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1. Introduction  
 
This report provides an appraisal to the accompanying a planning application to vary 
the agricultural tie (by way of a change of use) attached to the manager’s dwelling at 
Star Carr Lakes, formerly Star Carr Trout Farm, in the village of Brandesburton, East 
Yorkshire. 
 
Star Carr Lakes extends to 10.7 acres (4.3 ha) and comprises a coarse fishery with three 
recreational fishing lakes and a large stock pond with a total water area extending to 
6.3 acres (2.5 ha). 
 
The property lies within the East Riding of Yorkshire. 

 
1.1. Instructions 

 
The applicants, Mr and Mrs Turrell instructed Fenn Wright to undertake an appraisal to 
assess the ongoing occupational need for a permanent dwelling to support the business 
at Star Carr Lakes.  Mr and Mrs Turrell purchased the property from the previous owner 
in 2016.  The appraisal is prepared in accordance with the National Planning Policy 
Framework (NPPF).  The conclusions are based on the information provided by the 
applicants, the current owners, together with our own observations and experience. 
 

1.2. Personal Statement 
 

This report has been prepared by Tom J Good, a Partner of Fenn Wright Chartered 
Surveyors.  I am a member of the Royal Institution of Chartered Surveyors (MRICS) and 
have operated within the fishery and water and leisure industry for in excess of 12 years, 
specialising in advising fishery owners on planning, valuation and other property 
matters.  I also hold a first class Honours Degree in Aquaculture and Fisheries 
Management and have varied experience of working directly in the fisheries and fish 
farming industry. 
 
I have visited over 1000 fisheries in the last 12 years, undertaking instructions for a wide 
range of clients throughout the UK. 
 
Fenn Wright have prepared Planning Consultancy Reports for a number of clients 
including new lakes, retrospective applications, facility buildings, temporary and 
permanent dwellings.  In addition, Fenn Wright have acted as expert witnesses in courts 
of law and at planning appeals on several occasions. 
 
As a Chartered Surveyor I am bound by the practice statements issued by the Royal 
Institution of Chartered Surveyors, and confirm that I have the necessary expertise to 
provide an opinion on the subject matter and that my evidence is produced in 
accordance with the RICS rules. 
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1.3. Previous Work 
 

I have discussed the management of the existing fishery and holiday accommodation  
business together with the amendment of the existing wording with the applicants. We 
have advised the applicants that this form of development is extremely important, in 
my own professional experience the business model will fail unless there is a continued 
permanent presence on site to ensure fish welfare, husbandry related and management 
issues, together with health and safety led reasons. 
 

1.4. Inspection 
 

The appraisal has been carried out with the benefit of documents attached to the 
application and an inspection which took place on the 13th July 2023.  
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2. Background 

 
Star Carr Lakes is a mixed use leisure property located on the edge of the village of 
Brandesburton, approximately 1.5 miles north of village of Leven and approximately 8 
miles and 11 miles from the towns of Beverley and Driffield respectively. The property is 
accessed off Hempholme Lane, situated opposite the Hainsworth Park Golf Club. 
 
The site extends to a total of 10.7 acres (4.3 ha) as edged red on the site plan at Appendix 
1.  Star Carr Lakes comprises of three coarse fishing lakes, including two specimen lakes, 
a large stock pond, holiday accommodation units, workshop, store and facilities building, 
together with a manager’s dwelling. 
 
The current owners purchased the property from the previous owners in 2016. The 
previous owners were the original trout farmers, who initiated the change from trout 
farming to leisure after the trout farming operation became unprofitable. The original 
development towards leisure is in the form of holiday accommodation units, initially static 
caravans and subsequently log cabins. This included a manager’s dwelling with an 
agricultural tie, originally linked to the trout farming business. 
 
The applicants have expanded the existing leisure use with a further holiday 
accommodation unit, planning permission for two further units, the addition of the 
equipment store and facilities building together with upgrades to the infrastructure and 
access. We would comment that the works undertaken at Star Carr Lakes have been done 
to the highest possible standard, examples of this include reinforced concrete access 
drive, upgraded entrance gates and resurfaced car parking and upgraded paths around 
the site. 
 
The applicants have developed Star Carr Lakes into a popular holiday destination and 
fishery with an excellent reputation for specimen fishing. Star Carr Lakes needs to produce 
its own stock from brood fish. The fishery needs to be self-supporting and rear its own 
stock for economic, sustainability and biosecurity reasons. 
 
The applicant has identified that there is a continued need for permanent manager’s 
accommodation on site. 

 
  



Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire 
 

    

 
 Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire | Page 4 of 31 

  

3. The Proposal and Relevant Policies 
 

The proposal is to amend the wording of the existing occupancy condition for the 
permanent dwelling to reflect the current business potential need to provide 
accommodation for the manager of the fishery and holiday complex in order to undertake 
day to day duties which include managing fish stock, breeding fish, overseeing the holiday 
complex from a health and safety prospective and deal with the overall security of the site 
and business. 
 
The proposal is to amend the existing agricultural tie to a more appropriate form of 
wording consistent with the existing business, varying the wording to an occupancy 
condition linked to a rural workers dwelling. 
 
In July 2018 the National Planning Policy Framework (NPPF) replaced most national policy 
statements and guidance.  This revised Framework replaces the previous National 
Planning Policy Framework (NPPF) published in March 2012. 
 

Paragraph 79 of NPPF states:   
 
“Planning policies and decisions should avoid the development of isolated homes in 
the countryside unless one or more of the following circumstances apply: 

 
a) there is an essential need for a rural worker, including those taking majority 

control of a farm business, to live permanently at or near their place of work in the 
countryside; 
 

b) the development would represent the optimal viable use of a heritage asset or 
would be appropriate enabling development to secure the future of heritage 
assets; 
 

c) the development would re-use redundant or disused buildings and enhance its 
immediate setting; 
 
 

d) the development would involve the subdivision of an existing residential dwelling; 
or 
 

e) the design is of exceptional quality, in that it: 
 

− is truly outstanding or innovative, reflecting the highest standards in 
architecture, and would help to raise standards of design more generally in 
rural areas; and 
 

− would significantly enhance its immediate setting, and be sensitive to the 
defining characteristics of the local area.” 
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Paragraph 80 of NPPF states:   
 
“Planning policies and decisions should help create the conditions in which businesses 
can invest, expand and adapt.  Significant weight should be placed on the need to 
support economic growth and productivity, taking into account both local business 
needs and wider opportunities for development.  The approach taken should allow 
each area to build on its strengths, counter any weaknesses and address the challenges 
of the future.  This is particularly important where Britain can be a global leader in 
driving innovation, and in areas with high levels of productivity, which should be able 
to capitalise on their performance and potential.” 
 
Paragraph 83 of NPPF states:   
 
“Planning policies and decisions should enable: 
 
a) the sustainable growth and expansion of all types of business in rural areas, both 

through conversion of existing buildings and well-designed new buildings; 
 

b) the development and diversification of agricultural and other land-based rural 
businesses; 
 

c) sustainable rural tourism and leisure developments which respect the character of 
the countryside; and 
 

d) the retention and development of accessible local services and community 
facilities, such as local shops, meeting places, sports venues, open space, cultural 
buildings, public houses and places of worship.” 

 
Local Plan and Relevant Policies 
 
The site lies in the County of East Yorkshire and is situated within East Riding of 
Yorkshire Council.  The East Riding Local Plan and Strategy is the relevant planning 
policy. 
 
Policy S3: Focusing Development  
 
New Development 
New development will be supported where it is focussed within the following locations 
which includes primary villages, including Brandesburton. 

 
Rural Service Centres and Primary Villages  

F. In order to sustain the overall vitality of rural areas, development to meet local 
community needs and sustainable economic growth will be supported in Rural 
Service Centres and Primary Villages, complementing the roles of Towns in 
meeting some of the basic needs outside of the Major Haltemprice Settlements 
and Principal Towns. 
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G. To ensure the delivery of the overall spatial approach, the following forms of 
development will be supported in Rural Service Centres and Primary Villages: 

  
1.  Residential development, including affordable housing, commensurate with 

the scale, role and character of the village.  
2. New and/or enhanced local services and facilities.  
3. Economic development appropriate to the scale of the village. 

