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28 t h  January 2021 

Ribble Val ley BC 

*via emai l*  

APPLICATION NO: 3/2020/0667 

ADDRESS: Witcher Wel l F ish Hatchery Whitendale Road Dunsop Br idge BB7 3BL  

PROPOSAL: Change of use and convers ion of former f ish hatchery to three hol iday 

let un its and creat ion of associated car park for s ix vehic les  

Having reviewed the publ ic comments rece ived to the planning appl icat ion , we 

cons idered it  would be helpfu l to respond with some points of clar i f icat ion on some 

of the matters ra ised.  

 

I  hope the enclosed is  help ful ,  but i f  you have any quer ies ,  please do not hes itate to 

contact me.  

 

 

With kind regards ,  

 

Shel ley Coffey 

Associate Director - Planning 

shel ley .coffey@rura lsolut ions .co .uk  

01756 796199 
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Hol iday Units  

To conf irm and for the avoidance of doubt , the proposed use is  as short let hol iday 

stay un its only and not permanent res ident ia l  un its .  The use of  the units would be 

control led as such by any planning permiss ion and there is  no pre cedent for a ful l  

res ident ia l  use set by a l lowing hol iday use .  

In respect of v isua l impact ,  such uses do not come with the same domest ic 

parapherna l ia as fu l l  res ident ia l  un its .  No ‘garden’ area s are proposed and there wi l l  

be no outdoor furniture, barbeques  areas etc proposed. the proposed change of use 

appl ies to the bui ld ing and parking area etc only ;  the wider Witcher Well s ite and 

landhold ing wi l l  be retained as exist ing landscaped and managed posit ive ly for  

ecologica l and landscape benef its .   

I t  is  noted that many of the pub l ic object ions , many from people who do not l ive 

local ly but themselves vis it  the area for hol idays , le isure and recreat ion, ob ject to the 

proposed development for introducing addit ional v is i tors to the area and spoi l ing the 

tranqui l l i ty and natura l beauty  of the area.  However , they note themselves to be 

vis itors to the area and note that ‘thousands  of people vis it  the area for le isure and 

recreat ional purposes .  

I t  is  unfounded to suggest that people attracted to staying in the proposed hol iday 

units would equal ly not be drawn by the abi l i ty  to engage in this  tranqui l l i ty and natura l  

beauty of the area ; and able to do so in a responsible fashion , in the way it  is  presumed 

the objectors themselves cons ider they do.  The proposed accommodation wi l l  appeal  

to vis itors wishing to stay in such a remarkable locat ion; to bird watch, to star gaze 

and appreciate the dark sk ies of the AONB; to walk and cycle in the loca l are a.  

Several ob jectors note that there is  not a ‘need’ for addit iona l accommodation in the 

area ; some cite competit ion to ex ist ing bus inesses as an object ion.  The latter point is  

not a mater ia l  planning cons iderat ion .   

In respect  of the former, i t  is  h igh l ighted that the Ribb le Val ley Tourism Dest inat ion 

Management P lan from 2017 noted that there was current ly h igh demand for 

accommodat ion in the distr ict at peak t imes . I t  can only be expected that this  wi l l  

cont inue and indeed grow, as foreign trave l i s  restr icted under the pandemic 

restr ict ions .  I t  is  a lso a key object ive of the AONB Management Plan to support 

sustainable tour ism development in the AONB in order to retain tour ism market share 

amongst compet it ion f rom other countrys ide dest inat ions . The appl icant has engaged 

with the AONB Management Team in developin g the proposa ls and in addit ion to the 

reuse of an exist ing bui ld ing there are intent ions to establ ish an on-going plan for the  

wider env ironmental management of the landhold ing associated with the former f ish 

hatchery , to del iver environmenta l and b iodivers ity enhancements and benef its .   

As evidenced in Appendix 1 of the P lanning Statement , expert adv ice was sought on 

the viabi l i ty of re-start ing the f ish hatchery use of the bui ld ing , and i t  conf irms this  is  

cons idered unviable .  As such a new v iab le use of the bui ld ing needs to be found.  
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Highways  

The appl icat ion scheme has been developed after cons iderat ion of the highway 

author ity v iews sought fol lowing the withdrawal of the prev ious appl icat ion for 

glamping units on the s ite . the h ighways author ity adv ised there was no object ion in 

pr inc ip le due to the smal l  scale o f the use. This current appl icat ion further reduces 

the scale of development, now providing 3 accommodat ion units as opposed to the 5 

glamping huts proposed previous ly .   

