High Leas Farm, Riber, Matlock, Derbyshire

To be let by informal tender for a suggested Term of 15 years
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1. Overview

1.1 Description in brief
a) High Leas comprises about 48 hectares in the Derbyshire Peak Fringe. The land is south and
south-east facing, with outstanding views over the Derwent Valley.

b) The land is all down to pasture at present (but certain of the fields may well be suitable for some
arable uses). Nearly all the land is within a “ring-fence.”

c) The farmhouse, which is in the centre of the land, dates from the 19" century or older. Its
internal state and condition reflects the standards more of the 1960s-1970s than today.
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d) There are some stone buildings and a usable lambing shed. There is also a steel sheet-roofed
garage or workshop. There is a disused milking parlour building.

e) There is full current organic status (Soil Association).

High Leas Farm - the farmstead from above, looking south-east (autumn 2008)

1.2 The opportunity
a) Thisis a very rare opportunity for an applicant (individual, couple, family) to be able to pursue a
traditional farming lifestyle and live in a beautiful and peaceful place which seems remote but is
in fact quite close to major amenities.

b) Though this farm is owned by a family, it can in some senses be considered as similar to a
National Trust farm. We want to recruit a highly-motivated Tenant who shares with us a long-
term vision for the farm as a self-contained productive unit, actively managed according to best
environmental and welfare standards and earning at least some supplementary income.

c) Thisisalso a chance to play a part in the important areas of food security, sustainable land use,
and local production/consumption, areas where we may expect huge public interest over the
expected Term of this Lease. It’s a chance to do something really useful and important!

d) The farm is seen as not commercially viable. It is essential that all applicants accept that they
will probably not be able to make a living solely out of this farm.

2. Outline of Tender & Letting Procedure

2.1 Visits (Open Days)
a) Open Days will be held on 27" March and 17th April 2010.
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b)

c)

d)
e)

f)

g)
h)

These are not open to the general public. Please get in touch with us beforehand telling us a
little about yourself and your plans. Please do this by email where possible. We will then
respond to you with an invitation to attend on one of the dates.

We have little idea how many people will be interested. If there were to be a very considerable
amount of interest then we would be using the Open Day invitation process as a form of initial
screening and we would only invite you come to an Open Day if we felt that there would be
some benefit in so doing. If we have a lot of interest then we will organize additional Open Days.

If you have any questions about Open Days, please ask.
As soon as you arrive, please identify yourself. Open day times are:- from 10 am to 4 pm.

If you cannot manage to come on any of the dates given, please contact us. It may well be
possible to visit at a different time. Equally, you may wish to visit first on an Open Day, and then
make a second visit by arrangement.

Open Day and private visits are entirely at your own risk.

Strict biosecurity is to be observed when visiting. All vehicles, boots etc are to be clean. Dogs are
not particularly welcome. Entry to the farmhouse, barns, fields etc (all parts of the farm except
the main entrance roadway and yard) is by invitation only.

2.2 The location /directions

a)

b)

The farm’s postcode is DE4 5JX but do not rely on a satnav using this postcode.

Visitors should please enter from Littlemoor Lane between DE4 5JR and DE4 5JS. There is a 10
mph speed limit on the access tracks. Please follow the track up through the wood (bearing left
where there is a tree in the middle) and turn left at the T-junction at the top. Please park near
the stone pile before you get to the buildings.

2.3 Tender submissions

a)

b)

c)

d)

f)

Tender submissions should be delivered by 15 May 2010.

A tender submission does not have to be in any special format but should be in writing
(preferably in computer readable form as well as on paper), and should be sighed/authorised by
all persons concerned.

Specific information sought is listed in Appendix A below as a guide. Please add anything else
which you consider important. If for some reason you cannot include all relevant information,
please do not delay beyond 15 May, but simply explain the problem.

Depending on the number and quality of tender submissions, a shortlist may be drawn up, and
you may be invited back for informal discussion (or to elaborate on your plans) or asked for
further information. This may include a request that we visit your present farm or any premises
where you keep livestock or manage land.

When and if an offer is made, it will be made to only one applicant (which may be two or more
people acting as one), and it will be subject to negotiating and signing a formal Lease, which will
be prepared by the Owners or their Solicitors.

