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EXECUTIVE  SUMMARY 

The proposed development seeks the change of use and convers ion of the former 

f ish hatchery bui ld ing to 3.No hol iday let units at  Witcher Well F ish Hatchery .  

 

  

P OL I C Y  

 

 

Proposals which contr ibute to and 

strengthen the v is itor economy of the 

Ribble Val ley wi l l  be encouraged (Key 

Statement EC2) .  

Planning pol icy should support 

sustainable development, support ing 

sustainable development proposals  

that accord with the development 

plan without de lay (paragraph 11 of 

the NPPF) .  

Decis ions should enable sustainab le 

rural tour ism and le isure 

developments which respect the 

character of the countrys ide 

(paragraph 83(c)  and support the 

divers i f icat ion of agr icu ltura l and land -

based rural bus inesses (paragraph 

83(b)) .  

 

M A T ER I AL  

C O NS ID E RA T ION S  

 

The development provides a 

sustainable tour ism use within the 

countrys ide and wi l l  support the rura l 

economy of Ribble Val ley in 

accordance with Development Plan 

pol icy .  

 

Both loca l and nat iona l planning pol icy 

seek to support a strong rura l 

economy.  

 

The development wi l l  help fund wider 

env ironmental improvements and 

stewardship across the landholding , in 

consultat ion with the AONB. 

 

There are no adverse impacts ar is ing 

from the proposed development in 

terms of landscape,  highways or 

env ironmental  impacts  which would 

s ign i f icant ly and demonstrably 

outweigh the benef its .  
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B E N E F IT S  
 

•  Direct and indirect job creat ion  

inc lud ing on-s ite employment and 

jobs created dur ing construct ion  

•  The s ite wi l l  ut i l ise local 

companies for goods and services  

•  Guests wi l l  contr ibute 

expenditure to local  bus inesses 

and serv ices  

•  Enhancements to the s ite ’s  

appearance through 

rat ional isat ion of  redundant 

bui ld ings and cont inued 

maintenance of s ite  

•  An area from which guests can 

enjoy the Area of Outstanding 

Natura l Beauty  

•  Landscaping and ecologica l 

enhancement and management , 

del iver ing net biodivers ity gain  

 

P LA NN I NG  B ALA N C E  
 

The proposals are overal l  in l ine with 

the development plan.  There are no 

adverse impacts with s ign i f icant ly 

outweigh the clear benef its  of the 

proposed development . as such in l ine 

with paragraph 11 of the Framework 

the development should be approved 

without de lay .  
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1 .  INTRODUCTION AND APPROACH 

1.1:  This planning statement has been produced to support a planning appl icat ion for  

a tour ism-based divers i f icat ion in it iat ive at the Witcher Wel l F ish Hatchery s ite 

north of Dunsop Br idge .  

1.2 :  The proposal seeks the change of use and convers ion of the main hatchery 

bui ld ing to 3.No Holiday Let units .  

1 .3 :  The appl icat ion fol lows withdrawal of a previous appl icat ion in 2019 , which 

alternat ive ly proposed the s it ing of 4 new glamping huts ,  fo l lowing planning 

off icer and stakeholder feedback on concerns regard ing the scheme. This is  

discussed in more deta i l  in sect ion 2 of th is  p lanning statement under ‘p lanning 

history ’ .   

DESCRIPTION OF DEVELOPMENT 

1.4:  The descr ipt ion of development is  set out  below:  

“Change of use and convers ion of f ish hatchery bui ld ing  inc lud ing smal l  

extens ion , replacement  of sept ic tank and creat ion of parking area  for 6 cars”  

CONTEXT  

1.5:  This planning statement :  

•  Descr ibes the s ite and the surrounding area ,  inc lud ing planning his tory 

on the s ite (Sect ion 2) ;  

•  Descr ibes the proposed development (Sect ion 3) ;  

•  Provides an ana lys is  of the proposed development aga inst relevant 

development p lan pol icy (Sect ion 4) ;  

•  Provides a summary of relevant nat iona l planning pol icy and gu idance 

(Sect ion 5) ;  

•  Discussed other mater ia l  cons iderat ions  (Sect ion 6) ;  

•  Outl ines key benef its  of the proposed development (Sect ion 7) and 

•  Provides conclus ions (Sect ion 8) .  

1 .6 :   I t  should be read in conjunct ion with the fo l lowing technical reports :  

•  Plans Package (Mason Gil l ibrand) 

•  Summary Landscape and Visual Impact Assessment (Rural So lut ions)  

•  Prel iminary Ecologica l Assessment (Natura l ly Wild)  
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2 .  THE S ITE AND IT ’ S  SURROUNDINGS 

2.1:  This sect ion of the p lanning statement sets out detai ls  of the s ite locat ion and 

its  wider context ,  in  addit ion to discuss ion of i ts  h istory and events lead ing to 

the submiss ion of this  planning appl icat ion .  

LOCATION 

2.2:  The s i te is  a former Fish Hatchery located north of the vi l lage of Dunsop Br idge .  

Mr Ibison acquired the s ite 3 to 4 years ago fol lowing disposa l by the Environment 

Agency.  

2 .3 :  The s ite is  around 4 .3 km (2.7 miles) north of the centre of Dunsop Br idge , and 

is  located ad jacent the River Dunsop, as ident i f ied in Figure 1 below.  

 

F i gu re  1 :  Whi tche r  We l l  Ha t che r y  S i te  lo ca t ion  c i r c led  i n  red ( Sour ce :  B i ng  Maps )  
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CONTEXT 

2.4:  The landholding in total comprises approximately 3 .5 hectares and comprises a 

ser ies of bui ld ings prev ious ly connected with the Environment Agency use of the 

s ite as a F ish Hatchery and its  curt i lage, in addit ion to adjacent graz ing land.  

2 .5 :  The development s ite i s  ident i f ied on the aer ia l  photo at Figure 2 .  

 

F i gu re  2 :  Ae r ia l  pho to  w i t h  s i te  lo ca t io n c i r c le d i n  red  (Source :  B i ng  Maps )  

 

2 .6 :  The s ite benef its  from access to ut i l i t ies (electr ic ity ,  water) .  

2 .7 :  The s ite is  located within The Forest of Bowland Area of Outstanding Natural  

Beauty and the s ite is  located with in c los e proximity to the River Dunsop (to the 

east of the s ite) ,  though the s ite itsel f  is  on land that is  c lass i f ied as a low f lood 

r isk area (Flood Zone 1) .   

2 .8 :  The land a lso fa l ls  within the ‘Val ley of the River Dunsop’ Bio log ical Her itage 

Site .  

ACCESSIBILITY 

2.9:  The s ite is  approximately 3 .2km (2 mi les) north of the vi l lage of Dunsop Br idge .  
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2.10 :  The s ite is  accessed from Whitendale Road, a pr ivate road off the main road 

through Dunsop Br idge . We understand Mr Ibison has ful l  veh icular access r ights  

over the pr ivate road. The road is  a lso a publ ic br id leway  (No.8) .  

