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Summary 

SL/2022/0315 

PARISH: Lower Holker    

ADDRESS: Willow Lane Alpacas, Flookburgh, Grange-over-Sands, LA11 7LU 

PROPOSAL: Siting of a temporary agricultural workers dwelling with associated foul system 

(Retrospective) 

APPLICANT: Mr & Mrs Lomas 

Grid Ref: E: 337173 N: 475247 

Committee date: 24th November 2022 

Case Officer: Liz Arnold 

 

Recommendation 

The recommendation is to refuse the application.    

The application is being presented to planning committee as the application has been 

“called-in” Councillor Gardner. She comments that: local flood defences have reduced the 

flood risk on the site; other businesses operate within flood zone 3 protected by these 

defences; and there are already occupied caravans in close proximity to the site. 

 

 

 

 

 

 

 

 

 

 



 

5 

1.0 Description and proposal 

Site Description 

1.1. The site covers an area of approximately 180sqm and comprises part of a larger 
holding. This includes the fields to the south, 2 small field shelters and an existing 
agricultural building adjacent to the road to the north of the caravan. The fields and 
paddock area are divided by post and wire fencing and there is an established 
hedgerow along the northern boundary with the road. 
 

1.2. The street scene is rural in character and appearance. The field to the east is 
pasture land with three stables situated adjacent to the road. There are two further 
stables on the land opposite to the north. The nearest residential property is situated 
approximately 225m to the west, with Flookburgh situated approximately 0.5km to 
the north west. 
 

1.3. The site is located in the Impact Risk Zone of the Morecombe Bay Site of Special 
Scientific Interest, which is situated approximately 1km to the east. The site lies 
within flood zones 2 and 3. 
 

Proposal 

1.4. The proposal seeks retrospective planning consent for the siting of a temporary 

agricultural workers dwelling with associated foul system. The dwelling is in the form 

of a static caravan.  

Consultations  

County Highways  

1.5. This falls within our Service Level Agreement and therefore no comments are 

provided. 

Environment Agency  

1.6. The application site is located within land assessed as Flood Zone 3. Flood Zone 3 

comprises land assessed as having a 1 in 100 or greater annual probability of river 

flooding (>1%), or a 1 in 200 or greater annual probability of flooding from the sea 

>0.5% in any year.  

1.7. The proposed development is incompatible with adopted policies and guidance 

within the National Planning Policy Framework and its supporting Technical 

Guidance. Table 3: Flood Risk vulnerability classification in the 
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NPPF Technical Guidance states that caravans, mobile homes and park homes 

intended for permanent residential use are classified as highly vulnerable. Table 3: 

Flood risk vulnerability and flood zone compatibility clearly states that the 

development proposed should not be permitted.  

1.8. It is important to prevent flood risk to developments of this nature as the instability of 

static caravans (which includes chalets and park homes) places their occupants at 

particular risk from flooding.  

1.9. We believe that making exceptions to national planning policies on an ad hoc basis 

would undermine spatial planning objectives which are set down by government 

following research, public consultation and stakeholder scrutiny. Members of the 

public and the planning community have a legitimate expectation that as a public 

body, we will follow national government policy when giving our advice.  

1.10. We therefore object to the proposed development in accordance with the NPPF and 

Technical Guidance on the grounds that the development as proposed represents 

an inappropriate form of development at the location and therefore it should not be 

permitted.  

1.11. This proposal is also contrary to Policy DM6 - Flood Risk Management and 

Sustainable Drainage Systems in the South Lakeland Development Management 

Policies Development Plan Document (adopted 28 March 2019). 

 

Lower Holker Parish Council 

1.12. The Parish Council support the planning application as it will enable the owners to 

maintain good animal welfare for their livestock. 

