
 

DEVELOPMENT CONTROL AND REGULATION COMMITTEE
A report by the Executive Director – Economy and Infrastructure

_____________________________________________________________________

Application Reference No. 5/18/9006

Application Type: Full Planning Permission

Proposal: Demolition of a redundant kitchen building and replacement with a 
new build kitchen/dining room

Location: Levens C Of E School Church Road Levens LA8 8PU

Applicant: on behalf of Cumbria County Council

Date Valid: 12 April 2018

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

1.0 RECOMMENDATION

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

2.0 THE PROPOSAL

2.1 Planning permission is sought to demolish a redundant kitchen building and 
replace it with a new kitchen/dining room at Levens C of E School, Church Road, 
Levens.

2.2 Members will recall granting a temporary permission in April for a Portakabin 
Ultima building to be used temporarily as a dining hall.  This application relates to 
the permanent replacement of the facilities that were deemed unfit for use on 
health and safety grounds.  The building previously used as the dining hall was 
rented from the Levens estate and given its condition, rent and ongoing 
maintenance costs it was too expensive to make it viable for long term use. 
Currently meals are prepared off site and brought to the temporary building

2.3 The proposed dining hall and kitchen would be a 8m x 13m, single storey 
building with a mono-pitch grey coloured, single ply membrane with standing 
seams roof. The highest part along the southern elevation would be 4.1m, which 
is marginally lower than the existing ridge, which is 4.8m. Along the northern 
elevation the roof would be approximately 2.7 above ground level.  The access 
ramp to the main doors on the southern elevation adds approximately 2m to the 
width of the building.  The walls would be finished with a combination of self-
coloured white render and vertically aligned natural cedar cladding. The 
windows/door will be grey aluminium clad timber. 

2.4 The use of natural cladding materials was chosen over the other option “Cedral 
cladding” (a proprietary low maintenance composite cladding system available in 
a range of styles, colours and finishes).   The applicant states “Cedral Cladding 
would have reflected the appearance and style of the Zen Cabin, which is a 
semi-permanent stand-alone building already at the school. Should the Zen cabin 
be removed at any stage in the future there would no longer be a frame of 
reference for Cedral cladding on the kitchen / dining hall.  Natural cedar cladding 
was chosen to reflect some surrounding canopies and trellises, whilst giving 



 

more substance to this permanent building. Over time the cedar cladding will 
weather to turn to a silvery grey, which will complement the natural stone of the 
adjacent buildings”. 

2.5 The new building would be sited partially on the footprint of the existing kitchen 
building and partially on the playground. There will no longer be a link to the 
adjacent building and the new building would be positioned approximately 2m 
further away to the south.  This would create a pathway that improves pupil/ 
parent access into the school grounds. 

2.6 The majority of the proposed building would be constructed off site and craned 
into place (outside term time).  This technique would minimise the disruption and 
risks from having a construction site at an infant school with limited space. 
Following construction and handover of the proposed building, the temporary 
building would be removed and playground reinstated. 

2.7 It is currently expected that the new build would be completed and handed over 
by the end of October.   

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

3.2 There is a residential bungalow immediately to the east and a two storey property 
physically attached to the existing dining hall / link corridor and kitchen to the 
north. The eastern elevation of the proposed building would be in line with the 
cottage to the north thus approximately 1m closer to the bungalow to the east 
than the existing kitchen.

3.3 To the south east of the school there are the Levens playing fields, which include 
a play area used by pupils at the school. There are also tennis courts, a bowling 
green and a small pavilion building. 

4.0 SITE PLANNING HISTORY

4.1 Planning Permission was granted on 18 April 2018 to retain a single Storey 
Portakabin Ultima building for use as a dining hall until 4 January 2019.  

5.0 CONSULTATIONS AND REPRESENTATIONS

5.1 South Lakeland District Council Planning Department: no objection “provided that 
no significant amenity harm should be caused to third party residential amenity”

5.2 CCC Highway Authority: No comment received

5.3 CCC Lead Local Flood Authority: No comment received

5.4 Levens Parish Council: has no comments to make

5.5 Lyth Valley ED - Mr J Bland: has not made any comment 

5.6 Cumbria CC - Active School Travel Officer: has no comment to make

5.7 United Utilities Water Ltd PLC Developer Services and Planning Team Water 



 

network, highlight that a public sewer crosses the site and that they require 
access 3m either side of the centre line of the pipe.  They also recommend a 
condition requiring the separate disposal of surface and foul drainage. The 
applicant has confirmed that the pubic sewer and its easement would not be 
affected by the proposed building.  

5.8 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.

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 
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 there an impact on residential amenity from this solution?

7.2 Except from the nearest neighbouring properties, the proposed building would be 
seen from residential properties 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.