You should not enter into any important step or commitment except pursuant to the formal
Lease. Your tender and our offer of a tenancy will not amount to a formal contract and so,
unless we all agree otherwise, the matter will remain “subject to contract” until the signature
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g)

h)

j)
k)

and completion of the Lease. During that period both prospective Landlord and prospective
Tenant will of course, be incurring expenses and each must promptly inform the other of any
misgivings, disruptions to plans, changes of circumstances, changes of mind, and so on, in order
to minimize costs — particularly wasted costs — for each other. No costs or expenses will be paid
to you.

Unsuccessful applicants will be informed (by email) of an offer being made to another applicant.
If that offer were to be withdrawn etc we may get in touch again.

The Owners do not have to accept the highest tender or any tender.

We are intending to organize the letting ourselves, and will answer any questions directly, as
best we can. Such information is given without liability and will not be part of any contract,
unless written into the signed and completed Lease.

You may be asked for references at some stage before completion.

Rent amounts tendered must be fixed, simple, amounts. Expressions such as £1 more than the
highest other tender will be rejected.

3. Details of the Lease

3.1 Term

a)

The Lease will begin on 1 January 2011 unless otherwise agreed. Our Soil Association organic
status is due to run until 30 November 2010 and will have to be extended for one month
because our Organic Entry Level Stewardship Agreement expires on 31 December 2010. If the
Lease is to begin earlier than 31 December, then the Tenant must undertake to comply with the
OELS Agreement and maintain Soil Association standards and registration until 31 December
2010, and may be asked to provide a security deposit to the Owners for that purpose.

b) The suggested Term (length) of the Lease will be 15 years. A shorter Term, or a trial period of 6-
12 months, or a longer Term up to 20 years, will be considered.

c) The Owners intend to include break clauses in the Lease at five year intervals, so as to permit
the Tenant or the Landlords to break the Lease Term. But this would only be if the relationship is
not working and attempts to rescue it have failed. Thus, the Landlords would not be able to
exercise a break right without firstly discussions and secondly a formal warning period (and the
Tenant similarly).

d) If thereis a “trial period” any improvements might have to be delayed until after that.

3.2 Scope

a) The letting will be a Farm Business Tenancy unless otherwise agreed.

b) [blank].

c¢) We only wish to deal with one Tenant, and we will prefer a tender for the entire farm. If you do
not want it all then it may be best if you tender for the entire farm and tell us your proposals for
subletting or otherwise dealing with the parts that you do not need. However in a suitable case
we may consider retaining some of the land in hand ourselves or making other arrangements.

d) Itisfelt that the applicant should live in the farmhouse in order to take proper care of the

livestock and the management of the farm. However if the successful applicant lives locally or
wishes to live locally (off-farm but within a mile or two) we may consider proposals that exclude
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e)

f)

g)
h)

the farmhouse from the arrangement. Under these circumstances the applicant will have to
demonstrate the appropriate level of commitment and ability to deal with problems at any time.
In our view High Leas Farm is not suitable as an add-on to an existing farm, nor as a base for a
much larger farming operation. Applicants must say whether they use — or intend to use - any
other land, whether owned, rented, or used on contract or simply by informal arrangements,
and must give full details of all their actual & proposed business arrangements.

Due to the condition of the buildings these may be excluded from the formal Lease or treated as
redundant; eg by the Tenant being given permission to use particular buildings at his own risk;
no Rent attributed to the building; the Tenant not having the exclusive use of the building; in
any case the Landlords will not be liable to repair the same.

One of the stone buildings may be reserved out of the arrangement altogether (see below).

The offer will be subject to a Lease being signed by the Tenants by three months prior to the
commencement of the Term, or within two months after the offer. Once the Lease is signed, the
Tenant may come on to the land and carry out such preparatory actions as have been agreed.

High Leas Farm —the house (November 2009)

3.3 Rent

a)

b)

The Rent proposed in the tender should take into account at least (1) the letting value of the
house (bearing in mind its existing condition) (if house is included), (2) the rental value of the
land, allowing for Single Payment subsidy, and (3) a reasonable return on the proposed cost of
proposed Landlords Improvements (see below).

