
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – REFUSAL - NON-MATERIAL AMENDMENT

	Ref: CB

	Application No: 
	3/2012/0562

	Development Proposed:
	Application for a non-material amendment to planning permission 3/2011/1048P to allow the external material of the kiosk to be 18mm plywood, fire resistant with GRP stone effect finish instead of the natural stone clad. Kiosk roof and doors to be as detailed in the original application at The Skaithe, Catlow Road, Slaidburn.

	CONSULTATIONS: Parish/Town Council

	Parish Council – N/A



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A

Environment Agency – N/A

	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

	POLICY REASONS FOR REFUSAL:

	Policy G1 and ENV1 - Materials not in keeping with the character and appearance of the AONB and would thus detrimentally affect the visual amenities of the AONB.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This is a non-material amendment application to secure revisions to a previously approved scheme, planning application 3/2011/1048/P where permission was granted for the erection of a new water pumping station.

The amendment sought is to allow the kiosk to be clad in plywood that has a stone effect finish rather than cladding it in the natural stone approved with a ‘holly green’ coloured roof.     

A sample of this fire resistant plywood stone effect cladding has been submitted and photos of it have been taken and are included within the application file.  The Applicant/ Agent United Utilities have also submitted a photograph of a kiosk with similar cladding.  Attached to this photograph is a colour swatch in a graphite grey colour, and the application form describes this as being the colour for the proposed windows and doors and a hard sample of this has also been submitted.  In contrast a sample has been submitted reference DK AD 18.B.25 which states on the reverse that the sample is for the paint sample for the roof and door.  This is therefore different from what is states in the application description  (question 7 of the applicatopn form).  Notwithstanding this, it is noted that the paper colour swatch submitted is considerably darker than the hard sample submitted and further more does not show the texturing for the roof.  A photograph of both the front and reverse of the material sample has been taken and is placed upon the file.  

In order to be determined as a non-material amendment, a number of criteria must be met. These criteria were laid out in a report approved by Planning Committee.  One of these criterion states the amendment should not conflict with Development Plan Policies.  As the proposed amendment is to substitute the approved materials and the site is located within the Forest of Bowland Area of Outstanding Natural Beauty, Policies G1 and ENV1 of the Local Plan are applicable.

Policy ENV1 of the Local Plan conserves itself with the conservation, protection and enhancement of the Area of Outstanding Natural Beauty. The proposed plywood material with stone cladding would appear false and staged by appearing out of keeping with the landscape character of this remote area within the AONB and not be in-keeping with local materials.  What is more, the linear and perfect nature of the pointing/ mortar between the fake stone (a textured render) does not follow the subtle unevenness of natural stone and further emphasises that it would appear as an alien addition within the AONB.  Given the prominent location of the proposed pumping station, I consider the visual amenities of the AONB would be significantly harmed by the introduction of this material.  In addition, I also considered the lightness of the proposed roofing and door colour, as shown on the sample, would also not be inkeeping, appearing too light and reflective/ shiny in this remote rural landscape.  Where buildings exist within the AONB their roofs are often of natural slate which are matt and darker in colour than the sample submitted and would harm the amenities of the AONB, contrary to policies G1 and ENV1 of the Districtwide Local Plan and the NPPF which recognises the importance of protecting, conserving and enhancing the AONB.

In considering all of the above, I thus consider that the changes can not be classed as a non-material amendment as they would conflict with local planning policies and has they been proposed originally, it is highly likely the scheme would have been refused on this basis, I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 

