2 .11 :  Dunsop Br idge is  located with in the Ribb le Val ley , approximately 14km (9 miles) 

north west of Cl itheroe and 24 km (15 mi les) south -east of Lancaster .  The v i l lage 

is  at the conf luence of the River Dunsop and th e River Hodder .  

2 .12 :  Dunsop Br idge is  located within the Forest  of Bowland Area of Outstanding 

Natura l Beauty. The v i l lage is  the start ing part for many walkers ,  with a myr iad 

of publ ic footpaths cross ing the area and leading up into the nearby fel ls .  The 

vi l lage conta ins a popular café , Puddleducks Café , a popular stop of f for walkers  

and v is itors to the v i l lage, in addit ion to a publ ic car park and wc faci l i t ies .  

USE 

2.13 :  I t  is  understood that the ‘Witcher Wel l ’  from which the s ite takes its  name 

or ig ina l ly served to provide the water supply to the vi l lage of Dunsop Br idge .  

2 .14 :  Once no longer required to serve the v i l lage t he presence of  the spr ing water  

supply led to the subsequent creat ion of the f ish hatchery s ite  by the 

Environment Agency . I t  was used for the breeding of Sa lmon and Sea Trout to 

provide for restocking of loca l r ivers including the adjacent River Dunsop.  The 

s ite is  bel ieved to have been in operat ion from the 1920s/30s .  

2 .15 :  The s ite was closed by the Environment Agency in the late 1990s as pract ices  

changed and there was no longer a need for the faci l i ty ;  and the s ite was 

subsequent ly ident i f ied for disposal by Defra .  

2 .16 :  The s ite was marketed for sale  in 2016 includ ing the hatchery bui ld ing , st i l l  fu l ly  

equipped, a number of  outbui ld ings including covered water tanks , plus a smal l  

adjacent land holding of circa 3 .5 hectares .  

2 .17 :  The bui ld ings are not insubstant ia l  and g ive the s ite a prev ious ly developed 

almost industr ia l  character due to the ir appearance and m ater ia ls .   

2 .18 :  A letter at Appendix A conta ins conf irmat ion from a F isher ies Management 

Consultant that the lawful f isher ies use of the bui ld ing no longer presents a viable 

use for the s ite .   

PLANNING H ISTORY  

2.19 :  A search of the Counci ls  onl ine planning appl icat ion records shows a planning 

appl icat ion made by the National R ivers Authority in 1990 for the extens ion of  

the Hatchery bui ld ing .  This was granted permiss ion in August 1990. There are 

no further p lanning appl icat ion records found on the onl ine sea rch relat ing to 

the s ite unt i l  the appl icant ’s  recent act iv ity in 2019 which is  descr ibed below .  

2 .20 :  Fol lowing acquis it ion of the s ite t he appl icant approached Rura l Solut ions to 

explore advancing proposals for a divers i f icat ion use on the s ite .  

2 .21 :  The appl icant ’s object ive was to create a publ ic use of the s ite from where the 

local wi ld l i fe and landscape character could be apprec iated.  
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2.22 :  A pre-appl icat ion enquiry was subsequent ly prepared and submitted to Ribble 

Val ley Borough Counci l  in 2018. The enquiry sought feedback on the pr incip le 

of the proposa l to erect a smal l  number of  camping pods on the s ite and to 

redevelop the smal ler group of  outbui ld ings to provide some managers  

accommodat ion inc lud ing recept ion / of f ice space for the g lamping bus iness .   

2 .23 :  Whilst the pre-appl icat ion feedback was posit ive about the pr inc iple of  

development , on rece ipt of the appl icat ion and assessment by a d i f ferent planning 

off icer ,  concerns were raised regarding the landscape and visual impact of the 

introduct ion of new structures (camping pods)  onto the s ite . The appl icat ion was 

therefore withdrawn to al low the appl icant and project team to cons ider the 

object ions and potent ia l  amendments to the scheme,  

2.24 :  Feedback was however also given which encouraged an appl icat ion to 

alternat ive ly look at  reuse of the exist ing bui ld ings on s ite as vis itor  

accommodat ion , rather  than introduce new structures onto the s ite .   

2 .25 :  The scheme which forms this  appl icat ion was developed fo l lowing this  feedback 

and now focusses on reuse of the main f ish hatche ry bui ld ing to hol iday let  

accommodat ion , plus a ser ies of measures to provide enhancement to the s ite 

inc lud ing the removal of redundant structures and equipment , and a scheme of  

sens it ive landscap ing to accompany the development, and provide both landscape 

and biodivers ity enhancement .  

2 .26 :  Engagement was a lso undertaken with the AONB Off icer to seek the ir v iews on 

an a lternat ive scheme.  

2.27 :  During an ons ite meeting , AONB Off icers verbal ly expressed no object ion in 

pr inc ip le to the rev ised scheme for reuse of th e bui ld ings .  

2 .28 :  Posit ive engagement is  a lso underway with the AONB Team in respect of  the 

appl icant ’s  aspirat ions for management of  the wider landholding.  An agreement 

has been reached to undertake  further engagement and provide advice regarding 

habitat management pr inc ip les for the s ite in order to enhance and protect the 

ecologica l and biodivers ity value of the s ite .  Br ing ing the bui ld ings back into an 

economical ly viable use wi l l  help provide funds for this  wider environmenta l  

management .  
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3 .  THE PROPOSED DEVELOPMENT 

3.1:  The proposal is  to convert the formed Fish hatchery bui ld ing into 3 .No hol iday 

let un its .   

3 .2 :  The accompanying Design & Access Statement descr ibes the development and 

des ign approach in greater deta i l .  In summary :  

•  Each unit provides for 2.No bedrooms with associated l iv ing spaces and 

bathrooms. Each unit provides at least one bedroom and bathroom at  

ground f loor to faci l i tate access ib i l i ty .   

•  Externa l changes to the exist ing bui ld ing are l imited to the creat ion of 

addit iona l doors , windows and roof l ights ,  which have been minimised to  

those cons idered necessary to provide cr it ica l l ight to pr incip le areas ; and 

the addit ion of  smal l  covered porches over the front  entrance doorways 

to provide for storage for bikes , wet coats and boats etc.  

•  A smal l  extens ion is  proposed to the western elevat ion to provide for a 

land lords/managers store room and plant .  The opportunity have been 

taken to create a smal l  terrace on the  roof for the occupiers of un it 3.  

The extens ion is  part sunken into the ground to l imit v isual impact .   

•  Addit ions and a lterat ions are proposed in mater ia ls  to match the exist ing 

and/or new natura l mater ia ls  (eg t imber , green roofs etc)  suitab le for the 

rural locat ion .  

3 .3 :  To offset  the creat ion of the smal l  extens ion ,  a number of  d isused bui ld ings on 

s ite would be removed as part of the scheme . 

