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1.  Introduction 
 

1.1 This Planning Statement has been prepared by JWPC Chartered to support a Section 73, 

Minor-Material Amendment application to Planning Application 3/2025/0724. That 

application was approved by Ribble Valley Borough Council (as Local Planning Authority - LPA) 

on 15 May 2026. This followed a long history of planning approvals on the site; one of which 

proposed a replacement dwelling and which was partly implemented on site, affording it 

extant status in perpetuity.  

1.2 Application 3/2025/0724 was the subject of extensive, design-led discussions with officers of 

the Council, which considered the planning history and lawful fall-back position of the extant 

consent. The applicant made the case for a more traditional home of less mass than that 

previously approved. During discussions a number of design changes were made to the main 

house and connecting coach house to secure support from officers. The applicants have 

reflected on some of these concessions and believe that from a design and heritage 

perspective, their original proposals for the coach house should be supported. The reversion 

to that design, in contrast to that approved, is the subject of this Section 73 application. The 

applicant also proposes a small basement under the coach house, accessed via a car lift.   

1.3 The proposal seeks therefore to amend the wording of Condition 1 of Application 

3/2025/0724 to reference new floor plans, elevations and site plan.  

1.4 In light of the Local Planning Authority’s duty under Policy DM3 of the Framework, it is 

requested that the agents are contacted in the first instance if any further information or 

dialogue is required to enable a positive determination. Officers who may not be familiar with 

the site are invited to visit by appointment via JWPC Ltd so that they can better understand 

the context in which this application is being presented.   

   

 



 

 

2. Site and Surroundings 
 

 
2.1 The application site is the location of a former bungalow called Hawthorn Bungalow. It sits 

immediately to the south of Rimington Lane on the edge of the village of Rimington. The 

bungalow has been demolished and works were undertaken to construct a replacement 

dwelling in accord with Application 3/2024/0248. To date, only the annex elements of that 

approved development have been constructed and the site is currently ‘mothballed’ following 

its acquisition by the applicant, Mr Gary Farrell.  

 

2.2 The site is accessed by vehicles via an existing entrance off Rimington Lane. There is a private 

unmade track to the west of the site which provides access to a farmhouse, Stubs Wood, 

whilst an unmade public footpath (FP0336026) lies to the east of the site and then on a 

north/south access beyond it. The boundary of the Forest of Bowland National Landscape lies 

some 600m to the south of the site.  

 

2.3 There are no conservation areas within the vicinity of the application site whilst the nearest 

listed building is Bustards Farmhouse (Grade II) which sites around 135m due east of the 

application site. There is considerable screening between the two properties which means 

there is limited visibility between the two. Throughout the deliberations of all previous 

planning applications on this site, the impact on this listed building has not been considered 

to be material.  

 

2.4 The application site occupies a typical Ribble Valley location, abutting a lane close to a village 

and set against the backdrop of Pendle Hill to the south.  The surrounding countryside is 

characterised by isolated farmstead and the occasional country house such as Rimington Hall 

and the nearby Downham Hall. A study of other historic properties within the Ribble Valley is 

provided in the accompanying Design and Access Statement prepared by Ben Pentreath Ltd.  

 

Planning History  

 

2.5 A summary of the recent planning history of the site is informative and material to the 

consideration of future planning applications.  

 



 

 

Application Reference Description Decision  Date 

3/2025/0724 Erection of three-storey dwellinghouse with 

attached two-storey coach house adapted from 

existing structure. Planning permission previously 

granted (3/2024/0248) for similar sized house, 

existing house already demolished, and 

foundations for the accepted proposal have 

already been built 

Approved with 

Conditions  

 

15 May 2026 

3/2025/0535 Variation of Condition 2 (Plans), 3 (Materials), 4 

(Roof Lights), 10 (Land Levels), 12 (Access), 13 

(Parking) on planning permission 3/2023/0660 

(Proposed demolition of existing bungalow and 

erection of a two-storey dwelling with garage and 

granny annexe. Alterations to existing access and 

associated external works)  

Refused 21 August 2026 

3/2024/0248 Non-material amendment to planning permission 

3/2023/0660 involving omission of two garage 

windows on the NW elevation, design modification 

to two approved dormer windows on garage, 

omission of the inset roof balcony on the SE slope 

of the house and addition of two sets of velux 

cabrio-roof windows, omission of the glazed 

corner wall on the SE and SW elevations serving 

the granny annexe, leaving glazed openings just on 

the SE elevation serving the granny annexe  

Approved with 

Conditions  

 

1 May 2024 

3/2023/0660 Proposed demolition of existing bungalow and 

erection of a two-storey dwelling with garage and 

granny annexe. Alterations to existing access and 

associated external works. 

