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	Development Description:
	Installation of two conservation roof lights to front elevation.

	Site Address/Location:
	4 Horton Lodge, Horton Road, Horton.

	

	CONSULTATIONS: 
	Parish/Town Council

	Horton Parish Council consulted via email on 29/7/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	One objections has been received in respect to the application. The objections is summarised as:

· Impact of the proposal upon visual amenity

The above objection is addressed in the corresponding section of the report below.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/1998/0789:
Change of use to form eight dwellings, garage details, car parking and landscaping (Approved)

3/1999/0538:
Change of house types units 6 & 7 (Approved)

3/2007/0971:
Construction of sun room extension (Approved)

3/2013/0663:
Proposed demolition of existing small study extension and erection of green oak frame and garden room (Refused)

3/2013/1000: 
Demolition of existing small study extensions. Erection of green oak frame and stone garden room (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to one of eight units forming part of a converted hotel property in Horton. The property consists of stone, slate roof tiles and UPVC / timber windows. The proposal site is a gated complex surrounded by a large area of open countryside close to the A59.


	Proposed Development for which consent is sought:

Consent is sought for the installation of two conservation roof lights to the front elevation of the main property.


	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. The proposed works fall within the realm of Permitted Development however in this instance the applicant was advised to submit a formal planning application as Permitted Development rights were removed from all of the properties at Horton Lodge as part of the approval of planning application 3/1998/0789.


	Residential Amenity:

The proposed roof lights would face upwards due to their orientation on the property’s roof plane and as such would not provide any new opportunities for overlooking into private areas. The roof lights would have a minimal outwards projection from the property’s roof plane which would not lead to any overshadowing for the adjacent neighbouring residents.


	Visual Amenity:

The proposed roof lights would each measure 0.5 x 0.9 metres and as such would be relatively modest in size in relation to the surface area of the property’s Western roof plane. The roof lights would comprise an inconspicuous black conservation style design which would integrate well with the property’s existing roofscape and keep the visual impact of the proposed skylights to a minimum. 

Moreover, the roof lights would not be an anomalous addition to the property in as much that they would be identical in size and design to an existing conservation Velux roof light which forms part of the property’s single storey garden room extension.

Furthermore, due to the isolated location of the proposal site the roof lights would remain screened from public view and would only be visible from the rear gardens of No. 4 and No. 5 Horton Lodge. Accordingly, it is not considered that the proposal would have any undue impact upon the visual amenities of the immediate or surrounding area.

	Ecology: 

A bat survey conducted at the proposal site on 8/7/21 found no evidence of any bat related activity.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns with regards to residential amenity in as much that the proposed roof lights would not lead to any loss of privacy for any neighbouring residents.

The roof lights would be sited away from the public realm and would merge well with the property’s existing roofscape without having any undue impact upon visual amenity.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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