 
Policy S4: Supporting development in Villages and the Countryside  

 
A. Outside of the settlements listed in Policy S3, development will be supported to 

help maintain the vibrancy of Villages and the Countryside where it: 
 
1. Is of an appropriate scale to its location taking into account the need to 

support sustainable patterns of development;  
2.  Encourages the re-use of previously developed land where appropriate; and 
3.  Does not involve a significant loss of best and most versatile agricultural land. 
 

Countryside  
C.  Outside of a development limit land will be regarded as the Countryside and the 

following forms of development supported, where proposals respect the intrinsic 
character of their surroundings: 

 
1. Conversion of buildings for economic development (including work-live 

units), tourism or community uses. Conversions for new housing will be 
supported where the preservation of the building would enhance the 
immediate setting and where it: 
 
i.  would represent the optimal viable use of a heritage asset or would be 

appropriate enabling development to secure the future of a heritage 
asset; or  

ii.  would re-use a redundant or disused building without significant 
alteration or significant extension. 

 
2. Replacement dwellings;  
3.  New dwellings of exceptional quality or of truly outstanding innovative 

design;  
4.  Affordable housing for local people;  
5. Agricultural, forestry or other rural-based occupational dwellings subject to 

demonstrating an essential need. Such dwellings will be subject to an 
agricultural occupancy condition;  

6. Employment uses in accordance with Policy EC1;  
7. Agricultural, horticultural and forestry uses; 
8. New and enhanced infrastructure;  
9. Energy development and associated infrastructure;  
10. Development to support existing military defence operations; and  
11. Sports, equine, recreation, community facilities and tourism development. 
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4.43  Permanent dwellings for agricultural and forestry workers, or for other people 
involved in rural based enterprises, will be supported where it is justified and 
commensurate with the size of the holding. This will include demonstrating: 

 

• A clear functional need for the dwelling, relating to a full time worker(s) 
employed on the unit;  

• The existing rural activity has been established for at least three years, has 
been profitable for at least one and is currently financially sound; and  

• That the need for the dwelling cannot be provided by an existing dwelling 
which is suitable and available for occupation by the worker(s) concerned. 

 
Policy EC1: Supporting the growth and diversification of the East Riding economy  
 
A. To strengthen and encourage growth of the East Riding economy, employment 

development will be supported where the proposal is of a scale suitable to the 
location. Proposals will be encouraged where they: 
 
1.  Contribute to the modernisation, development and diversification of the local 

economy;  
2.  Develop and strengthen the East Riding's key employment sectors and 

clusters including: renewable energy; manufacturing and engineering 
(including chemicals); agriculture/ food and drink; tourism; ports and 
logistics; transport equipment; digital and creative industries; finance and 
business services; construction; public administration, defence, health and 
education; and retail;  

3. Contribute towards reducing social exclusion and provide employment 
opportunities in deprived areas;  

4. Contribute to the improvement in the physical appearance of an existing 
employment site or premises; or  

5.  Support the vitality and viability of a Town or District Centre.  
 

F.  Farm diversification schemes will be encouraged providing they are of an 
appropriate scale to their location, respect the character of the surrounding 
landscape, re-use existing buildings where possible and any new buildings are well 
related to the built form and scale of the farm. 

 
Policy EC2: Developing and diversifying the visitor economy 

 

A. Tourism developments including attractions, facilities and accommodation, 
particularly those helping to meet existing deficiencies, will be encouraged to help 
strengthen and broaden the tourism offer across the East Riding. 
 

B. In the Countryside, proposals for tourism development will be supported where 
their scale and cumulative impact is appropriate for the location, and they: 

 
1.  Utilise existing buildings;  
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2.  Involve new, expanded, upgraded or rolled back/re-located static and touring 
caravan sites;  

3. Are part of a farm diversification scheme, providing existing buildings are re-
used where possible;  

4.  Support an existing countryside attraction, providing existing buildings are re-
used where possible; or  

5.  Have a functional need to be located in the Countryside, providing existing 
buildings are re-used where possible. 

 
Developing and diversifying the visitor economy 
 
7.20  A priority of the Economic Development Strategy is to support growth in the 

tourism sector. The challenge for the East Riding is to develop and diversify the 
tourism offer by capitalising on the potential of the area's Market Towns, diverse 
coastline, wildlife, rural landscapes and waterways. This will include working 
with the City of Hull and the area's Destination Management Organisation, Visit 
Hull and East Yorkshire (VHEY), to promote the area as a visitor destination. A 
more diverse mix of tourism accommodation will also need to be provided. 
Together, this will ensure that the East Riding has a broad appeal that attracts 
different types of visitors, for different reasons, all year round. As a result, there 
is a continuing requirement for tourism development and especially for tourism 
accommodation. 

 
Policy S1: Presumption in favour of sustainable development  
 
Development proposals 
 

A. When considering development proposals the Council will take a positive 
approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. It will work proactively with 
applicants to find solutions which mean that proposals can be approved wherever 
possible, and to secure development that improves the economic, social and 
environmental conditions in the East Riding of Yorkshire. 

 
In addition to Local Policy, the business at Star Carr Lakes is clearly the type of enterprise 
which NPPF Paragraph 79, 80 and 83 set out should be supported by Planning Policy. The 
onus of developing fishery and leisure businesses have expanded substantially on 
sustainable basis in order to do so. 
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4 Star Car Lakes 
 

4.1 The Fishery 
 

Access 
Star Carr Lakes has excellent infrastructure in place in terms of an access off 
Hempholme Lane through secure gates on to a purpose built reinforced concrete road 
which leads through the fishery to the main car park. 
 

  
 

The fishery has excellent access on foot around the southern part of the lakes between 
the car park, lodges and the fishing swims. 
 
General Layout 
The site is operated as a holiday complex with three fishing lakes, a large stock pond, 
conservation area, cabins and car park. The manager’s dwelling is surrounded by the 
trout lake to the north, car park to the west and agricultural land to the south. 
 
Landscaping 
The current owners have continued to develop the fishery in respect of creating a 
conservation area which is inaccessible to anglers and holiday guests along the northern 
boundary with Hempholme Road. This, in connection with mature hedge and tree line 
boundary to the south and east, ensures that there is a mature screen from both the 
road and surrounding land. 
 
Car Parking 
The fishery has the benefit of a large surfaced car park situated between the manager’s 
dwelling and the holiday cabins. 
 

Manager’s Accommodation 
The existing manager’s accommodation is a 4-bedroom timber lodge positioned close 
to the Old Trout Lake. The accommodation comprises entrance hall, open plan kitchen, 
lounge, master bedroom (en-suite), three further single bedrooms and a bathroom. To 
the rear of the dwelling is a decking area and fully enclosed private garden. 
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Holiday Cabins 
The site benefits from two holiday cabins providing a 3-bedroom open plan unit, 
together with an extension to the rear of the main lodge providing a secondary unit 
with a single bedroom. In addition to the existing units there is planning permission for 
a further two semi-detached timber cabins situated to the rear of the existing holiday 
units. The cabins are available to anglers and non-angling holiday guests alike. 
 
Coarse Fishing Lakes 
There are three coarse fishing lakes extending to a total of 6.3 acres of water, 
comprising the Old Trout Lake (3.7 acres), the Gravel Pit  (2 acres) and the Clay Pool 
(extending to 0.6 acres). The existing lakes are available for fishing to guests staying at 
Star Carr Lakes holiday accommodation, together with pleasure fishing offered on 
certain days.  
 
Stock Pond 
Situated at the rear of Clay Pool, a stock pond with mixed coarse fish species utilised as 
an on growing facility to stock the other Star Carr Lakes. 
 
Water Supply 
The fishery has the benefit of good quality water being provided through the underlying 
substrate and the water table. The quality of the water at Star Carr Lakes is considered 
reasonably good for rearing and keeping coarse fish. 

 
Services 
The property has the benefit of mains water and electricity together with a private 
drainage system. 
 

4.2 Staffing 
 

The current owners run the site as a family operation. The labour requirement can 
usually be assessed by reference to standard data based on standard labour days.  In 
general a working day is equivalent to 8 labour hours with a full time labour unit 
equivalent to 275 standard labour days.  Due to the niche activities undertaken and the 
alternative point of sale in comparison to the typical market scenario, in this instance it 
is difficult to find appropriate data specifically for this business. 
 

