
  

DEVELOPMENT CONTROL AND REGULATION COMMITTEE 
 10 August 2021 

A report by the Executive Director for Economy and Infrastructure 
_____________________________________________________________________ 
 
Application Reference No. 3/21/9006 

Application Type: Full Planning Permission 

Proposal: Erection of Portable Classroom Building on the Playground. 

Location: Clifton Primary School, Clifton, Penrith, CA10 2EG 

Applicant: Clifton Primary School 

Date Valid: 7 July 2021  

Reason for Committee Level Decision: Application made by Executive Director for 
Economy and Infrastructure 

_____________________________________________________________________ 
 

1.0 RECOMMENDATION 
 

1.1  That planning permission be granted for a temporary three year period and subject 
to the conditions set out in Appendix 1 to this report. 

2.0 THE PROPOSAL 
 

2.1 Planning permission is sought to install a single storey flat-roofed portable modular 
building on part of the hard surfaced playground to the rear of Clifton Primary 
School in order to provide additional classroom space. It is proposed to be sited in 
proximity to the main school complex and set back by at least 1.5m from the sites 
boundary wall with Lowther House and approximately 1.5m from a freestanding 
timber-framed sheltered outdoor learning/play area. The supporting statement sets 
out that the applicant wishes to use the additional space so as to move from three 
grouped teaching classes to four grouped teaching classes. It continues that they 
intend the modular building to used “as part of an Early Years / Key Stage 1 unit  
where the current classroom [opposite] and the sheltered outdoor space will 
‘connect’ to the new portaclassroom, meaning free flow for  all children within the 
unit and more easily accessible outdoor learning”.  N.B. Early Years Foundation 
Stage / Key Stage 1 at this school covers ages 4-7 - aka Reception and Years 1 
and 2. The school have subsequently indicated that they are also looking to 
introduce a small amount of nursery provision (with three nursery entrants mooted 
for 2021-2022). The applicant states that no increase in staff numbers is proposed 
in association with this proposed development, and that there is no intention to 
raise their total published admission number of pupils at the school.  

2.2 The proposed modular building would have a rectangular footprint externally 
measuring 9.6m in length by 3.72m in width. The building measures 2.6m in height 
from its underside to the top of its roof fascia board. With its adjustable jack-legs 
set at their minimum level the unit would stand 2.725m in height above ground-
level (agl). Given the relatively flat ground level at the site the unit is anticipate to 
stand circa 2.75m in height agl. The buildings’ openings are proposed to be 
confined to its north-eastern elevation, where double-doors with upper vision 
panels and three vertically proportioned windows each measuring approximately 
2m in height are proposed. The non-glazed elements of the doors and windows 
are proposed to be of uPVC fabrication and finished in an anthracite grey colour 



  

(RAL 7016). The external walls would be plastic coated steel finished in a moorland 
green (BS 12B21). The fascias, corner trims and jacklegs are proposed to be 
finished in anthracite grey. The flat roof would be plastic coated steel over-sheeted 
with black felt. uPVC rainwater goods and a small extraction fan would also be 
finished in black. No external lighting is proposed to the unit.  

2.3 The applicant sets out in their supporting statement that they wish to make use of 
the modular building for a three year period while they to look to explore options 
for, and raise funds for, a permanent built solution to provide additional space to 
accommodate smaller class sizes in order to support a more optimal delivery of 
the curriculum.  

2.4 It is proposed that the portable building would be installed by craning it over the 
existing school building. It is proposed that the crane would be sited in the school 
car park. To facilitate access for the crane to this area, it is proposed to temporarily 
take down a 2.5m length of the stone boundary wall here and then reinstate it soon 
after the works are complete. 

2.5 Planning permission is required for this proposed development because of the 
proximity of the classroom to a boundary with a residential curtilage. 

3.0 SITE DESCRIPTION 
 

3.1 Clifton Primary School is a small village school with 68 children currently on role 
and a Published Admission Number (PAN) of 12 (resulting in a total PAN cap of 
84). Clifton lies approximately two miles south of Penrith. The school is situated 
centrally in the village and occupies a site of 0.18ha (i.e. 1,800 square metres).  
Its’ front north-eastern elevation faces on to the A6. Motor vehicular and pedestrian 
access to the school site is via the A6.    

