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PARISH:   KENDAL 

South Lakeland House, Lowther Street 

 

 

PROPOSAL:   Demolition/removal of existing entrance lobby and erection of 

new glazed lobby and installation of replacement windows. 

 

 

APPLICANT:   South Lakeland District Council 

 

 

Grid Ref:      E:  351557�     N: 492640 
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SUMMARY 

1. This application seeks permission to demolish and remove the existing 
entrance lobby and to erect a new glazed lobby and to install replacement 
windows at South Lakeland House, Kendal.  The main issues to consider are 
whether or not the proposals will have significant impacts on the visual and 
residential amenity of the area and on the setting of the adjacent listed 
buildings and the character of the Kendal Conservation Area. 
 

2. The application is reported to the Planning Committee as the applicant is 
South Lakeland District Council. This is in accordance with the Council’s 
Constitution and the Scheme of Delegation. 

 

RECOMMENDATION 

3. Grant subject to conditions. 

 

DESCRIPTION AND PROPOSAL 

Site description  

4. The site is located at South Lakeland House, Lowther Street, Kendal which is 
a modern building attached to the rear of Kendal Town Hall. The Town Hall is 
a grade II listed building and the site is within Kendal Conservation Area. 
South Lakeland House is finished in render and has a slate roof.  There is an 
existing glazed entrance lobby on the north elevation of the building which is 
accessed via Angel Yard. 

 
Proposal 

5. The application proposes the demolition of the existing glazed entrance lobby, 
which is deteriorating and is subject to water ingress, and the erection of a 
replacement lobby of a different design. In addition it is proposed to replace 
the windows in all elevations of the building. The works are proposed as part 
of a refurbishment programme for the offices of South Lakeland Council. The 
entrance lobby will be constructed in aluminium framing with extensive 
glazing. The lobby will have a green roof, which is a living roof system made 
from a light weight Sedum Blanket, with velux rooflight windows. The 
replacement windows in the rest of the building will be grey uPVC in a style to 
match the existing.      

HISTORICAL CONTEXT 

6. There is an extensive planning history on the site but no applications are 
directly relevant to this proposal.  

CONSULTATIONS 

Kendal Town Council: 

7. No objections. 



 
Neighbours / Others: 

8. The application has been advertised by way of notification letters and a site 
notice. No reponses were received.   

POLICY ISSUES 

South Lakeland Core Strategy (CS): 

9.  Policy CS8.10  - Design  

10.  Policy CS8.6 – Historic Environment 

 
Development Management Policies DPD: 

11.  Policy DM1 – General Requirements for all Development 

12. Policy DM2 – Achieving Sustainable High Quality Design 

13. Policy DM3 – Historic Environment 

 
Other material considerations 

National Planning Policy Framework (NPPF): 

14. The protection of residential amenity in one or more of its various aspects is a 
material consideration in the determination of planning applications. The 
Framework also promotes high quality design in all new developments. 

15. NPPF section: 16 - Conserving and enhancing the historic environment - The 
government’s guidance in the NPPF (paragraph 193) requires that when 
considering the impact of development proposals on designated heritage 
assets such conservation areas, great weight should be given to the 
conservation of the asset’s significance. It also requires that if the heritage 
asset’s significance is likely to be harmed by a development, including harm to 
its setting, it is necessary to decide whether or not such harm is substantial, 
and whether such harm can be outweighed by any demonstrable public 
benefits. 

Kendal Conservation Area Character Appraisal - December 2007. 

16. Section 6.1.0 Character Area 1, Town Centre North  

ASSESSMENT 

17. A replacement entrance lobby in this location is acceptable in principle and the 
key issues that apply to this application are: 

• The impact on visual and landscape settlement character; 

• The impact on the character of the Kendal Conservation Area and the 
setting of the adjacent listed building; and 

• The impact on residential amenity. 

 
Visual Amenity  



18. The proposed entrance lobby will replace an existing glazed entrance lobby. 
The lobby will protrude the same distance from the north elevation of the 
building as the current lobby. The existing lobby has a pyramidal roof and the 
replacement will have a flat roof. The top of the flat roof will be slightly lower 
than the peak of the existing roof. The lobby will only be visible from the north 
and will not be prominent in the street scene.   

19. The replacement windows will be similar in style to the existing and will not be 
out of keeping with the building.  

20. The entrance lobby and replacement windows are of an appropriate scale and 
design and are in keeping with the existing property. The lobby is subservient 
to the building. The lobby is similar to the existing and is appropriate to the 
street scene.  The lobby and replacement windows will not have an adverse 
impact on the visual amenity of the area.  The proposal will comply with 
Policies DM1 and DM2 of the Development Management Policies 
Development Plan Document. 
 
Heritage Assessment 

21. South Lakeland House is a three storey building in the centre of Kendal. It is to 
the rear of properties on the east side of Highgate and forms part of the 
Character Area 1 in the Kendal Conservation Area Character Appraisal. The 
building is unlisted and classified in the Character Appraisal as having a 
largely neutral impact on the special architectural or historic interest of the 
area.  