3.4:  The proposed sewage package treatment p lant wi l l  a lso be s ited in place of one 

of the ex ist ing tank bui ld ings , minim is ing impact on the s ite .  

3 .5 :  Overal l ,  the proposed scheme would inc lude a net reduct ion of bui l t  volume on 

s ite .   

3 .6 :  Similar ly ,  improvements wi l l  be made through removal of l ight ing columns and 

replacement with low wattage l ight ing to provide safety l ight ing to accesses and 

pathways .  L ight ing wi l l  be f i t ted with mot ion sensors to l imit unnecessary l ight  

pol lut ion .  

 ACCESS  

3.7:  A smal l  car parking area would be la id out to the s ide (north) elevat ion  of the 

f ish hatchery bui ld ing accessed via the ex ist ing s ite entrance.  

3 .8 :  To encourage customers to travel by sustainable trave l modes ,  electr ic car  

charging points wi l l  be ava i lab le at t he s ite for  customers use.  
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3.9:  I t  is  envisaged the s ite w i l l  a lso be attract ive to walkers and v is itors who may 

arr ive on foot or bike via the publ ic br idleway which leads direct ly past the s ite .  

Cycle storage is  provided with in the porch shelters for each un it .   
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4 .  THE DEVELOPMENT PLAN 

4.1:  Sect ion 38 (6) of the Planning and Compulsory Purchase Act 2004 and paragraph 

47 of the National Planning Pol icy Framework (NPPF) expla in that the start ing 

point for the determinat ion of p lanning appl icat ions is  the development plan and 

the determinat ion of an appl icat ion must be made in accordance with the plan 

unless mater ia l  cons iderat ions indicate otherwise.  

4 .2 :  The adopted Loca l Plan in Ribb le Val ley borough cons ists of :  

•  Core Strategy (2014) .  

THE ECONOMY 

4.3:  The Strategic Object ives of the Core Strategy inc lude ‘co -ord inate, innovate and 

divers i fy sustainab le tour ism, bui ld ing on our strengths and developing new 

in it iat ives ’ (Paragraph 3.17) .  

4 .4 :  Chapter 7 of the Core Strategy on  ‘The Economy’ states that the strength of  the 

tour ism economy in Ribble Val ley ref lects the attract ive countrys ide, histor ic 

towns and vi l lages and a range of vis itor attract ions inc luding the Forest of  

Bowland Area of  Outstanding Natura l Beauty . However ,  i t  adds that there is  a 

need to encourage new investment within certain areas of the tour ism economy 

inc lud ing in se l f -cater ing accommodat ion .  

4.5 :  This support is  art iculated in pol icy ‘Key Statement EC3: Vis itor Economy’ which 

states that :  

Proposals that contr ibute to and strengthen the vis itor economy of  Ribble 

Val ley wi l l  be encouraged, includ ing the creat ion of new accommodat ion and 

tour ism fac i l i t ies through the convers ion of exist ing bui ld ings or associated 

with ex ist ing attract ions .  

4 .6 :  Development Control  Pol icy DMB3 provides greater deta i l  in relat ion to the 

determinat ion of planning appl icat ions . I t  states that planning permiss ion wi l l  be 

granted for development proposals that provide for tour ism fac i l i t ies subject to 

detai led cr iter ia be ing met, including addit iona l cr iter ia for developments with in 

the AONB. These cr iter ia are cons idered below  in respect of the proposed 

development :  

1.  The proposa l must not conf l i ct  with other pol i c ies of th is  plan ;  

I t  is  cons idered the proposed development compl ies with relevant pol ic ies  

of the plan.  

2.  The proposa l must be phys ica l ly  wel l  re lated to an ex ist ing main set t lement or 

v i l lage ; Or to an ex ist ing group of bu i ld ings , except where the proposed faci l i t ies 

are requ ired in conjunct ion with a part icu lar countrys ide att ract ion and th ere 

are no su itable ex ist ing bui ld ings or deve loped s i tes avai lable ;  
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The proposed bui ld ing for convers ion is  s ited with in an exist ing c luster of 

bui ld ings which made up the former Fish Hatchery s ite .  

The s ite is  accessed from Dunsop Br idge , a popular v i l l age with v is itors to 

the area.  Whi lst located some distance from the centre of the v i l lage  it  is  

with in pract ica l walk ing or cyc l ing d istance for people involved in such 

act iv it ies in the area , and on a publ ic r ight of way /br idleway, provid ing direct  

and safe access .   

The prev ious ly developed nature of the s ite ha s led to the proposal to 

introduce a new use for the s ite ; the scheme wil l  reuse an ex ist ing bui ld ing 

through a sens it ive convers ion scheme and enhance the s ite through 

removal of other redundant bui ld ings and structures . I t  is  cons idered the 

proposals therefore comply with the overarch ing thrust of this  cr iter ion .  

3.  The deve lopment shou ld not undermine the character ,  qual i ty  or  v isual  

amenit ies of the plan area by v i r tue of i ts  scale ,  s i t ing , mater ia ls  or des ign;  

The scheme has been developed to be del iberately low key and sympathet ic 

in des ign and mater ia ls ,  with a lterat ions to the bui ld ing kept to a minimum . 

Careful landscaping of the s ite wi l l  screen the car parking area . Redundant 

bui ld ings and structures wi l l  be removed from the s ite inc luding the 

replacement of l ight ing co lumns with low level l ight ing which wi l l  reduce 

any impact on the AONB dark skies .  Overa l l ,  the proposals wi l l  not  have a 

detr imental impact on the character or visual amenity of the area .  

4.  The proposals shou ld be wel l  re lated to the exis t ing highway network.  I t  shou ld 

not generate add it ional  t raf f ic movements of a scale and type l ike ly  to cause 

undue prob lems or d is turbance . Where poss ib le the proposa ls shou ld be wel l  

re lated to the publ ic t ransport network ;  

The s ite can be accessed via an ex ist ing pr ivate road  and requires no new 

road infrastructure to access it .  The sca le of  vis itors would result  in low 

levels of  traf f ic generat ion.  There are no regular bus routes to the area, but  

connect ions are ava i lable in nearby la rger sett lements which could 

encourage use of publ ic transport for part of the journey . Equal ly the s ite 

can be accessed via foot or cycle  for people involved in such act iv it ies in 

the area and on an exist ing br id leway route.  

I t  is  noted that the highways author ity ra ised no object ion to the previous 

scheme due to the low levels of traf f ic involved ; th is  current appl icat ion 

proposes a s imi lar leve l of development, 3 hol iday let un its as opposed to 

4 camping pods .  

5.  The s i te shou ld be large enough to accommodate the necessary car park ing ,  

serv ice areas and appropr iate landscaped areas ;  
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Vis itor park ing would be providing within the s ite accessed from the exist ing 

s ite access . The park ing area wi l l  be created adjacent the north elevat ion of  

the bui ld ing , a l lowing the cars to be hidden from view on approach from 

the south . Landscap ing and plant ing featur ing nat ive species wi l l  be created 

to screen the parking area from views from the north back to the s ite .  