3.2 The original Victorian school building dates from 1877 and is of sandstone 
construction. This has been added to with a number of modern built extensions 
over the last three decades.  These extensions are externally finished with 
cream/white render and art-stone quoins and window surrounds. All the building 
elements have pitched roofs with natural slate finishes. Eaves and ridge heights 
vary across the constituent components, with eaves heights ranging between 1.3m 
to 4.3m and ridgelines ranging between 5.4m and 7.5m in height. The complex of 
school buildings have an approximately “L” shaped footprint. Within the L shaped 
recess and directly adjacent to the stone boundary wall is a freestanding timber-
frame sheltered outdoor education/play area with a rectangular footprint and 10 
degree pitch polycarbonate roof whose highest point stands at approximately 2.8m 
above ground level.  

3.3 A hard surfaced play area is sited to the rear (south-western) side of the school 
and is distributed across two levels with a ramped access in between. The upper 
area adjacent to the school building complex hosts the aforementioned timber-
framed sheltered play area and three shed structures of varying size. The south-
western end of the upper play area is defined by a stone boundary wall. The 
ramped access down from this is brick faced and has wooden fenced railings.  The 
lower south-western play area includes multi-use games area fencing, a 
hexagonal timber frame bandstand and wooden playground equipment. These 
latter two elements have rubberised surfacing while the remainder of the play 
areas are surfaced with tarmac. A tarmac surfaced car parking area is present 
within the northern most part of the school site. The school report that this has 
space for 6 cars.  



  

3.4 The north-western perimeter of the school is bounded for the most part by a stone 
wall of varying height. To the rear upper playground area and the side of the 
rectangular timber frame shelter which bounds the residential curtilage of the 
adjacent Lowther House, this wall measures approximately 2.45m in height. The 
lower hard-surfaced play area is contained by welded mesh fencing which is 
mostly approximately 2.4m in height. Dense mature tree and shrub planting shields 
the vast majority of the lower playground and its fencing from view from 
immediately outside of it. An approximately 1.2m high stone wall forms the south-
eastern boundary to the upper play area and main school complex. 

3.5 The residential curtilage of Lowther House bounds the north-western side of the 
school – opposite the school car park, part of the main building, the rectangular 
timber-frame covered play area and the upper playground. Agricultural land lies to 
the western side of the lower play area. The south-western side of the school site 
is bounded by the access road to the latter numbers of Crooklands View. 
Immediately opposite the school here are two bungalows and a block of garages, 
while the houses on the rest of this length of street are two-storey.  The south-
eastern side of the school is bounded by the village playing-field which the Eden 
Local Plan designates and protects at Public Open Space. The north-eastern side 
of the school is bounded by the A6 with residential dwellings present on the 
opposite side of the road. 

4.0 SITE PLANNING HISTORY 
 

4.1 A number of single storey extensions to the main school building have been 
granted planning permission over the past thirty years. These have involved 
demolition of outside toilets and store and a subsequent extension for a classroom 
and toilets (3/92/9016); a single storey southern extension to an existing classroom 
(3/02/9014) and a northern extension to create a new entrance and office space 
(3/10/9009). In 2006 (06/0060) planning permission was granted for formation of 
a new play area comprising of netball court, adventure play, fencing and external 
teaching area. The most recent planning permission granted at the site was for the 
freestanding timber frame sheltered outdoor play and teaching area (3/14/9001).  

5.0 CONSULTATIONS AND REPRESENTATIONS 
 

5.1 Eden District Council Planning Department: No comments to make in respect of 
the proposal. 

5.2 Clifton Parish Council: The Parish Clerk initially requested information in respect 
of the delivery, installation and siting of the building; impact on the community; 
expected duration of the building on site; end of usage plans for the building; and 
other options the school have looked at for the site of the building and alternative 
spaces, and also enquired about planning application publicity procedures. In 
response, signposting to the relevant information within the application 
submission, further background and details of the publicity undertaken was 
provided. No further communications have subsequently been received from the 
Parish Council when this report was prepared.  