Such a Lease would normally include provision for the Rent to be reviewed at intervals of 3 or 5
years and we feel that is probably better than having a fixed rent for the full Term.
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c)

Unless otherwise agreed, the Rent will be payable quarterly in arrears, payments being due on
31 March, 30 June, 30 September, and 31 December. No deductions from rent will be
permissible under any circumstances.

3.4 Permitted Use of the farm

a)

b)

d)

e)

The Tenant will be under positive obligations to conduct farming as a business and manage and
care for the property.

In the course of farming, the Tenant will be allowed to use the property for the purposes agreed
at the outset; the applicant must therefore disclose all proposals for diversification, working
from home, contract machinery-work, and so on. Such arrangements are necessary and are
encouraged but the property is not suitable for every kind of business (eg we do not consider
anything involving any significant amount of customer or supplier visitor traffic would be
suitable).

It must be assumed that no sub-letting will be allowed even if it is very short term, of an
informal character, or if just storage-related.

You must consider very carefully as to whether arrangements with summer graziers, owners of
livestock, and so on may breach the rule against sub-letting. Your approach needs to be made
clear at the outset, in order that there is no misunderstanding.

As a general principle the Tenant’s management of the property is to be done in a way that is
sustainable — for example, not to be at the expense of the condition of the land. Neither under-
use of the land (eg grazing little or not at all) nor over-use (eg poaching or depleting the land)
will be permitted. Where the produce is grown and harvested in one year, it is entirely for the
risk and reward of the Tenant, though the Tenant must husband the underlying resource (the
soil, or indeed the pasture), and take all necessary steps to maintain fertility. In any case where
the produce takes several years to mature (a woody biomass crop may be an example, where
the stools would last for many years), then an agreed model is needed.

3.5 Roadways

a)

b)

d)

Our present intention is that the roadways will be included in the Lease subject to the rights of
the Owners and others to use the same. The Tenant will not be able to obstruct the roadways.
An agreed policy will be needed as to which gates are to be normally left open and which closed.

An alternative approach would be for the Landlords to retain the roadways, at least within the
wood.

The main user is in any case likely to be the Tenant and the Tenant’s visitors. The Tenant will
therefore be responsible for maintenance of roadways whether or not included in the Lease.
The roadways need maintenance and minor repairs at least every year. A particularly important
aspect is the maintenance of drainage channels on the section of roadway running through the
wood. This roadway can be severely damaged by heavy rain, if the water runs down the road.
The Tenant will be required also to provide maintenance both to the road and cattle grids on the
way in from Hearthstone.

If use by the Owners is significant then contributions will be made. Examples of possible
significant use would be (1) if the Owners retain a building or space within the farm, or (2) the
roadway through the wood would be used by the Owners or others in connection with the
management and use of the wood and/or access to Littlemoor Wood Farm.
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e) If there are common areas or features other than the roadways then the same principles will be
applied.

3.6 Tenants Improvements (generally)

a) The law (Agricultural Tenancies Act, 1995) entitles a Tenant under a FBT to compensation at the
end of a tenancy for physical improvements made to a holding and for intangible advantages
which become attached to the holding and which were obtained for the holding by the Tenant’s
effort or at the Tenant’s expense.

b) The amount of compensation is the increase attributable to the improvement in the value of the
holding at the termination of the tenancy as land comprised in a tenancy (this would be a
combination of factors including the written-down value at that time, the condition of the
improvement at that time, and its usefulness to a future farmer).

c) If the expense of the improvement was shared between the Landlord and Tenant and there is a
written agreement to that effect then the amount of compensation is reduced. The
compensation is also reduced where the Tenant has obtained a grant for the improvement.

d) However, in all cases no compensation will be payable unless the Landlord has given consent to
the improvement. Where parties cannot reach agreement over this, or a Tenant is unhappy
about conditions attached to consent, the Act gives the Tenant the right to demand arbitration -
provided that the Tenant has not already begun the improvement. Routine improvements - that
is, physical improvements which are made in the normal course of farming the holding - can be
carried out before seeking consent, and without losing the right to seek arbitration if consent is
later withheld. These would include most of the items formerly known as Tenant-right matters.