6.  The proposal must take into account any nature conservat ion impacts us ing 

suitab le survey informat ion and where poss ib le seek to incorporate any 

important ex ist ing assoc iat ions with in the development . Fai l ing th is  then 

adequate mit igat ion wi l l  be sought ;  

A prel iminary ecological assessment has been carr ied out and concluded 

that there is  no harm to biodivers ity as  a result  of the proposed 

development . Taking into account proposed landscape plant ing, the 

proposed scheme would result  in an overal l  net increase in b iodivers ity .  

This is  discussed in more detai l  within sect ions 6 and 7 of this  statement .  

The income der ived from br inging the s ite back into  an economical ly  viab le 

use wi l l  a lso al low for  wider env ironmenta l management across the s ite ,  

with posit ive benef its  for nature conservat ion .  

7.   The proposal should display a h igh standard of des ign appropr iate to the area ;  

The des ign approach to the convers ion is  to respect the exist ing ut i l i tar ian 

character of the bui ld ing, with minimal intervent ion . Openings are l imited 

to those cons idered necessary and overa l l  fenestrat ion is  not over ly 

domest ic to maintain the character of the s ite .  

Simi lar ly ,  landscape intervent ion has been minimised in order to maintain 

the natural character of the landscap ing in the area , but the proposed 

plant ing makes use of nat ive species appropriate to the area . The car park 

area wi l l  be screened by plant ing bunding created  to blend into the 

current ly undulat ing topography of th is  part of the s ite .  

8.  The s i te shou ld not introduce bui l t  deve lopment into an area large ly  devoid of  

st ructures (other than those d irect ly  re lated to agr icu lture or forestry uses) ;  

The proposal ut i l ises an exist ing bui ld ing , and with the except ion of a smal l  

extens ion and a new smal l  park ing area no new development wi l l  be created 

on the s ite . There wi l l  be a net reduct ion of bui lt  form on the s ite through 

the removal of other redundant bui ld ings and structures .  

4 .7 :  Overal l ,  i t  is  cons idered that the proposed development is  cons istent with the 

object ives of pol icy DMB3. The development would provide a low key tour ist  

and v is itor fac i l i ty within the Forest of Bowland AONB and encourage 

appropriate v is itor interact ion with the landscape and wild l i fe of the AONB in 

this  unique locat ion whi lst  mainta in ing the qual it ies and character which make 

the area specia l .  The bui ld ing is  unique, and in a locat ion which relates to its  
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origina l funct ional need, and  the understanding of i ts  h istory can be mainta ined 

by introducing a new v iab le use into the bui ld ing .  

THE AONB 

4.8:  The Core Strategy recognises that over 75% of the distr ict is  des ignated as AONB 

(Paragraph 5.3) .  In order to support tour ism in the rural area s , opportunit ies to 

provide appropriate tour ism accommodat ion and attract ions with in the AONB 

should therefore be encouraged.  

4 .9 :  In order to provide the necessary protect ion with in the AONB, pol icy ‘Key 

Statement EN2: Landscape’ sets out controls over develo pment. I t  states that 

‘any development wi l l  need to contr ibute to the conservat ion of  the natural  

beauty of the area’ and that  

As a pr incip le the counci l  wi l l  expect development to be in keeping with the 

character of the landscape, ref lect ing loca l d ist in ct iveness , vernacular style , 

scale , sty le , features and bui ld ing mater ia ls .  

4 .10 :  Pol icy DMG2: Strategic Considerat ions adds further detai l  in  regard to 

determinat ion of planning appl icat ions . I t  conf irms that the most important  

cons iderat ion in the assessment o f development proposals in the AONB wil l  be 

the ‘protect ion , enhancement and character of the area’ .   

4 .11 :  I t  states that where poss ible new development should be accommodated through 

the reuse of ex ist ing bui ld ings , and that more general ly development wi l l  be 

required to be in keeping with the character  of the landscape and ‘acknowledge 

the special qua l i t ies of  the AONB by virtue of i ts  s ize, des ign , use of mater ia l ,  

landscap ing and s it ing.  

4 .12 :  In order to inform the scheme a deta i led LVIA has been undertaken.  

4.13 :  The LVIA concludes that the proposed development is  re lat ively wel l  screened 

from views from within the study area due to the exist ing landform and the 

presence of large coniferous plantat ions . I t  a lso notes that whi lst  the s ite is  

located with in a des ignated AONB landscape,  the s ite forms an ins igni f icant part 

of the wider AONB.  

4.14 :  In respect of landscape effects ,  the proposed development is  cons idered to have 

a moderate s igni f icance of ef fect at year 1 on the Site , with ef fects at year 10 

and beyond cons idered s l ight due to the l imited changes .  

4 .15 :  In respect of visua l ef fects ,  these are l imited to certain viewpoints ,  those in 

closest proximity to the s ite ,  as may be expected. Here effects are cons idered 

to give r ise to moderate leve ls of  s ign i f icance of ef fect ,  with the remaining 

viewpoints not cons idered s ign i f icant .   

4 .16 :  The LVIA concludes that  overa l l  there are no overr iding landscape or v isua l  

reasons , to suggest that the proposed development would cause important levels  
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of harm to e ither  the landscape and visual  integr ity of  the nat ional  or loca l  

landscape character areas or the area of landscape covered by the AONB, which 

should resu lt  in a refusal dur ing the planning permiss ion process .  

4 .17 :  A scheme of mit igat ion and enhancement measures are recommended and have 

been adopted as fol lows:  

•  Inc lus ion of wel l -cons idered nat ive plant ing proposals to he lp reduce the 

exposure of bu i lt  form and parked cars to help integrate the development 

with the surrounding development ;  

•  Plant ing proposals to be accompanied by a landscape maintenance and 

management p lan (secured by condit ion) ;  

•  Enhance the ecologica l  value of the s ite by provid ing a wider var iety of 

habitats that are l ike ly to support a range of wi ld l i fe species ;  

•  Promote the restorat ion of dwar f shrub communit ies and bog-mosses 

(Sphagna) ;  

•  Maintain upland spr ings  through appropriate management and ensure that  

they are not af fected by new structures ;  

•  The use of gr itstone for surfac ing ;  

•  Excess spoi l  from any excavat ions could be retained on -s ite and comb ined 

with part ia l ly  bur ied rubble , obta ined from any demolit ions works to 

promote a va luab le rept i le hab itat  by way of  low mounds contoured into 

the s ite a lso provid ing addit iona l screening ;  

4 .18 :  In addit ion to these measures , as deta i led in paragraph s 3.3-3.5 addit iona l  

bui ld ings and structures wi l l  be removed from the s ite , further reducing v isua l  

impacts and enhancing the landscape.  

