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Date of Committee: 18 July 2019 

Planning Application No: 19/0243 Date Received: 2 April 2019 

OS Grid Ref: 355067  536788 Expiry Date: 30 May 2019 

Parish: Great Salkeld Ward: Lazonby 

Application Type: Outline 

Proposal: Outline planning permission for a residential development 
with all matters reserved 

Location: Hunter Hall Farm, Great Salkeld 

Applicant: C/O Addis Town Planning Ltd 

Agent: Mr Daniel Addis, Addis Town Planning Ltd 

Case Officer: Karen Thompson 

Reason for Referral: The application has been called in by a Member of the 
Planning Committee on the basis that they consider the 
proposal is compliant with Policy LS1 of the Eden Local Plan 
2014 - 2032 
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1. Recommendation 

It is recommended that planning permission be refused for the following reasons: 

 The proposed development would have an unacceptable harm on the 
character of the local landscape and the village in that it cannot be regarded as 
an infill development site, contrary to Policy LS1 and Policy HS2 of the Eden 
Local Plan 2014 – 2032. 

2. Proposal and Site Description 

2.1 Proposal 

2.1.1 The application seeks outline planning permission for residential development on land 
at the rear of Hunter Hall Farm, Great Salkeld, with all matters reserved. 

2.1.2  An indicative plan has been submitted which shows the footprints of two houses – one 
on either side (north and south) of a shared access road that leads through the site. 
The purpose of the indicative plan is to provide an idea of a possible layout and the 
possible number of properties that could be accommodated on the site. 

2.1.3 The submitted indicative plans also show that the site would be accessed off the village 
road and through the former farmstead on a track which leads to, and would retain 
access to the agricultural fields immediately to the rear/west of the application site. 

2.1.4 As the current proposal is for outline planning permission, at this stage, matters relating 
to the site layout, form, design, scale and appearance of the buildings, drainage and 
access would be subject to a further reserved matters application should planning 
permission be granted. Notwithstanding the indicative plans submitted, the current 
outline application seeks approval for the principle of residential development only at 
this site. 

2.2 Site Description 

2.2.1 The application relates to land approximately 18 metres x 47 metres (just under 0.1 
ha), at the rear side of, and within the curtilage of Hunter Hall Farm, Great Salkeld.  
The application site is partly occupied by a more modern, open sided agricultural 
building with a black corrugated roof with the remaining site being mostly open with 
some small stone buildings. The site is bounded on three sides by dry stone walls. 

2.2.2 Immediately to the west, beyond the dry stone boundary wall are agricultural fields; to 
the north, on slightly higher land is the rear garden of ‘Jerdan Croft’; and to the south is 
the rear garden of ‘Hunter Hall’. 

2.2.3 The application site is within Great Salkeld Conservation Area.  Nearby Hunter Hall and 
former stables is a grade II listed building adjacent to the proposed development site. 
Salkeld House is a grade II listed building to the north of the proposed development 
site.  To the east of Hunter Hall, there are a number of listed buildings including the 
Church of St Cuthbert (II*). 

3. Consultees 

3.1 Statutory Consultees 

Consultee Response 

Highway Authority No objection but a recommend condition that dwellings 
shall not be occupied until vehicular access and turning 
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requirements have been constructed in accordance 
with the approved plan and brought into use and 
thereafter retained and capable of use at all times. 

Lead Local Flood Authority No records of flooding on this site and the Environment 
Agency surface water maps do not indicated that the 
site is in an area of risk. 

3.2 Discretionary Consultees 

Consultee Response 

Parish Council No comment 

United Utilities No comments received 

Conservation Officer The development site has low evidential, historic, 
aesthetic and communal heritage value. Its 
significance is on a local scale in relation to the 
agricultural development of the village and its 
location within the setting of listed buildings. For this 
latter reason the site has a small contribution to the 
special interest of Great Salkeld conservation area. 

County Archaeologist Recommends that in the event that planning 
consent is granted, the construction ground works of 
the development should be subject to a programme 
of archaeological recording/watching brief. 