5.3 Cumbria County Council (CCC) Local Highway Authority & Lead Local Flood 
Authority: No comments in respect of the proposal. 

5.4 CCC Active School Travel Officer: Suggested some amendments to the School 
Travel Plan.  



  

5.5 CCC - School Organisation: Provided details in respect of PAN, the numbers of 
pupils on role over recent years and projected pupil numbers in forthcoming years 
based on local birth statistics.  

5.6 CCC Historic Environment Officer: No objection. Does not wish to make any 
recommendations. 

5.7 Eden District Council Environmental Health Department: No response received. 

5.8 Cumbria Constabulary Crime Prevention Design Advisor: State they have no 
observations or comments to offer.  

5.9 Electricity North West: No response received. 

5.10 Northern Gas Networks: No objection. Note that there is gas transmission 
apparatus in the wider area and provide guidance in respect of work near their 
pipes.  

5.11 United Utilities Water Ltd PLC: No response received. 

5.12 The site falls within the County Council electoral division of Penrith Rural. The 
Councillor representing this division, Mr David Whipp, has been notified of this 
application. 

5.13 No representations have been received. 

6.0 PLANNING POLICY 
 

6.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 provides that 

planning applications must be determined in accordance with the development 

plan unless material considerations indicate otherwise. Government policy is a 

material consideration that must be given appropriate weight in the decision 

making process. The local development plan document relevant to this proposal 

is the Eden District Council Local Plan 2014-2032 (EDCLP) which was adopted by 

adopted by Eden District Council on 11 October 2018.  The following policies of 

the EDCLP are considered relevant to the determination of this planning 

application.  

 DEV1 - General Approach to New Development; 

 DEV3 - Transport, Accessibility and Rights of Way; 

 DEV5 - Design of New Development;  

 COM1 - Principles for Services and Facilities; 

 COM4 - Education and Health; 
 

6.2 Eden District Council have commenced a regulation 18 scoping consultation on a 

Partial Review of the above Local Plan. The Partial Review is intended to focus on 

matters associated with climate change (including biodiversity) and design and 

bring forward new/strengthened policies in respect of these and a Design 

Supplementary Planning Document. This consultation closes at 12 noon on 

Monday 9 August 2021. No policy wording has been put forward as part of this 

early-stage consultation. Consequently it is considered that this future 

development plan document cannot be attributed any weight at this stage.  

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents
https://www.eden.gov.uk/media/5032/edenlocalplan2014-2032finalwithoutforeword.pdf


  

6.3 Neighbourhood Plans also form part of the statutory development plan once they 

has been made (brought into legal force) by the Local Planning Authority. There is 

no neighbourhood plan in place covering Clifton nor is one understood to be in the 

process of being developed.  

6.4 The National Planning Policy Framework (NPPF) was published in a revised and 
updated form on 20 July 2021. The national online Planning Practice Guidance 
(PPG) suite was launched in March 2014 and is continually updated. Both are 
material considerations in the determination of planning applications. The following 
sections and paragraphs of the NPPF are considered to be relevant to the 
determination of this application: 

 Section 2 - Achieving sustainable development: Paragraphs 7, 8, 9, 10 & 11. 

 Section 4 - Decision making: Paragraphs 38 & 55. 

 Section 8 - Promoting healthy communities: Paragraphs 92, 93 & 95. 

 Section 9 - Promoting sustainable transport: Paragraphs 111, 112 & 113. 

 Section12 - Achieving well-designed places: Paragraphs 126, 130, 132 & 134.  
 

6.5 The following section (and paragraph) of the PPG is also of particular relevance to 
the determination of this application: 

 Use of Planning Conditions – Paragraph: 014 Reference ID: 21a-014-
20140306 - When can conditions be used to grant planning permission for a 
use for a temporary period only? 

 
6.6 The Government published a Policy Statement concerning Planning for Schools 

Development in August 2011. National Government Policy Statements are a 
material consideration in the determination of planning application. Elements of 
this policy statement relevant to this application sets out that: 

 “The Government is firmly committed to… raising educational standards”. 

