RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

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

Telephone: 01200 425111 www.ribblevalley.gov.uk planning@ribblevalley.gov.uk

Town and Country Planning Act 1990
PLANNING PERMISSION

APPLICATION NO: 3/2025/0984

DECISION DATE: 6 March 2026

DATE RECEIVED: 12/01/2026

APPLICANT: AGENT:

Mr A Goodwin Mr Geoff Marsden

Coxes Farm Farmplus Constructions Ltd
Stoneygate Lane Shay Lane

Ribchester Longridge

Preston Preston

PR3 2ZS PR3 3BT

DEVELOPMENT Proposed erection of a timber-framed agricultural building with stable and additional
PROPOSED: hardstanding.

AT: Coxes Farm Stoneygate Lane Ribchester PR3 2ZS

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 development must be begun not later than the expiration of three years beginning with the
date of this permission.

Reason: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act
2004.

2. Unless explicitly required by condition within this consent, the development hereby permitted
shall be carried out in complete accordance with the proposals as detailed on drawings:

- Amended Location and Block Plan drawing ref: 4.3 received 26 February 2026

- Amended Proposed Elevations, Roof Plan and Floor Plan drawing ref: 5 received 19 February
2026

Reason: For the avoidance of doubt as the proposal was the subject of agreed design

improvements and/or amendments and to clarify which plans are relevant to the consent.

P.T.O
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3. The materials to be used on the external surfaces of the development shall be implemented as
indicated on the Application Form and the following approved plan: - Amended Proposed
Elevations, Roof Plan and Floor Plan drawing ref: 5 (received 19 February 2026)

Reason: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality.

4, The Biodiversity Gain Plan (as required by the 'Statutory Biodiversity Condition' - see further
details below at #5 of the Notes Section) shall be prepared in accordance with the submitted
Biodiversity Net Gain Assessment dated 5 December 2025 by 'Project Ecology'.

Reason: This is not a statutory requirement but unless imposed there is no requirement that the
Biodiversity Gain Plan submitted for approval shall be in accordance with the biodiversity and
ecology information submitted with the planning application.

5. Notwithstanding the submitted details, no development, including any site preparation,
demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken
on site until a landscape/habitat management and monitoring plan, including long term design
objectives, management responsibilities and maintenance schedules for all landscape areas has
been submitted to and approved in writing by the Local Planning Authority. The landscape shall
thereafter be managed and maintained in accordance with the approved plan.

Reason: To ensure the proper long-term management and maintenance of the landscaped areas
in the interests of visual amenity and biodiversity enhancement in accordance with Policy
DMG1, DME1 and DMES3 of the Ribble Valley Core Strategy.

6. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 or any Order revoking and re-enacting that Order, no
external lighting/floodlighting or building mounted lighting shall be erected or placed anywhere
within the site to which this consent relates without express planning permission first being
obtained.

Reason: To enable the Local Planning Authority to exercise control over development which
could prove materially harmful the character and visual amenities of the immediate area.

7. The building hereby approved (as shown on drawing refs: 4.3 and 5) shall only be used for
agricultural storage (as defined in Section 336(1) of the Town and Country Planning Act 1990)
and equestrian use only. The equestrian use shall be for private recreational purposes for the
exercising and stabling of horses owned or leased by the occupants of 'Coxes Farm'. The building
shall not be used for livery, equestrian events or any commercial purpose at any time.

Reason: To define the scope of the permission, to ensure the use is connected with the workings
of the holding and to prevent the use of the site for purpose(s) other than those hereby
approved in the interests of highway safety, residential amenity and protecting the character of
the open countryside.
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10.

Note(s)

Construction deliveries to and from the site and construction works, shall be restricted to
between 0800 and 1800hrs Monday to Friday, 0900 to 1300hrs on Saturdays, and shall not take
place on Sundays and Bank Holidays. All works will be undertaken in accordance with
BS5228:20009.

Reason: To protect the amenity of neighbouring residential receptors from excessive noise in
accordance with Policy DMG1 of the Ribble Valley Core Strategy.

No waste removed from the stables shall be stored within 5 metres of the boundary with any
residential property. At no time shall the stables or associated land be used for livery, riding
school or other business purposes. At no time shall horseboxes, trailers, van bodies and portable
buildings or other vehicles be kept on the land other than for the loading and unloading of
horses.

To protect the amenity of the locality, especially for people living and/or working nearby, in
accordance with local planning policy.

During the construction period, the existing hedge to be retained shall be protected in
accordance with British Standard BS 5837:2012 or any subsequent amendment to the British
Standard.

Reason: To protect trees/hedging of landscape and visual amenity value on and adjacent to the
site or those likely to be affected by the proposed development hereby approved.

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

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.

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.

This Decision Notice should be read in conjunction with the officer’s report which is available to view
on the website.

BNG Informative

Statutory Biodiversity Condition

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that
planning permission granted for the development of land in England is deemed to have been
granted subject to the condition "(the biodiversity gain condition") that development may not
begin unless:

(a) a Biodiversity Gain Plan has been submitted to the local planning authority, and
(b) the planning authority has approved the plan.
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Based on the information available this permission is considered to be one which will require
the approval of a biodiversity gain plan before development is begun because none of the
statutory exemptions or transitional arrangements listed in the legislation are considered to
apply. The biodiversity gain plan must include:

(a) information about the steps taken or to be taken to minimise the adverse effect of the
development on the biodiversity of the onsite habitat and any other habitat;

(b) the pre-development biodiversity value of the onsite habitat;

(c) the post-development biodiversity value of the onsite habitat;

(d) any registered offsite biodiversity gain allocated to the development and the biodiversity
and the biodiversity value of that gain in relation to the development;

(e) any biodiversity credits purchased for the development; and

(f) such other matters as the Secretary of State may by regulations specify.

When calculating the post-development biodiversity value of a habitat, the planning authority
can only take into account an increase in biodiversity value post-development where it is
satisfied that the habitat creation or enhancements delivering the increase will be maintained
for at least 30 years after the development is completed.

NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING

Notes

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of
the Town and Country Planning Act 1990.

If you want to appeal against your local planning authority’s decision, then you must do so within 6 months of the
date of this notice unless the following apply:

If this is a decision to refuse planning permission for a householder application or a minor commercial
application, if you want to appeal against your local planning authority’s decision then you must do so within
12 weeks of the date of this notice.

If this is a decision on a planning application relating to the same or substantially the same land and
development as is already the subject of an enforcement notice [reference], if you want to appeal against
your local planning authority’s decision on your application, then you must do so within 28 days of the date
of this notice.

If an enforcement notice is served relating to the same or substantially the same land and development as in
your application and if you want to appeal against your local planning authority’s decision on your
application, then you must do so within: 28 days of the date of service of the enforcement notice, or within 6
months [12 weeks in the case of a householder appeal] of the date of this notice, whichever period expires
earlier.
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Appeals should be made online via https://appeal-planning-decision.service.gov.uk/before-you-start. If someone
does not have access to the internet and needs help completing the appeal digitally, they should contact the
Planning Inspectorate customer service team on 0303 444 5000 who will provide details of support options available.

Before making an appeal, you may find it helpful to review guidance and watch a video explaining the appeals
process at https://www.gov.uk/government/collections/make-an-appeal-to-the-planning-inspectorate-and-
associated-guidance.

The Secretary of State can allow a longer period for giving notice of an appeal but will not normally be prepared to
use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that the local planning
authority could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order.



