APPLICATION FOR A NON-MATERIAL AMENDMENT 
CASE OFFICER REPORT
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	APPLICATION REFERENCE:
	PL/2026/04071

	APPLICATION TYPE:
	NON-MATERIAL AMENDMENT

	SITE ADDRESS:
	Iris Cottage, 15 The Street, Chirton, Devizes, SN10 3QS

	DEVELOPMENT DESCRIPTION:
	Non material amendment to PL/2025/04477 for change of left oak gallows bracket to oak support post and staddle stone.

	RECOMMENDATION:
	That the non-material amendment be GRANTED




PROPOSAL

Planning permission was granted under application reference PL/2025/04477 for the replacement of an existing flat-roofed front canopy with a new lean-to style canopy on the front elevation of Iris Cottage, 15 The Street, Chirton, Devizes. The approved scheme incorporated oak gallows brackets supporting the canopy structure.

This application seeks a non-material amendment to that permission to alter the approved design by replacing the left-hand oak gallows bracket with an oak support post mounted on a staddle stone. No changes are proposed to the overall footprint, height, roof form, materials, or general appearance of the approved canopy. The amendment is limited to a minor alteration to the method of support for part of the structure.

PLANNING HISTORY

PL/2025/04477 - Replacement front porch/canopy. Approved with Conditions 21st July 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. 

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.

The approved development comprises a modest replacement front canopy serving an existing dwelling within the Chirton Conservation Area and within the setting of nearby listed buildings. The amendment proposed is limited to the replacement of the approved left-hand oak gallows bracket with an oak support post mounted upon a staddle stone. The amendment does not alter the approved canopy's footprint, height, roof pitch, roof covering, materials palette or overall form. The scale of the change is therefore very limited and proportionate to the approved development.

From a design perspective, the amendment would not fundamentally alter the appearance of the approved scheme. The approved canopy was considered acceptable due to its traditional design and use of high-quality materials that were considered sympathetic to the character of the area and heritage context. The introduction of an oak support post and staddle stone would retain a traditional vernacular appearance and would continue to utilise natural timber as a principal structural element. Whilst resulting in a small visual alteration, the change would not materially affect the character or appearance of the development or undermine the design principles that informed the grant of planning permission.

The amendment would not result in any increase in built form beyond that previously approved. The supporting post would simply replace an approved structural support element and would not enlarge the canopy or extend its physical presence in a meaningful way. Consequently, there would be no material change in the development's visual impact upon the street scene, the Chirton Conservation Area, nearby listed buildings, or the North Wessex Downs National Landscape, matters which were considered acceptable under the original permission.
 
Equally, the amendment would have no material implications for residential amenity. The approved scheme was considered not to give rise to overlooking, loss of light, overshadowing or overbearing impacts due to its limited scale and replacement nature. The proposed support post would not alter these conclusions. No additional massing, height or operational impacts would arise, and neighbouring occupiers would experience no materially different effects when compared with those already assessed through the original planning application.

The amendment also maintains the integrity of the approved permission. The approved development remains recognisably the same development that was originally granted planning permission, with only a minor alteration to one element of the support structure. The amendment does not alter the description of development, introduce new planning considerations, conflict with relevant planning policies, or create impacts that would require reassessment through a fresh planning application.

Having regard to the scale and nature of the amendment, it is considered to be inconsequential in planning terms. It would not give rise to additional harm, would not disadvantage third parties, would not alter the planning balance that led to the original decision, and would not result in a development materially different from that previously approved. The proposal therefore falls within the scope of a non-material amendment under Section 96A of the Town and Country Planning Act 1990.

CONCLUSION

In conclusion, based on the assessment, it is recommended that the non-material amendment application be granted.

SUMMARY OF REASONS FOR RECOMMENDATION:

The proposed changes are considered to be minor and non-material in nature for the following reasons:

The proposed amendment, comprising the replacement of the approved left-hand oak gallows bracket with an oak support post mounted on a staddle stone, is considered to be non-material in nature. The amendment does not materially alter the scale, form, footprint, appearance or overall character of the approved development and would not result in any additional impacts upon visual amenity, residential amenity, heritage assets or landscape character. The approved development remains fundamentally unchanged, and no third-party interests would be materially prejudiced. The amendment is therefore capable of being accommodated through the provisions of Section 96A of the Town and Country Planning Act 1990.