Minerals and Waste CCC  No objections 

4. Parish Council/Meeting Response 

 Please Tick as Appropriate 

Parish 
Council/Meeting 

Object Support No Response 
No View 

Expressed 

Great Salkeld 
Parish Council 

    

4.1 Great Salkeld Parish Councillors have now looked at the application in detail and wish 
to submit ‘No Comment’. 

5. Representations 

5.1 Letters of consultation were sent to nearby neighbours and a site notice was posted on 
18 April 2019. 

No of Neighbours Consulted 7 No of letters of support 0 

No of Representations Received 0 No of neutral representations 0 

No of objection letters 0   

6. Relevant Planning History 

Application No Description Outcome 

16/1041 Conversion of barns to create three 
dwellings and the erection of a garage  

Approved 30 March 
2017 
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18/0824 Redevelopment of existing farmhouse 
and the conversion of barns to create two 
new dwellings including associated 
works. 

Approved 7 
December 2018 

18/0206  Outline proposed residential development 
(resubmission of application no 17/0944) 
– site to the rear of the application site 

Refused 17 May 
2018 

17/0944 Proposed residential development – site 
to rear of the application site 

Refused 2 February 
2018 

7. Policy Context 

7.1 Development Plan 

 Eden Local Plan 2014 – 2032 

 Policy LS1 – Locational Strategy 

 Policy HS2 – Housing in the Smaller Villages and Hamlets 

 Policy DEV1 – General Approach to New Development 

 Policy DEV5 – Design of New Development 

 Policy ENV10 – Historic Environment 

Supplementary Planning Documents: 

 Housing (2010) 

7.2 Other Material Considerations 

National Planning Policy Framework (2019): 

 Section 5 - Delivering a sufficient supply of homes 

 Section 12 – Achieving well designed places 

 Section 16 - Conserving and enhancing the historic environment 

7.3 The policies detailed above are the most relevant policies relating to this application. 

8. Planning Assessment 

8.1 Key/Main Planning Issues 

 Principle and acceptability of development in this location. 

 Landscape and Visual Impact. 

 Residential Amenity. 

 Infrastructure.  

 Built Environment. 

8.2 Principle 

8.2.1 The Eden Local Plan 2014 - 2032 was accepted by the Government's Planning 
Inspectorate in September 2018 and was adopted at the full Council meeting on the 
11th October 2018. The plan replaces the previous Development Plan documents, 
these being the saved policies from the Eden Local Plan (1996) and the Core Strategy 
(2010) and is now the formal Development Plan for Eden District Council. This means 
that the Eden Local Plan 2014 - 2032 (‘the Local Plan’) now carries full weight in the 
planning decision process and that the Council is able to demonstrate a five-year 
housing land supply. 
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8.2.2 Great Salkeld is listed as a Smaller Villages and Hamlet within Policy LS1 ‘Locational 
Strategy’ of the Local Plan 2014 – 2032, where development of an appropriate scale, 
which reflects the existing built form of the settlement, adjoining and neighbouring 
development to the site, and the service function of the settlement, will be permitted 
within Smaller Villages and Hamlets, to support the development of diverse and 
sustainable communities. Development in these locations will be permitted in the 
following circumstances: 

 Where it reuses previously-developed land (PDL) (defined in Appendix 2 of the 
Local Plan). 

 Where it delivers new housing on Greenfield sites only, in accordance with the 
local connection criteria defined in Appendix 6 of the Local Plan. 

8.2.3 Within Smaller Villages and Hamlets all development must be of a high quality design 
and will be restricted to infill sites, which fill a modest gap between existing buildings 
within the settlement; or rounding off, which provides a modest extension beyond the 
limit of the settlement to a logical, defensible boundary; and the re-use of traditional 
rural buildings and structures, subject to the criteria set out in Policy RUR3 (Re-use of 
Redundant Buildings in Rural Area) of the Local Plan.  Villages have been identified on 
the basis that they contain a coherent and close knit group of ten or more dwellings, 
which are well related and in close proximity to each other, or clustered around a 
central element or feature, as opposed to area of scattered and poorly related 
development. 

8.2.4 Policy HS2 – Housing in the Smaller Villages and Hamlets supports housing of an 
appropriate scale, which reflects the built form of adjoining and neighbouring 
development to the site and the service function of the settlement (including sub-
division of existing housing) where it meets all of the following criteria: 

 where development is restricted to infilling and rounding off of the current village 
settlement pattern, in accordance with Policy LS1. 