 

 Public Responses 

1.13. 26 letters of support have been received raising the following points: 

 The applicants need to be able to live on site to breed alpacas safely and 
successfully 

 Brilliant to see something positive when they live off grid and tick environmentally 
friendly boxes 

 No visual impact as area surrounded by caravans and an industrial area 

 Unusual animals which attract a lot of attention from passers-by, which is nice for 
them to look at but a danger for the animals, with the risk of people feeding them or 
climbing over the fences. Attendance required for animals welfare 

 There is no nearer housing available 

 The safety and security of all the animals on Willow Lane has been massively 
increased and been overseen by the applicants 
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 This place is much loved in the village and surrounding area 

 Local couple who have every right to live and work on the land 

 Local caravan sites have had no problem getting planning permission, so there 
should be no problem with this application 

 The site is near 2 large caravan sites with city holiday makers unlikely to care for 
local farm animals and people often let their dogs run off lead and animals pay the 
price 

 Incidents of livestock thefts in the area 
 

2 letters of objection were also received advising: 

 This is not siting of a temporary dwelling. The said van has been sited and occupied 
for some to 3-4 years. SLDC have issued 3 enforcement notices, none of which have 
been carried out due to incompetence or inability 

 This is an open area with its own charm and supports a wide range of flora and 
fauna 

 It is on flood plan and in the long term sensitive to global warming and rising sea 
levels. It already suffers from weather related flooding at certain times of year 

 The whole site now covers a wide area, not just the caravan and attachments. The 
site does not protect local landscapes 

 Clearly visible from Willow Lane and surrounding area 

 Many alpacas in Cumbria and have no onsite keepers 

 Comments clearly seen online, which encourages support for the application but 
says ‘please don’t mention petting zoo or tourism at this one as that involves change 
of use which we haven’t done yet’. This seems deceitful 

 What does temporary imply? So what next? 
 

2.0 Relevant planning history 

2.1. SL/2021/1065 – Erection of an agricultural livestock building (approved February 

2022) 

2.2. SL/2021/0423 – Appeal against enforcement notice re: material change of use from 

agricultural to commercial use involving a petting zoo (enforcement notice 

withdrawn) 

2.3. SL/2021/0424 – Appeal against enforcement notice re: operational development of 

the siting of a static caravan, installation of a septic tank and erection of a stable 

(enforcement notice withdrawn) 

2.4. PN/2018/0009 – Agricultural building for the storage of equipment, feed and wool 

arising from the proposed keeping and breeding of Alpacas (Prior approval not 

required, July 2018) 

2.5. SL/2018/0408 – Agricultural building for the storage of equipment, animal feed, wool 

produce with areas for shearing, veterinary treatment and the bailing of wool in 
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connection with keeping and breeding of Alpacas (refused July 2018) 

3.0 Relevant planning policies 

National Planning Policy Framework  

Chapter 2, Achieving sustainable development 

Chapter 4, Decision Making 

Chapter 5. Delivering a sufficient supply of homes 

Chapter 12, Achieving well-designed places 

Chapter 15, Conserving and enhancing the Natural Environment 

Local Development Policies 

South Lakeland Core Strategy Policies (CS) 

CS1.1, Sustainable Development Principles 

CS1.2, The development strategy 

CS8.4, Biodiversity and Geodiversity 

CS8.10, Design 

CS10.2, Transport Impact of New Development 

South Lakeland Development Management Development Plan 

Document Policies (DM) 

DM1 – General Requirements for all development 

DM2 – Achieving Sustainable high quality design 

DM4 - Green and Blue Infrastructure, Open Space, Trees and Landscaping 

DM17 – Retention of Community Facilities 

4.0 Assessment 

Principle of Development  

4.1. Paragraph 80 of the NPPF states that isolated dwellings in the countryside should 

be avoided unless there are special circumstances which justify this exception, 

including where there is an essential need for a rural worker to live permanently at, 

or near, their place of work in the countryside. It should be noted 
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that the NPPF provides no explanation of what may constitute an essential 

(functional) need.  

4.2. Policy CS1.2 states that exceptionally, new development will be permitted in the 

open countryside where it has an essential requirement for a rural location. Policy 

CS7.4 also advises that support will be given to the economic needs of rural 

communities by supporting sustainable farming. 

