APPLICATION FOR A NON-MATERIAL AMENDMENT 
CASE OFFICER REPORT

	[bookmark: _73663b89_100d_4fc2_93c6_da1580a334bd][bookmark: _dff99c1e_79ad_4052_a79f_31eec0cd396f]
	

	APPLICATION REFERENCE:
	PL/2026/04061

	APPLICATION TYPE:
	NON-MATERIAL AMENDMENT

	SITE ADDRESS:
	5 Dane Close, Winsley, Bradford on Avon, BA15 2NA

	DEVELOPMENT DESCRIPTION:
	Non-material amendment to PL/2026/00093 to allow the addition of fenestration and the change of the roof finish

	RECOMMENDATION:
	That the non-material amendment be GRANTED




PROPOSAL
This application relates to a two-storey detached dwelling, 5 Dane Close, located within an established residential area in Winsley. The application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats. 

The proposal seeks to remove the high-level gable windows from the front and rear elevation of the extension approved under PL/2026/00093 and replace them with timber cladding. The applicant also seeks to replace the previously approved concrete roof tiles with a standing seam roof and insert high level obscure glazed clerestory windows on the side elevation of the extension. 

PLANNING HISTORY
PL/2026/00093 Construction of a single-storey garage extension with solar panels on the roof and additional parking bay – Approved with conditions

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. 

Given that the changes proposed are by definition non-material, consultation or publicity are typically not required. Additionally, as the proposed amendments are minor in nature, there are generally no significant effects that would necessitate consideration under the Environmental Impact Assessment Regulations 2011. In this instance, it has not been considered necessary to consult. 

ASSESSMENT
Non-material amendments are changes that do not significantly alter the scheme's overall impact. They can involve minor adjustments to the design or other aspects of the development but should not fundamentally change its character, scale, or overall effect on the surrounding area.

Having regard to the planning context (particularly the original planning permission to which this application relates) and nature of the proposal, the following key matters are considered pertinent to the assessment of the proposal and are addressed in turn:

Design and Visual Impact
Neighbouring / Nearby Residential Amenity Effects 

Design and Visual Impact
The proposal seeks to remove the previously approved high-level gable windows from the front and rear elevation of the extension and replace them with timber cladding. The cladding would be left to weather naturally and would blend in with the natural-coloured stone elevations of the extension.

The change in roof material would be a deviation from the existing roofing materials on the host dwelling, however the use of a light grey standing seam roof over the small section of monopitch roof, which would be partly obscured from view due to the solar panels, would not be so incongruous as to have any adverse impact on the character and appearance of the area. The host dwelling is not listed and does not lie within any special landscape designations, and therefore the change is deemed acceptable within the limits of the non-material amendment criteria.  

The insertion of the high level obscure glazed clerestory windows on the side elevation of the extension raises no concerns and would provide much needed internal illumination given the removal of the front and rear gable glazing.

Officers are satisfied that the revisions would not be materially impactful compared to the previously approved scheme and the change in materials would not result in an adverse 
design and visual impacts on the character of the immediate area within this residential cul-de-sac setting.  

In this context, the design revision is regarded as being so minor in nature that it would not result in a significant alteration to the previously approved design and officers support the revised scheme.

Neighbouring / Nearby Residential Amenity Effects 
The proposal relates to the introduction of high-level windows being inserted on the side elevation of the extension, which would be obscure glazed. Given the position of the windows at a height of 1.7m, obscure glazing, and the separation distances to any neighbouring occupiers no overlooking concerns are raised.  

The proposal therefore safeguards the natural lighting, privacy and outlook of the neighbouring properties and also maintains sufficient amenity space for the host dwelling. Given the nature of the proposal the impact on the residential amenity of users of the site and neighbouring properties would remain unchanged.

CONCLUSION
Having regard to the above, the proposed changes are considered to be so minor that they are non-material in nature and will not substantially deviate from the previously consented scheme. Consequently, it is recommended that the non-material amendment application be granted.

RECOMMENDATION: Approve with conditions

Conditions

1. The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:
Location Plan - Received 22.07.2026
Proposed Elevations Plan DWG No (3) 020 - Received 29.06.2026
Existing Site Plan - Received 07.01.2026
Proposed Site Plan - Received 07.01.2026
Existing Ground Floor Plan - Received 15.01.2026
Existing Elevations - Received 15.01.2026
Existing Roof Plan - Received 15.01.2026
Proposed Roof Plan - Received 15.01.2026
Proposed Ground Floor Plan (with landscaping) - Received 20.03.2026

REASON: For the avoidance of doubt and in the interests of proper planning.