 The building does not have more than 150 sqm internal floorspace (gross). 

 In the case of Greenfield sites a condition or legal agreement restricting occupancy 
to only those meeting local connection criteria. 

8.2.5 New dwellings within the village of Great Salkeld are considered acceptable providing 
that they comply with the above policies.  However, in this particular case, it is 
considered that the application site does not satisfy the definition of an infill site and 
therefore is contrary to the requirements of Policy HS2. This issue is expanded on 
below in Section 8.3 of this report. 

8.2.6 The application site is within the Great Salkeld Conservation Area.  Policy ENV10 – 
The Historic Environment of the Local Plan acknowledges the importance of the 
conservation and enhancement of the historic environment, heritage assets and their 
setting. The Council supports schemes that conserve and where appropriate, enhance 
the significance of the area’s heritage assets and their settings. 

8.2.7 The National Planning Policy Framework advocates that the purpose of the planning 
system is to contribute to the achievement of sustainable development where there are 
three overarching objectives which are interdependent and mutually reliant – economic; 
social; and environmental – but they are not criteria against which every decision can 
or should be judged.  However, planning decisions should play an active role in guiding 
development towards sustainable solutions and local circumstances should be taken 
into account, to reflect the character, needs and opportunities of each area. 
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8.2.8 In assessing the principle of the proposed development against the sustainability 
objectives, consideration can, in this case, be given to the status of the land; the 
location of the development; and its contribution to the local community and services – 
all of which are relevant material planning considerations. 

8.2.9 Although agricultural land (including farmsteads) are considered ‘green field’ rather 
than ‘brown field’ land, in this case, the proposal is for the redevelopment of a 
previously developed site which is supported under sustainability principles.  Also, the 
proposal is within an existing settlement (a Smaller Village and Hamlet) where the 
proposed scheme would support the development of diverse and sustainable 
communities and support existing services. 

8.2.10 Notwithstanding the above, the proposal is not in-compliance with Policy LS1 of the 
Eden Local Plan, which would result in a degree of harm to the character of the area. 
Therefore, the principle of the proposal is not considered to be acceptable or 
established in this instance. 

8.3 Landscape and Visual Impacts 

8.3.1 Within Smaller Villages and Hamlets, development is to be ‘restricted to infill and 
rounding off of the current village’.  The application site is not considered as a ‘rounding 
off’ as although there is a dry stone boundary wall along the rear boundary, a stone 
wall is not considered to be ‘logical, defensible boundary’ under the terms of Policy LS1 
or the Draft Housing SPD and therefore, in this case, an assessment is required as to 
whether it can be defined as an infill site. 

8.3.2  Policy LS1 stipulates that infill development ‘will be restricted to infill sites, which fill a 
modest gap between existing buildings within the settlement’. 

8.3.3 The application site relates to the rear side part (approximately 18 m x 47 metres – just 
under 1ha) of a redundant farmstead, which is located within the centre of the village of 
Great Salkeld and is set back from the village road by 40 metres, behind both the 
existing farm house, together with a traditional stone barn which front the village road 
and other traditional stone buildings which lie within the site. 

8.3.4 As shown on the above location plans, and immediately north and south of the 
application site are gardens/domestic curtilages to the rear of Jerdan Croft and Hunter 
Hall. There are no buildings that exist at either side of the application site. 

8.3.5  By reason of the location of the site, and not being between existing buildings within 
the settlement, the application site cannot be considered to be one that “…fills a 
modest gap between existing buildings”, as required by Policy LS1. 

8.3.6 The proposed development therefore conflicts with Policy LS1 of the Local Plan 
because the site cannot be construed to be an infill development, not least because the 
application site does not have a strong defensible boundary nor does it fill a modest 
gap within the settlement of Great Salkeld. 

8.4 Residential Amenity 

8.4.1 The proposed development would be positioned to the rear of the site behind Hunter 
Hall Farm and adjacent to a site where permission has been granted for two new 
dwellings - comprising a conversion of a traditional stone barn and conversion and 
extension of a traditional stone barn (development of which has not yet commenced).   
It is considered that the implementation of these permissions for either of these 
properties would not have an adverse impact on the amenity or privacy of the 
occupiers of the neighbouring property, nor vice versa. 
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8.4.2 It is considered that the permissions that have already been granted, and not 
implemented, at Hunter Hall Farm, and the proposed development, would not have an 
adverse impact on each other in terms of residential amenity. 

