
 
(5) Application No: PAP/2015/0227 
 
Lucky Tails Alpaca Farm, Dexter Lane, Hurley, CV9 2JG 
 
Use of land for the siting of a temporary rural workers mobile home, for 
 
Ms S Booth  
 
Introduction 
 
This application was referred to the last meeting of the Board but determination was 
deferred in order that further advice could be sought on the prospect of a temporary 
planning permission in lieu of a refusal. 
 
As a consequence the further advice of the Council’s consultant has been sought and 
the matter is referred back to the Board for determination. 
 
The previous report is attached at Appendix A for convenience. 
 
Background 
 
At the meeting Members were aware that the key issue was whether there was an 
essential need to have a permanent residential presence on the site. The Council’s 
agricultural consultant did not think so because, amongst other reasons, the applicant’s 
business plan was not well founded given the size of the holding and the quality of the 
grass land. Given this position his view was that the projected business plan for the 
holding was not sustainable and that in any event the site is close to Hurley where 
suitable accommodation could be found. He also considered that the value of alpaca 
stock is variable and that this had not been properly allowed for in the business plan. 
 
The applicant responded to these comments by indicating that additional land could be 
made available and this would put the business on a sound footing. 
 
The present holding is 5.2 acres. At the meeting, the applicant indicated that the 
potential to rent additional land had now been made available. This land adjoins the 
holding and it amounts to some 4.4 acres, potentially giving an area of 9.6 acres of 
available land. The applicant’s agent says that it is generally accepted that stocking 
rates can vary between 4 to 8 alpacas an acre depending on the quality of the pasture. 
He says that with the original herd of 17 on the current site this would fall below this 
range – just over 3 per acre. Given the poor quality of the grassland then this is said to 
be a reasonable stock level. The business plans to grow such that there would be 37 
animals on site after three years – say 7 per acre.  However the additional land would 
reduce this to say 4 per acre. This additional land would also enable the business to 
further grow to some 47 animals at year five – say five an acre. In these respects the 
applicant is saying that there is the potential here for a sustainable business in that 
reasonable stocking levels can be obtained and the quality of the existing pasture 
resolved through the additional land that has now been made available. In other words 
the business plan is sustainable. 
Attached at Appendix B is a bundle of papers including the offer of the land and the 
applicant’s agents’ response to the Council’s consultant’s initial report. It also contains a 
very recent appeal decision.  
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The Consultant’s Response 
 
The Council’s consultant is aware of the additional land being offered but maintains his 
objection to the key issue – that of the need to have permanent residential presence on 
the land. He has a number of reasons for this. 
 
Firstly he considers the offer of the land is not explicit; it doesn’t set out when that land 
could be made available, the terms involved or the likely rent. In other words it is only an 
offer and at present the impact of the terms of that offer are unknown meaning that the 
impact on the business plan cannot be calculated. The only known factor at present is 
the poor state of the existing site and his advice is that that would not support the 
business as proposed.  
 
Secondly, he still considers that permanent residential presence on the site is not 
essential. The site is within walking distance of Hurley. Accommodation is available 
here and then a “mess-room/shelter” could be used on the site on a daily basis or for 
emergencies. There is technology to respond to power failure and to trigger security 
alerts/alarms as well as on-site infra-red beam technology. 
 
Thirdly, given the uncertainty over the offer; no allowances made in the business plan 
for falling stock values, the low income level predicted for the applicant and the 
commitment to further expenditure, he remains of the view that the sustainability of the 
business is questionable. 
 
Observations 
 
The site is in the Green Belt and as indicated in the previous report the key issue is 
whether the “agricultural” case here put forward by the applicant is sufficiently robust in 
order to enable the Board to say that it amounts to the very special circumstance 
necessary to outweigh the presumption against new buildings in the Green Belt. The 
application is for a permanent residential presence on the site. It is considered that the 
case for this has not been satisfactorily evidenced and the conclusions of the Council’s 
consultant are supported. 
 
Members do need however to consider the possibility of a temporary planning 
permission. This would enable the applicant to reside on site and see if over the period 
of the consent the business could develop as predicted. At the end of that period any 
renewal for a further temporary period or indeed for permanent presence could be re-
evaluated based on a track record of farm accounts. The Board is being advised by the 
Council’s consultant against this approach because of the uncertainty of the terms and 
timing of the offer of the additional land and its impact on the business plan. This is 
agreed, because at the time of determination of this application this matter remains a 
significant “unknown” and the present site itself is not sufficient to accommodate the 
overall business plan. However, Members may wish to give different weight to the 
“offer” which they have been made aware of and to the view that this may increase the 
likelihood of the business plan moving forward.  In other words the applicant through a 
temporary permission could be given the opportunity to prove the business case. 
Security and emergency issues could also be evidenced through that period.  
 
On balance, the recommendation to the Board remains as one of refusal. This is 
because of the greater weight is given to the Green Belt position here where a “very 
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special circumstance” is necessary. It is not considered that this case has reached that 
position. However there are policies in both the National Planning Policy Framework 
and the Development Plan which support and encourage the rural economy and to 
retain the rural character of the Borough. A temporary permission, given the 
considerations that the Board is now aware of, would be supported by these planning 
policies if it thought appropriate. 
 
Recommendations 
 
That both recommendations (a) and (b) in Appendix A be agreed. 
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BACKGROUND PAPERS 
 
Local Government Act 1972 Section 100D, as substituted by the Local Government Act, 
2000 Section 97 
 
Planning Application No: PAP/2015/0227 
 
Background 

Paper No Author Nature of Background Paper Date 

1 Head of Development 
Control Letter 12/8/15 

2 Applicant’s Agent E-mail 12/8/15 
 
Note: This list of background papers excludes published documents which may be referred to in the 
report, such as The Development Plan and Planning Policy Guidance Notes. 
 
A background paper will include any item which the Planning Officer has relied upon in preparing the 
report and formulating his recommendation.  This may include correspondence, reports and documents 
such as Environmental Impact Assessments or Traffic Impact Assessments. 
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