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	Date Inspected:
	24/3/23
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed fenestration to the front and side elevations.

	Site Address/Location:
	1 The Graces, Slaidburn Road, Waddington. BB7 3AA

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 26/1/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0636:
Non-material amendment of planning application 3/2018/0344 and previous non-material amendment 3/2021/1029. Fenestration alterations to the front and side elevations. Front elevation: stone walling to the central window at first-floor level to be removed and replaced with like for like glazing to form a larger window, stone mullions to be retained and reused. East elevation; stone walling to be removed and replaced with like for like glazing to form larger windows. Stone cills, heads and mullions to be reused. (Refused)

3/2021/1029:
Amendment to application 3/2018/0344. Plot 4. Removal of coursed stone walling located on the front elevation centrally at first floor level between existing glazing. Removed stonework to be replaced with like for like glazing as existing to form two extra windows. Existing stone mullions are to be retained and reused in place. Any further materials required will be like for like as existing. (Approved) 
3/2019/0755:
Non material amendment to planning permission 3/2018/0344 (Resubmission of planning application relating to design amendments to planning permission 3/2017/0674 in connection with the construction of four dwellings including associated drives, gardens and external landscaping works.) to allow alterations to the approved windows on plots 1-4. (Approved) 

3/2018/1052: 
Non-material amendment to plot 2, 3 and 4 from planning application 3/2018/0344.

3/2018/0344:
Resubmission of planning application relating to design amendments to planning permission 3/2017/0674 in connection with the construction of four dwellings including associated drives, gardens and external landscaping works (Approved)

3/2017/0674: 
Proposed demolition of the Moorcock Inn and the erection of 4 no. dwelling houses including associated drives, gardens and external landscaping works creation of work from home office/studio space (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property located on the Northern outskirts of Waddington. The application property forms one of four recently constructed dwellinghouses which are located on the site of the former Moorcock Inn public house. The property consists of stone, slate roof tiles and anthracite grey metal windows with the focal point of the dwelling being its two projecting front gable features. The property occupies an elevated prominent corner plot position with its Southern and Eastern elevations sited directly adjacent to Slaidburn Road. The wider area comprises a mixture woodland, agricultural land and open countryside with the application site lying within the Forest Of Bowland AONB.


	Proposed Development for which consent is sought:

Consent is sought for alterations to the property’s fenestration which are as follows:

Front (South) elevation

· Existing ground and first floor windows replaced with casement window design

Side (East) elevation

· X 3 ground floor snug windows replaced with new window opening punctuated with mullions
· X 2 ground floor kitchen windows replaced with three pane casement window 
· X 1 first floor bedroom window replaced with new window opening punctuated with mullions
· X 1 first floor ensuite window replaced with casement window design

Rear (North) elevation

· Alterations to upper face of projecting gable feature surrounding second floor bedroom window (retrospective)


	Impact Upon Residential Amenity:
The proposed alterations to the property’s fenestration would utilise the property’s existing window openings therefore the reconfigured fenestration would not provide any new opportunities for overlooking into neighbouring properties. 


	Visual Amenity/External Appearance:

The proposed alterations to the fenestration within the property’s front elevation would involve the installation of casement style windows at both the ground and first floor level all of which would bear resemblance to the casement style window design approved for the property’s front elevation as part of previous applications 3/2018/0344 and 3/2018/1052. 

The middle window pane within the proposed first floor three pane casement window above the property’s porch would be somewhat wider than the other proposed front window panes by virtue of the separation distance between the window’s mullions however it is noted that a much larger glazed window with no mullions or transoms has been incorporated into the front elevation of the adjacent neighbouring property at the first floor level therefore the proposed three pane casement window would not read as an incongruous addition to the property’s front elevation.

The two ground floor kitchen windows on the property’s Eastern gable end would be replaced with a three pane casement style window which would mirror the window design proposed for the first floor level of the property’s front elevation. The single first floor ensuite window directly above would be replaced with a casement style window reminiscent of the casement window design approved for this opening in previous applications 3/2018/0344 and 3/2018/1052. As such, the proposed kitchen and ensuite windows would reflect the fenestration proposed for the front elevation of the dwelling, with only a minor deviation proposed from previously approved window configurations.

The three ground floor snug windows and single first floor bedroom window would each be replaced with somewhat larger window openings which would be viewable within the public realm by virtue of being sited directly adjacent to Slaidburn Road therefore the visual impact of these changes to the property’s fenestration would be apparent. 

Notwithstanding this, both of the window openings would be punctuated with mullions in accordance with planning officer guidance following previously refused planning application 3/2022/0636 which in turn would sufficiently reduce the void ratio of each of the proposed windows. In addition, the first floor window would be subservient to its ground floor counterpart in terms of width which in turn would result in an acceptable window hierarchy. 

The existing feature sited above the property’s rear second floor bedroom symmetrically aligns with the upper section of property’s rear gable, with its dark grey detailing appropriately integrated with the dark grey profile of the mullions and transoms of the bedroom window and dark grey profile of the property’s rear dormer windows and roof slates. As such, this feature is considered to be an appropriate addition to the property.

Taking account of all of the above, it is not considered that the proposed alterations to the property’s fenestration would be harmful to the character of the dwelling, visual amenities of the immediate area or aesthetic of the wider AONB landscape.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed alterations to the property’s fenestration would largely draw on design elements from previously approved window configurations and as such would be respectful to the original design concept of the property. 

The addition of two larger openings on the Eastern gable end of the property would carry a noticeable visual impact however the incorporation of mullions and hierarchical arrangement of the windows would allow for sufficient visual integration within both the application property and surrounding landscape without inflicting any harm upon the character of the dwelling or visual amenities of the area.

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 subject to the imposition of conditions.
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