Approved with 

Conditions  

 

1 December 2023 

3/2021/0341 Proposed demolition of existing dwelling and 

erection of a two storey dwelling with garage and 

granny annexe. Alterations to existing access and 

associated external works. Installation of new 

sewage treatment plant and land soakaway 

Approved with 

Conditions 

26 May 2021 

3/2013/0795 Renewal of Planning Permission 3/2010/0521 for 

the erection of a replacement dwelling 

Approved with 

Conditions 

20 December 2013 

 

3/2010/0521 Replacement dwelling Approved with 

Conditions 

30 November 2010 

 



 

 

3. Application Proposal 

 

3.1 This is a Minor Material Amendment application (Section 73 of the Town and Country Planning 

Act 1990 (as amended)) which seeks to make minor changes to the development proposal as 

approved by Planning Application 3/2025/0724.  

3.2 That application sought the construction of a detached ‘replacement’ dwelling. Whilst it 

considered the original bungalow which has long since been demolished, the current lawful 

and partly constructed dwelling and outbuilding approved under Application 3/2024/0248, 

sets the benchmark for considering future planning applications and carries significant weight. 

The site plan below illustrates the partly completed proposal.  

 

 

Fig 1: Approved Site Plan for Application 3/2023/0660 



 

 

 

3.3 Notwithstanding the above, the LPA has granted planning permission for Application 

3/2026/0724 which remains extant and therefore carries weight.  

3.4 During the course of discussions with officers a number of elements of the originally 

submitted scheme were discussed as officers considered some to inappropriate. In particular, 

they considered the two-storey coach house to be of excess bulk/massing. The eaves of that 

building were subsequently lowered and dormer windows inserted in the roof as per the 

elevation below:  

 

 

Fig 2: Approved elevations 

 

3.5 Whilst that scheme was ultimately supported and consent issued; the applicant remains of 

the view that this creates a somewhat historically discordant feature for what is intended to 

be designed as a fine country house.  Traditionally, such cart sheds/ coach houses would have 

been constructed to a more modest budget than the main house and would have therefore 

been constructed in a simpler form. From an architectural point of view, would appear 

subservient to the main house, rather than compete for attention with it. Its simpler form will 

make it appear far less visual obtrusive when viewed in the context of the house.  



 

 

3.6 In light of the above, the applicant wishes to revert to a simpler form of development with a 

higher eaves line (4.94m compared to 3.95m) with a slightly higher ridge line of 7.1m 

compared to 6.93m). The latter will be imperceptible. The elevation drawing below illustrates 

the point:  

 

Fig 3: Elevations as now proposed 

 

3.7 When the coach house is viewed from the north, it’s gable end presents to Rimington Lane 

and the approved scheme would appear somewhat unsymmetric.   



 

 

 

Fig 4: Approved Rimington Lane elevation  

 

3.8 In comparison, the proposed amendment would offer a more proportioned and symmetrical 

elevation to Rimington Lane. Indeed, this arrangement allows for marginally more of the main 

house to be viewed as no dormers would obscure it’s principal element.  

3.9 The proposed amendment would make the coach house far simpler to build. The approved 

scheme with the dormers would require each of these to sit in a substantial steel frame behind 

it to support its weight. By raising the eaves and returning to conventional windows, this 

would simplify the build, ensuring it remains authentic and consistent with the local 

vernacular.  

 



 

 

 

 Fig 5: Elevation as now proposed 

 

3.10 Externally, the only other element that is proposed to me amended is a newly proposed car 

lift. This will be positioned adjacent to the end bay closest to Rimington Lane, affording access 

to a newly created basement. When the lift is in situ, it will have a covered lid with a tray that 

can be infilled with a material matching the rest of the courtyard and in effect, only a thin 

metal strip will demarcate its extent.   

