
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
18 April 2018

A report by the Corporate Director Economy and Highways
_____________________________________________________________________

Application Reference No. 5/17/9014

Application Type: Full Planning Permission

Proposal: Installation of a single Storey Portakabin Ultima building to be used as a 
dining hall for a limited period of 52 weeks.

Location: Levens C of E School, Church Road  Levens  Kendal LA8 8PU

Applicant: Levens C of E School

Date Valid: 21 December 2017

Reason for Committee Level Decision: Application made by Corporate Director of 
Economy and Highways

_____________________________________________________________________

1.0 RECOMMENDATION

1.1 That Planning Permission be Granted Subject to Conditions set out in Appendix 1 
to this report 

2.0 THE PROPOSAL

2.1 Retrospective planning permission is sought for the installation of a single storey 
Portakabin Ultima building to be used as a dining hall to serve the school for a 
period of one year. 

2.2 The temporary building is needed as the existing building used as the dining hall 
has been deemed unfit for use on health and safety grounds.  Discussions have 
taken place regarding a potential scheme for a permanent replacement building 
on the site and a full planning application has recently been submitted for a 
permanent scheme.

2.3 The building is 6.9m x 9.8m x 3.5m high.  It has an access ramp that projects an 
additional 2.4m across part of the southern elevation 1.8m along part of the 
western elevation.  The walls, fascia’s and perimeter skirt are goosewing grey; 
the windows are blue grey and the doors are slate grey.  It has a flat roof.    

3.0 SITE DESCRIPTION

3.1 Levens C of E Primary School, is a small school situated in the quiet rural village 
of Levens approximately 6km to the south of Kendal.  It accommodates 66 
children between 4 and 11 years of age.

3.2 The temporary building has now been installed on part of the existing 
playground.  This is at the rear of the school and is only fleetingly visible from 
Levens Lane. 

3.3 The building is visible from the conservatory of the immediate neighbouring 
property. It is also visible from the children play area, tennis courts, bowling 
green and playing fields accessed from Levens Lane.  Longer views of the 



 

building from residential properties on Levens Lane site are broken up by existing 
trees and hedges. 

4.0 SITE PLANNING HISTORY

4.1 There is no relevant planning history for the school

5.0 CONSULTATIONS AND REPRESENTATIONS

5.1 South Lakeland District Council Planning Department: No objection, subject to 
their being no harm to residential amenity.  They comment: “The structure is a 
temporary solution to the deemed unfit current dining facility building, and  while 
it is recognised that there will be a temporary loss of hard standing used as  
recreational space for the school pupils; the balance is outweighed by the need 
of this  facility. It is also considered that the benefits and necessity of the 
‘Portakabin’ outweigh any visual harm which may be caused by the ‘Portakabin’.  

5.2 CCC Highway Authority: no response received

5.3 CCC Lead Local Flood Authority: no response received

5.4 CCC Historic Environment Officer: No objection

5.5 Levens Parish Council has No objections, but raised procedural concerns that 
the building had been installed before they had a chance to comment on the 
application.

5.6 Lyth Valley ED - Mr J Bland has made no comment.

5.7 Cumbria CC - Archaeology Consultee: no comment

5.8 Cumbria CC - Active School Travel Officer: no comment 

5.9 Crime Prevention Design Advisor: No objection, although has a number of 
recommendations, relating to the standards of door locks, the extension of the 
school’s intruder alarm system; consideration of features that could act as 
climbing aids to prevent access to the roof and consideration of CCTV.  

5.10 One representation has been received, which although not objecting to the 
application, comments that there would have been little point in objecting as the 
building was already installed.

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.

6.2 South Lakeland Core Strategy – (SLCS) adopted 20 October 2010 Policies 
considered relevant to this application include: CS8.10 Design

6.3 The National Planning Policy Framework (NPPF) was published in March 2012. 
The national online Planning Practice Guidance (PPG) suite was launched in 

http://www.legislation.gov.uk/ukpga/2004/5/part/3/crossheading/development-plan
http://www.legislation.gov.uk/ukpga/2004/5/contents
http://www.southlakeland.gov.uk/building-and-planning/south-lakeland-local-plan/core-strategy/
http://www.southlakeland.gov.uk/building-and-planning/south-lakeland-local-plan/core-strategy/
http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

March 2014. Both are material considerations in the determination of planning 
applications. 

7.0 PLANNING ASSESSMENT

7.1 The key planning issues relevant to the proposed schemes are considered to be:

Is a temporary building of this design and in this location an acceptable 
solution to a short term problem?

A problem with the existing facilities was identified and action was taken to 
address it whilst a permanent solution is developed and implemented. The 
installation of a temporary modular solution was seen as a quick and cost 
effective way to address the immediate problem and keep the school open.  The 
school is legally obliged to provide free school meals to all pupils in reception and 
years 1 and 2.  This is a critical material consideration. 