4.19 :  I t  is  a lso noted that this  is  not a pr ist ine ,  undisturbed landscape. This is  a  

developed s ite with exist ing bui ld ings , set with in a val ley which is  subject to 

act ive forestry works which are changing the landscape on a cont inual bas is .  Just  

as this  landscape is  evolv ing to ref lect current requirements and object ives , the 

s ite is  evolv ing into a new use , fo l lowing it  becoming surplus to operat iona l  

requirements . With the low impact development now proposed, i t  is  cons idered 

the scheme is  appropriate for the AONB locat ion.  

4 .20 :  The exist ing bui ld ings , whi lst  not trad it iona l ,  are cons idered in keeping with the 

character of th is  val ley,  wh ich features other s tructures associated with the water  

industry infrastructure  located in close proximity to r ivers .   
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4.21 :  I t  is  cons idered that the scheme for their reuse would support the funct ions of  

the AONB, encourage vis itor interact ion in a low key and susta inable way, whi ls t  

conserv ing and enhancing the landscape character of this  area of the AONB.  

4.22 :  I t  is  thus cons idered the proposed development would comply with the 

condit ions of Pol icy DMG2.  

4.23 :  Pol icy DMG2 adds that the AONB Management Plan should be con s idered and 

wil l  be a mater ia l  cons iderat ion in the determinat ion of planning appl icat ions .  

This is  discussed in sect ion 6 of th is  Planning Statement .  

THE NATURAL ENV IRONMENT  

4.24 :  Pol icy DME3: (S ites and Species Protect ion and Conservat ion) seeks to protect 

des ignated wi ld l i fe areas from adverse impact .  The pol icy a lso adds that al l  

developers are encouraged to cons ider incorporat ing measures to enhance 

biodivers ity where appropriate .  

4 .25 :  A Prel iminary Ecolog ical Appraisal  has been carr ied for the s ite .  

4 .26 :  The appraisal has concluded that the bui ld ings  are cons idered to have either low 

or negl ig ib le bat roost potent ia l ,  with no bats observed emerging dur ing the 

act iv ity survey and are therefore cons idered to be l ikely absent from the s ite .  

4 .27 :  The appra isa l a lso concluded that there is  some suitable hab itat for  rept i les and 

for common amphibians  in the ir terrestr ia l  phase . As such the report  

recommends Reasonable Avoidance Measures (RAMs) are adopted dur ing any 

s ite c learance to min imise any potent ia l  impact ,  and such works t imed to be 

carr ied out dur ing the winter months when  amphib ians and rept i les  are unl ikely 

to be act ive above ground .  

4.28 :  In addit ion,  the appra isal adv ises that the semi- improved grass land offers some 

suitab i l i ty for ground nest ing b irds and foraging bats .  Aga in, t imings are 

recommended for any demolit ion and s ite c learance works to avoid bird nest ing 

seasons .  

4 .29 :  In addit ion to the above mit igat ion measures , the scheme has also looked to 

del iver enhancements through tree and shrub plant ing with nat ive species suited 

to the upland c l imate and landscape character .  

4 .30 :  Further potent ia l  enhancement measures have also been ident i f ied including 

opportunit ies for creat ing suitable hab itat s for invertebrate and rept i les as part  

of the landscaping works , and the instal lat ion of bat and b ird boxes .  

4 .31 :  Provid ing the recommendat ions of this  report are implemented in fu l l ,  the 

ecologica l appraisal concludes that there wi l l  not be a s igni f icant impact to 

protected species or habitats as a result  of the proposed works .  
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4.32 :  The proposed development would therefore comply with the provis ions of pol icy 

DME3.  

4.33 :  The appl icant is  a lso committed to adopt ing a management p lan for the wider  

habitats within the overal l  landholding , to be developed in conjunct ion with the 

AONB Team, which could inc lude the fol lowing act ions :  

•  The exist ing areas of semi - improved grass land wi l l  be enhanced through 

sowing with an addit ional seed mix to improve f lora l divers ity ;   

•  The dense area of bracken wi l l  be c leared and managed to create 

addit iona l areas of semi - improved grass land and dwarf shrub communit ies ;  

and  

•  Sect ions of  the f lush wi l l  be managed,  through clearance of encroaching 

terrestr ia l  vegetat ion , to promote the restorat ion of bog mosses .  

4 .34 :  I t  is  proposed that the agreed approach would be detai led with in a Landscape 

and Ecologica l Management Plan , which could be secured by condit ion  i f  deemed 

necessary by the LPA .  

4.35 :  Pol icy DME6: Water Management adv ises that  development wi l l  not be permitted 

where the proposa l would be at  an unacceptable r isk of f looding or would 

exacerbate f looding elsewhere .  

4 .36 :  The s ite l ies with in f lood zone 1 as denotated by the Environment Agency F lood 

Map for Planning however there are narrow areas of f lood r isk to the immediate 

east associated with the River Dunsop.  

4.37 :  The pr imary f lood r isk is  therefore assessed to come from the surface water  

f lows through the s ite .   

4 .38 :  The access road and car park ing areas wi l l  be covered by grave l/  permeable 

cover ings and wi l l  therefore not require any posit ive drainage infras truct ure .  

4 .39 :  The development is  therefore cons idered to comply with the requirements of  

Pol icy DME6. 

4.40 :  Due to the lack of ava i lab le publ ic  sewers in the v ic in ity of the appl icat ion s ite ,  

foul f lows from the s ite wi l l  be managed by a Sewage Package Treatment Plant ,  

which would be s ited in the locat ion of the current exist ing f i l ter tank south of  

the main bui ld ing .  

 GENERAL CONSIDERATIONS 

4.41 :  Pol icy DMG1: General Considerat ions sets out a range of genera l cr i ter ia for al l  

developments . These cover matters such as des ign , access , amenity ,  env ironment 

and in frastructure .  
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4.42 :  Divers i fy ing act iv ity on this  landhold ing , inc luding reuse of exist ing redundant 

bui ld ings and infrastructure, to provide support to the tour ist industry in the 

Forest of Bowland, is  in l ine with the strategic key object ives of the Core 

Strategy. The proposed leve l of development has been kept minimal to reduce 

impact and reta in the tranqui l l i ty of the s ite which would attract  a part icu lar  

vis itor to stay in th is  locat ion.  

4 .43 :  Vis itor numbers at any one t ime wi l l  be low, and therefore there wi l l  be no 

detr imental impact in respect of highways or neighbouring amenit ies (the neares t 

res ident ia l  property  is  approximate ly 600 metres down the pr ivate road) .  

4 .44 :  I t  is  cons idered that with an appropr iate scheme in respect of mater ia ls ,  f in ishes  

and landscaping , the pr inc ip le of the proposed use would be cons istent with the 

requirements of the Core Strategy.  