4.3. Policy DM15 of the Development Management Policies DPD reiterates the position 

of the NPPF. This policy requires that proposals for dwellings in the open 

countryside for those working in agriculture or rural businesses who need to live at 

or near their place of work will only be supported where there is a demonstrable 

essential need in relation to specified criteria (1-7). These criteria are not mutually 

exclusive and the policy requires that all 7 matters are satisfied to ensure that a new 

dwelling is acceptable, in principle, in the open countryside, to meet the needs of 

agricultural workers and rural businesses. The 7 tests are as follows: 

1. That an appraisal is submitted with the application which clearly establishes that 
there is an existing functional need for the proposed dwelling and the approximate 
size of the dwelling; 

2. The need relates to a permanent full time or equivalent worker; 

3. The business or agricultural activity has been established for at least 3 years, has 
been profitable for at least one of them, is currently financially sound and can 
demonstrate a clear prospect of remaining so; 

4. The functional need could not be fulfilled by an existing dwelling on the unit or any 
other accommodation in the area which is suitable and available for occupation or 
conversion for those concerned; 

5. The applicant can show that within three years prior to the application no dwelling 
has been sold, transferred or made unavailable, including the removal of a relevant 
occupancy condition relating to the holding or business; 

6. A dwelling cannot reasonably be provided at the location by other means including 
the conversion of an existing suitable, underused or redundant building, except 
where the use of that building already contributes to the viability of the business; 

7. The proposed dwelling is located within or adjacent to the existing farm or 
business.  

 
4.4. Willow Lane Alpacas operates 12.7 acres with 6.3 acres owned and the remaining 

land rented. It currently comprises 13 alpacas, including 7 breeding females, of 

which 4 are due to give birth.  Two of the males are studs and the rest are guard 

animals. In addition the holding has 2 pygmy goats and chickens. The farm business 

breeds the alpacas to improve the breeding stock; production of fleece and sale of 

fleece products; sale of surplus /additional male alpacas and hiring out alpacas as 

guard animals for lambing ewes. The business also hires the alpacas out to events 

and weddings and allows groups of up to a maximum of 5 
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people at any one time (known as the Alpaca experience) at no more than 3 times 

per day. The land is in grass for grazing. Surplus grass is conserved as hay for 

feeding the Alpaca over the winter months and any surplus hay is sold. 

4.5. The applicants supporting statement advises that the caravan ‘allows the expansion 

of the rural business in that without being on site it is impossible to safely breed the 

Alpacas. The licence issued by SLDC for the Alpacas requires that they are not left 

for more than 4 - 6 hours. They are predominantly breeding elite bloodlines having 

introduced high quality/value animals to their breeding programme last year and that 

the meet and greet etc. is an opportunity for them to educate people about the breed 

as well as enjoyment and to be able to sell their products. The report further outlines 

that in terms of security, due to the off-grid nature of the site, a security system is 

not possible. A letter by Dr Voakes of Archway Veterinary Practice also confirms 

that Alpacas require a significant amount of care and supervision year round as they 

have a wide birthing period from March until October. They can also be very 

valuable animals and susceptible to a wide range of life threatening conditions. Of 

particular concern is them being fed inappropriate food by passers-by. It also 

identifies that the functional need cannot be fulfilled by another existing dwelling 

within the unit or nearby’. 

4.6. The independent Agricultural Assessment was undertaken by Alan Jackson, of AG 

and P Jackson Chartered Surveyors which reviews the information submitted by the 

applicant and following a site visit. He has advised: 

‘In this instance, when there are livestock on site, there will be a need to care for that 
livestock on a daily basis. This will include regular feeding and cleaning out. There 
will be a need to check the livestock on a regular basis and ensure that any that 
need treatment are attended to in an appropriate time scale. The breeding female 
Alpaca will usually give birth each year. The number of breeding females is relatively 
low but the intention is to increase numbers. There will therefore be an intensity of 
need for a worker/s to be present over these periods. Therefore, there is evidence of 
a functional need for a worker to be resident at this location. At the present time in 
my view the functional need is relatively low as livestock numbers are relatively low. 
However, as livestock numbers are increased, the functional need will increase.  