4.3 The Business 
 
The business is centred around holiday accommodation and coarse fishing with three 
lakes offering both pleasure and specimen coarse fishing, together with two holiday 
accommodation units for visiting anglers. 
 
The business trades as Star Carr Lakes and employs the equivalent of a full-time 
manager to run the fishing and holiday operation at the site. 
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The fishing enterprise is based on visiting anglers booking to fish on designated days, 
two days per week in the summer only. This is to suit the current owners requirements. 
The holiday accommodation business is based on short term bookings to individual 
parties that have the use of the lakes and the grounds of Star Carr Lakes with visitors 
being anglers and non anglers alike.  
 
Fenn Wright visit over 100 leisure properties per year and have done so for the last 20 
years. A significant proportion of the fisheries of this nature are run on a commercial 
basis. The remaining fisheries are run on a syndicated or membership basis where an 
individual pays an annual membership fee, and these primarily tend to be more 
specialist fisheries rather than holiday complexes. 
 
In every county of the country there are commercial fisheries.  A large proportion of 
these fisheries are managed as coarse fisheries.  A small number are mixed commercial 
fisheries, i.e. coarse and trout fishing with the remainder as commercial trout fisheries.  
A growing number now provide holiday accommodation in the form of touring 
caravans, static caravans or holiday lodges, as is the case at Star Carr Lakes. A significant 
proportion of these fisheries have dwellings attached to them with occupancy 
conditions, reflecting a rural workers dwelling. 
 
Commercial coarse fisheries operated on day ticket basis tend to be based on a first 
come first served basis. Coarse fisherman tend to fish for 6-8 hours during the day and 
up to 24 hours and sometimes longer when fishing for specimen fish, including carp, 
tench and bream.  Fishing pegs on coarse lakes usually average 10m to 15m distance, 
whereas fishing positions on specimen lakes tend to be 20m plus distance. 
 
Some fisheries have introduced a membership system alongside day tickets.  Primarily 
this is to record the personal details and individuals rod licence information.  A modest 
subscription of between £5-10 is initially charged and membership numbers are not 
limited. 
 
The Star Carr Lakes fishing operation is open on selected days (Wednesday and 
Saturday) throughout the summer and fishing by booking only during the winter. The 
remainder of the time the fishing is given over to the holiday accommodation guests 
which are staying on site, which is let for 12 months of the year. This management 
reflects the current owners requirements, it is highly likely that a future owner would 
run the site more commercially, with the fishing operation being open 5 to 7 days a 
week. This alone would increase the income, before adding additional holiday 
accommodation units. 
 
After acquiring the site in 2016, there are a number of dilapidated caravans on site and 
generally the property was in a general state of disrepair and neglect, Since purchasing 
the site the applicants have undertaken the following work. 
 

• Upgraded the existing access including entrance, reinforced concrete access 
road, resurfacing the car park. 



Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire 
 

    

 
 Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire | Page 12 of 31 

  

• Upgrading of the infrastructure including relocation of overhead electric 
powerlines. 

• Relandscaping and replanting around the lakes to provide screening and a 
wildlife/conservation area. 

• Upgrade of existing fishing swims and paths. 

• Erection of a storage building with anglers facilities and W.C./shower. Planning 
permission for a single storey extension of an existing holiday lodge with the 
erection of a further cabin for use as two (semi-detached) holiday lodges. 

 
The original lakes were created from mineral extraction and initially used for trout 
farming due to the relatively good water quality. The economics of trout farming on a 
small scale basis proved uneconomical and unsustainable and therefore the previous 
owners initiated the redevelopment of the site into coarse fishing and holiday 
accommodation, initially static caravans. The applicants have then invested in further 
developing the leisure use into a high end holiday accommodation destination with 
excellent quality fishing. Customers travel significant distances to fish and stay at Star 
Carr Lakes. 
 

4.4 Other Information 
 

During the winter of 2010-11 during a period of extremely cold weather the lakes 
became covered with ice. Although fishing could not take place while the lakes were 
frozen up the lakes did have the benefit of interchangeable water through the water 
table providing a replacement water and sustaining oxygen levels, however the stock 
ponds were frozen up and an onsite presence was required daily to keep the surface of 
the water ice free to maintain oxygen levels and prevent fish deaths.  In our experience 
many fisheries around the country suffered considerable fish losses due to the lakes 
becoming frozen up and not having onsite management to be able to deal with the 
breaking up ice and managing aerators. 
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5 Future Development 
 

5.1 Assessment 
 
Star Carr Lakes is a holiday accommodation complex with the benefit of excellent quality 
fishing. All infrastructure has been ungraded to a very high standard under the current 
ownership. The business has been carefully developed into a leisure business which is 
attractive to both angling and non-angling visitors, whilst enhancing and preserving the 
landscape and adding a wildlife/conservation area. 
 
In providing an appraisal of the functional need for a resident worker this appraisal is 
based on a requirement to safeguard the future of the fishery and holiday complex, 
which can be achieved by developing its commercial potential as well as ensuring that 
the fishery and holiday accommodation can be managed to a satisfactory standard. 

 
5.2 Aims 
 

• To provide fish rearing facilities and be self-sufficient in restocking thus eliminating 
disease. 

• To develop the angling business to its full potential. 

• To develop the holiday accommodation at Star Carr Lakes to a high standard and 
make the site a desirable holiday complex for visitors both inside and outside the 
East Riding locality. 

• To provide angling opportunities for committed and occasional anglers through the 
provision of day tickets. 

• To protect and enhance the lakes environment, the fish and the ecology of the site. 
 
5.3 Business Growth 
 

The applicants have operated the business to suit their own requirements, with limited 
opening of the coarse fishing operation. In addition the development of further holiday 
cabins will enhance the income derived from the business. 
 
The current income is derived from: 
 

• Sales of day ticket fishing. 

• Guests staying in the holiday accommodation on site. 
 

Future income can be derived from: 
 

• Further holiday accommodation units, including those with existing planning 
permission. 

• Expansion of opening hours and days for visiting anglers (5 to 7 days a week). 

• Further expanding day ticket fishing including night fishing. 

• Sales of drinks and snacks, together with bait and tackle. 
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A further planning application could be required for any additional retail or holiday 
accommodation over and above the two additional units which the site currently has 
permission for. 

 
5.4 Restocking 

 
The existing fishery supports a variety of coarse fish species which are capable of 
breeding, although there is no certainty that fish will breed successfully and the 
offspring grow to catchable sizes which are desirable by anglers. 
 
The requirement for restocking increases with time as existing fish become older 
through a combination of age, angling pressure, predation, disease and parasites will 
reduce populations of the fish stocks at any fishery on an annual basis. 
 
Coarse fish have varying lifespans.  For example perch may have an average lifespan of 
10 years whereas carp can live in some cases for 30 years or more. Coarse fish will 
naturally reproduce, however it is rare on many fisheries which are commercially 
managed for natural reproduction to be successful and when it does occur it can create 
an imbalance between fish species.   
 
Natural reproduction is unpredictable:  During cool summers spawning success may be 
poor for most species and the growth of the young fry will be slow. Such fish will enter 
the winter period smaller than normal size and their over winter survival could be 
effected.  Often there is substantial mortality for the fish during the first winter of their 
lives usually due to a lack of suitable food and inadequate reserves of stored energy.  
This can be especially true of both common and mirror carp and it is not uncommon for 
an existing healthy population of mature carp to produce no viable offspring that live 
more than a few months.  It follows that natural fish restocking to the catchable 
population by natural means is uncertain.  
 
A well-managed fishery will have an appropriate biomass density and an appropriate 
mixture of fish species which can be managed through careful restocking. 
 
For these reasons restocking with fish is a routine management exercise at many 
commercial fisheries.  There is considerable variation in the quality and health status of 
live coarse fish currently available commercially.  For example poor quality fish may be 
small, but old (stunted) with little capability for future growth and they may be 
potentially carrying diseases and parasites. 

 
Historically all fish were stocked by the previous owners and since acquiring the site in 
2016, the existing owners have invested in new brood stock and smaller fish that have 
been put into the stock pond for on growing. The fishery needs to be self-supporting in 
rearing its own stock from the point of view of sustainability and biosecurity. 
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6 The Functional Requirement for a Dwelling 
 
6.1 Disease and Biosecurity 

 
The EU Fish Directive was implemented in 2009 and has been enacted in England and 
Wales though the Aquatic and/or Health Regulations 2009.  All fisheries stocked for 
angling and for low risk cropping and harvesting must be registered with CEFAS.  This 
has increased the legal responsibilities of owners’ of fish. 
 