 

Fig 6: Example of the tray and insert material on the top of the car lift 



 

 

 

3.11 The basement itself will be the same width as the internal elevation of the coach house and 

will be accessed from the house via a staircase within the ground floor gymnasium, which will 

be accommodated in the coach house. No external features would be associated with the 

basement and therefore visually, the only clue to its existence would be the car lift when in 

operation.  

 

 



 

 

4. Planning Policy  

4.1 In accord with Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the 

National Planning Policy Framework, applications for planning permission must be 

determined in accordance with the Development Plan unless material considerations indicate 

otherwise. In this instance the ‘Development Plan’ comprises of the Ribble Valley Core 

Strategy (adopted December 2014) and the Housing and Economic Development DPD 

(October 2019).  

4.2 Such ‘considerations’ include, but are not limited to, the National Planning Policy Framework, 

the planning history of a site and technical matters.   

Ribble Valley Borough Council Core Strategy 2008 -2028 

 

4.3 The Core Strategy was adopted in December 2014 and provides a framework for development 

in the Borough until 2028. The document is split into sections, with the first section providing 

a strategic vision and following this a delivery strategy is set out. 

4.4 Key Statement DS1: Development Strategy sets out a settlement hierarchy for the district, 

with the majority of development being located in the principal settlements of Clitheroe, 

Longridge and Whalley.  

4.5 Key Statement EN2 seeks to protect the landscape of the Forest of Bowland AONB which 

should be conserved or enhanced. As a principle, the Council expects development to be in 

keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, 

scale and building materials. The application site lies 600m to the north of the Forest of 

Bowland National Landscape (formerly known as AONB).  

4.6 Policy DMG1 sets out some general considerations for assessing planning applications 

including Design, Access, Amenity, Environment and Infrastructure. In terms of design 

matters, it requires schemes to be sympathetic to existing and proposed land uses; consider 

the relationship between buildings; encourage sustainable building techniques and energy 

efficiency in developments.  

 



 

 

4.7 Policy DMG 2 states that any development in Open Countryside will be required to be in 

keeping with the character of the landscape and acknowledge the special qualities of the area 

in which it is located.  

 

4.8 Policy DMH3 refers to houses in the countryside and is intended to limit such development 

unless a number of specific criteria apply. Part 3 of the policy allows for the rebuilding or 

replacement of existing dwellings subject to three criteria, namely: the residential use should 

not have been abandoned; there are no adverse landscape impacts; and ‘the need to extend 

the existing curtilage’.  

 

4.9 The Proposals Map for the Local Plan identifies the site as falling within the Open Countryside 

and not within Green Belt or the Forest of Bowland AONB. There are no site-specific policies 

relating to the site or remaining ‘saved’ from the previous Districtwide Local Plan (1998). 

 

Housing and Economic Development  DPD  (adopted October  

2019) 

4.10 This Development Plan Document builds upon the Core Strategy by allocating a number of 

housing, retail and employment sites, which were incorporated into the Local Plan 

Proposals Map. None of the allocations impact upon the application site or the proposal.  

 

N ational Planning Policy Framework (August 2026) 

 

4.11 The most up-to-date iteration of the Framework was considerably redrafted in the summer of 

2026. For the first time, it clearly sets out national planning policies and is confirmed as a 

material consideration in planning decisions. The Framework defines the purpose of the 

planning system as being to contribute to the achievement of sustainable development 

through three overarching objectives, namely: an economic, a social and an environmental 

objective (Paragraphs 15-17).  

 



 

 

4.12 Policy DM3 of the Framework requires Local Planning Authorities to work with applicants in a 

positive and proactive manner…to enable a timely decision. The policy also requires decision 

makers to take a proportionate approach to planning matters raised by proposals and engage 

with consultees only where it is necessary to do so. The policy also states that development 

proposals should respond to the history, character and features of the site and its setting, 

including through the arrangement of buildings, materials and architectural features. It 

expressly recognises that this approach does not preclude innovation or change where 

appropriate, including an increased scale where justified. 

 

4.13 At the heart of the Framework is a presumption in favour of sustainable development which 

for decision-taking means approving development proposals that accord with the 

Development Plan policies and those in the Framework without delay (Policy S3) irrespective 

of location.   