8.5 Infrastructure 

8.5.1 The Highway Authority and Lead Local Flood Authorities have raised no objections to 
the scheme. 

8.5.2 No comments have been received from United Utilities.  However, should the 
application be approved then a condition is recommended that the foul and surface 
water shall be drained on separate systems. 

8.6 Built Environment 

8.6.1 The application site is within the Great Salkeld Conservation Area.  The application as 
submitted is in outline with only indicative plans showing a possible location for two 
dwelling houses. Detailed information to indicate the design and materials of the 
proposed residential development have not been provided and it is therefore not 
possible to determine the full impact of the development on the conservation area or 
the setting of nearby listed buildings.  For this reason it is usually good practice not to 
approve outline applications in conservation areas, however, this it is the discretion of 
the local planning authority on a case by case basis. 

8.6.2 The Council’s Conservation Officer considers that the proposal to redevelopment the 
site along with the farmhouse and historic barns has the potential to create a 
cumulative enhancement of the site and its contribution to the conservation area.  
Further, there is the potential public benefit of high quality designed residential 
accommodation and potential to be in accordance with the conservation policies within 
the Eden Local Plan. 

8.6.3 The application site lies in an area of archaeological interest close to the centre of the 
medieval village of Great Salkeld and it is therefore considered that the construction of 
the proposed development has the potential to disturb buried archaeological assets.  If 
the application was approved an appropriate pre-commencement condition would be 
imposed requiring a written scheme of investigation for an archaeological watching 
brief be submitted and approved. 

8.6.4 For the reasons detailed above, it is considered that the proposed development would 
not likely result in any significant adverse impacts upon the local Built Environment. 

9. New Homes Bonus 

9.1 The prospect of receiving a Bonus is, in principle, capable of being taken into account 
as a ‘material consideration’ in determining a planning application. Whether potential 
Bonus payments are in fact a material consideration in relation to a particular 
application will depend on whether those payments would be used in a way which is 
connected to the application and to the use and development of land. For example, 
potential Bonus payments could be a material consideration if they were to be used to 
mitigate impacts resulting from development. But if the use to which the payments are 
to be put is unclear or is for purposes unrelated to the development concerned a 
decision maker would not be entitled to take them into account when making a decision 
on a planning application. In this particular case, there are no plans to use the New 
Homes Bonus arising from this application in connection with this development. 
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10. Implications 

10.1 Legal Implications 

10.1.1 The following matters have been considered but no issues are judged to arise. 

10.2 Equality and Diversity 

10.2.1 The Council must have regard to the elimination of unlawful discrimination and 
harassment, and the promotion of equality under the Equality Act 2010. 

10.3 Environment 

10.3.1 The Council must have due regard to conserving bio-diversity under the Natural 
Environment and Rural Communities Act 2006. 

10.4 Crime and Disorder 

10.4.1 Under the Crime and Disorder Act 1998, the Council must have regard to the need to 
reduce crime and disorder in exercising any of its functions. 

10.5 Children 

10.5.1 Under the Children Act 2004, the Council has a duty to safeguard and promote the 
welfare of children in the exercise of any of its functions. 

10.6 Human Rights 

10.6.1 In determining applications, the Council must ensure that all parties get a fair hearing 
in compliance with the provisions of Article 6 under the European Convention for the 
Protection of Human Rights and Fundamental Freedoms 1950, as now embodied in 
UK law in the Human Rights Act 1998. 

11. Conclusion 

11.1 It is considered that the proposal does not accord with the Development Plan for the 
following reasons which are not outweighed by material considerations: 

 The proposal for residential development would not comply with Policies LS1 and HS2 
of the Eden Local Plan by reason that it cannot be regarded as an infill development 
site, on the basis that it does not fill a modest gap between buildings. 

11.2 Whilst finely balanced to some degree, the limited benefits of the scheme does not 
outweigh the harm that would be caused and the proposals lack of compliance with the 
Development Plan. 