The requirement for a fishery to be able to breed and rear its own stock is extremely 
important for the biosecurity of the fishery.  If the owner imported the fish from other 
lakes and ponds there would be a greatly increased risk of diseases to existing health 
fish stock potentially resulting in the death of large numbers of fish.  The cost to the 
business to restock would be tens of thousands of pounds.  The solution is to breed fish 
on site, but alongside this comes the need for more regular monitoring of fish and water 
quality. 
 
Biosecurity plays a vital role in the protection of fish stocks.  Biosecurity is “A single or 
combined set of procedures that are used to prevent aquatic and other organisms, that 
may have the potential to impart a detrimental impact upon a fishery and its ecology, 
from entering a pre-defined geographical area or catchment which is the fishery”.  It is 
therefore the mainstay of the programme a fishery must undertake to protect the 
welfare of the fish stock. 
 
The ability to be able to use home grown fish to restock the fishery is of particular 
importance because the health status of these fish can be assured, whereas if fish are 
purchased from external sources there is a significant risk of inadvertent introduction 
of virulent “foreign” diseases or parasites which could threaten the survival of the 
indigenous fish.  For the last 10 years the Environment Agency and CEFAS have recorded 
outbreaks of an especially infectious disease Koi Herpes Virus (KHV) resulting in the loss 
of both significant numbers of fish and significant value.  In the majority of cases the 
common thread between the water bodies was that they had been stocked with carp 
in the preceding year or two. 
 

6.2 Fish Rearing 
 
We have set out in the above section Disease and Biosecurity the reasons and 
justifications for producing home grown fish. 
 
It follows that the more self-sufficient fisheries can become for their future fish 
requirements the less likely fish life will be jeopardised in this way.  The benefits of 
obtaining small fish from specialist suppliers, raising them to larger sizes in controlled 
conditions and transferring them to fisheries include: 
 

• The parentage genetic capability and age of the fish are known. 

• The disease status of the fish can be assured. 
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• Fish can be stocked in small numbers and at any time irrespective of market 
conditions. 

 
For a fish rearing operation to be successful in non-natural conditions, coarse fish 
require “life support” assistance to provide them with their essential needs.  This 
includes the following: 
 

• Provide a series of tanks and small ponds in which small carp and other coarse 
fish can be stocked and grow into larger sizes. 

• Install and deploy water quality, water re-circulation and filtration systems to 
help aerate the water, remove fish faeces and maintain water quality, linking 
this to an onsite alarm system to provide warning of any malfunctions. 

• Cover the ponds with predator proof nets to prevent access by fish-eating birds 
and mammals. 

• Deploy a suitable cost effective generator as a backup power source in the 
events of electrical failures.   

• Feed the fish regularly on a daily basis with nutritionally-balanced food stuffs 
and attend to their day to day husbandry needs. 

• Intervene to identify and correct any fish health problems. 

• Maintain environmental conditions within the tanks and ponds, taking action 
immediately should there be any failure of the central fish life support systems. 

 
The management of the fishery and facilities relies on the sufficient use of the facilities 
to maximise growth rates of fish.  It is common practice that aeration systems are 
installed and fish are fed either by hand or through automated feeders on pelleted food.  
Fish will have to be grown for at least one and sometimes up to several years in such 
facilities, however the failure of a water recirculation system, aeration, bio-filtration or 
other life support systems could result in the loss of some or all of the fish stocks within 
minutes. 
 
If mass fish mortalities occur, there will be an immediate loss of business until 
environmental conditions improve and the fish can be replaced.  This assumes that 
suitable fish species, in sufficient numbers and sizes, and free of debilitating diseases 
and parasitic infections, can be obtained from commercial suppliers.  This may be 
possible during the usual fish stocking season (October-March period); it may well prove 
impossible during the warmer months when legitimate suppliers cease to sell fish for 
restocking but concentrate on maximising the growth of the fish in their ownership. 
 
In respect to the operations which out of necessity have to be undertaken to manage 
and supervise the business it is confirmed that the stock and rearing ponds do not have 
a permanent bio-filtration and life support system, however the entire system needs to 
be monitored to ensure the waters remain oxygenated. 
 
This was a relevant issue in the Fen Lakes Fishery Appeal Decision (see Appendix 2) 
where it was stated by the planning inspector that “deoxygenation is generally a natural 
phenomena, but one which unless addressed immediately can lead to the death of the 
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majority, or even all, of the fish in a lake” para 11 APP/L2630/A/07/2054499.  Also see 
the Newbridge Fishing Lake Appeal Decision paragraphs 9-15 (reference Appendix 3). 
 
I have therefore advised the owner of this fishery that continuing with the existing 
restocking operation is critical to the future security of fish stocks, but it cannot be 
achieved unless there is a full-time manager on site in a permanent dwelling to enable 
a 24 hour presence. 

 
6.3 Fish Welfare 

 
Any fishery specialising in providing sport for a coarse angler needs to meet certain 
customer expectations.  Many of these relate to the quality of the amenities, but most 
mainly relate to the quality of the fishing.  Anglers’ who are paying for fishing expect to 
be able to catch fish relatively easily and for those fish to be in good condition. 
 
The business must manage its stock to achieve this objective.  This normally takes the 
form of stocking certain species of fish, for example carp, and managing the stock 
densities so there are plenty of fish of a catchable size.  Along with this management 
comes the responsibility to maintain the welfare of the fish. 
 
There are many different aspects to this duty of care such as additional feeding at 
certain times of the year, but for the purposes of this planning application important 
ones are down to monitoring the lakes and responding to problems. 
 
Not only is routine monitoring of the fishery necessary especially throughout an 18 hour 
day during the summer months, but a quick response to changes or problems is also 
required.  The frequency of the monitoring is based on need and will vary through the 
seasons.  During the summer months, and in particular hot weather, it is normal to 
monitor the water quality up to five times a day, twice before dawn, twice during the 
day and once around dusk. 
 
If results from monitoring went below a threshold indicating a possible problem, this 
requires someone to be on site for significant periods of each day.  This person will need 
to be experienced in all aspects of fishery management, to be practical and resourceful 
to the appropriate response to the results. 
 
It is often proposed that remote monitoring equipment connected to an alarm could be 
used (e.g. to measure dissolved oxygen), however these automated sensors are 
notoriously difficult to keep calibrated and are very expensive particularly in a situation 
where more than remote sensors will be required. 
 
Significantly they will only monitor one of a number of possible solutions, not the 
combined effect if there should be more than one parameter going out of the safe zone.  
There are many water quality parameters that may change.  Other parameters such as 
ammonia concentration are also important.  Currently there is no remote monitoring 
equipment available for ammonia. 
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Aquatic plants are essential components of fresh water fisheries.  In addition to 
providing fish with sources of food, cover and spawning habitat, submerged species also 
oxygenate the water during daylight hours through photosynthesis, enabling fish to 
survive. 
 
Suspended algae because of their rootless, free floating nature are susceptible to 
changing environmental conditions.  When such conditions are favourable and they 
have ample nutrients, sun light and warmth, algae multiply rapidly and form so called 
“blooms”.  Under these conditions, they release huge quantities of oxygen which 
dissolves in the water.  After dark, however, algae respire, utilising oxygen and releasing 
carbon-dioxide.  As a consequence, fisheries where dense algal blooms are present 
experience significant diurnal variations in the concentrations of dissolved oxygen, 
typically with the highest concentrations during mid-afternoon and lower 
concentrations at dawn. 
 
When environmental conditions are favourable algae may exhaust respires available 
nutrients, especially for phosphates and die rapidly.  Such changes in water temperature 
often associated with thunderstorms can also cause the blooms to collapse.  In these 
cases the death of algae deprives the fishery of oxygen and the dead algae sink to the 
lake bed where they stimulate rapid proliferation of decomposing bacteria which 
themselves strip further oxygen from the water. 
 

 
 

Under these conditions the net effect of sudden water deoxygenation can cause death 
of fish by asphyxiation.  Algae collapses are not always predictable unless accurate and 
frequent monitoring of the dissolved oxygen concentrations is undertaken on a daily 
basis.  If oxygen concentrations begin to fall to abnormally low levels intervention 
through the deployment of oxygenating and/or water recirculation equipment can 
replace the lost oxygen to ensure that fish survive. 
 