 

4.14 Policy S5 provides policy for development outside of settlements. It squarely supports a 

number of forms of development, including the replacement of an existing building. It states 

that in the case of a replacement building, it should be for the same use and not 

disproportionately larger than the one it replaces. Separately, it also supports residential 

development for new isolated homes in accordance with Policy HO11.  

 

4.15 Elsewhere, the Framework places considerable emphasis on securing well-designed 

development which responds positively to its context and enhances its surroundings. Policy 

DP3 supports development which is visually attractive, distinctive and characterful and which 

establishes or maintains a strong sense of place through a coherent palette of materials, 

design features and planting. The policy further states that substantial weight should be given 

to outstanding or innovative designs which promote high levels of sustainability or help raise 

design standards more generally, provided they remain consistent with the overall form and 

layout of their surroundings 

 

 

 

 



 

 

5. Planning Considerations 

 

5.1 This Statement has sought to describe the application site, the application proposal and the 

planning policy context against which the application should be considered. This chapter will 

assess how the proposal is compliant with the Development Plan and set out other material 

planning considerations that should be taken into account when reaching a decision.  

The Extent of the Changes Proposed  

5.2 Section 73 of the Town and Country Planning Act 1990 permits changes to an extant planning 

permission by varying or removing conditions. The change must only relate to conditions, not 

the operative part of the planning permission. It must not result in a change to the description 

of the development as originally granted.  

5.3 The changes proposed extend to the reconfiguration of the upper floor and roof structure of 

the approved coach house and a formation of a basement under part of it, accessed via a car 

lift. In the context of the approved development as a large country house, these modest 

changes to an ancillary structure are considered to be minor in nature. None of the works as 

proposed would require any change to the description of development of Application 

3/2025/0724. Nor are they likely to give rise to any significant concerns from consultees in 

comparison to the approved development. On this basis, a Section 73 application is entirely 

appropriate in order to secure the necessary amendments to the approved development.  

Scale and Massing  

5.4 During the course of the approved application, officers expressed concern that a true two-

storey coach house would be excessive in scale and mass. These concerns were alleviated 

partly through the reduction in height of the linking structure where the two meet (to the 

right-hand side of the first-floor main elevation of the house). This served to create a better 

visual break between the two elements. At the same time, the ridge and eaves levels of the 

coach house were reduced by 0.26m and 0.95m respectively. This necessitated the 

replacement of the 4 no. first floor windows with 4 no. pitched dormer windows. As a 



 

 

consequence, the gable of the coach house addressing Rimington Lane would have an 

asymmetrical appearance.  

5.5 The plans submitted with this S73 application seek to revert to similar ridge and eaves heights 

as original submitted earlier this year. The Design and Access Statement submitted with this 

application clearly illustrates how these compare to the approved scheme and importantly, 

how it compares to the earlier extant consent. The latter is a material consideration to which 

strong weight should be attached. This is because, not only is it extant, but it has been 

implemented to the degree that the entire annex building is in situ. This consent 

(3/2024/0248) is the starting point in assessing the current proposal against local and national 

policies that relate to replacement dwellings NOT the previous bungalow that has long since 

been demolished.  

5.6 In the context of the above, the massing of the coach house, from the north, would be less 

imposing that the approved modern annex. The ridge height as now proposed would be 

slightly lower and the overall area of the gable wall, considerably less. Similarly, from the east, 

the proposed building would have a lower ridge than the consented scheme and the west 

facing elevation of the garage would have a lower eaves height that the previous scheme.  

5.7 Policy DMH3 of the Core Strategy remains the policy against which such proposals should be 

considered. Of the three criteria, the only one relevant to the proposal is the second: ‘There 

being no adverse impact on the landscape in relation to the new dwelling’. There is no specific 

test in relation to the scale of any replacement dwelling, provided that it relates well to the 

landscape in which it sits. The appellants submit that the LPA has already considered the 

impact of the house and its coach house on the landscape and approved the development. 

The marginal increase in volume and height of the coach house would not have a material 

bearing on how the proposed dwelling will sit within this non-designated landscape nor would 

it have any material impact on the adjacent Forest of Bowland National Landscape. In this 

regard, the proposal is entirely compliant with Policy DMH3.  

