to
the dwelling, along with a new summer house, sauna, plunge pool and hot
tub to the garden. Also, in 2024 a further application was submitted for a
new garden room and garden storage shed, but this was later withdrawn
as a full arboricultural report was required.

Planning permission is now being sought for a garden room and storage
shed. The proposed garden room would be sited on an existing terraced
area to the south-western corner of the garden, near the lake. It would be
a flat roofed structure that measures approximately 2.8 metres high, 6
metres wide and 3.6 metres deep. The walls would be covered in stone
facing to match that used elsewhere in the garden; the roof would be
covered in zinc cladding. The north-west (front) elevation would feature bi-
folding doors across the majority of the elevation. The north-east (side)
elevation would be taken up by a full length window opening. The storage
building would be sited on an existing area of hardstanding at the north-
western corner of the property’s grounds. It would also be a flat roof
structure and be approximately 2.5 metres high, 6.3 metres wide and 3.8
metres deep. The walls would be constructed from vertical timber cladding
while the roof would be covered in metal. The north-western (front)
elevation would have two double doors.

During the course of the application we received a revised plan making a
small change to the orientation of the proposed garden room. The building
remains of the same size and design, and in essentially the same position,
as originally proposed.

Representations

Staveley-in-Cartmel Parish Council object for the following reasons:
e This is an excessive development to the house.
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¢ Ownership of the property is being attributed to a legal practice in
Ormskirk with involvement with property companies out of the area.

e This is a further example of continuing to over develop and create
luxury properties unaffordable for the majority of local people.

3.2  Windermere Town Council has no objection.

3.3  The Local Highway Authority have no objections to the proposals as it will
not have a material effect on the existing highway condition.

3.4  The Lead Local Flood Authority have stated that part of the application is
in Flood Risk Zones 2 and 3. They do not have any comments to make
however they recommend consulting the Environment Agency.

3.5 The Environment Agency have no objections the proposals. The proposed
development would fall under the ‘lower risk’ standard comments they
have proposed for Local Planning Authorities and applicants.

4 Development plan policies and other relevant guidance

4.1 The relevant Development Plan comprises:
. The Lake District National Park Local Plan 2020-2035

4.2  The following Lake District National Park Local Plan policies are relevant
to this application:

e Policy 01: National and international significance of the Lake
District

Policy 02: Spatial strategy

Policy 03: Development and flooding

Policy 04: Biodiversity and geodiversity

Policy 05: Protecting the spectacular landscape

Policy 06: Design and development

Policy 24: Lakeshore development

4.3  The Design Code Supplementary Planning Document is a consideration.

4.4  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.

4.5 There is no community plan in this area.
5 Main issues and assessment
5.1 The main issues in this assessment are:
e Principle
Impact on the character and appearance of the area

[}
e Impact on the amenity of neighbours
e Flood Risk
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e Trees
e Scheme of delegation

Principle

Garden buildings in a garden are acceptable as a matter of principle under
Policy 02. Policy 24 is relevant due to the lakeshore location. Policy 24
seeks to protect the landscape character and biodiversity of lakes and
lakeshore locations but recognises that there is a need for limited
lakeshore development to support lake services and facilities that rely on a
lakeshore location. Lakeshore development is generally only supported
where the development has a direct lake use function. However, as in this
case the land is already in an existing use, it would be unreasonable to
prohibit development in association with that use as a matter of principle.

It remains necessary however to consider the specific impacts of
development. Policy 24 also requires that the scale, siting, design and
character of the development enhances or maintains the character of its
lakeshore location. Those matters are considered in the following
sections. The remaining criteria of Policy 24 - that the development does
not have an adverse impact on lake navigation or water quality - are
satisfied.

Impact on the character and appearance of the area

Blakeholme Cottage is an attractive dwelling with some arts and crafts
style, incorporating the use of vernacular materials including local stone,
slate and roughcast render with a drag-down roof and timber windows and
doors. The property occupies an elevated position within extensive
grounds on the eastern shores of Lake Windermere and is visible from
both the highway to the east and lake to the west. The application sites
are both located to the west of the dwelling, in low-lying areas of the
grounds.

The proposed garden room would be sited on an existing terraced area
and could be clearly viewed when on the lake. Its form and design would
be a departure from the main house, although it would incorporate some
stone facing which would match the retaining wall to the front of the site
and stone seen elsewhere in the garden. The stone facing would ensure
that the building recesses into the backdrop of the surrounding trees and
stone walls. The garden room would appear as a garden building in the
context of a domestic garden with a clear relationship to the house behind.
It would not result in unacceptable changes to the character and
appearance of the area and is acceptable.