7.3 The building would be 3.7m away from the neighbouring bungalow, this is closer 
than the existing kitchen building which is 4.9m away.  However I consider the 
impact on this property is limited as there is a trellis fence atop of the stone 
boundary wall and there are only high level obscured windows on the section of 
the western elevation affected.  Due to the proximity of the proposed building, 
there may be occasions through the year where there is some additional 
shadowing or loss of light to the obscured windows, however, I don’t believe this 
will be significant as these windows are not to primary habitable rooms”.   

Is a modern design acceptable at this location?

7.4 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 is not in keeping with the 
local vernacular tradition which could be described as being limestone buildings 
with slated roofs. However, with the exception of the adjoining cottage, and the 
school building that fronts onto Church Road, none of the buildings in the 
immediate vicinity fully reflect the vernacular and therefore, I do not consider it 
essential that the proposed building reflects it in order to comply with this policy.  

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://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/


 

7.5 The applicant states that they had considered a more traditional approach during 
the design process, including stone facing and pitched slate roofs, however these 
were dismissed on the basis of cost, building size and construction method.  With 
respect to the roof, in order to create the floor-space required, the building would 
have had to be longer and narrower or the ridge height significantly increased, 
neither option was regarded favourably.  Stone facing is time consuming and 
expensive and not suitable for the offsite construction technique proposed to 
minimise disruption.  The facing materials chosen complement other materials 
already present at the school. The decision to incorporate large windows on the 
southern and western elevation, overlooking the playground, maximises natural 
light without impacting on residential amenity.

7.6 I consider the design to be appropriate.  This is because although modern it is 
not “avant garde”, and whilst it is a cost effective solution it would provide a high 
quality kitchen and dining facility at the school.  I consider it to maintain, if not 
enhance the quality of the townscape in the immediate area and thus complies 
with planning policy CS8.10. 

Other Matters

7.7 The existing kitchen has the potential to be used as a roost for bats. This does 
not prevent the kitchen being demolished, but if bats are present, mitigation 
measures will need to be put in place. The applicant has commissioned an 
ecologist to carry out a building and emergence survey.  The results of this 
survey and its recommendations were not available at the time of writing this 
report.  The outcome and any conditions necessary will be included on the 
update sheet.  If the bat survey report is unavailable before the committee 
meeting, consideration of this report will be deferred.

7.8 The loss of approximately 53m2 of playground is regrettable, but an inevitable 
consequence of the decision to stop renting the existing dining hall building from 
the Levens Estate.  There is no additional land within the school’s control to 
provide additional hard play area, although as noted above at 3.3 the play 
equipment immediately to the south and west of the school is available and 
utilised by the school.  I do not consider this loss outweighs the need for the 
proposed development to go ahead.

7.9 The applicant has confirmed that the proposed building is outside of the standoff 
area United Utilities require for their sewer.

8.0 CONCLUSION

8.1 The solution proposed is essentially a compromise dictated by the very limited 
site available.  The proposed demolition of the old kitchen and construction of a 
replacement kitchen / dining room is the best, most sustainable long term option 
for the school to meet its legal obligation to provide meals to pupils.  It may have 
some limited impact on residential amenity and would result in a loss of hard 
playground.  However, it would result in a clean and pleasant facility designed to 
meet current needs.        

8.2 In summary, it is considered that the proposed development is 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 be mitigated.  It is therefore recommended 
that this application be granted subject to conditions.



 

Human Rights

8.3 The proposal will have a limited impact on the residential 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
Executive Director – Economy and Infrastructure 

Contact: Mr David Hughes

Electoral Division Identification: Mr J Bland, Lyth Valley ED



 

Appendix 1
Ref No. 5/18/9006

Development Control and Regulation Committee - 

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.

Approved Scheme

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

a. The submitted Application Form – dated 26 March 2018
b. Planning Statement dated March 18 as modified by email from agent dated 

11 May 2018
c. Plans numbered and named:

i) Existing and Proposed Block plans 5017/01 rev A
ii) Proposed Floor Plan and Elevations 5017/02 rev C
iii) Site Location Plan 5017/03
iv) Existing Elevations and Floor Plan 5017/04 

d. The details or schemes approved in accordance with the conditions 
attached to this permission. 

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

3. Foul and surface water shall be drained on separate systems. In the event of 
surface water discharging to public sewer, the rate of discharge shall be 
restricted to the lowest possible rate which shall be agreed with the statutory 
undertaker prior to connection to the public sewer.

Reason: To secure proper drainage and to manage the risk of flooding and pollution.  



 

Appendix 2
Ref No. 5/18/9006

Development Control and Regulation Committee - 

Appendix 2 - PLAN OF SITE LOCATION/EXTENT


