APPLICATION FOR A NON-MATERIAL AMENDMENT 
CASE OFFICER REPORT
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	APPLICATION REFERENCE:
	PL/2026/03218

	APPLICATION TYPE:
	NON-MATERIAL AMENDMENT

	SITE ADDRESS:
	263 The Green, East Grafton, Marlborough, SN8 3DB

	DEVELOPMENT DESCRIPTION:
	Non Material Amendment to PL/2025/00435 - Cladding

	RECOMMENDATION:
	That the non-material amendment be REFUSED





PROPOSAL

Planning permission was granted under reference PL/2025/00435 for the proposed replacement of the roof and first-floor wall cladding with green zinc.. 

This non-material amendment seeks the following change:

· Roof material: dark green standing seam zinc to natural dark grey slate; and
· Wall material at first-floor: dark green standing seam zinc to olive green horizontal composite cladding. 

PLANNING HISTORY

· PL/2025/00435 - Proposed replacement of the roof and first-floor wall cladding with green zinc, approved 10/03/2025

RELEVANT LEGISLATION AND GUIDANCE 

Town and Country Planning Act 1990 (as amended):
· Section 96A: This section provides the legal basis for non-material amendments to an existing planning permission. It allows Local Planning Authorities (LPAs) to make changes to a planning permission without the need for a new application, provided that the changes are considered to be "non-material."
· The Act does not define "non-material," and it is at the discretion of the LPA to determine whether a proposed amendment qualifies as such, considering the specific context of the development and its impacts.

CONSULTATION

As an application for a non-material amendment is not a full planning application, the provisions under the Town and Country Planning (Development Management Procedure) (England) Order 2015 relating to statutory consultation and publicity do not apply. Consequently, local planning authorities have discretion regarding whether and how to inform interested parties or seek their views. 

ASSESSMENT

In the course of determining the application, the Local Planning Authority requested additional information relating to the proposed replacement materials, as insufficient information had been submitted with the application to enable a full assessment of the amendments sought. The assessment of this application has therefore been undertaken having regard to the additional information subsequently provided by the applicant. It is also noted that Drawing No. 2436-P-005-P1 dated 14/01/2025 (Proposed Elevations), Drawing No. 2436-P-006-P1 dated 14/01/2025 (Architects Impression – View Looking North) and Drawing No. 2436-P-007-P1 dated 14/01/2025 (Architects Impression – View Looking South), submitted in support of this application, are the drawings previously approved under planning permission PL/2025/00435 and do not depict the amendments currently sought through this non-material amendment application. The application has therefore been assessed on the basis of the amended material information subsequently provided by the applicant.

In assessing whether the proposed amendment is non-material, it is necessary to consider the nature of the approved development and the factors that informed the original grant of planning permission.

Planning permission was granted for the replacement of the existing roof tiles and upper elevation wall tiles with dark green standing seam zinc cladding together with replacement windows. The approved development was assessed having regard to its impact on the character and appearance of the East Grafton Conservation Area and the North Wessex Downs National Landscape. The appearance, colour and finish of the approved materials formed an important component of that assessment.

The current proposal seeks to replace the approved dark green standing seam zinc roof with natural dark grey slate and replace the approved dark green standing seam zinc wall cladding with olive green horizontal composite cladding.

Whilst the scale, form and layout of the development would remain unaltered, the proposed amendments relate to the principal external materials of the building and would introduce different materials, colours, textures and detailing. The amendments would result in a materially different appearance from that which was previously assessed and approved.

Particular weight is given to the fact that the site lies within the East Grafton Conservation Area and the North Wessex Downs National Landscape, where matters of appearance, design and materiality are important planning considerations. The approved material palette was specifically assessed in relation to its impact on the character and appearance of the Conservation Area and the special qualities of the National Landscape.

The approved scheme was assessed on the basis of a consistent material treatment across the roof and upper elevations using dark green standing seam zinc. The proposed amendments seek to replace that approved material palette with two separate materials, namely natural slate and composite cladding. The cumulative impact of these changes would result in a materially different visual appearance and would require a fresh assessment of the developments impact on the character and appearance of the Conservation Area and the National Landscape.

Given the extent of the proposed changes to the approved external materials, and their importance to the assessment of the development as approved, the Local Planning Authority considers that the amendment would materially alter the appearance and character of the approved scheme. The proposal therefore goes beyond what can reasonably be regarded as a non-material amendment under Section 96A of the Town and Country Planning Act 1990.

CONCLUSION

The proposed replacement of the approved dark green standing seam zinc roof and wall cladding with natural dark grey slate roofing and olive green horizontal composite wall cladding would result in a materially different appearance from the development that was originally assessed and approved.

The approved materials were specifically considered as part of the assessment of the proposal's impact on the character and appearance of the East Grafton Conservation Area and the North Wessex Downs National Landscape. Furthermore, the cumulative impact of replacing the approved single material palette with two distinct materials would introduce a significantly different combination of colours, textures and detailing from that previously considered by the Local Planning Authority.

Accordingly, the Local Planning Authority is not satisfied that the proposed changes constitute a non-material amendment within the meaning of Section 96A of the Town and Country Planning Act 1990. The amendments cannot therefore be approved under the non-material amendment procedure.

RECOMMENDATION:

Based on the above assessment, it is recommended that the non-material amendment application be refused for the following reason:

1.	The proposed amendment would replace the principal approved external materials 	which formed the basis of the assessment of the development's design, character and 	appearance within the Conservation Area and National Landscape. The amendment	would replace the approved single material palette with two distinct materials of 	differing appearance, colour, texture and detailing, resulting in a materially different 	visual appearance from that originally approved. The changes would therefore 	materially alter the character and appearance of the approved development and 	cannot reasonably be regarded as non-material amendments within the meaning of 	Section 96A of the Town and Country Planning Act 1990.