The proposed storage shed, with its timber clad walls and metal roof
would appear basic and modest. Existing tree screening would mean that
the building would not be particularly visible from the lake. Even when
seen, the building's size, materials, simple form, design, and its position in
the visual context of a garden mean that the shed would not be prominent,
dominant or harmful to lakeshore character. Again, this building is
acceptable.
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Impact on the amenity of neighbours

The closest neighbouring dwelling, Gummers How House, lies
approximately 230 metres to the south of the property. The proposed
development would not impact the occupants of Gummers How House
because of the extensive separating distance. The development is
acceptable in terms of its impact on amenity and satisfies the
requirements of Local Plan Policy 06, the Design Code SPD and the
NPPF.

Trees

Blakeholme Cottage is bounded by Ancient Semi Natural Woodland
(ASNW) to the north (Low Intake) and south (Dog Kennel Wood). The
proposed garden room would be sited approximately 10 metres north of
Dog Kennel Wood with the garden storage building sited approximately 11
metres south of Low Intake.

Developments within a 15-metre buffer zone should be avoided to
minimise risks of root damage and harm to the trees and habitats. Both
buildings would be sited within the buffer zones of the adjacent ancient
semi-natural woodlands. However, both buildings would be placed in
areas where ground has already been disturbed - the garden room would
be placed on an existing area of hardstanding (a terrace) and the garden
storage building would also be on an area of existing hardstanding (a
path). | consider the small area of the proposed buildings would have
minimal impacts on the health of these trees and is unlikely to affect the
integrity of the ancient semi-natural woodland. Likewise, because the land
is already in garden use, indirect impacts as a result of disturbance are
unlikely.

The Arboricultural Impact Assessment submitted in support of the
application highlights that the garden room would be positioned beneath
existing tree canopies, however these trees are in an elevated position
with no low overhanging branches. Given the nature of the structure and
the presence of an existing terrace, the proposed garden room would not
lead to a significant change in relationship with the trees over that in the
existing site. The garden storage building would not result for the need to
remove any trees.

The submitted Arboricultural Impact Assessment sets out mitigation
measures that would ensure there will be no adverse impacts to trees
from poor construction practice (for example it provides for the erection of
protective fencing, the management of cement mixing, prevention of fuel
spills, and prohibition of fires).

| am satisfied the proposals would not result in adverse impacts to trees
and woodlands.

Flood risk
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The application sites are partly in Flood Risk Zone 2 and therefore a Flood
Risk Assessment has been submitted in support of the application.

The garden storage building's cladding would allow water to pass through
it. The building would also have permeable flooring. Through the size of
this structure and its allowance to flood, | do not consider there would be
an increase flood risk to the site or to the surrounding area.

The proposed garden room is approximately 2.8 metres higher than the
nearby jetty. Its floor would be 150mm above external ground level. The
Flood Risk Assessment has stated that the applicants expect this structure
to be flooded on occasions, however they have set out flood alleviation
measures which includes ensuring all internal and external finishes will
allow for easy clean out, placing any wall sockets 900mm above floor
levels. As the building will be allowed to flood, | do not consider there
would be any increased flood risk to the site or to the surrounding area.

Other matters

Staveley-in-Cartmel Parish Council have echoed their concerns made
towards application ref. 7/2024/5434. They are concerned that the
proposed development ‘inappropriate over-development’, however there is
no explanation as to why this is, or what harm they think the development
causes. This appears to me to be a modest development within an
extensive property, and | have not identified any harm or impact as a
result of the amount of development proposed.

Staveley-in-Cartmel Parish Council object based on the identity of the
applicant. This is not a material planning consideration.

Staveley-in-Cartmel Parish Council also object to the application because
they consider it “a further example of continuing to over develop and
create luxury properties unaffordable for the majority of local people”.
Affordability is capable of being a material consideration, but the Parish
provide no further details or evidence to support their position.

Land Registry information shows Blakeholme Cottage sold in September
2024 for £3,000,000. Current Housing Authority advice is that an
affordable four-bedroom property in this area would price at £153,853
(taking into account local wages and circumstances). Given that in 2024
Blakeholme Cottage sold for over 19 times (and £2,846,147 more than)
the affordable price indicated by Housing Authority guidance, it seems
unlikely that it currently provides a meaningful contribution to a stock of
housing affordable for the majority of local people.

Even if approval of this application did an increase the value of the
property, there is no evidence that this would remove a home that is
currently affordable for the majority of local people from the stock, as the
Parish Council comments assert.

Conclusion
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6.1 Having regard to the provisions of the development plan, in particular Lake
District National Park Local Plan Policies 01, 02, 03, 04, 05, 06 and 24,
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:

- Location Plan

- Drawing no. 15 Rev. C (Proposed Garden Room and Storage Shed), 16
(Proposed Site Plan)

- Arboricultural Impact Assessment

- Construction Method Statement

- Flood Risk Assessment

- Ecological Assessment

- Design and Access Assement

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 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 discussing and asking for amended drawings of lighting on
the garden room.

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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Blakeholme Cottage, Newby Bridge, Ulverston,
LA12 8NP

New garden room and garden storage shed
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Proposed plans
and elevations
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