There is  an unrestr icted legal access r ight to the s ite and a bui ld ing lawful ly able t o 

be used in connect ion with a var iety of agr icu lture uses . Such a use would g ive r ise to 

associated tra f f ic  movements including potent ia l ly heavy vehic les which could have a 

greater impact on the road and conf l icts with road users than a smal l  number of  

domest ic vehicles .  This  potent ia l  conf l ict would be removed by the change of use of 

the bui ld ing .  

The parking spaces provided re late to the number of bedrooms provided and are 

cons idered appropr iate. The appl icant wi l l  carefu l ly manage guests to ensure veh icle 

and park ing numbers are not exceeded . Guests wi l l  be provided with in format ion 

regard ing the mult i -use nature of  the lane  and the need to dr ive responsib ly .  The 

matter of unauthor ised vehic les us ing the road is  a pr ivate matter not a planning 

matter , and not re levant to the planning merits of the proposed development .  

However , the appl icant is  wi l l ing to cons ider suitab le management measures , for  

example, providing guests with ‘permits ’  for their vehicles so that loca l res idents can 

ident i fy them as lawful  users of the road.  

I t  is  a lso noted that object ions note the recent display ing of improved s i gnage which 

has been successfu l in managing traf f ic on the pr ivate road . This inc ludes clear speed 

l imit s ignage . This wi l l  cont inue to he lp manage traf f ic movements on the road.  

Guests wi l l  be encouraged to leave the ir cars on arr iva l and access the surrounding 

countrys ide on bike and foot , with secure bike storage provided within the units to 

encourage such guests to stay.  

F lood Risk  

The s ite is  within Flood Zone 1 , the area at lowest r isk of f looding.  The Environment 

Agency have commented with no object ion to the proposed development.  

The proposed development is  a convers ion of an exist ing bui ld ing .  There wi l l  be a 

reduct ion of bu i lt  form on the s ite , with ex ist ing curt i lage bui ld ings being removed,  

and another reroofed with a green roof ,  which wi l l  reduce overal l  surface water run -  

off  from the s ite .  The car park areas wi l l  be surfaced with permeable gravel .  There 

wi l l  be no increase in surface water run off as  a result  of the proposed development .  
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Despite suggest ions , the appl icant has not carr ied out work at the s ite al ready and any 

local ised surface water witnessed on the road adjacent the s ite is  presumed a natural  

occurrence as a result  of the ex ist ing s ite condit ions .  

The package treatment plant has been del iberately s ited within a part of the s ite 

already occupied by an exist ing tank , so as to not disturb new ground. I ts  s it ing wi l l  

therefore not impact on any f lora at the s ite . The matter of d ischarge consents for the 

package treatment p lant is  a separate matter  outs ide of the planning appl icat ion and 

not a reason to withhold planning permiss ion .   

Ecology 

The Ecology Surveys and Reports have been undertaken by exper ienced and qual i f ied 

ecologists .  The survey cons iders in deta i l  the habitats present and the potent ia l  for 

impacts on a l l  potent ia l  protected species .  

The or ig ina l report has been updated further to respond to the comments  received 

from Natura l Eng land  in respect of potent ia l  impacts on the SPA. This addit iona l 

assessment has conf irmed that the proposed works at the appl icat ion s ite are not 

expected to impact the conservat ion object ives of the SPA . 

To conf irm, the Monkey Puzz le trees  witnessed on the s ite had been there  for 

temporary storage purposes and are not proposed for use in the landscap ing of the 

s ite . The landscape proposals submitted with the scheme clear ly show the proposed 

use of appropriate nat ive species  inc luding .  

The amended p lans submitted show a s igni f icant reduct ion in the number  of roof l ights 

and openings in response to planning off icer requests ,  which wi l l  reduce any potent ia l  

for impact on the AONB dark sk ies  and protected species .  In addit ion,  the external  

l ight ing on s ite wi l l  actual ly be  reduced, with exist ing large f loodl ights removed and 

replaced with low level and downward fac ing l ight ing , in l ine with the 

recommendat ions of the ecology report .   

The land being open access land is  not a plann ing cons iderat ion and does not stop the 

grant ing of p lanning permiss ion for deve lopment by the LPA . Notwithstanding this ,  the 

appl icat ion relates only to the bui ld ing and immediate environs , which is  a pr ivate 

bui ld ing , and does not af fect or prevent access to the wider surrounding land of the 

landhold ing.  

 

 

 