The 24 hour on site presence of a Fishery Manager is the only satisfactory means by 
which this monitoring and oxygenation can be achieved.  I am in no doubt that during 
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periods when oxygenation of water is essential often overnight automatic generators 
to provide the necessary power could malfunction.  Furthermore, such automated 
generators come at considerable capital cost. 
 
It goes without saying that if there are significant fish mortalities there is an immediate 
effect on the business.  It may not be possible to restock especially if the fish mortalities 
have occurred during the summer months as it is good practice only to move fish during 
the colder months. 
 
As with all forms of husbandry the on-site presence allows quick response to any of a 
number of different problems that may occur.  This may be a response to water quality 
problems as set out above.  However, there are many other unexpected potential 
problems that may be encountered, for example ice build-up, blockage of overflow or 
inflow etc.  These problems should obviously be dealt with as fast as possible, the 
impact on fish welfare will be minimalised by a quick response. 
 
It is unusual to find situations where animals are farmed and cared for, where there is 
not associated accommodation for the persons responsible for the care of those 
animals.  The EU Fish Health Directive implemented in 2009 has increased the legal 
responsibilities of the owners’ of fish, particularly where they are held in a farming 
situation. 
 

6.4 Night Fishing 
 
The demand for night fishing has increased significantly over the last decade particularly 
from anglers’ wishing to catch specimen size carp and other species.  Customers will 
stay overnight in bivvies’ erected alongside their fishing peg.  On other fisheries there 
may be some form of overnight accommodation, for example a cabin or a pod.  
Significant additional income is achievable from anglers’ who pay additional fees for the 
right to fish after dark and on some commercial fisheries a separate night fishing 
syndicate operates without interfering with normal day time fishing. 
 
Allowing regulated night fishing does represent challenges to the management of a 
fishery as customers require specific services and must be monitored.  A business may 
have been planned on a sound financial basis, but employing additional skilled, trained 
and experienced staff would represent a major financial burden on the business. 
 
A permanent presence on site for the Fishery Manager would give a more practical and 
cost effective solution.  Unfortunately there is an increasing number of incidents 
relating to fishermen using drugs and having drink, which is not only a safety issue, but 
also creating disturbance to other visiting anglers’ and these sorts of incidents can only 
be dealt with by an on-site presence. 
 
The functional need for on-site supervision “most of the time” is determined by the 
nature and scale of the enterprises operated and the fish breeding, rearing and 
management systems employed and the following issues are considered relevant: 
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• A significant proportion of fishing at Carpvale Doubles is based on 24 hour carp 
fishing with angler’s staying on site overnight. 

 

• Angler’s currently camp around the lakes unsupervised at all times of the year. 
 

• A locked gate system is operated for security reasons, but problems would 
immediately occur if there was an incident or an emergency.  A resident key 
worker would alleviate these potential problems. 

 
6.5 Fish Theft and Security 

 
Theft of fish is a significant problem for fisheries all over the country, and is a problem 
involving opportunist thieves often referred to as poachers as well as organised criminal 
gangs.  There is a growing trend of thieves targeting commercial fisheries and fish farms 
to remove valuable fish stocks either to sell on or introduce into another fishery. 
 
Coarse fish cost between £5-£10 per lbs.  This increases if certain species are in demand.  
Large carp, tench and bream are worth a significant amount of money.  By way of an 
example a 40lb carp can have a value of over £5,000 and clearly such fish will be 
attractive to thieves. 
 
This illegal removal is often carried out by opportunist angler’s who have been paid to 
fish.  The easiest way to catch them is by rod and line and the easiest way to fish a 
fishery is to buy a ticket and then enter the site as a legitimate customer. 
 
Once caught the fish can be removed from site in amongst the normal fishing 
equipment that most fishermen have.  In reality it can be quite difficult to detect and 
deter in particular at night without a high frequency of observation by staff with specific 
experience in fisheries management.  At the same time care must be taken to protect 
normal paying customers from intrusive security systems. 
 
Other fish thefts can be completed within a few hours, usually after dark and they often 
go undetected in recreational fisheries and netting of lakes at night time is becoming a 
more common occurrence. 
 
First indication that fish have been stolen may be a sudden unexplainable decline in 
catch rates.  Were this to occur it could result in the reputation of the fishery suffering 
through a fall in angler numbers and a dramatic decline in business.  The advent of 
Facebook and other social media platforms can have a very negative effect if word gets 
out or rumours spread. 
 
Many of the specimen fish which reside in a fishery have normally grown to that size 
over a considerable number of years.  The largest fish may be irreplaceable in the 
immediate term on a like for like basis primarily due to the seasonable nature of the 
sale of live fish and the current demand and scarcity of specimen carp in particular. 
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The main methods of tackling such a threat is through regular bankside patrols, direct 
scrutiny of anglers’ vehicles and equipment.  However these methods are only partially 
successful and a permanent onsite presence is the best way to discourage such illegal 
activity.  This enables immediate action to be taken against criminals as well as 
preventing a crime taking place.  Furthermore, a 24 hour presence on site will also help 
discourage the theft of anglers’ equipment.  It is not uncommon for such equipment to 
have value running to several thousand pounds.  Burglary and the theft of equipment is 
also a concern.  As more investment is put into a fishery, i.e. pumps, aeration 
equipment, there is an increased risk of theft. 
 
The threat of fish theft can be reduced by appropriate extensive perimeter fencing, high 
specification gates, CCTV and other deterrents and there are many examples where 
these measures alone have not been sufficient and they will not completely guarantee 
the security of the site, particularly given its rural location.  It is my opinion that the only 
truly effective measure against these security issues is through a 24 hour onsite 
presence. 
 

6.6 Safety 
 
The safety of the customer is a legal and moral duty for any business and owns are 
subject to the Occupiers Liability Act 1957 (Appendix 4).  Ongoing maintenance of car 
parks, roads, banks and fishing pegs will go a long way to protect customers from 
accidents and falling into the water.  It is also important for the fishery to have specific 
safety equipment available on site. 
 
However it is important that any customer that may fall in the lakes are identified and 
rescued as soon as possible.  This is especially important on a cold night when a fully 
clothed person may have difficulty getting out of the water no matter what the depth. 
 
A principle safety issue at a fishery is to prevent drowning.  With a fishery being visited 
by many customers some with children the risks can increase.  It is a fact that the highest 
cause of deaths for 14 to 18 year old boys is drowning of which a high proportion can 
swim.  Drowning is also the third most common cause in all under 16 year olds 
(Appendix 5). 
 
Further risk can be reduced by regular checks on the customers during their fishing stay.  
It can be argued that the slight risks involved in taking part in angling are an accepted 
part of any sport.  However, when a paying customer is exposed to those risks it 
becomes a matter of responsibility and liability that falls, in part, on the operator of the 
site. 

 
Two of the most common incidence are: 
 

• Anglers falling into the fishing lakes both during the day and at night. 

• Unauthorised fishing by Europeans. 
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It is the duty of the owner to reduce the risks associated with customers being on site.   
Star Carr Lakes has already gone a long way to reducing these risks, with well-designed 
access roads, paths, and well lit areas around the lakes and log cabins. The presence of 
an onsite manager has reduced this risk even further. 
 
The fishery has people on site, either fishermen and/or holiday makers, 24 hours a day 
on an year round basis. Many anglers (particularly women and juniors) choose small 
enclosed waters as they are more secure than rivers and reservoirs. 
 

6.7 Predation 
 
Fisheries can be predated by a combination of cormorants, herons, otters and mink.  
Cormorant predation is a growing national problem at fisheries.  Their numbers have 
increased significantly and at present there is very little fishery owners can do to control 
their numbers.  These birds can destroy fish stocks in a relatively short period of time.  
It is estimated that up to 10% of the fish stock can be lost due to cormorant predation. 
 
The applicant does not have a shot gun licence and has therefore not applied for a 
licence for DEFRA to control cormorants.  In practice more often than not the presence 
of cormorants at the fishery takes place at first light or late in the evening when there 
is less human activity.  A cormorant can consume up to 2kg of fish per day, however it 
is not just the consumption of fish that is a problem, but also the effect that cormorants 
can have on the welfare of the fish.  Fish are at their slowest and least responsive during 
the winter months when attacks from cormorants often occur, which causes fish to seek 
shelter and can lead to additional stress. 
 