LOCAL PLAN SUMMARY  

4.45 :  With regards to a l l  of the above, the proposed development is  cons idered to be 

in l ine with the pol ic ies and object ives of the loca l plan .  
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5 .  THE NATIONAL PLANNING POLICY 

FRAMEWORK AND PLANNING GUIDANCE  

5.1:  The National Planning Pol icy Framework ( February 2019) sets out the 

Government’s  p lanning pol ic ies for Eng land and how they are to be appl ied. The 

Framework is  conf irmed as being a mater ia l  cons iderat ion in the determinat ion 

of planning appl icat ions .  

5 .2 :  The most re levant pol ic ies of the NPPF to the determinat ion of th is  appl icat ion 

are out l ined below.  

5.3:  At the heart of the NPPF is  a presumption in favour of sustainab le development 

(Paragraph 10) .  

5 .4 :  Paragraph 8 sets out the government ’s  three overarch ing object ives through 

which sustainab le development can be ach ieved. These object ives (economic ,  

socia l and environmental)  are interdependent and must be pursued in mutual ly  

support ive ways .  

5 .5 :  Paragraph 11 of the NPPF sets out  that  local  author it ies should apply a 

presumption in favour of sustainab le development. For decis ion taking, th is  means 

approving development proposals that accord with an up -to-date development 

plan without delay .  

5 .6 :  Sect ion 6 of the Framework states that planning pol ic ies should support  

economic growth in rural areas in order to create jobs and prosper i ty by taking 

a pos it ive approach to sustainable new development.  

5 .7 :  This includes support ing sustainab le rura l tour ism developments that  respects  

the character of the countrys ide (Paragraph 83) .  

5 .8 :  This approach was previous ly set out in the government ’s  Rural Product iv ity Plan 

(RPP) which was publ ished on 20th August 2015 and corroborated further in the 

revised NPPF, which makes c lear that a  prosperous economy should be 

supported in both rura l and urban areas .  

5 .9 :  The RPP ident i f ies the economic ro le that rural areas already have and high l ights  

the economic value of  enabl ing ex ist ing and new bus inesses to grow and the 

economic potent ia l  o f rural areas . The RPP further recognises and highl ights that  

tour ism is  an increas ingly important component of rural economies .  

5 .10 :  Paragraph 83(c) of the NPPF speci f ica l ly provides support for rural tour ism and 

leisure developments which respect the character of th e countrys ide. This i s  

ent ire ly appl icable to this  appl icat ion where the scheme wil l  provide tour ist 

accommodat ion to vis itors who want to access and enjoy the loca l area 

surrounding the s ite .  
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5.11 :  The s ite is  wel l  p laced to support and enhance the loca l v is i to r economy located 

with in the Forest of Bowland AONB, a popular vis itor dest inat ion .  

5.12 :  The Framework sets out how great weight should be given to conserving 

landscape and scenic beauty in Areas of Outstanding Natura l Beauty (Paragraph 

172) .  

5 .13 :  I t  has however moved away from a wholesa le protect ion of the countrys ide for  

its  own sake , as promoted through previous nat ional p lanning pol icy guidance 

and statements . The Framework states that the scale and extent of development 

with in these des ignated areas ‘should be l imited’ (Paragraph 172) but does not 

say there should be no development at al l .  

5 .14 :  The previous ly developed nature of the s ite means it  is  wel l  p laced to del iver a 

pos it ive impact on the loca l v is i tor accommodation of fer with in this  heav i ly  

constra ined area covered by a nat iona l landscape des ignat ion, where 

development on v irg in greenf ie ld s ites would l ike ly resu lt  in unacceptable impacts  

on those protected landscapes .  

5 .15 :  Paragraph 117 states that planning should promote an effect ive use of land  whi le 

safeguard ing the environment. This includes support ing the development of 

under-ut i l ised land and bui ld ings (117 d) and encourag ing mult ip le benef its  from 

both urban and rural  land including through mixed use schemes ,  and taking 

opportunit ies to ach ieve net env ironmental gains ,  such as developments that 

would enable new habitat creat ion or improve publ ic access to the countrys ide 

(117a) . The scheme would del iver a net gain in biodivers ity as assessed in the 

Prel iminary Ecologica l Appraisal .   

5 .16 :  I t  is  cons idered that with a sens it ive and appropriate landscap ing scheme, the 

landscape and v isua l e f fects of the proposed scheme can be successful ly mit igated 

aga inst .  Therefore , the scheme can be brought forward whi lst  st i l l  conserving the 

landscape and scenic beauty of the AONB, thereby complying with Paragraph 

172 of the Framework .   

5 .17 :  Paragraph 11 of the Framework advises that development that accords with an 

up-to-date Loca l Plan should be approved unless other mater ia l  cons iderat ions  

indicate otherwise. Ear l ie r paragraphs of  this  planning statement clear ly 

demonstrate compliance with the strategic object ives of the adopted 

development p lan .  

5 .18 :  Whilst the proposed development may resu lt  in some loca l ised visua l  impact and 

landscape change , subject to su itab le land scape mit igat ion , i t  is  not cons idered 

that the scheme would give r ise to s igni f icant adverse impacts which would 

outweigh the key benef its  as discussed further in this  statement .   

5 .19 :  Paragraph 80 of the Framework is  c lear that s ign i f icant weight should be g i ven 

to support ing economic growth.  
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5.20 :  With reference therefore to the overa l l  object ives of the Framework, the 

proposed scheme should be supported.  
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6 .  OTHER MATERIAL CONSIDERATIONS  

THE FOREST OF  BOWLAND AONB MANAGEMENT PLAN 

6.1:  The s ite l ies with in the Forest of Bowland AONB. The pr imary purpose of the 

AONB des ignat ion is  to conserve and enhance natura l beauty .  

6 .2 :  As conf irmed in the previous sect ion of this  report ,  the LVIA concludes that the 

proposed development would not result  in any important levels of  harm to the 

AONB. The scheme is  therefore cons istent with the purposes of the AONB.  

6.3:  The Forest of Bowland AONB website goes on to descr ibe how:  

In pursuing the pr imary purpose of des ignat ion, account should be tak en of  

the needs of agr icu lture, forestry , and other rural industr ies and of the 

economic and social needs of loca l communit ies .  Part icu lar regard should be 

paid to promoting sustainable forms of social and economic development 

that in themselves conserve and enhance the environment .  

6 .4 :  Promoting publ ic enjoyment of the AONB has been a key object ive of the board. 

In 2005 and 2010 the AONB was awarded the European Charter for Sustainab le 

Tourism in Protected Areas .  

6 .5 :  The 2014 to 2019 Management P lan ‘v is ion’  iden t i f ies an issue for the AONB as  

‘ Increas ing compet it ion with other countrys ide dest inat ions and need to reta in 

high percentage of tour ism market share ’ (page 46) .  

6 .6 :  Over recent t imes , the AONB has promoted the concept of ‘susta inable tour ism’ 

i .e .  ‘ tour ism that is  dependent upon the area ’s  environment , and which seeks to 

conserve and enhance that environment, not detract from it ’ .   