The applicants have submitted a financial business plan for the next 3 years. This 
indicates income will be derived from the sale of cria [young Alpaca] from stud fees 
from the 2 existing male Alpaca and from the sale of wool. Other income streams will 
include organised walks with Alpaca both on the land holdings and at offsite venues. 
Whereas additional streams of income from wool and Alpaca walks are useful, the 
core income on Alpaca farms is normally derived from the sale of cria, particularly 
those that go on for further breeding and from stud fees. My understanding is there is 
little current demand for Alpaca meat so the sale of good quality breeding females 
generates the most income.  
 
As breeding Alpaca is a lengthy process, it may be that to achieve the level of 
income necessary to support a full time worker in the future, 
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additional female Alpaca will have to be bought in to achieve the desired number of 
sales rather than relying on building up numbers solely from the existing breeding 
females. In my view a period of 5 years is more realistic than 3 to achieve a 
sustainable level of income.’  
 

4.7. On the basis of the submitted information and the agricultural enterprise currently 

operated it is accepted that there is a current identified functional need for an 

essential worker to be present on the site on a temporary basis to allow the farm 

enterprise which is in its infancy to become established, subject to the use of 

conditions regarding the removal of the caravan after five years and agricultural 

occupancy conditions. 

4.8. Any application for a future permanent dwelling would be dealt with on its merits 

taking into account the agricultural holding at that time. 

 

Design  

4.9. Core Strategy Policies CS1.1, CS8.2; DMDPD Policies DM1 and DM2, in addition to 

the revised NPPF all require development to be of a high quality that maintains or 

enhances the quality of the existing character and distinctiveness and makes an 

overall positive contribution to the locality.  

4.10. The caravan measures approximately 4m in width, 12m in depth and is set beneath 

a shallow pitched roof with a maximum height of no more than 3m. This is finished 

with white timber effect cladding and tiled roof and incorporates a wooden porch to 

the front of the entrance door. This is positioned in the north west corner of the field 

immediately to the south of Willow Lane and on the opposite side of the yard from 

the original agricultural building as approved in July 2018. The approved livestock 

building which would replace the existing field shelters would be located to the east 

of the caravan. This is a relatively modest structure, which is relates well to the 

existing buildings on site. It is also noted that there is established planting along part 

of the road frontage of the site and additional planting is proposed to increase the 

screening, which would further reduce the visibility of the caravan from the wider 

road. Although noting that the caravan increases the built appearance of the site, it 

is also noted that the frontage along this part of Willow Lane is characterised by 

stables and field shelters. 130m to the west on the opposite side of the road are 

additional farm buildings and residential properties and opposite this, separated by 

one field, is a larger caravan park.  

4.11. Therefore it is considered that the caravan is acceptable on the basis of a temporary 

agricultural worker/functional need, which would relate well to the existing built 

environment and would not be detrimental to the character and appearance of the 

wider area.  

Impact on neighbouring occupiers 
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4.12. DMDPD policy DM1 requires that all development ensures the delivery of 

acceptable levels of amenity, privacy and overshadowing for existing, neighbouring 

and future users and occupants.  

4.13. The nearest neighbouring property is a bungalow ‘Trino’ situated approximately 

178m to the west. Given the scale of the caravan and the degree of separation it is 

not considered that it would result in any significant impact on the amenity of the 

neighbouring occupiers.  

Highways and Parking 

4.14. Policy CS10.2 requires new development to be capable of being served by safe 

access to the highway network and that the nature and volume of traffic generated 

by the proposal could be accommodated by the existing road network. Policy DM1 

of the Development Management Policies DPD requires that development will be 

acceptable provided it ensures adequate provision of parking. Policy DM9 states 

that all development should have acceptable levels of parking, in accordance with 

appropriate guidance, levels of parking provision for any development will be 

considered on a case by case basis.  

4.15. The entrance to the site would be via the existing access point to the north onto 

Willow Lane. There are no proposed changes to the existing parking or access 

arrangements and it is unlikely that there will be any significant change or uplift in 

traffic as a result of this proposal. 