 “The Government wants to enable… all schools to adapt and improve their 
facilities… to meet both demographic needs and the drive for increased choice 
and higher standards” 

 “development of state-funded schools is strongly in the national interest and that 
planning decision-makers can and should support that objective, in a manner 
consistent with their statutory obligations.” 

 “There should be a presumption in favour of the development of state-funded 
schools, as expressed in the National Planning Policy Framework”. 

 “Local authorities should give full and thorough consideration to the importance 
of enabling the development of state-funded schools in their planning decisions. 
The Secretary of State will attach significant weight to the need to establish and 
develop state-funded schools when determining applications and appeals that 
come before him for decision”. 

 “Local authorities should make full use of their planning powers to support state-
funded schools applications”. 

 “A refusal of any application for a state-funded school, or the imposition of 
conditions, will have to be clearly justified by the local planning authority.  Given 
the strong policy support for improving state education, the Secretary of State 
will be minded to consider such a refusal or imposition of conditions to be 
unreasonable conduct, unless it is supported by clear and cogent evidence”. 

 
7.0 PLANNING ASSESSMENT 
 

http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/
https://www.gov.uk/guidance/use-of-planning-conditions
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/6316/1966097.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/6316/1966097.pdf


  

7.1 The key planning issues relevant to the determination of this application are 
considered to be the principle of the proposed development; the acceptability of 
the proposed building design and its visual impact; whether or not it would have 
an unacceptable impact on residential amenity; and the highway implications. 
Other material planning considerations of some relevance are inclusive access 
and management of surface water.  

Key Planning Issues 
 

Principle: Is the proposed development acceptable in principle? 
 

7.2 This proposal seeks to provide a modest modular building for a temporary three 
year period in order to provide an additional classroom space to facilitate a move 
to smaller class-sizes with the aim of improving the delivery of the curriculum. 
Policy COM1 of the EDCLP sets out that development for community facilities 
(which includes schools) will be permitted where the scale and design is suited to 
the location; it respects the character of the local built environment; and 
appropriate parking and servicing arrangements can be made. Policy COM4 of the 
EDCLP sets out that proposals for development of schools will be supported 
provided satisfactory access and parking is made available. The EDCLP thus 
establishes that development at schools is supported in principle and will be 
acceptable provided the criteria recounted above are met. Paragraph 95 of the 
NPPF directs that great weight should be given to the need to expand or alter 
schools. The Government Policy Statement on Planning for School Development 
sets out that there should be a presumption in favour of development of state-
funded schools and seeks to enable the improvement and adaptation of school 
facilities in order to assist in improving standards of education. In light of the above 
policy context, the broad principle of further development at this primary school is 
considered to be acceptable and should be duly given great weight in the planning 
balance. 

7.3 Furthermore it is noted that the PPG advises that temporary permissions are 
appropriate where development is proposed prior to any longer-term proposals 
coming forward and that temporary classrooms and other school facilities provide 
circumstances where a temporary permission may be appropriate. The applicant 
sets out that they are exploring options (and funding) for a permanent built solution 
to providing additional space within the school instead of this portable classroom 
unit. 

7.4 It is also noted that if the proposed building position was shifted slightly so that it 
was set-back over 5m from the sites’ north-western boundary, then it could be 
provided for under school permitted development rights. However the applicant 
considers the proposed siting provides for the optimum use of the surrounding 
external playground space. Planning case law establishes that an alternative 
development exercising permitted development rights can be considered a 
‘fallback’ position and treated as a material planning consideration by the council 
in determining an application if that alternative development scenario is a real 
prospect (n.b. a “real prospect” does not have to be probable or likely: a possibility 
will suffice). 

Design and Visual Impact: Would the design of the proposed classroom 
building be harmful to the character or appearance of the local area? 

 

7.5 The proposal does not reflect local distinctiveness in its materials palette or roof-
form. However its scale and massing are in proportion with the elements of the 



  

school and it has been sited so as to be discrete and well related to the existing 
built form. The design of the unit is neat, crisp and modern and its colour palette 
relatively muted. Whilst the siting and sizing is sympathetic and the modern design 
not unacceptable considered in isolation, the appearance of the proposed unit in 
this context would notably erode the character of the school buildings and therefore 
lead to some harm in this respect. 