6 .7 :  The proposals would del iver a product to serve th is  market and help del iver  

aga inst the strategic object ives of the management bo dy.  

6.8 :  During an ons ite meeting , AONB Off icers verbal ly expressed no object ion in 

pr inc ip le to the rev ised scheme for reuse of the bui ld ings .  

6 .9 :  Posit ive engagement is  a lso underway with the AONB Team in respect of the 

appl icant ’s  aspirat ions for management of  the wider landholding.  An agreement 

has been reached to undertake further engagement and provide advice regarding 

habitat management pr inc ip les for the s ite in order to enhance and protect the 

ecologica l and biodivers ity value of the s ite . Br ing ing the bui ld ings back into an 

economical ly viable use wi l l  help provide funds for this  wider environmenta l  

management , and contr ibut ing to the pr imary aims of  the AONB to conserve and 

enhance the landscape.   

ECONOMIC BENEF ITS  

6.10 :  The Framework is  c lear that the planning  sys tem should give ‘s igni f icant weight ’  

to support ing economic growth .  
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6.11 :  Engl ish tour ism contr ibutes £73bn to the UK economy per annum, and over 80% 

of domest ic Eng l ish tour ism happens in our rural places 1.  Responsib le for 2.6m 

jobs , the tour ism sector paved the way for a third of al l  new jobs created as we 

emerged from the last recess ion and a lthough these are troubl ing t imes for many,  

Eng l ish tour ism is  res i l ient ,  and rura l tour ism in part icu lar has the potent ia l  to be 

a cornerstone in the post Covid-19 economic recovery .  

6 .12 :  On Ju ly 14th , Rt Hon. Robert Jenr ick,  the Secretary of State for the Min istry of  

Housing, Communit ies  and Local Government issued a Written Minister ia l  

Statement regard ing measures to help  aid the sector ’s  recovery from the Covid-

19 pandemic .  

6 .13 :  This statement recognised how the nat ion ’s cultura l and tour ism industr ies are 

vita l ly important to the economy , provid ing employment and support ing loca l  

services and bus inesses .  

  

 
1 Visit England 
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7 .  BENEF ITS 

7.1:  As discussed throughout the ear l ier sect ions  of this  statement , there are clear 

and measurab le benef i ts  of the proposed development.  These are summarised 

below.  

ENVIRONMENTAL  

7.2:  There are numerous environmenta l benef its  associated with the proposed 

development inc lud ing  the reuse of bu i ld ings on the s ite and the overa l l  

management of the s ite in conjunct ion with the development:  

•  Reuse and investment into a co l lect ion of ex is t ing bui ld ings ;   

•  Use of sustainab le construct ion and energy measures in accommodation;  

•  Provis ion of electr ic car charg ing points for guests to encourage the use of 

sustainable transport  modes ;  

•  Reuse of a part ia l ly developed s ite minimis ing demand for the development 

of virgin green f ie ld s ites elsewhere in the AONB;  

•  Investment in landscape and ecolog ical management on the appl icat ion s ite 

and wider landhold ing ; a management p lan wi l l  be developed in conjunct ion 

with AONB team, and is  l ike ly to inc lude measures such as :  

o  Tree and shrub plant ing with nat ive species suited to the upland 

cl imate and landscape character ;  

o  Creat ion of  a wider var iety of hab itats that are l ikely to support a 

range of wi ld l i fe species ;  

o  Creat ion of valuab le rept i le hab itat through reuse of spoi l  and 

rubble to create low mounds contoured into the s ite .  

o  The exist ing areas of semi - improved grass land wi l l  be enhanced 

through sowing with an addit ional seed mix to improve f lora l 

divers ity ;  

o  Promote the restorat ion of dwarf shrub communit ies and bog -

mosses (Sphagna) ;  

o  The dense area of bracken wi l l  be c leared and managed to create 

addit iona l areas of semi - improved grass land and dwarf shrub 

communit ies ;  

o  Sect ions of the f lush wi l l  be managed, through clearance of 

encroaching terrestr ia l  vegetat ion, to promote the restorat ion of 

bog mosses ;  

o  Maintain upland spr ings through appropr iate management .   
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SOC IAL   

7.3:  The proposed development of tour ist accommodation on the s ite would lead to 

clear social benef its :  

•  Increased opportunity for vis itor enjoyment of high -qual ity landscapes ;  

•  Increase appreciat ion of biodivers ity and habitat through opportunit ies 

ar is ing from managed access to ad jacent land holding ;  

•  Increase divers ity of accommodat ion of fer within AONB;  

•  Encourage access to in formal recreat ion act iv it ies including publ ic r ights of 

way and br id leways ;  

•  Job creat ion .  

 

ECONOMIC  

7.4:  The scheme would also give r ise to a range of direct and indirect economic 

benef its  by way of :  

•  Potent ia l  for increase v is itors ’  numbers to support local bus inesses , inc luding 

retai l  and hospita l i ty bus inesses in the nearby vi l lages of Dunsop Br idge,  

Whitewel l  and S la idburn;  

•  Vis itors and their part ies who stay in rented or tour ing accommodation 

spend, on average , £557 per vis it  (£101 per day ) 2;  

•  Est imated £312,000 construct ion spend; and 

•  Business rates payable to Ribble Val ley Borough Counci l .  

 

7 .5 :  I t  is  c lear from the economic , social and environmenta l benef its  that  the planning 

balance t i l ts  in favour of the development.  

  

 
2 2019 Economic Benefits Report: Holiday Parks and Campsites UK 
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8 .  CONCLUSIONS AND PLANNING BALANCE  

8.1:  The contr ibut ion to the loca l tour ist accommodation offer provided by the 

proposed scheme wou ld benef it  the local economy by increas ing the attract ion 

and range of the accommodation of fer in the local area, thereby increas ing 

opportunit ies for vis itors and increas ing spend in loca l bus inesses  and tour ist  

economy. There is  a r isk to the tour ist eco nomy of the AONB i f  accommodation 

demands cannot be met that the dest inat ion loses vis itors to other areas , a threat  

ident i f ied by the AONB Management P lan .  

8 .2 :  The s ite is  a developed s ite with redundant bui ld ings . The scheme presents an 

opportunity to br ing the s ite into a new use which would support the loca l  

tour ism economy in a low impact way.  

8.3 :  This appl icat ion has demonstrated that the scheme is  capable of be ing del ivered 

with no levels of s igni f icant harm to the AONB landscape.  

8.4 :  There is  s igni f icant  potent ia l  for ecological and b iodivers ity enhancement 

associated with the scheme through a hol ist ic management p lan for the s ite , and 

wider landhold ing wh ich would be enabled by this  development .  

8 .5 :  The scheme has the opportunity to del iver a low key and environmenta l ly  

sens it ive development which del ivers clear economic , environmental  and social  

benef its  to the area.  

