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SUSIE COTTAGE, RIMINGTON 

/1  INTRODUCTION  

 

1.1. PWA Planning is retained by Mr. Ian Procter (‘the appellant’) to lodge an appeal against 

the refusal of planning application ref. 3/2019/0117 for the discharge of Condition 3 

(materials) associated with planning permission 3/20178/0745 at Susie Cottage, 

Rimington Lane, Rimington, BB7 4DT (‘the site’) by Ribble Valley Borough Council.  

 

1.2. This appeal statement, made under Section 78 of the Town and Country Planning Act 

1990, has been prepared against the refusal. It should be read in conjunction with the 

other submitted documents and drawings that formed part of the original planning 

application. 

 

1.3. The appeal site lies on the south eastern side of Rimington Lane, near the junction of 

Stoops Lane. The site is located in the main settlement of Rimington and comprises a 

detached traditional cottage. The property is constructed of random stone with large 

dressed stone quoins to the corners, which is finished with render. The roof is 

constructed of black slate.  

 

1.4. The site is adjacent to Rimington Lane, which abuts the north western corner of the site. 

The property at this point is elevated to the extent that the roof is not visible from public 

viewpoint or from head height. Photos 1 to 4 included below illustrate this point: 
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Photos 1 to 4: Taken from head height adjacent to Susie Cottage 

 
1.5. The site is surrounded to the south and east by the property’s curtilage with a residential 

dwelling to the east, known as the Dormers.  Within the site there is a substantial paved 

driveway to the front of the property, with lawn and mature trees along the site 

boundaries. The site boundaries are formed through fencing and hedging around the 

property’s perimeter.  

    

1.6. There are no landscape designations associated with the application site. It is not located 

within the AONB. Whilst the Council previously considered the existing property to be a 

non-designated heritage asset, through the decision to approve a replacement dwelling 

(see planning history below), it is considered that the Council has accepted that the 

property no longer retains historic value. It is not located within a Conservation Area. 

 
Planning History 

 

1.7. Listed below are a full list of applications relevant to the appeal site: 

 

• Application ref. 3/2018/0742. Application for prior notification of proposed 

demolition of Susie Cottage to facilitate the construction of a new dwelling. Prior 

Approval not required following consideration to the method of demolition and 

any proposed restoration of the site [GPDO 2015 Schedule 2 Part 11 Heritage and 

demolition Condition B2 (b) (i) (aa)], Approved. 21st September 2018. 
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• Application ref. 3/2018/0745. Planning application for the demolition and 

erection of replacement two-storey dwelling. Approved. 9th November 2018. 

 

• Application ref. 3/2018/1125. Application for the discharge of condition 3 

(materials), 4 (hard landscaping), 5 (fences, walls and gates), 6 (details of 

existing and proposed ground levels and proposed building finished floor levels), 

7 (programme of building recording and analysis), 10 (Construction Method 

Statement) and 12 (building dependent species of conservation concern, artificial 

bat/bird roosting boxes) from planning permission 3/2018/0745. Conditions 

Discharged. 5th February 2019.  

 
• Application ref. 3/2019/0117. Application for the discharge of condition 3 

(materials) from planning permission 3/2018/0745. Refused. 28th March 2019.  

 

1.8. A set of planning conditions were attached to the decision for the replacement dwelling 

(ref. 3/2018/0745). No conditions require the existing dwelling to be demolished at any 

trigger point (a copy of the decision notice is included in Appendix A to this statement). 

Condition 3 is pertinent to the appeal: 

  

Prior to the commencement of development samples of all external facing and roofing 

materials (notwithstanding any details shown on previously submitted plan(s) and 

specification) shall be submitted to and approved in writing by the Local Planning 

Authority.  All works shall be undertaken strictly in accordance with the details as 

approved.  

 

Reason:  To ensure that the materials used are visually appropriate to the locality.  

 

1.9. On the approved plans, slate (imported from China) is the selected material for the roof. 

However, as is clear from Condition 3 above, these details are precluded from being 

accepted by virtue of the wording of the planning condition, implying the choice of 

material is a matter reserved for the discharge of condition application. As illustrated 
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within the correspondence included in Appendix B to this statement, the appellant’s 

intention has always been to use Bradstone Old Quarried slates. 

 

1.10. It is also clear from the reason for the condition, that the material needs to be visually 

appropriate. As set out in the preceding text, the roof is not visible from public 

viewpoints, and therefore the relevance of being visually appropriate for roofing material 

is questionable. 