5.8  The most recent iteration of the NPPF clearly post-dates the Core Strategy and within it, Policy 

S5 sets our principles relating to development outside of settlements. The application site falls 

beyond the settlement boundary for Rimington so S5 applies. Part 1 (c) requires that proposals 

for replacement buildings should be for the same use and should ‘not be disproportionately 

larger than the one it replaces’.  



 

 

5.9 As set out above, this application ought to be considered against the fall-back position of the 

partially constructed development approved by Application 3/2024/0248. In that regard, the 

proposal is not proportionately larger at all. The proposal complies with Policy S5 of NPPF.  

5.10 The proposed basement would be a modest increase in pure volume terms but would not be 

visible at all. There are no external windows or doors than would need to be formed at a lower 

level and it would be accessed internally via the proposed gymnasium. The only evidence of 

its present would be the car lift which would be flush with the courtyard surface for the vast 

majority of the time.  

Design  

5.11 Whilst the applicants appreciate the collaborative approach adopted by the LPA in the 

determination of the previous application, it has resulted in a compromise solution that 

appears rather incongruous in  architectural terms and which the applicant does not wish to 

built out for use as a home for his family and its future generations. The introduction of pitched 

gables within the coach house is not a feature common to the locality as evidenced in the 

Design and Access Statement. A far more modest form of structure is more typical of this 

ancillary building to a farm or manor house. A simpler two storey structure with symmetrical 

roof better reflects the vernacular of a Lancashire farmstead.  

5.12 Policy DP3 states that development proposals should respond to the history, character and 

features of the site and its setting, including through the arrangement of buildings, materials 

and architectural features. It is considered that the proposal as amended, better reflects this 

policy requirement. The policy supports development which is visually attractive, distinctive 

and characterful and which establishes or maintains a strong sense of place through a 

coherent palette of materials, design features and planting. The Design and Access Statement 

submitted with this application demonstrates this clearly.  

5.13 The proposed car lift will not be particularly apparent within the courtyard of the house for 

the vast majority of the time (other than when cars are moved in and out of the basement). 

Its impact would be negligeable. However, it and the associated basement offer a tangible 

visual benefit by hiding the occupants’ cars out of the sight. Overall, this is a design 

improvement compared to the consented scheme.  



 

 

6. Summary 

 

6.1 This Statement considers the proposed Section 73 Minor Material Amendment to the extant 

planning permission for the redevelopment of The Hawthorns site at Rimington. The 

application seeks relatively limited changes to the approved coach house, principally involving 

amendments to its upper floor and roof form, together with the introduction of a small 

basement accessed by a car lift. The statement considers these changes in the context of the 

site's extensive planning history and, in particular, the existing lawful and partly implemented 

consent, which provides an important fall-back position against which the proposal should be 

assessed. 

6.2 The proposed amendments are intended to create a simpler and more traditionally 

proportioned coach house that better reflects the character of a Lancashire farmstead and its 

relationship with the principal dwelling. The coach house would have a higher eaves and 

marginally higher ridge than the currently approved design, but the overall visual and 

landscape impact is considered limited. The revised arrangement would provide a more 

symmetrical elevation towards Rimington Lane, reduce the visual prominence of the ancillary 

building and avoid the pitched dormer arrangement that formed part of the approved 

scheme. The basement would have no external openings and would be largely concealed, with 

the car lift designed to sit flush with the courtyard when not in use. 

6.3 The statement concludes that the amendments remain minor in nature and can appropriately 

be considered under Section 73. It argues that the proposal accords with the relevant local 

and national planning policies, particularly those concerning development in the countryside, 

landscape character, scale, replacement dwellings and good design. The revised coach house 

is presented as a design improvement that responds more appropriately to the site's context, 

while the basement and car lift would have negligible visual impact. Overall, the application 

seeks to refine the existing permission rather than introduce a materially different 

development, with the amended design intended to provide a more coherent and 

contextually appropriate country house and ancillary building. 

 



 

 

 

Appendix 1 

 



 

 

 



 

 



 

 

 



 

 

 



 

 

 



 

 

 

 

 



 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 

 

 
 

 

 
JWPC Ltd  

1B Waterview, White Cross  

Lancaster, Lancashire, LA1 4XS  
 

Tel: 01524 599980 