Historically when the Bailiff was on site, he was able to disturb cormorants by using 
bangers or flares as necessary. 
 
It is therefore important that there is continued monitoring of the fishery to both legally 
control and scare cormorants off the fishery to prevent serious financial loss. 
 
Predation can also take place from mink.  It is legal to use mink traps to control the 
specie.  Many fisheries suffer from mink predation, however it is a legal requirement 
that traps are checked on a daily basis. 
 
A range of deterrents can be employed to include bird scarers and the provision of fish 
refuge areas, however the best deterrent is having a human presence on site. 
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7 Evaluation 
 
7.1 Intent 

 
The applicants have demonstrated that during their tenure the business has been 
developed into a popular mixed use leisure facility which has been operated at a very 
high standard, with the benefit of having a permanent manager’s presence on site. This 
is set to continue, either under the existing ownership or under future owners who are 
likely to continue to expand the leisure use further and most likely with the consent for 
additional holiday accommodation units. 
 

7.2 Functional Need 
 
Functional need in this case relates to farmed animals requiring essential care at short 
notice, i.e., based primarily on grounds of animal welfare. 
 
It is an offence under the Agriculture (Miscellaneous Provisions) Act 1968 to cause 
unnecessary pain or unnecessary distress to any livestock.  The basic requirements for 
the welfare of livestock are a husbandry system appropriate to the health and, so far as 
practicable, the behavioural needs of the animals and a high standard of stockmanship.  
Stockmanship is a key factor, because no matter how otherwise acceptable a system 
may be in principle, without competent, diligent stockmanship, the welfare of the 
animals cannot be catered for. 
 
Legislation requires that all farm animals are managed in a manner which accords them 
freedom from thirst, hunger and malnutrition, appropriate comfort and shelter, the 
prevention and/or rapid diagnosis and treatment of injury, disease or infestation, 
freedom from fear, freedom to display most normal patterns of behaviour, and it is 
accepted, that without good stockmanship, animal welfare can never be adequately 
protected.  The health and welfare of fish is covered by the Aquatic Animal Health 
(England and Wales) Regulations 2009.  This requires the Fishery Owner/Manager to 
record the health of fish stocks and monitor mortality, to record any movement of fish 
stocks onto or out of the premises. 

 
I have set out the functional reasons why I believe that a continued 24-hour presence 
on site is essential to the existing and future development of Star Carr Lakes.  In this 
particular case the main duties of the Fishery Manager include:- 
 

a. immediate intervention to rectify any failure of life-support equipment used in 
the existing and proposed fish-rearing ponds; 

b. monitoring and feeding the growing fish and some of the older fish stocks which 
require supplementary feed during cold weather; 

c. frequent observation and monitoring of dissolved oxygen (DO) levels in the 
fishing lakes; 
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d. immediate deployment of aeration equipment in the event of a depletion of DO 
levels, and the monitoring and running of aeration equipment; Appendix 6 – 
Aquatico Information Sheet. 

e. providing a daily presence on site if any anglers fall into the water or get into 
difficulties; 

f. Monitoring and recording the health of fish, taking prompt action if health 
concerns are identified; Appendix 7 – Fisheries.co.uk Press Release. 

g. prevention of predation, and the theft of valuable fish that, were they removed 
illegally or jeopardised in other ways, would be irreplaceable and lead to the 
rapid collapse of the business; Appendix 8 – Angling Trust Press Release. 

h. Establishing 24-hour security to deter vandalism to the fishery and damage to 
wildlife; Appendix 9 – Cormorants, The Facts. 

i. Preventing predation by cormorants. 
j. Monitoring and maintaining water quality and general fish welfare; Appendix 10 

– IFM Stillwater Coarse Fisheries Codes of Practice. 
k. In respect of the holiday accommodation, the manager must meet and greet 

guests staying at the site. 
l. The manager must respond to health and safety issues of guests whilst staying 

on site, which could be at any time of day. 
 

These actions are complementary and accumulative, and none of them can be 
accomplished by use of Close Circuit Television (CCTV).  They are necessary on a daily 
basis and the inability to achieve this effectively rules out these aspects of the business 
expansion and denies the owner the opportunity to develop the fishery business to its 
full potential.  
 
It is also important that the overall security of the business and premises are maintained 
so that if intruders are on the site, their presence is detected and appropriate action 
taken. 

 
7.3 Full Time Requirement 
 

The functional need relates to a full-time labour unit.  Unlike more traditional farming 
enterprises, there is little standard data for labour for fish related activities as well as 
holiday accommodation. 
 
The Manager’s day at Star Carr Lakes starts at 6:30 a.m. and finishes between 5 p.m. 
and 8 p.m. depending on the time of year.  This means that the manager can spend on 
average up to 12 hours every day (i.e., 7 days a week 365 days a year) on site.  This 
equates to approximately 3,996 hours – a full-time equivalent farm worker is based on 
2,200 hours.  The functional need on the property therefore relates to up to 1.8 full-
time workers (Appendix 11). 
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7.4 Financial Viability 
 

 At paragraph 83 of the NPPF states that Planning Policies and decisions should enable 
the sustainable growth and expansion of all types of business in rural areas to include 
sustainable rural tourism and leisure developments which respect the character of the 
countryside. 

 
 I have provided detailed information on why the development proposals cannot be 

enacted unless there is a full time presence on site with a Fishery and Site Manager – 
the functional need. 

 
 The current accounts are not reflective of how a reasonably efficient operator would 

run the site due to the reduced opening hours of the current management. However, 
despite this there is still an operating profit surplus before finance, tax, drawings and 
depreciation which is sufficient to cover the wages of a rural worker. 

 
 The business would be operated at a higher level under a normal reasonably efficient 

operator by simply opening for more hours. This has not been possible for the current 
owners due to other commitments, however a future owner is likely to run the existing 
operation more commercially. 

 
 This can be achieved without the need for any further investment or planning 

permission, simply by opening on more days for visiting anglers. However, we anticipate 
that with the additional holiday accommodation units and increased fishing days, the 
turnover would be in excess of £75,000, with the returning net profit around £40,000. 

 
 It is generally accepted that the standard test for a rural worker is that the business 

should be able to generate sufficient profit to provide a return to land, labour and 
capital and contribute to financing the purchase/build cost of the permanent dwelling. 
The dwelling has already been built and therefore the existing operation needs to 
support the rural worker. 

   
7.5 Day Ticket Fishing Income 

 
The income derived from coarse fishing varies greatly.  It is influenced by the following 
factors: 
 

• The location of the site and its proximity to centres of population. 

• Ease of access for vehicles and pedestrians. 

• The provision of safe and secure car parking. 

• The nature and size of the fish populations. 

• The attractiveness of the fishery and its environment/tranquillity. 

• The prices charged by competitor fisheries. 
 

The total income that can accrue from coarse fishing at a particular venue is also 
influenced by the number of fishing pegs.  At Star Carr Lakes there are a total of 23 pegs. 
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Although with warmer winters fishing has become a 12 month activity, coarse fishing 
tends to be more popular during the warmer months. One might expect that for a 
typical commercial fishery there would be 25% occupancy of pegs during the week and 
in excess of 50% at weekends from the 1st May to the 30th September (summer).  For 
the winter months (1st October to the 30th April), attendance may be a third of these 
figures (8.33% and 16.67%) respectively.  This assumes that the fishery would not be 
subject to a closed season. 
 
Allowing for a three week period during mid-winter when fishing may be impossible 
because of inclement weather and/or ice cover, there are 110 week days and 43 
weekend days in the summer period and 135 week days and 57 weekend days during 
the winter period. 
 

7.6 Fish Rearing 
 
Carp are the principle species in the fishing lakes.  They are in great demand and do not 
usually breed successfully in lakes, however they are relatively easy to grow in ponds 
under carefully controlled conditions.  This assessment is based on the production of 
carp over an annual cycle.  Young carp would be purchased from a specialist hatchery 
and stocked into the ponds during the spring months.  It should be possible for the 
owners to breed their own fish once the techniques have been trialled and perfected. 
 
The young fish would then be grown in the stock ponds during the subsequent summer 
and autumn period, being retained during the winter prior to stocking into the fishing 
lakes or if not required sold externally.  Replacement young fish would then be stocked 
again during the spring. 
 