7.6 The surrounding area is mostly residential in nature with some open green spaces. 
Residential dwellings within the broad surrounds of the school are a mix of 
detached, semi-detached and terraced dwellings mostly of two storey form 
although there are a few bungalows. The main dwelling-houses all have pitched 
roofs. A small number of properties have some small ancillary single storey flat 
roof components / elements within their curtilages. The majority have window 
surround detailing. External wall finishes generally range from natural stone, to 
render to pebble-dash, the exception being the two brick faced bungalows of 
Crooklands View. In light of the above, a subservient flat roof element is not 
considered to be entirely out-of-character with the wider area. 

7.7 Turning to the proposals visual impact on the surrounding area, the proposed 
classroom unit would be largely contained from view due to its siting, size, form 
and immediately surrounding context on site. Public visibility of the building would 
generally be restricted to medium distance glimpses from a narrow field of view 
within the neighbouring green public open space and a small part of the southern 
arm of Crooklands View. From these vantage points, the portable building is likely 
to appear a subservient component of the school site, with the larger existing 
southern school building element being the dominant foreground feature and only 
a small part of the proposed building being intelligible. The muted green colour 
palette would further reduce its potential visibility in the context of the existing 
boundary vegetation which would filter some of the available view from here. The 
unit would not be visible from the western arm of Crooklands view due to the 
mature boundary planting. The unit would not be visible from the A6 within the 
village. In light of the above, the scale and massing of the proposal would not be 
unsuited to its location and it would not detract from the character of the wider local 
built environment. So whilst the design of the unit is lacking in some key respects, 
it would have minimal visual impact outside of the site and would not detract from 
the local street scene or its character. The proposal is thus judged to largely meet 
the relevant design criteria of Policy COM1 but only some (and not all) of the 
criteria of Policy DEV5. In conclusion, I consider that the proposal would not have 
an unacceptable visual impact and that its design shortcomings are not sufficient 
for the proposal to be judged wholly unacceptable. Nevertheless, the design 
shortcomings will stand to weigh against the proposal in the planning balance. 

Amenity: Would the proposal have an unacceptable impact on residential 
amenity? 

7.8 The only residential property that could potentially be directly affected by the 
proposed building is the adjoining Lowther House. Given that there is a 2.45m high 
stone boundary wall that separates Lowther House from the school and the relative 
positioning, orientation, elevational arrangements and height (2.75m agl) of the 
proposed classroom building; I consider that the building is highly unlikely to result 
in any loss of sunlight within the residential curtilage nor any overshadowing. 
Visibility of the building from within the residential curtilage would be very limited 
and the building would be in proportion with the height of other school buildings 
and structures along this boundary and would not appear overbearing. Nor would 
the unit create any overlooking issue.  Therefore I am of the view that the proposed 



  

unit and its siting would not adversely affect the existing level of residential amenity 
enjoyed at this immediately neighbouring property and that the proposal would 
therefore comply with the components of policies DEV5 and COM1 that seek to 
protect the amenity of existing residents.  

Highways Implications: Would the proposal have an unacceptable impact in 
relation to highways considerations?  

 

7.9 The applicant sets out that the proposal would not result in any change to the total 
PAN cap at the school or an increase in current staff numbers. In relation to pupil 
numbers the school has had a total PAN cap of 84 since 2007. Over the past five 
years the total number of pupils at the school has ranged between 64 and 78. For 
the next four years the total number of pupils at the school is currently projected to 
range between 69 and 76 (N.B. this does not include any nursery admissions but 
these initial numbers are low and are not anticipated to result in any exceedance 
of the PAN cap). Therefore this proposed temporary development would not result 
in any increase in pupil numbers beyond the existing established limit. In light of 
the above, no additional parking arrangements are considered necessary in 
connection with this application. It is noted that the service access arrangements 
at the school would remain unchanged. The proposal is therefore considered to be 
compliant with the access and parking component of EDCLP Policies COM1 and 
COM4.  

7.10 The applicant has submitted an updated School Travel Plan in support of their 
application which sets out their commitment to promoting and exploring measures 
to reducing single pupil occupancy car trips to school. It is noted that the school’s 
2009-2010 travel plan set out that in 2009 only 15% (i.e. 11 out of 73) pupils walked 
to school and that the 2021 travel plan reveals that in July 2021 63% (i.e. 37 out 
of 68) pupils walked to school. 