8 .6 :  There are no other mater ia l  cons iderat ions or  disbenef its  to local amenit ies that  

would suggest planning permiss ion should be withheld .  
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PLANNING BALANCE 

 

 

With reference to p lanning pol icy and other mater ia l  cons iderat ions , there are no 

s ign i f icant and demonstrable adverse impacts that would ar ise from the proposed 

development . The ‘p lanning balance’ is  therefore weighed posit ively in weight  of the 

proposal with reference to the benef its  summarised above and set out within th is  

statement , and p lanning permiss ion should therefore be granted .  

 

 

 

 

 

 

 

 

•  Some l imited visual ef fects due to 

change in the nature of  the view by 

introduct ion of potent ia l ly a higher  

number of vehicles onto the s ite .  

•  Direct and ind irect job creat ion 

inc lud ing on-s ite employment and 

jobs created dur ing construct ion  

•  The s ite wi l l  ut i l ise loca l companies  

for goods and serv ices  

•  Guests wi l l  contr ibute expenditure 

to loca l bus inesses and services  

•  Enhancements to the s ite ’s  

appearance through rat iona l isat ion 

of redundant bui ld ings and 

cont inued maintenance of s ite .  

•  Signi f icant landscaping and 

ecologica l enhancement and 

management scheme , including net  

biodivers ity ga in .  

•  An area from which guests can 

enjoy the Area of Outstanding 

Natura l Beauty  

•   

POINTS FOR POINTS AGAINST 
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APPENDIX A 

 

  



 

 

Dr Bruno Broughton     2 The Crofters 

      B.Sc. (Hons), Ph.D., F.I.F.M., C.Env.     Post Office Lane 
              Moreton 
Fisheries Management Consultant     Nr. Newport 
         Shropshire TF10 9EG 
Email: bruno.broughton@virgin.net 
Website: www.bruno-broughton.co.uk    Tel: 01952 691515 
___________________________________________________________________________ 
 
 
To:  John Ibison 
 
Email:  john161500@gmail.com 
 
Date:  1st May 2020 

 
 
 
Dear John, 

Re: Witcher Well Fish Hatchery, near Clitheroe, Lancs. 
 
I refer to our ‘phone conversation last week regarding your exploration of the possibilities for the 
development of Witcher Well Fish Hatchery. 
 
You will recall that when I accompanied you on a site visit there almost three years ago, we 
examined the hatchery and its equipment, the various outbuildings and the land that forms part 
of the property. At your request, I then prepared a written appraisal of the site and the 
opportunities for its development (document dated 3rd July 2017, a copy of which is attached). 
 
Although the hatchery had been abandoned by the previous owners, the fish-rearing facilities 
appeared to be in good working order and in a condition that would enable the rearing of young, 
salmonid fish to re-commence. I expressed my belief that although it could be used for its original 
purpose - to rear juvenile Atlantic salmon and sea trout for release into local rivers to augment 
stocks – the increased importance placed by the Environment Agency on the genetic provenance 
of the stock would, at best, restrict the release of hatchery-reared fish into these waters and may 
very well rule out such action. These considerations also now apply to brown trout. 
 
In the intervening three years, this genetic integrity of native salmonids has been given even more 
prominence by the Environment Agency, and it is very unlikely that there would be any real 
prospect of surmounting this impediment. I therefore consider it to be a non-starter. 
 
The site could operate to produce juvenile, non-native rainbow trout, for live release into fishable 
bodies of still water or for sale to rearing farms where the fish could be raised to stockable sizes. 
However, there is restricted space for more fish tanks in the hatchery, and the profit margins on 
tank-reared juvenile trout are so small that such an operation would be viable only on a large 
scale. I do not believe that it would be possible to generate operational profit at Witcher Well, 
especially because of the need for daily manpower to operate the facility and the proximity of a 
large, commercially-run trout farm (Dunsop Bridge Trout Farm).  
 
In my appraisal document I commented on the possibilities the site offered for development of 
some form of holiday accommodation, either through the installation of some form of ‘glamps’ on 
the adjoining land or through the conversation of the existing building to provide holiday ‘lets’. 
This latter option would be visually unobtrusive as no new buildings would be required; their use 
would merely change. 

mailto:john161500@gmail.com


 

 

 
 
 
In my appraisal report I noted several potential obstacles to this form of development, including:- 
 

• The requirement for planning consent; 

• The AONB status of the site and possible objections based on landscape quality; 

• The consent required to facilitate vehicular access; 

• Security – the glamps and their contents would be vulnerable to theft & vandalism; 

• Sanitary arrangements for wastes. 
 
Notwithstanding these matters, I believe that an initiative of this type represents the only real, 
commercially-viable option for the development of the Witcher Well Fish Hatchery site. 
 
Clearly, I am not qualified to provide specifications for the modifications that would be required to 
bring the buildings to a standard appropriate for holiday use. Nevertheless, I strongly endorse 
your intention to research this type of development, and I am happy to support you in this regard 
in any way I can.  
 
 
Yours sincerely, 
 
 

 
Dr Bruno Broughton 
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Di sc l a imer :  The  i n fo rma t ion ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  document  a re  made  by  Ru ra l  

So l u t i on s  L im i ted  i n  good f a i t h  and  rep resen t  ou r  p ro fe s s i ona l  j udgement  on  the  ba s i s  o f  the  i n fo rma t ion  

obta i ned  f rom other s .  No s ta tement  made  w i th i n  th i s  document  may  be  deemed i n  any  c i r cums tance  to  

be  a  rep resen ta t i on ,  under ta k i ng  or  wa r ran ty  and  we canno t  a ccept  any  l i ab i l i t y  shou l d  you  re l y  on  such  

s t a tement s  or  such  s t a tement s  p rove  to  be  i na ccu ra te .  I n  p a r t i cu l a r  th e  a ch i evement  o f  pa r t i cu l a r  goa l s  

depends  on  pa r t i e s  and  f a c to r s  ou t s i d e  ou r  con t ro l .  Any  i l l u s t r a t i on s  and  otherw i se  i n  t h i s  repo r t  a r e  

on l y  i n tended  to  i l l u s t r a t e  pa r t i cu l a r  po i n t s  o f  a rgument .  

 

 

Th i s  documen t  and  i t s  con ten t s  a re  con f i den t i a l  and  w i l l  rema in  con f i den t i a l  un t i l  we  wa i ve  con f i den t i a l i t y  

o r  th e  documen t  i s  pub l i s hed  by  a  Loca l  P l ann i ng  Au thor i t y .  

 

Copy r i gh t  © Ru ra l  So l u t i on s  L im i ted  Augus t  20  

Any  unau thor i s ed  reproduc t i on  or  u s age  i s  s t r i c t l y  p roh ib i ted .  



PLANNING STATEMENT  PREPARED BY  

WITCHER WELL FISH HATCHERY   RURAL SOLUTIONS LTD  

 
 

 34 

  

 

 