 

1.11. An application was submitted, under planning application ref. 3/2018/1125 for ‘the 

discharge of condition 3 (materials), 4 (hard landscaping), 5 (fences, walls and gates), 

6 (details of existing and proposed ground levels and proposed building finished floor 

levels), 7 (programme of building recording and analysis), 10 (Construction Method 

Statement) and 12 (building dependent species of conservation concern, artificial bat / 

bird roosting boxes) from planning permission 3/2018/0745’.  The approved materials, 

to discharge Condition 3, included Indian stone slate for the roof (sample submitted 4th 

February 2019). The replacement dwelling application has subsequently been 

implemented, through the construction of the extension element of the development, 

though roofing material is yet to be used. 

 
1.12. As iterated earlier, Bradstone Old Quarried slate has been the chosen choice of material 

since the appellant began this process. However, as documented in the supporting 

emails to this statement (Appendix C), the Council, despite the lack of visibility of the 

roof, and lack of design guidance controlling roof material choice in the area have been 

reluctant to support the use of the material. In order to get the conditions discharged 

and enable the appellant to begin work on the development, the appellant reluctantly 

agreed to the different choice of material. However, a subsequent discharge of condition 

application (ref. 3/2019/0117) for an ‘application for the discharge of condition 3 

(materials) from planning permission 3/2018/0745’  was submitted on 4th February 2019 

and was subsequently refused on 28th March 2019, with the assessment that the 

proposed material is not an appropriate material for the approved replacement dwelling 

as it would not secure a high standard of design or be sympathetic to local character or 

the history of the site. The material sought to be used in the development was Bradstone 
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Old Quarried slates, as opposed to the Indian Stone slate approved in the previous 

discharge of conditions application. This application is the subject of this appeal 

submission.  
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/2  CASE FOR THE APPEALANT 

 

2.1. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the Development Plan, unless material 

considerations indicate otherwise. 

 

2.2. The statutory Development Plan for the application site comprises of the Ribble Valley 

Borough Council Core Strategy 2008-2028 and proposals map (1998). Due consideration 

should also be given to the National Planning Policy Framework (NPPF), National 

Planning Policy Guidance, and any other supplementary planning guidance documents 

considered relevant to the proposed development.  

 

Reason for Refusal 

 

2.3. In the Council’s reason for refusal they considered that ‘This is not an appropriate 

material for the approved replacement dwelling as it would not secure a high standard 

of design or be sympathetic to the local character and the history of the site’.  As such, 

the remainder of this section focuses on the suitability of the proposed roofing materials.  

 

2.4. In accordance with the Officer’s Report to the decision, directly relevant to the 

determination of the appeal is Key Statement ENV5 Heritage Assets, Policy DME4 

Protecting Heritage Assets, Policy DME2 Landscape and Townscape Protection and Policy 

DMG1 General Considerations.  

 

Heritage 

 

2.5. Key Statement ENV5 and Policy DME4 confirm that the Council will make a presumption 

in favour of the conservation and enhancement of heritage assets and their settings.  

 

2.6. The property was considered by the Council to be an important remnant of Rimington’s 

vernacular architecture and was considered a non-designated heritage asset. However, 
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the Council subsequently accepted the loss of the building, and that it no longer holds 

heritage significance through the issuing of consent for a replacement dwelling  

(application ref. 3/2018/0742). As such the heritage matter is considered resolved 

through the original planning permission. 

 
2.7. Given the loss of the dwelling and the lack of other surrounding historic assets, the use 

of the proposed materials is not considered to be in conflict with either Key Statement 

ENV3 or Policy DME4. 

 

Design  

 

2.8. Policy DMG1, in relation to design, details that developments must meet certain criteria. 

Parts 1 and 2 under the design heading are considered to be relevant to the appeal: 

 

1. Be of a high standard of building design which considers the 8 building in context 

principles (from the CABE/English Heritage Building on Context Toolkit). 

2. Be Sympathetic to existing and proposed land uses in terms of its size, intensity and 

nature as well as scale, massing, style, features and building materials. 