22. The Character Appraisal makes reference to the splendour of the listed Town 
Hall and the plainer adjacent buildings which form a consistent and solid 
building line on the east side of Highgate. Angel Yard provides a pedestrian 
link from Highgate, although South Lakeland House now severs the historic 
route. The open yard to the north of the existing entrance lobby retains visual 
interest with traditional surfacing materials and some small trees.   

23. The applicant proposes a number of alterations to the property in the form of a 
replacement glazed lobby area and replacement windows. The lobby would be 
an updated replacement for the existing lobby incoporating a flat sedum roof. 
The replacement windows will replicate the current style .  

24. Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 
1990 states that in the exercise of planning functions by a local planning authority 
in relation to conservation areas, “with respect to any buildings or other land in 
a conservation area… special attention shall be paid to the desirability of 
preserving or enhancing the character or appearance of that area.” The NPPF 
requires decision makers to give consideration to the harm arising from 
development that affects a designated heritage asset, such as a conservation 
area. Great weight should be given to the conservation of the asset and any 
harm caused to the significance of the asset should require clear and 
convincing justification. 

25. The significance of this part of the conservation area stems from its 
association with the historic pattern of yards that characterise this part of the 



town. To some extent the position of South Lakeland House already 
compromises that significance, although the open yard to the north of the 
existing entrance lobby retains many traditional qualities.  The new lobby and 
the replacement windows would have a neutral impact on this relationship. 
Consequently, in the context of the advice provided in Section 16 of the NPPF, 
the proposal is not considered to be harmful to the significance of the Kendal 
Conservation Area. 

26. When making a decision on all listed building consent applications or any 
decision on a planning application for development that affects a listed 
building or its setting, a local planning authority must have special regard to 
the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses. Preservation in this 
context means not harming the interest in the building, as opposed to keeping 
it utterly unchanged.�This obligation is imposed through sections 16 and 66 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990. 

27. There are two listed buldings in close proximity to South Lakeland House. The 
Kendal Conservation Area Character Appraisal gives the listing reference for 
the Town Hall and the Yard 17 Shop adjoining east end of 19 Highgate. The 
listing for the Town Hall highlights the Highgate and Lowther Street elevations 
but does not make reference to Angel Yard (Yard 23). The building at Yard 17 
does not adjoin South Lakeland House and is related more to other buildings 
on Highgate. The replacement entrance lobby and windows have been 
assessed to have a neutral impact and would be considered to cause less 
than substantial harm to the setting of the adjacent listed buildings. The public 
benefit of an improved entrance lobby and the environmental benefit of a 
sedum roof is considered to offset this less than substantial harm.  

Residential Amenity 

28. In tems of outlook and overbearing effects the alterations are equivalent to the 
existing arrangement and therefore will not have an impact upon third party 
residential amenity.  

 

Financial benefits to Local Authorities from the development 

29. In accordance with the requirements introduced by Section 115 of the Housing 
and Planning Act 2016.  The financial benefits of the proposed development 
are estimated below. 

 

30. It is considered limited weight should be attached to the financial benefits 
arising from the proposed development.  

 

Source Benefit 

Community Infrastructure Levy Nil  

Council Tax Income Nil 

New Homes Bonus                 Nil 



CONCLUSION 

31. The scale and design of the proposal are acceptable in relation to the location 
and context. The proposal does not adversely affect visual and neighbour 
amenities of surrounding properties and will not significantly impact on the 
character of the Kendal conservation area. The proposal is compliant with the 
requirements of the Core Strategy, Development Management Policies DPD, 
and the National Planning Policy Framework and on balance is considered 
acceptable. 

 

RECOMMENDATION:  GRANT subject to: 

Condition (1) The development hereby permitted shall be commenced before 
the expiration of THREE YEARS from the date hereof. 

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

Condition (2) The development hereby permitted shall be carried out in 
accordance with the following approved plans:  

Site Location Plan, Drawing Number: 2010 Revision A 

Proposed Entrance Plan, Drawing No. 2008 Revision C 

Proposed Entrance Plan, Drawing No. 2009 Revision A 

Proposed Elevations, Drawing No. 2005 Revision C 

Proposed Floor Plans Sheet 1, Drawing No. 2003 Revision D 

Proposed Floor Plans Sheet 2, Drawing No. 2003-01 Revision C 

Design and Access Statement, Received 1 October 2019 

Reason  For the avoidance of doubt and in the interests of proper 
planning. 
 

Condition  (3) The materials to be used for the external surfaces of the development 
hereby approved shall be : 

Walls: Glue Laminated Timber frame with curtain walling glazing and 
door with RAL7015 (slate grey) frames  

Roof: Sedum roof with grey pressed aluminium flashings and velux 
rooflights. 

Windows: uPVC windows RAL7015 (slate grey) 

Hard Surfacing: Marshalls conservation paving and kerb, Marshalls 
tegula block paving 

 

Reason  To ensure the development is of a high quality design in accordance 
with Policy DM2 of the Development Management Policies 
Development Plan Document and Policy CS8.10 of the South Lakeland 



Core Strategy. 

P & P 
Statement 

 The Local Planning Authority has acted positively and proactively 
in determining this application by assessing the proposal against 
all material considerations, including planning policies and any 
representations that may have been received and subsequently 
determining to grant planning permission in accordance with the 
presumption in favour of sustainable development, as set out 
within the National Planning Policy Framework. 

 