7.11 I am satisfied that the proposal will not result in a severe impact in terms of highway 
safety or congestion and therefore consider it to comply with EDCLP policy DEV3.  

Other Material Considerations 
 

7.12 Inclusive Access: The applicant explains that a wooden platform with steps and 
a ramp and handrail would be constructed to provide access up to the building 
door threshold (a circa 15cm-30cm height/rise). This would ensure the unit can be 
accessed by all regardless of age and disability and therefore complies with the 
components of EDCLP policies DEV3 and DEV5 in respect of this. 

7.13 Drainage: The proposal would not result in any increase in surface water run-off 
rate beyond existing levels as it would be sited on an existing hardstanding area. 
Whilst it would be preferable for SUDs to be used, space limitations on site 
combined with the temporary nature of the development means that SUDs are not 
a proportionate or practicable option in this instance.  

8.0 CONCLUSION 
 

8.1 In my opinion the proposed portable classroom building will have negligible visual 
impact from outside the school site. Nor would it adversely affect residential 
amenity or highways considerations. The design is deficient in some relatively 
important respects (i.e. not reflecting local distinctiveness/character) however it is 
discretely and sensitively sited and sized. Despite this, its design deficiencies must 
weigh against the proposal; however it is considered that only limited weight can 



  

be attributed to this (especially in light of the temporary time limited nature of the 
proposed development). On the other side of the planning balance and in line with 
Government policy, great weight is given to the need to alter/expand the school. 
As the proposal is considered acceptable in all other respects, I consider the 
design faults of this proposal are outweighed and approval of this application for a 
temporary period is therefore justified. 

8.2 In summary, it is considered that the proposed development is largely in 
accordance with the development plan, there are no material considerations that 
indicate the decision should be made otherwise and with the planning conditions 
proposed, any potential harm would reasonably by mitigated.  It is therefore 
recommended that this application be granted subject to conditions. 

Human Rights 
 

8.3 Given the nature and purpose of the proposed development no Convention Rights 
as set out in the Human Rights Act 1998 would be affected.  

Angela Jones 
Executive Director for Economy and Infrastructure 

 
Contact: Mr Edward Page 
 

Electoral Division Identification: Penrith Rural ED 



  

Appendix 1 
Ref No. 3/21/9006 

Development Control and Regulation Committee – 10 August 2021 
 

Appendix 1 - PROPOSED PLANNING CONDITIONS 
 
Time Limit for Implementation of Permission 
 

1.  The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 

   

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 

 

Temporary Time Limit for Retention of the Portable Classroom Building 
 

2.  The portable classroom building hereby permitted shall be used for a temporary 
period only expiring on 10 August 2024 and the portable classroom building and 
all associated foundations shall be removed from the site by 1 September 2024.  

   

Reason: The portable classroom building is not a permanent building and the 
application only seeks to retain it for a three year period. It has accordingly 
been assessed on that basis. The building has a limited design-life and its 
design/materials palette does not respond to its local context. This 
condition is imposed in line with the powers set out in Section 72 of the 
Town and Country Planning Act 1990 and in light of the advice set-out in 
Paragraph 014 (Reference ID: 21a-014-20140306) of the national Planning 
Practise Guidance.  

 

Approved Scheme 
 

3.  The development hereby permitted shall be carried out in accordance with the 
following:  
 

a. Application Form dated 2 July 2021; 
b. Supplementary Information to the Application Form; 
c. Planning Statement; 
d. School Travel Plan – dated July 2021; 
e. Location Plan; 
f. Proposed Site Plan; 
g. Plan & Elevations of PortaClassroom - Drawing No. PBSE8054-Rev.B 

   

Reason: To ensure the development is carried out to an approved appropriate 
standard and to avoid confusion as to what comprises the approved 
scheme. 

 



  

Appendix 2 

Ref No. 3/21/9006 
Development Control and Regulation Committee – 10 August 2021 

 

Appendix 2 - PLAN OF SITE LOCATION/EXTENT 
 

 