Oliver Shimell 
Assistant Director Planning & Economic Development 

 
 

Background Papers: Planning File 

Checked by or on behalf of the Monitoring Officer  
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Date of Committee: 18 July 2019 

Planning Application No: 19/0220 Date Received: 26 March 2019 

OS Grid Ref: NY 354404, 
539313 

Expiry Date: 22 May 2019 

Parish: Lazonby Ward: Lazonby 

Application Type: Removal/ Variation of Condition 

Proposal: Variation of Condition 2 (Plans Compliance) for amendments 
to design and discharge of Condition 3 (Surface Water 
Drainage), 4 (Visibility Splays), 6 (Parking) and 7 (Window 
Details) attached to approval 18/0327 

Location: Ingle Neuk, Lazonby, Penrith 

Applicant: Mr Wilkinson 

Agent: NA 

Case Officer: Nicholas Unwin 

Reason for Referral: The application was called in by a member of Planning 
Committee for material planning reasons. 

 

© Crown Copyright and Database Rights (2016) 

Grid Ref: NY  
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1. Recommendation 

It is recommended that planning permission be granted subject to the following 
conditions: 

Time Limit for Commencement 

1. The development permitted shall be begun before 22 June 2021. 

 Reason: In order 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 Plans 

2. The development hereby granted shall be carried out in accordance with the 
drawings and information hereby approved: 

 i.  Application Form, dated 25 March 2019; 

ii.  Site Location and Proposed Block Plan, dated 5 May 2019; 

iii.  Balcony Balustrade, dated 2 December 2018; 

iv.  Soakaway Calculations, date stamped 26 March 2019 ; 

v.  Drainage Plan, dated 30 June 2018; 

vi.  Proposed Elevations (104), dated 23 March 2019; 

vii.  Proposed Elevations (105), dated 23 March 2019; 

viii.  Proposed Roof Plan (101), dated 23 March 2019; 

ix.  Window Details, date stamped 22 March 2019; 

x.  Email to the case officer confirming obscure glazing and attic windows, 
dated 24 April 2019. 

Reason: To ensure a satisfactory development and to avoid any ambiguity as 
to what constitutes the permission. 

Ongoing Conditions 

4.  Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification) relating to permitted 
development, no structure, vehicle or object of any kind shall be erected, 
parked or placed and no trees, bushes or other plants shall be planted or be 
permitted to grow within the visibility splay which obstruct the visibility splays. 

Reason: In the interests of highway safety. 

5. Foul and surface water shall be drained on separate systems. 

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

6. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order revoking, re-enacting or 
modifying that Order with or without modification), no development permitted by 
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Part 1 Classes A, B, C and D of Schedule 2 to the Order shall be carried out. 

Reason: In the interest of amenity. 

2. Proposal and Site Description 

2.1 Proposal 

2.1.1 The proposal is for the variation of Condition 2 (Plans Compliance) for amendments to 
the design of the dwelling previously approved and also to discharge of Condition 3 
(Surface Water Drainage), 4 (Visibility Splays), 6 (Parking) and 7 (Window Details) 
attached to approval 18/0327. 

2.1.2 Approval 18/0327 was for a two storey dwelling was approved under delegated powers 
on 22 June 2018. The proposal seeks to vary condition 2 (plans compliance) through 
minor amendments to the design of the proposal. The East elevation will be primarily 
render instead of primarily sandstone, a second floor window is to be removed, a 
window will be inserted within the attic and a single roof light shall be installed. The 
North (front) elevation will remain unchanged aside from the introduction of solar 
panels. The West elevation will be primarily render instead of primarily sandstone and 
a window will be inserted in the attic. The South (rear) elevation will replace a large 
second floor window with a smaller window and insert three roof lights. 

2.2 Site Description 

2.2.1 The proposal is located within the South-West extent of the settlement of Lazonby. The 
site is adjacent to the North of the B6413 road. To the East of the site is Rose Bank, a 
traditional two storey dwelling with sandstone front (South) elevation and render blank 
Western Gable. To the West of the site is Ingle Neuk, a traditional two storey dwelling 
with a render front (South) elevation and sandstone blank Eastern gable. To the North 
of the site is the garden curtilage of Leigh Croft, screened by mature trees. 