Flood risk and surface water drainage 

4.16. The proposal is for the installation of a residential caravan, which comprises a highly 

vulnerable use located within flood zones 2 and 3. 

4.17. The NPPF advises that inappropriate development in areas at risk of flooding should 

be avoided by directing development away from areas at highest risk. Where 

development is necessary in such areas, the development should be made safe for 

its lifetime without increasing flood risk elsewhere.  

4.18. Table 3: Flood Risk vulnerability classification in the NPPF Technical Guidance 

states that caravans, mobile homes and park homes intended for permanent 

residential use are classified as highly vulnerable. Table 3: Flood risk vulnerability 

and flood zone compatibility clearly states that the development proposed should 

not be permitted.  

4.19. Policy DM6 of the DMDPD requires all development to include measures to control 

surface water drainage following the drainage hierarchy to ensure a reduced 

discharge elsewhere.  

4.20. The supporting information has identified that there is a need for residential 

accommodation to serve the holding. The whole of the holding lies within Zone 3, 
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therefore there is no other more suitable location for this proposal. 

4.21. The submitted flood risk assessment also advises that the site is set well back 

inland and is protected by coastal defences which, having a minimum height of 8.00 

metres AOD, protect against the 200 year tidal level (7.37 metres AOD). In any 

event, the depth of flooding if the defences overtopped would be expected to be 

modest at the site with any significant depth of flooding only considered likely in the 

event of a catastrophic failure of the defences. Water velocities here away from the 

sea defences should also be relatively modest. The seawall is higher than any likely 

predicted tidal event even with climate change as outlined.   

4.22. Furthermore the dwelling is raised approximately 500mm to a level of approximately 

6m AOD and is not expected to flood internally in the fluvial design flood or a 

defended tidal flood. If a tidal flood is predicted to overtop the defences the lead time 

for a flood warning is over 6 hours giving plenty of time for the residents and 

livestock to be relocated to higher ground. The business owner has arranged for 

temporary relocation of livestock in the event of a tidal flood as it is in their best 

interests not to lose their business assets. 

4.23. Notwithstanding the information provided within the FRA, the Environment Agency 

has advised that it is important to prevent flood risk to developments of this nature 

as the instability of static caravans (which includes chalets and park homes) places 

their occupants at particular risk from flooding. We believe that making exceptions to 

national planning policies on an ad hoc basis would undermine spatial planning 

objectives which are set down by government following research, public consultation 

and stakeholder scrutiny. Members of the public and the planning community have a 

legitimate expectation that as a public body, we will follow national government 

policy when giving our advice.  

4.24. It is noted that a further site specific Flood Risk Assessment has been submitted 

and referred to the Environment Agency for considered. Informal discussions with 

them indicated that they would be unlikely to withdraw their objections but no formal 

response has been received at this time. The proposal therefore would introduce a  

highly vulnerable use as a residential caravan within flood zone 3 and is considered 

unacceptable and contrary to the Framework, supporting Technical Guidance and 

Policy DM6. 

Biodiversity net gain 

4.25. DMDPD policy DM4 and para 174 (d) of the NPPF requires all development to result 

in environmental net gains for biodiversity.  

4.26. To meet this objective the applicants have proposed the addition of one bat box to 

be located on the existing agricultural building. The scheme also provides for 

additional planting within the hedgerow. Due to the minor impact of the development 

proposed, it is considered that the proposed measures would result in a biodiversity 

net gain at the site in accordance with the requirements of Policy 
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DM4. A condition will be imposed on any permission granted to ensure that full 

implementation of the agreed scheme. 

Conclusion 

4.16 The development lies within Flood zones 2 and 3, where a change of use to a highly 

vulnerable use, such as a residential caravan, is considered unacceptable and 

contrary to the NPPF and supporting Technical Guidance.  

5.0 Recommendation  

5.1       Planning permission SL/2022/01315 is recommended for refusal for the following 

reason: 

 

 Reason (1) The proposed development lies within Flood zone 3, where a change of 

use to a highly vulnerable use as a residential caravan, is considered unacceptable 

and contrary to the requirements of the NPPF and supporting Technical Guidance. 