This simple procedure could be amended so that some of the fish are retained in the 
ponds for two or more years, although some (excess) fish will have to be destocked 
annually to provide space for those that remain to grow larger. 
 
The grown on fish will have a transfer value if they are stocked into the fishing lakes (as 
this action curtails additional expenditure on fish purchases from external sources) or 
the actual sale income if the fish were hypothetically sold. 
 

7.7 Other Suitable Accommodation 
 
A test of the functional need is whether or not it could be filled by another dwelling on 
the unit, or other existing accommodation area which is suitable and available for 
occupation by a Fishery Manager.  The following considerations have been given to 
alternative accommodation taking into consideration the following factors: 
 

• Suitability – is the property fit for purpose? 

• Availability – is it possible to purchase or rent a property? 

• Affordability – is the purchase or rental within the range that could be afforded 
by a rural worker in the enterprise concerned? 
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I am also of the opinion that in order for an accommodation to be considered suitable, 
the requirement is for a dwelling that meets the following criteria: 
 

• Within sight and sound of the business to satisfy the functional needs of the 
business. 

• Of modest size to accommodate the Manager and his family. 
 

Star Carr Lakes lies approximately 1.5 miles from the village of Leven and approximately 
1 mile to the village of Brandesburton. The larger towns of Beverley and Driffield are 8 
and 11 miles respectively.  The possibility exists that if there is affordable housing 
available in the village or nearby, a Fishery Manager could live there and still be able to 
discharge their duties at Star Carr Lakes. 
 
It is however necessary to assess the availability of other dwellings in the locality for 
purchase or rent.  My client would favour renting a property due to the amount of risk 
associated with any business.  The reason being is that too much capital would be tied 
up in the building.  The capital outlay would be better employed in the business. 
 
Therefore a rental property would be the preferred option.  This will however limit the 
choices from available stock in the area.  Most rental stock is offered with a minimum 
of 6 months and a maximum of 1 year term.  It is unlikely that a property will be available 
for a long term rent and therefore having to move property every 6 to 12 months would 
not be conducive for the business. 
 
An internet search in October 2023 has identified only two available 2-3 bedroom 
properties for rent in the area.  These are within the villages identified or within 1 to 3 
miles of the site, with rents between £750 and £975 pcm.  The properties identified for 
rent are within Appendix 12. 
 
To determine whether or not a Fishery Manager living in one of these properties could 
sufficiently quickly in the event of the failure of fish “life support” equipment described 
earlier this report (in Section 6) I have timed the simulated difference in actions 
between a Manager living on site and one living in the village of Brandesburton. 
 
In both cases the Manager would be on site during daylight or normal working hours, 
being capable of responding rapidly to visual (e.g. a flashing light) or audible (e.g. a siren 
or hooter) warnings of equipment failure.  Irrespective of where the Manager resides 
overnight they would need to be awoken by an automatic telephone or bleeper call, get 
dressed in what might be foul-weather gear, leave the property and walk to the source 
of the failure. 
 
The additional actions for someone living off site would involve gaining access to their 
vehicle, driving along public road at legal speeds (in what might be inclement weather), 
unlocking the fishery gate, entering the site, re-securing the gate and driving to the car 
park and then walking to the source of the incident. 
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Using a stop watch the simulation exercise demonstrated that the response time for 
someone living on site is likely to be between three and four minutes.  Using the same 
technique, the equivalent time for a Manager located in the village of Brandesburton is 
likely to lie between 10 and 15 minutes.  The simulation was repeated three times. 
 
This exercise reveals that even if a Bailiff/Fishery Manager was able to live in 
Brandesburton village relatively close to Star Carr Lakes a response to a typical 
equipment-failure emergency would take longer than the 10 minute “golden window” 
of opportunity within intervention must take place to safeguard fish welfare and 
prevent the onset of wide-scale fish mortalities.  
 
In addition, there are other ancillary reasons which contribute to the need for a 
Manager to be based permanently on site namely site security and the prevention of 
theft of fish and/or equipment. 
 
With regard to whether or not any other existing accommodation in the area which is 
suitable and available for occupation by a Manager is concerned, it is my opinion that 
to satisfy the functional need the dwelling should be sited at, or very close to, the place 
of work (e.g. within sight and sound or close proximity of Star Carr Lakes) to enable this 
essential need to be satisfactorily discharged. 
 
It is therefore clear that there are no suitable or available properties in the local area 
capable of fulfilling the functional need.  The sequential test in respect of nearby 
dwellings has therefore been passed. 
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8 Planning Comparables 
 
I have personally visited in over 1,000 fisheries in the last 12 years, which vary in size 
and character from a 1 acre lake to a large water based leisure complex with multiple 
holiday accommodation units based around fishing.  We are aware of a significant 
number of these fisheries where planning permission has been granted for permanent 
a residential dwelling on site. 
 
Historically these consents were primarily granted with agricultural ties as planning 
authorities had no other means of granting consent.  Subsequently Section 52’s and 
more latterly Section 106’s have been used to grant planning permission with 
occupancy conditions tying a dwelling to the fishery. 
 
It is my experience in the last 12 years planning permissions which have been granted 
have a suitably worded occupancy condition relating to a rural workers dwelling as 
opposed to the historic agricultural ties originally granted. 
 
In some cases planning permission has been granted on relatively small fisheries with 
site areas under 5 acres (2 ha) to sites comprising of three or more lakes but in all cases 
they are commercial fisheries which, with the benefit of a planning permission for a 
residential dwelling, have been able to survive and, in many cases, expand their 
businesses due to an onsite dwelling. 
 
The addition of the permanent manager’s presence on site, has enabled Star Carr Lakes 
to develop into a popular leisure facility in the locality with multiple holiday 
accommodation units in addition to the successful coarse fish rearing operation. In 
particular, the significant investment placed into upgrading the infrastructure and the 
holiday accommodation to enhance the overall visitor experience would not have been 
possible without the manager’s presence. This is set to continue with further 
development of the site with the existing planning consent for additional cabins. 
 
I have set out in Appendix 13 a schedule of planning permissions for permanent 
dwellings and other examples of mixed use fishery and leisure properties across the 
country. In all cases, a appropriately worded occupancy condition relating to a rural 
worker’s dwelling has been attached to the planning consents, with the wording based 
on the fishing, fish rearing and/or holiday accommodation uses to the enterprise.  
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9 Conclusion 
 
For reasons outlined in this report I believe it is essential to the continued management 
and future development of Star Carr Lakes that there is a continued 24 hour presence on 
site. 
 
Star Carr Lakes has been in operation as a commercial fishery for over 20 years, since 
being redeveloped from a redundant trout farm. The current owners have invested 
significant capital funds in improving the infrastructure, lakes and accommodation to 
cater for anglers and visitors of all ages and circumstances. 
 
The development of an the fish rearing on site enables the fishery to sustain the existing 
fish stocks, in particular keeping a supply of good quality specimen fish. However, the fish 
rearing operation would not be possible if there was no on site presence to feed and 
monitor the fish and take immediate action to prevent failure of equipment, vandalism 
and fish theft. 

 
These considerations are of crucial importance because the survival of the fish will be 
entirely dependent on the correct operation of the water recirculation and bio filtration 
systems.  Should either system fail, even for a few minutes, the fish are likely to die and 
the entire stock will perish.  Moreover, fish retained in any conditions are susceptible to 
outbreaks of disease and parasitic infections.  In natural fisheries, such infections tend to 
spread slowly and are often controlled naturally, in semi-intensive conditions the 
ailments develop more rapidly and are spread quickly amongst all the stock. 

 
To make efficient use of the facilities and to maximise the growth rates of fish, they 
should be fed ad libitum on pelleted foods.  However, the installation of such devices will 
be redundant if they become vandalised or stolen.  The applicants are concerned this will 
occur unless illegal acts can be deterred. 

 
As with all forms of husbandry the onsite presence allows a quick response to any of a 
number of different problems which may occur.  This may be a response to water quality 
problems as laid out above.  However, there are many other unexpected potential 
problems that may be encountered, for example, ice build-up, blockage of overflow or 
inflow, etc.  These problems should obviously be dealt with as fast as possible, the impact 
on fish welfare will be minimised by a quick response. 

