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	DELEGATED ITEM FILE REPORT: 
	NON MATERIAL AMENDMENT

		

	Application Description:
	Non-material amendment to planning permission 3/2023/0642 involving change of roof materials from stainless steel profile roofing sheets to slate.

	Site Address/Location:
	Former Ashcroft, Mill Lane, Waddington, BB7 3JJ.

		

	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: 
	Additional Representations.

	N/A

	 

	RELEVANT POLICIES:

	
National Planning Practice Guidance: Flexible options for planning permissions


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Nature of Non-Material Amendment:

Consent is sought for a non-material amendment to application 3/2023/0642 which granted consent for the retention of an unauthorised animal shelter and construction of a stable / store building and equine menage with associated landscaping.

The purpose of the application is to seek the Council’s opinion as to whether the changes to the previously approved development are sufficiently material in their nature and in the context of the approved development so as to require a new planning permission. 

Non-material amendment applications are not an application for planning permission. They do not result in the issuing of a new planning permission and relate only to the amendments sought.

The amendment sought relates to a proposed change in roofing materials for the stable / store building component from the originally approved development referenced above whereby the materiality of the approved building’s roof would be altered from steel to slate. 

A slate roof profile was previously proposed for the approved stable / store building as part of the building’s original design concept under planning application 3/2023/0642. Stone elevations were also proposed for the same building.

Following a review of the design concept for the stable / store building, it was conveyed to the applicant that the proposed use of stone and slate would have given the building an overtly domestic character more reminiscent of domestic outbuildings within the immediate street scene (garages, utility rooms etc). It was further conveyed to the applicant that this would be unacceptable on the basis of the building’s proposed end use not being domestic. 

Following several rounds of negotiation, a revised scheme for the external detailing of the stable / store building was ultimately agreed with the applicant, with the amended design of the building comprising a steel profile roof and low level stone walling / vertically cladded timber elevations, both of which were considered to better reflect the vernacular of non-domestic buildings typically seen within rural areas.  

The application’s supporting information states that the incorporation of a slate roof within the approved stable / store building would be more in keeping with the vernacular of buildings within the immediate locality. However it is considered that the incorporation of a slate roof profile to the approved building would result in the building having an overtly domestic design that would not be reflective of the building’s proposed end use for the reasons given above, which in turn would detract from the local area by introducing additional further development with a domestic appearance. 

Accordingly, it is considered that the visual impact of the amendment sought would result in a fundamental change to the design and external appearance of the development originally approved, with the amendment proposed amounting to a development that would be materially different in terms of design and external appearance to that of the original consent. 

In view of the above, it is therefore considered that the proposed amendment would in this case exceed the threshold of a non-material alteration to the original planning permission for the purposes of Section 96A of the Town and Country Planning Act 1990 (as amended).


	Observations/Assessment/Conclusion:

The non-material amendment should be refused.
	

	RECOMMENDATION:
	Refuse non-material amendment.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