 

2.9. Policy DME2 Landscape and Townscape Protection states that development proposals 

will be refused which significantly harm important landscape or landscape features. It 

provides a list of such features. In this respect, Policy DME2 is clear that in this instance, 

the roofing material must generate significant harm, and also be located in a location 

that would affect an important landscape or landscape feature in order to be found in 

conflict with the policy. It is not clear from the Officer’s Report what is the important 

landscape feature that would be affected by the choice of roofing material, and secondly, 

that the harm would be significant. The site is not located within a Conservation Area, 

and when considering the choice of roofing material, as will be evidenced from a site 

visit, no public viewpoints are available. No evidence has been provided of the harm, 

despite the argument presented by the appellant (see Appendix C) during the planning 

process stage. 
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2.10. Furthermore, whilst each application should be judged on its own merit, it is never the 

less relevant to consider the use of Bradstone Old Quarried slate on properties within 

the Borough, in more prominent locations and on properties of a greater heritage value 

(national listings) than that proposed by this application. The approach the Council have 

undertaken appears to be wholly inconsistent with other decisions undertaken in the 

area. 

 

2.11. Appendix B also includes a list of relevant planning decisions and properties within Ribble 

Valley that have used Bradstone Old Quarried slate in the choice of roofing material. 

Photos of these are included in Appendix D. 

 

2.12. It is therefore argued that the proposed roofing materials will ensure a high standard of 

design and will be sympathetic to existing and proposed developments. Furthermore, it 

is clear from the information submitted with the application that the UK produced 

Bradstone Old Quarried slates are materially comparable in colour and finish to the 

imported Indian stone slate. 

 

2.13. Additionally, Photos 1 to 2 (locations identified in Figure 1) highlight the mixed use of 

roofing materials within close proximity to the appeal site. As is evident from the 

illustrations below, there is no fixed type roof material to Rimington. In this respect, the 

site is outside of the AONB, and does not fall within a Conservation Area noted for a 

specific material type. It is therefore considered that the proposed Bradstone Old 

Quarried slates will be in-keeping with the local character and will be sympathetic to its 

surroundings.  
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Figure 1: Location of photos of surrounding roofing materials 

 

 

 

 

 

 

 

 

 

Photos 1 and 2: Photos of surrounding roofing materials 
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Photo 3: Photo of surrounding roofing materials 

 

2.14. Figure 1 also emphasises that within 0.1km north of the site, Halsteads Cottage seen in 

Photo 3, provides an example whereby the roofing material appears to comprise of a 

similar material as proposed as part of application ref. 3/2019/0117. Therefore, it is 

argued that the proposed material, within application ref. 3/2019/0117 can be 

considered sympathetic to the surrounding area and in-keeping with the character of 

the area.  

 

2.15. Furthermore, Bradstone Old Quarried slates is a UK locally based product. Whereas both 

the stone and slate included on the original discharge of condition application, and the 

drawings to the original dwelling planning permission require importation from India and 

China. The approach is at odds with the Key Statement EN3 within the Core Strategy 

relating to Sustainable Development and Climate Change. It doesn’t not seek to minimise 

a reduction in emissions and contributions to climate change, nor does it contribute to 

supporting the local economy. Additionally, it points to the importation of material from 
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abroad to provide a roofing material which the Council considers to be in keeping with 

the local area.  

 

2.16. The discharge of conditions application is considered compliant with Policies DME4 and 

DME2. The roof cannot be seen from public view, is not within a Conservation Area, and 

is in a location where the choice of roofing of material is varied. 

 

Conclusions 

 

2.17. The proposed roofing materials will be in-keeping with the surrounding character of the 

area and sympathetic to both the landscape and townscape area. Within the local 

context, Figure 1 provides examples whereby roofing materials vary within close 

proximity to the appeal site. Howgill Barn, Rimmington and Higher Gazegill Farm, 

Rimmington both provide similar materials to the proposed appeal site. Therefore, it is 

considered that the proposed material can be considered sympathetic to the surrounding 

area and in-keeping with the character of the area. The material proposed is considered 

compliant with Key Statement ENV5, Policy DME4, DME2 and DMG1.   
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/3      CONCLUSION 

 

3.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the Development Plan unless material 

considerations indicate otherwise.  

 

3.2. The reason for refusal by Ribble Valley Borough Council related to the impact of the 

proposed roofing material on the local character and the history of the site.  

 

3.3. It has been demonstrated in this statement that the impact of the proposed roofing 

material on the local character and history of the site would be acceptable, as the 

proposed material, whilst slightly different to the original dwelling, is deemed in-keeping 

with the character of the area through the variety of roofing material prevalent within 

Rimington, and the lack of heritage designation for the settlement and site.  

Furthermore, it is not visible from public viewpoints, and is more in keeping 

environmentally with the Council’s climate change policy. 

