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DEVELOPMENT PROPOSED:  Variation of condition 2 (plans) on permission 3/2026/0140 for 

proposed demolition of existing dwelling, and replacement with one 
new dwelling (self-build), outbuilding and garage  

AT:                                                  Rose Hill Farm Whalley Old Road Billington BB7 9JF 
 

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(s): 
 
1 The proposed development would result in a replacement dwelling which would be materially 

larger than that of the existing in as much that the cumulative size and scale of the 
development would significantly extend the visual impression of built development at the 
proposal site compared to the existing. The proposal therefore constitutes inappropriate 
development in the Green Belt and no very special circumstances have been put forward 
which would outweigh the harm identified by reason of inappropriateness. As such, the 
development is considered contrary to the provisions of Key Statement EN1 of the Ribble 
Valley Core Strategy and Section 13 of the National Planning Policy Framework.   
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2 The proposal would materially increase the scale and intensity of ancillary development within 
the site. The proposal would undermine the carefully balanced design approach secured under 
application 3/2026/0140 and would result in a more extensive and visually dominant form of 
development. As such, the proposed amendments are considered to detract from the overall 
composition of the previously approved scheme and would fail to adequately respect the 
character of the site and its rural surroundings. The proposal is therefore considered to be in 
conflict with Policy DMG1 of the Ribble Valley Core Strategy and Policy DP3 and DP4 of the 
National Planning Policy Framework. 
 

3 The applicant has failed to demonstrate that the proposed development can be 
accommodated without resulting in harm to nearby trees. Consequently, the proposal fails to 
adequately assess and address its impact on important landscape features and is therefore 
contrary to Policies DME1 and DME2 of the Ribble Valley Core Strategy and Policy N2 of the 
National Planning Policy Framework which seek to protect and enhance the natural 
environment. 

Note(s)      
1 
 
 
 
 
2 
 
 
3 

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

 

Nicola Hopkins 

 
NICOLA HOPKINS 
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING 
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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: 

 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. 

 

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. 

 


