RIBBLE VALLEY BOROUGH COUNCIL

Development Department

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
REFUSAL OF PLANNING PERMISSION

APPLICATION NO: 3/2026/0460
DECISION DATE: 02 October 2026
DATE RECEIVED: 09/07/2026
APPLICANT: AGENT:
Duchy of Lancaster Mrs Erica Wright
Burleigh House Erica Wright Architecture Ltd
355-359 Strand Osterley
London High Biggins
WC2R OHS Kirkby Lonsdale
Carnforth
LA6 2NP
DEVELOPMENT PROPOSED: Variation of condition 2 (approved plans and documents) on

planning permission 3/2022/0082 (as varied under planning
permission 3/2023/0816) to account for design development
involving the redevelopment of the old garage site to provide new
building that includes a cafe, community shop, retail unit, post
office, community spaces together with a separate store/plant
room.

AT: The Old Garage Site, Newton Road, Dunsop Bridge, BB7 3BB.

Ribble Valley Borough Council hereby give notice in pursuance of the provisions of the Town and
Country Planning Act 1990 that permission has been refused for the carrying out of the above
development for the following reason:

1 The changes sought to the originally approved development would amount to a
development that would be substantially different from the development approved under
planning application 3/2023/0816 in terms of design and external appearance and as such
would not fall within the realm of a minor material amendment. Furthermore, the proposed
development by virtue of the bulk, massing and asymmetry of the proposed Western lean-to
extension and proposed introduction of cladding and microregeneration equipment would
constitute an incongruous and unsympathetic form of development which would detract
from the rural character and visual amenities of the area. As such, the proposed
development would have a harmful impact that would neither enhance or conserve the
visual amenities of the surrounding National Landscape and would therefore fail to satisfy
the requirements of Policies DP3 (1) and N4 (1) of the NPPF (2026) and Key Statement EN2
and Policies DMG1 and DMES5 of the Core Strategy.



RIBBLE VALLEY BOROUGH COUNCIL
REFUSAL OF PLANNING PERMISSION CONTINUED

APPLICATION NO: 3/2026/0460 DECISION DATE: 02/10/2026
Note(s)
1. Applications for planning permission are assessed against the National Planning Policy Framework and

the policies within the Core Strategy for the Ribble Valley. The Local Planning Authority adopts a
positive and proactive manner and will consider representations, liaise with consultees, and seek
amendments to proposals where appropriate within statutory timescales.

2. The proposal does not comprise sustainable development and there were no amendments to the
scheme, or conditions that could reasonably have been imposed, which could have made the
development acceptable. It was therefore not possible to approve the application.

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

ecola Foploine

NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING

Notes
Right of Appeal

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:

e 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.

e 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.

e 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.

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.



RIBBLE VALLEY BOROUGH COUNCIL
REFUSAL OF PLANNING PERMISSION CONTINUED

APPLICATION NO: 3/2026/0460 DECISION DATE: 02/10/2026

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.