    

3.4. Therefore, when taking the aforementioned arguments into account, it is considered 

that the proposed roofing material is compliant with relevant the Development Plan and 

is consistent with the NPPF and hence that the Council were wrong to have refused to 

grant planning permission. The Inspector is therefore respectfully requested to uphold 

the appeal and discharge Condition 3. 
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APPENDIX A: BRADSTONE ROOFING 
TECHNICAL DATA 
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APPENDIX B: DECSION NOTICE FOR 
APPLICATION REF. 3/2018/0745 

  



 

RIBBLE VALLEY BOROUGH COUNCIL   

Department of Development     

Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA   

Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200 414487  

Town and Country Planning Act 1990    

PLANNING PERMISSION 

APPLICATION NO: 3/2018/0745    

DECISION DATE: 09 November 2018    

DATE RECEIVED: 24/08/2018    

 

APPLICANT:   AGENT:   

Mr Ian Procter and Miss Victoria Taylor 

c/o Agent 

 Mr Charles Stanton 

Stanton Andrews 

44 York Street 

Clitheroe 

BB7 2DL 

 

 

 

 

 

DEVELOPMENT 

PROPOSED: 

Planning application for the demolition and erection of a replacement two-storey 

dwelling. 

AT: Susie Cottage Rimington Lane Rimington BB7 4DT 

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out 

of the above development in accordance with the application plans and documents submitted subject to 

the following condition(s): 

 

1.  The proposed development must be begun not later than three years from the date of this 

permission. 

 

Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 

2004. 

 

2.  The development hereby permitted shall be carried out in accordance with the following 

approved plans and documents: 

 

Title    Drawing Reference   Received/ Dated 

Proposed Plans and Elevations   1811/PL10 Rev F 9th November 2018 

Location Plan 1811/EX00 rev A Dated: April 2018 

 

 

Reason:  To define the permission and in the interests of the proper development of the site 

 

3.  Prior to the commencement of development samples of all external facing and roofing 

materials (notwithstanding any details shown on previously submitted plan(s) and 

specification) shall be submitted to and approved in writing by the Local Planning Authority.  

All works shall be undertaken strictly in accordance with the details as approved. 

 

Reason:  To ensure that the materials used are visually appropriate to the locality.  

P.T.O. 
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4.  Prior to the commencement of the construction of the dwellinghouse hereby approved full 

details of the colour, form and texture of all hard landscaping (ground surfacing materials) 

(notwithstanding any such detail shown on previously submitted plans and specification) shall 

have been submitted to and approved in writing by the Local Planning Authority.  All works 

shall be undertaken strictly in accordance with the details as approved, and shall be 

completed in all respects before the final completion of the development and thereafter 

retained. 

 

Reason:  To ensure a satisfactory form of development in the interest of the visual amenity of 

the area.  

 

5.  Prior to the commencement of the construction of the dwellinghouse hereby approved full 

details of the alignment, height and appearance of all fences and walls and gates to be erected 

(notwithstanding any such detail shown on previously submitted plan(s)) shall have been 

submitted to and approved in writing by the Local Planning Authority.  The dwelling shall not 

be occupied until all fences and walls shown in the approved details to bound its plot have 

been erected in conformity with the approved details.  Other fences and walls shown in the 

approved details shall have been erected in conformity with the approved details prior to 

substantial completion of the development. 

 

Reason:  To ensure a visually satisfactory form of development and to provide reasonable 

standards of privacy to residents.  

 

6.  Prior to the commencement of the construction of the dwellinghouse hereby approved full 

details of existing and proposed ground levels and proposed building finished floor levels (all 

relative to ground levels adjoining the site) shall have been submitted to and approved in 

writing by the Local Planning Authority, notwithstanding any such detail shown on previously 

submitted plan(s).  The development shall be carried out strictly in conformity with the 

approved details. 

 

Reason:  To protect the appearance of the locality and in the interests of the amenities of local 

residents 

 

7.  No works shall take place until the applicant, or their agent or successors in title, have secured 

the implementation of a programme of building recording and analysis.  This must be carried 

out by a professionally qualified archaeological/building recording consultant or organisation 

in accordance with a written scheme of investigation which shall first have been submitted to 

and agreed in writing by the Local Planning Authority.  Upon completion of the programme of 

building recording and analysis it shall be submitted to the Local Planning Authority. 