e) The Lease will provide that no improvement may be undertaken without prior consent, but of
course the Tenant’s right to go to arbitration remains. It may be very hard to decide whether a
proposed improvement is “routine” or not, so the Tenant would always be safer to secure the
consent before beginning.

f) Thisis a difficult area and we need both to proceed with care and also to recognize that there
need to be improvements. There are considerable opportunities for us to work together in
regard to improvements and we need to ensure that all arrangements made are clearly agreed
in writing. We would like to consider joint improvements.

g) You have to consider the question of Landlords improvements in pitching your tendered Rent.
The higher the Rent, the more money can be ploughed back into the property and conversely
the lower the Rent the less can be ploughed back and also the less the Landlords can afford to
incur the risk of having to pay compensation for Tenants Improvements.

h) In this case there will be no “ingoing valuation” at the commencement of the Lease. We are
offering the Lease of the farm as you find it.

i)  Equally there will be no claim for so called dilapidations — the Tenant has to take everything as it
is.

j)  The Lease will provide that where consent is given for any improvement, then the improvement
would be written down over an appropriate period. This could be a short or long period
depending on the nature of the improvement. There are hardly any possible improvements that
would last for ever.

k) The Lease will also provide that where consent is sought for an improvement, the Landlords may
intervene and pay for the improvement themselves.

3.7 Particular Tenants Improvements you propose
a) A preliminary list of improvements which you may wish to make at your own expense, should be
provided at the time of tender.
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b)

There should be an indication in each case of the likely cost and the time period over which the
value of improvement in question would be written down to zero.

3.8 Tenants liability for repairs

a)

b)

c)

d)

e)

f)

The basic principle is that the Tenant will be responsible for every kind of maintenance or repair
that falls to be done annually (or more often).

If the repair or maintenance is something that falls to be done every so many years then the
Tenant must do it the requisite number of times, at equal intervals, over the Term of the Lease.

The Tenant is also to be responsible for routine repairs and this will include the boundaries and
fences (see below).

The condition of the land, buildings, roadways, internal and external boundaries, hedges, fences
etc will be recorded by means of a schedule of condition (with photographs) at the outset. We
suggest that it is in your interest to be involved closely in this process. The Tenant must maintain
such condition throughout the Lease and restore to (at least) such condition at the end of the
Lease (in order to avoid a claim for so-called dilapidations). This is to protect everybody —some
things are not in good condition and you cannot be expected to repair to a higher standard than
you find.

In regard to any repairs and/or redecoration which is the responsibility of the Tenant, which is
not done, the Lease will give the Landlord the right to carry out the work and re-charge the cost.

The repairing obligations will extend to Tenants Improvements and Landlords Improvements.

3.9 Fencing & Boundaries

a)

b)

d)

The outer boundaries of the principal part of the farm are mostly fenced. A major part of the
boundary (south and east sides) was re-fenced in 2007-2008 by a local contractor. Other parts
of the boundary fence are much older. The boundary to Littlemoor Wood and to Littlemoor
Lane consists of stone walls, which are top-wired in some places.

The internal divisions generally rely on fencing but there are some internal stock-proof walls.
There are no stock-proof hedges.

The Tenant’s responsibility for outer boundaries extends to maintenance, repair, emergency
repair (eg if trees fall on a fence), prevention of encroachment, cutting back of overhanging
branches, etc.. In some parts, the boundary is a wall (with or without top wire) and in such cases
the Tenant must keep the wall in repair, and also the top wire where necessary. It can never be
assumed that the neighbour will repair the boundaries. Where there is a fence on the inside of
the farm’s boundary, the Tenant must keep the fence in repair but does not have to repair the
wall which may run behind the fence. However branches etc must be kept cut back to the actual
legal boundary. The walls and fences either side of the main farm track south of the wood count
as outer boundary. The standard of the external boundary at present is generally good and is to
be maintained as good.

The Tenant’s responsibility for internal boundaries is based on the existing condition but with a
clear expectation that standards will be generally raised and the amount of fencing increased so
as to sub-divide grazing blocks.