Is there an impact on residential amenity? 
7.2 Except from the nearest neighbouring property, the temporary building is seen 

from residential properties set against the backdrop of other (taller) buildings at 
the school. The school buildings are either faced with neutral coloured paint or 
render or the grey limestone typical of the area.  It follows that the grey colour of 
the building is visually recessive and overall will have little impact.  

7.3 Due it its proximity there is an impact on visual amenity from the nearest 
neighbouring property.  Before the building was installed the view would have 
been over the school yard wall towards the Levens Playing Field Pavilion 
building, tennis courts and some children’s play equipment.  The building 
narrows this view somewhat obscuring some of the play equipment and the 
tennis courts.  The existing dining hall is about 4.5m away from this property and 
has a pitched roof with the ridge estimated to be 4.5m high.  The temporary 
building is about 8m away from the nearest property and at 3.5m maximum 
height is both lower than the existing building and located further from the closest 
residential property.   Given this, I consider that the building is located sufficiently 
distant and is of a modest height which will prevent unacceptable overbearing or 
overshadowing of this property.   This property has also been notified of the 
planning application and the occupiers have seen the building in situ, however, 
they have chosen not to make any representations directly, or raise the matter 
with the parish council or their local member. Taking into account all of the above 
factors, I consider that the impacts on this property are acceptable.        

Other Matters
7.4 In relation to the Parish Council’s concerns, although in principle all applicants, 

whether private individuals/ companies or the County Council, should secure 
planning permission before undertaking development, it is not illegal to fail to do 
so. On discovering unauthorised development, unless clearly unacceptable, the 
County Council planning authority encourages the submission of a retrospective 
planning application so that the material planning considerations in relation to the 
development on site can be fully considered.

7.5 SLCS policy CS8.10 requires “The siting, design, scale and materials of all 
development should be of a character which maintains or enhances the quality of 
the landscape or townscape and, where appropriate, should be in keeping with 
local vernacular tradition”.  Clearly this development does not comply with this 



 

policy. The building now on site has an appearance which contrasts strongly with 
the appearance and design of the surrounding buildings. The temporary building 
is constructed of panelled materials and glad in a featureless grey colour when 
most of the surrounding buildings are stone built with slate dual pitched roofs. 
The building does not therefore enhance or even maintain the character of the 
area due to its materials and flat roof design, however, given the relative small 
scale of the building and that it is located to the rear of the site, largely away from 
public viewpoints, its visual impact is consequently reduced. The impact will also 
be on a temporary basis whilst a permanent solution is designed and built on 
site. I consider, therefore, that the visual harm is not great enough to recommend 
refusal of retrospective planning permission on a temporary basis.    

7.6 Similarly, the loss of part of the existing playground will be on a temporary basis 
and is unlikely to result in significant detriment to the operation of the school or 
contravene any existing policy of the South Lakeland Core Strategy.   . 

8.0 CONCLUSION

8.1 In summary, I accept that the design and materials for the portacabin are not in 
character with the existing school buildings and as such conflicts with policy 
CS8.10 of the South Lakeland Core Strategy. However, the building is only 
required as a short term expedient until a permanent solution is found. Equally, 
although it does have some impact on the residential amenity of the nearby 
property, I am satisfied that it is not so significant that it warrants withholding 
planning permission. 

Human Rights

8.2 The proposal will have a limited impact on the visual amenity of the area.  Any 
impacts on the rights of local property owners to a private and family life and 
peaceful enjoyment of their possessions (Article 8 and Article 1 of Protocol 1 of 
the Human Rights Act 1998) are minimal and proportionate to the wider social 
and economic interests of the community.

Dominic Donnini
Corporate Director Economy and Highways

Contact: Mr David Hughes

Electoral Division Identification: Mr J Bland, Lyth Valley ED



 

Appendix 1
Ref No. 5/17/9014

Development Control and Regulation Committee – 18 April 2018

Appendix 1 - PROPOSED PLANNING CONDITIONS

Time Limit 
1. The building(s) hereby permitted shall be for a temporary period expiring on

4/1/2019 by which time the use of the building shall have ceased and within a
further period of 3 months the building including foundations and any
Utility connections shall have been removed from the site and the playground 
restored to its original condition.

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.

Approved Scheme

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

a. The submitted Application Form – dated 18 December 2017
b. Plans numbered and named:

i) Proposed Temporary Portakabin Building TSNG220148608
ii) Proposed layout, 2x UK093 Ultima modules HD38530/10

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. 5/17/9014

Development Control and Regulation Committee - 7 March 2018

Appendix 2 - PLAN OF SITE LOCATION/EXTENT