 

Reason:  To ensure and safeguard the recording and inspection of matters of 

archaeological/historic importance associated with the building 

 

 

 

 

P.T.O. 
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8.  Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any Order revoking or re-enacting that Order, with or without 

modification), no windows other than those expressly authorised by this permission shall be 

inserted or constructed at any time in the south east elevation of the dwelling hereby 

permitted. 

 

Reason: To protect the amenities and privacy of the adjoining property 

 

9.  That part of the access extending from the kerb line/edge of carriageway for a minimum 

distance of 5 metres into the site shall be paved in permanent construction, such as 

tarmacadam, concrete, block paviours or other permanent fixed material before the access is 

used for vehicular purposes.  Notwithstanding the Town and Country Planning (General 

Permitted Development) Order 2015 no gates or other obstructions shall be constructed in 

that standing space unless planning permission is first obtained. 

 

Reason:  To prevent loose surface material from being carried on to the public highway, and to 

prevent obstructions being erected that would cause vehicles accessing the site to stop in the 

highway, thus causing a potential source of danger to other road users 

 

10.  No development shall take place, including any works of demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning 

authority. The approved Statement shall be adhered to throughout the construction period. 

The Statement shall provide for: 

 

•   the parking of vehicles of site operatives and visitors  

•   hours of operation (including deliveries) during construction 

•   loading and unloading of plant and materials  

•   storage of plant and materials used in constructing the development  

•   wheel washing facilities and/or road sweeping (as appropriate) 

•   measures to control the emission of dust and dirt during construction  

•   a scheme for recycling/disposing of waste resulting from demolition and 

construction  works 

 

Reason: In order to avoid the possibility of the public highway being affected by the deposit of 

mud/or loose materials which could create a potential hazard to road users, in order to 

protect the amenity of the occupiers of the adjacent properties and in the interests of 

highway safety the above information is required prior to the commencement of the 

development. 

 

11.  The visibility splays shown on the plans hereby approved shall be provided in all respects prior 

to the occupation of the building hereby approved.  Any vegetation within the splays shall be 

kept to a height no greater than 1metre.  No development, whether or not permitted by the 

Town and Country Planning (General Permitted Development) Order 2015 shall be undertaken 

within the identified visibility splays without express planning permission first being obtained. 

 

Reason:  To ensure adequate visibility for the drivers of vehicles entering and leaving the site 

P.T.O. 
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12.  Notwithstanding the submitted information, details of the provisions to be made for building 

dependent species of conservation concern, artificial bat/bird roosting boxes, shall be 

submitted to, and approved in writing by the Local Planning Authority prior to the 

construction of the dwellinghouse hereby approved.  

 

For the avoidance of doubt the details shall identify the nature and type of the boxes/artificial 

roosting sites and the locations(s) or wall and roof elevations into which the above provisions 

shall be incorporated. 

 

The artificial bat/bird boxes shall be made available for use before the dwelling hereby 

approved is first occupied and thereafter retained.  The development shall be carried out in 

strict accordance with the approved details. 

 

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for 

species of conservation concern. 

 

Note(s) 

 

1.  For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see 

the attached notes. 

 

2.  The applicant is advised that should there be any deviation from the approved plan the Local 

Planning Authority must be informed.  It is therefore vital that any future Building Regulation 

application must comply with the approved planning application. 

 

3.  The Local Planning Authority operates a pre-planning application advice service which 

applicants are encouraged to use. Whether or not this was used, the Local Planning Authority 

has endeavoured to work proactively and positively to resolve issues and considered the 

imposition of appropriate conditions and amendments to the application to deliver a 

sustainable form of development. 

 

 

 

 

 

 

NICOLA HOPKINS 

DIRECTOR ECONOMIC DEVELOPMENT & PLANNING 
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APPENDIX C: PREVIOUS CORRESPONDENCE 
BETWEEN APPELLANT AND THE COUNCIL 
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APPENDIX D: PHOTOS OF USE OF 
BRADSTONE OLD QUARRIED SLATES IN THE 

AREA 
 

 
 
 
 



Higher Gazegill Farm, Dancer Lane, Rimington, BB7 4EE 

The main house is listed – Grade II Higher Gazegill Farmhouse and barn adjoining to west 

 

 

  



Howgill Barn, Howgill Ln, Rimington, Clitheroe, BB7 4EF 

The building is not listed. 

 

 

 

  



Manor House 13 Brookes Lane Whalley BB7 9RG 

The building is not listed. 

 

 

 

 

  



Former De Tabley Arms, Barker Brow, PR3 3ZQ 

The building is not listed. 
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