 
Where there is neither a permanent human presence at fisheries nor some other form of 
effective deterrent against trespassers, there is a real risk that non-anglers will gain 
access to the banks and the surrounding areas with the intention of committing illegal 
acts, especially after dark. 

 
Large carp, tench and bream are worth a significant amount of money and are therefore 
attractive to criminals.  The easiest way to catch them is by rod and line, and the easiest 
way to fish a fishery is to buy a ticket and enter the site as a legitimate customer.  If caught 
the fish can then be removed from site in amongst all the normal fishing paraphernalia 
that most fishermen have.  In reality this can be quite difficult to detect and deter, 
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especially at night, without a high frequency of observation by staff with specific 
experience in fisheries management.  At the same time care must be taken to protect 
normal paying customers from intrusive security systems.  An onsite presence by a well-
trained person will go a long way to address these issues. 

 
On the basis of the current operation it is considered that there is an existing essential 
functional need for a rural worker to be available at most times of the day.  Given that 
the functional need is generated by an existing and expanding enterprise, the need 
should be continued to be met by a permanent dwelling. 
 
The siting of the permanent dwelling is sufficiently close to the existing fishery to allow 
the applicants to carry out their duties satisfactorily and to ensure the property 
functioning of the enterprise.  There is evidence that the business is planned on a sound 
financial basis and the long term needs of the business are sufficient to justify a dwelling 
on site.  There are no other suitable dwellings within a close vicinity of Star Carr Lakes. 
 
In my opinion the business satisfies the criteria of paragraphs 79a, 80 and 83 of the 
National Planning Policy Framework as there is a proven essential need for residential 
accommodation on site in order to meet the essential functional needs of the business 
and the security and welfare of fish under the applicants care.  The demands of the 
business have significantly changed over the last five years with an increase in the value 
of fish stocks and ever increasing threat of theft and a requirement to provide an onsite 
health and safety presence for anglers and to ensure applicants are compliant with 
current legislation.   
 
The proposal meets the criteria of Policy SP1 and SP2 (Dwellings to support a rural-based 
enterprise) of the East Riding Local Plan and the terms of the National Planning Policy 
Framework.  I have demonstrated the applicants’ special circumstances and the 
continued essential need for a rural worker to live on site permanently.   

 

 

         
Signed…………………………………………………… 
 
For and on behalf of Fenn Wright LLP 
 
Dated   30th November 2023 
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Appendix 1 
 

Star Carr Lakes Site Plan 
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Appendix 2 
 

Fen Lakes Fishery Appeal Case 
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Appendix 3 
 

Newbridge Fishing Lake Appeal Decision 
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Appendix 4 
 

Occupiers Liability Act 1957 
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Appendix 5 
 

ROSPA Water Safety Information dated October 2007 
  









Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire 
 

    

 
 Planning Appraisal | Star Carr Lakes, Brandesburton, Yorkshire 

  

 
 
 

Appendix 6 
 

Aquatico Information Sheet   
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Appendix 7 

 
Fisheries.co.uk Press Release 
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Appendix 8 
 

Angling Trust Press Release 
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Appendix 9 
 

Cormorants, The Facts  
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Appendix 10 
 

IFM Stillwater Coarse Fisheries Codes of Practice 
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Appendix 11 
 

Manager’s Future Duties 
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Manager’s Future Duties 
 

Duties Per Day Per Week 

Daily Tasks   

Taking and making bookings, meeting customers, 
explaining fishery rules & tactics, and taking 
payments. 

2 hours 14 hours 

Patrolling the banks, enforcing rules and inspecting 
anglers’ equipment and rigs 
- 4 rounds at 0.5 hours/round 

2 hours 14 hours 

Daily inspection of the lake margins 

• Feeding fish; checking that there is no 
evidence of sick or dead fish; 

• Removing any litter/debris from the water 
and banks; 

• Ensuring that water quality is good – taking 
dissolved oxygen readings and undertaking 
appropriate action if the levels are too low. 

1 hours 7 hours 

Checking and feeding reared fish, monitoring water 
quality & maintaining fish life-support equipment (6 
times per day @ 0.5 hours, plus emergencies) 

3 hours 21 hours 

Security checks around the boundaries, gates and 
perimeter fencing. 

(weekly) 2 hours 

Accounting & banking, ordering consumables, 
producing catch reports for magazines. 

(weekly) 2 hours 

On call (day and night) – to deal with accidents, 
emergencies & security incidents. 

(continuous) (continuous) 

Weekly Tasks   

• Collect all waste, empty bins (twice weekly). 

• Grass cutting around lakes Facilities buildings 
etc. 

• Peg path and perimeter maintenance; 

• Fill feed bins with food on breeding ponds 
twice weekly. 

• Check water quality on all lakes – PH, 
ammonia, nitrate test. 

• Update website. 

• Update accounts, Facebook and social media.  

(seasonal 
variation of 

duties) 
7 hours 
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Fortnightly Tasks   

• Collect samples of fish from breeding ponds 
for weighing to ascertain growth rates and 
optimum food requirements. 

• Strim all areas where necessary. 

• Fill chemical dips – biosecurity and health and 
safety issue. 

(seasonal 
variation of 

duties) 
6 hours 

Seasonal Tasks   

• Net fish for restocking. 

• Carry out major repairs around the fishery 
(November to February). 

• Major improvements and developments to 
the lake and surrounding areas (November to 
February). 

• Drain and lime breeding ponds and empty for 
fish ready for the next batch (November to 
March). 

• Refill and fertilise all empty ponds (November 
to March). 

• Cut back all excess growth and trees around 
pegs and remove any dead and dying trees. 

• Prepare access roads and paths. 

(seasonal 
variation of 

duties) 

(dependent on 
jobs – average 

per annum 
estimated at 
200.0 hours) 

Total estimated hours per week  73 hours 

Estimated hours per annum (52 weeks)  3,996 hours 

Estimated seasonal tasks     200 hours 

Man-days per annum (@ 10 hours/day)  400 man-days 
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Appendix 12 
 

Properties to Rent 
  



Rightmove - Rental Property Search 
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Appendix 13 
 

Other Commercial Coarse Fisheries with Consent for 
Manager’s Permanent Dwelling  
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Other Commercial Coarse Fisheries with Consent for Manager’s Permanent Dwelling 
 

Date Reference Site Name County Local Authority 

2007 
APP/Y1138/A/06/ 

2019907 
South Combe 

Waters 
Devon 

Mid Devon District 
Council 

2007 
APP/M2270/A/06/ 

2022860 
Elphicks Fisheries Kent 

Tonbridge Wells 
Borough Council 

2007 09/07/00012 The Sedges Devon 
Sedgemoor District 

Council 

2008 
APP/V4630/A/08/ 

2093109 
Foxhills Fisheries Midlands 

Walsall Metropolitan 
Borough Council 

2008 
APP/U1430/A/08/ 

2065301 

Wyland 
International 

Angling Centre 
East Sussex 

Rother District 
Council 

2008 08/0043 Lonsdale Park Cumbria Carlisle City Council 

2008 N/132/00955/07 Oasis Lakes Lincolnshire 
East Lindsey District 

Council 

2009 
APP/X3025/A/08/ 

2084072 
Park Hall Lake 

Fishery 
Nottinghamshire 

Mansfield District 
Council 

2009 
APP/E2001/A/08/ 

2081055 
Newbridge Lakes South Yorkshire 

East Riding of 
Yorkshire Council 

2009 SB/09/00125/TP 
Stockwell Farm 

Fishery 
Bedfordshire 

Central Bedfordshire 
Council 

2010 R10/1175 Makins Fishery Warwickshire 
Rugby Borough 

Council 

2014 13/00913/OUT 
Parklands Coarse 

Fishery and Caravan 
Park 

North Yorkshire 
Hambleton District 

Council 

2014 WD/2013/2315/FR Brick Farm Fishery East Sussex 
Wealden District 

Council 

2016 16/00820/FUL Horseshoe Lake Gloucestershire 
Cotswold District 

Council 

2016 S/0790/16/FUL Lawn Farm Fishery Cambridgeshire 
South 

Cambridgeshire 
District Council 

2016 14/04148/OUT Colehurst Fishery Shropshire Shropshire Council 

2018 WD/2017/0577/F Tanyard Fishery East Sussex 
Wealden District 

Council 
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