2.2.2 The site is accessed via a new access onto the C3007 road to the North of Ingle Neuk, 
adjacent to Ingle Neuk’s rear garden curtilage. Visibility splays were provided for 
outline approval 16/0174 for an access onto the C3007 road illustrating visibility splays 
of 124.4 metres to the South and 129.1 metres to the North. The Highway Authority 
raised no objections at the time of this approval. Outline approval 11/0667 for two 
dwellings on the proposed site with an access onto the C3007 road additionally 
received no objections from the Highway Authority. 

3. Consultees 

3.1 Statutory Consultees 

Consultee Response 

Highway Authority No objection, response received 13 May 2019 stating: 

“The access has clear visibility of the junction onto the 
B6413 and for at least 60m when turning North up 
Scarrows Lane. The Highway Authority have no 
objections to this proposal” 

Lead Local Flood Authority No objection, response received 13 May 2019 
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3.2 Discretionary Consultees 

Consultee Response 

United Utilities No objection, response received 23 April 2019 

Environmental Health No objection, response received 2 April 2019 

4. Parish Council 

 Please Tick as Appropriate 

Parish Council 
Object Support No Response 

No View 
Expressed 

Lazonby Parish 
Council 

    

5. Representations 

5.1 A site notice was posted on 11 April 2019 and letters were sent to neighbouring 
residents. One public representation was received. 

No of Neighbours Consulted 2 No of letters of support 0 

No of Representations Received 1 No of neutral representations 0 

No of objection letters 1   

5.2 The following material planning reasons for objection were given by the single public 
letter of objection received: 

 Amenity impact 

 Impact on the character of the area 

 Highways impact 

6. Relevant Planning History 

Application No Description Outcome 

11/0667 Outline application for 2 no. 
detached dwellings 

Outline approval 26 
January 2012 

16/0174 Outline planning application for a 
detached dwelling and garage 

Outline approval 11 
October 2016 

18/0327 Proposed 2 storey dwelling with 
double garage 

Full approval 22 June 
2018 

7. Policy Context 

7.1 Development Plan 

Eden Local Plan 2014-2032: 

 DEV1 General Approach to New Development 

 DEV3 Transport, Accessibility and Rights of Way 

 DEV5 Design of New Development 
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7.2 Other Material Considerations 

Housing Supplementary Planning Document 2010 

National Planning Policy Framework 2019: 

 Chapter 2 Achieving sustainable development 
 Chapter 9 Promoting sustainable transport 

 Chapter 12 Achieving well-designed places 

7.3 The policies detailed above are the most relevant policies relating to this application. 

8. Planning Assessment 

8.1 Key/Main Planning Issues 

 Scale and Design 

 Amenity 

 Highways 

8.2 Scale and Design 

8.2.1 The proposal would result in elements of the walls of the dwelling being rendered 
instead of sandstone. The dwelling would however continue to have a mixture of 
render and sandstone walls with no changes proposed to the front (South) elevation 
which is to remain a mixture of sandstone and render. 

8.2.2 The single objection to the proposal states that the proposed use of additional render 
would be out of character with the area. Whilst this comment is noted, this is not 
considered to be an accurate assessment or reflection of the surrounding built 
environment. The surrounding built environment and that of the wider Lazonby is 
characterised by the use of sandstone and render. The front elevation of Ingle Neuk to 
the West is currently render finished. The Western elevation of Rose Bank to the East 
is render finished. Standing Stones approximately 20 meters to the West of the 
proposed site boundary is render finished. Helm View adjacent to the East of Rose 
Bank is also render finished. It is therefore clear that there are several instances of 
render being used within the locality. 

8.2.3 Despite the proposal increasing the use of render, the dwelling still retains a mix of 
render and sandstone. There is no change to the proportions of sandstone and render 
used on the front (South) elevation. The use of both sandstone and render is seen 
throughout the surrounding built environment and throughout the wider settlement of 
Lazonby. As such, it is considered that the building will continue to harmonise with the 
surrounding built environment. Therefore, the proposed alterations to the design and 
appearance of the dwelling are considered appropriate in planning terms. 

8.3 Amenity 

8.3.1 Policy DEV5 of the Eden Local Plan (‘Design of New Development’) states that 
development should “optimise the potential use of the site and avoids overlooking”, 
“protect the amenity of existing residents” and provide an “acceptable amenity for 
future occupiers”. This is supported by Chapter 12 entitled ‘Achieving well-designed 
places’, of the NPPF which states that new development should provide “a high 
standard of amenity for existing and future users”. 

8.3.2 The additional windows that are being proposed in addition to the original approval 
(18/0327) are the single window in the attic and a single roof light in the East elevation, 
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the single window in the attic of the Western elevation and the three roof lights in the 
North elevation. 

8.3.3 The single objection to the proposal states that the proposed attic windows would 
result in overlooking. The proposed attic windows look onto the blank gables of Ingle 
Neuk and Rose Bank. Existing window openings of the original approval (18/0327) 
provide significantly greater views over the garden curtilage of Ingle Neuk, in particular 
such as the two first floor bedroom windows above the garage of the West elevation, 
and therefore, would result in a greater degree of overlooking than the currently 
proposal. Additionally the second floor window in the East elevation providing the most 
prominent views of the rear garden curtilage of Rose Bank has been removed, again 
reducing the degree of over-looking that would occur as a result of the previously 
approved development. 

8.3.4 The additional windows proposed are considered to have less of an impact on the 
amenity of the neighbouring residents than those approved under 18/0327. The 
increased amenity impact of the proposed window in the Western elevation is 
considered negligible particularly in comparison with the windows approved under the 
original permission. The removal of the first floor window in the East elevation and 
insertion of a window in the second floor is considered to reduce the amenity impact of 
the proposal on Rose Bank. Therefore the proposal is considered acceptable in 
planning terms. 

8.4 Highways 

8.4.1 The single objection to the proposal maintains that there is limited parking on the site. 
The Site location and block plan submitted in support of the application clearly shows 
ample parking in addition to a turning circle adjacent to the West of the dwelling. The 
Highway Authority were consulted on the application and raised no objections. The 
Highway Authority additionally raised no objections to outline approvals 11/0667 and 
16/0174 on the proposed site for residential development which involved a new access 
onto the C3007 road; therefore, this does not represent justification to warrant the 
refusal of this planning application. 

8.4.2 Paragraph 109 of the NPPF states that “development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway 
safety”. The proposal illustrates adequate parking and visibility splays and raised no 
objection from the Highway Authority. Therefore the proposal is considered to remain 
acceptable in relation to highway safety. 

9. Implications 

9.1 Legal Implications 

9.1.1 The following matters have been considered but no issues are judged to arise. 

9.2 Equality and Diversity 

9.2.1 The Council must have regard to the elimination of unlawful discrimination and 
harassment, and the promotion of equality under the Equality Act 2010. 

9.3 Environment 

9.3.1 The Council must have due regard to conserving bio-diversity under the Natural 
Environment and Rural Communities Act 2006. 
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9.4 Crime and Disorder 

9.4.1 Under the Crime and Disorder Act 1998, the Council must have regard to the need to 
reduce crime and disorder in exercising any of its functions. 

9.5 Human Rights 

9.5.1 In determining applications, the Council must ensure that all parties get a fair hearing 
in compliance with Article 6 of the European Convention for the Protection of Human 
Rights and Fundamental Freedoms 1950, as now embodied in UK law in the Human 
Rights Act 1998. 

10. Conclusion 

10.1 When assessing the proposal only the additional render, solar panels and windows can 
be taken into consideration, as material planning considerations. All other elements 
have already been approved under approval 18/0327. The proposed additional use of 
render is not considered to harm the character of the area and any impact on amenity 
of the proposed windows will be negligible, particularly when compared to that of the 
window openings that are authorised by way of approval 18/0327 and reduce the 
amenity impact on Rose Bank to the East through the removal of the first floor window. 

10.2 Sufficient information has been provided to discharge Conditions 3 (Surface Water 
Drainage), 6 (Parking) and 7 (Window Details) attached to approval 18/0327. The 
Highway Authority were consulted on the application raising no objections. 

10.3 Based on the above, the proposal is recommended for approval. 

Oliver Shimell 
Assistant Director Planning and Economic Development 
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