The fencing standard is to be stock-proof for sheep and lambs as well as cattle. Fencing repair
extends to checking and replacing rotten stakes etc as needed.
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f)

g)

h)

The Tenant is advised that fencing and boundary maintenance will be a significant cost. We have
had stakes from well-regarded suppliers fail as early as 5-6 years.

The Tenant is encouraged to restore hedges within the farm, and the Landlords will provide
assistance in a form and amount to be agreed.

There is one outlying field of the farm which is not within the main “ring-fence” - its boundary
walls are in such poor repair that this field has not been used for livestock for some years. We
would like to discuss plans for this field with you.

3.10 Landlords Improvements

a)

b)

c)

A preliminary list of improvements which you consider that the Owners should carry out at their
expense should be provided at the time of tender, with an indication in each case of the likely
cost and the time period over which the value of improvement in question would be written
down to zero.

Your offer of Rent should realistically reflect a return for the Landlords.

Unless otherwise agreed, improvements paid for by the Landlords which have not already been
taken into account in setting the level of Rent, will have an effect on Rent at the next following
Rent review time.

3.11 Owners liability for Repairs

3.11.1 House

a)

b)

c)

d)

e)

The Owners’ obligations as regards repairs to the farmhouse are to be in respect of its main
structure and roof (and do not extend to external features eg the garden wall). The Owners may
decide to have a survey done in order to understand some aspects of the present condition of
the house and to specify actions considered necessary and not necessary.

There will be a category of repairs to the house — minor external repairs, external painting,
general internal “joinery” repairs, and repairs to fixed installations in the house - where the
liability is to be shared.

The Landlords will certainly consider paying for some initial repairs early in the Lease Term, the
choice and sequence being very much for you to choose, within the available budget (which
includes Improvements).

The Lease will provide for suspension of a fair proportion of the Rent if the house should
become uninhabitable due to any sudden event, and will allow the Landlord to break the Lease
if such problem is not covered by insurance, or if insurance fails to pay out.

The Lease will not require the Landlords to insure the house against more than basic risks such
as fire. Storm damage in particular does not have to be insured.

3.11.2 Farm Buildings etc

a)

b)
c)

The Owners will not have any responsibility to the Tenant for repairing any of the stone farm
buildings (or the former milking parlour).

Any obligation to repair eg the lambing shed will be very restricted in nature.

If any of the farm buildings should be destroyed or damaged by sudden event this will not be an
occasion for suspension of Rent.
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d) The Lease will not require the Landlords to insure the farm buildings or anything else except the

e)

house.

The Owners will not have any responsibility to the Tenant for repairing anything else around the
farm.

3.12 Insurance

a)

b)

The Landlords will insure the structure of the farmhouse against fire (and other risks if the
Landlords think fit). The Landlords do not have to insure the other buildings.

The Tenant will insure for Public Liability in respect of the land included in the Lease, and a
range of other risks as the Tenant requires.

3.13 No new rights to be created

a)

b)

The Tenant will not be permitted either:- to grant any rights of any kind over the freehold - and
must ensure that no third parties obtain rights, eg by prescription or regular use; or to apply for
any planning permission or use any milk quota (see “Tenants’ improvements”). There are
various aspects concerned with eg the Rural Land Register and SFP entitlement where the
Tenant could obtain rights; and in some circumstances the Government could obtain rights; the
Lease will contain measures to protect the Landlords (see below).

If the Tenant wants to make arrangements with the public (eg establish permissive trails) this
would require prior agreement.

3.14 Business Plan, Accounts and Annual Report

a)

b)

c)

We will ask you to produce a “Farm Business Plan” setting out objectives for at least the first
year of the Lease; this will be your chance to say what you want to try to achieve, and will list
agreed actions to be undertaken by you and also by the Landlords. It will include your budgets
and cash flow projections relating to the farming activity.

The Lease will contain a requirement that the Tenant keeps correct and proper business Farm
Accounts — at least, an income and expenditure account - relating to the farming activity, on an
annual basis, and that such Farm Accounts are provided to the Landlord within four months of
the year end. This is not of course, the accounts of the Tenants’ private affairs.

The Farm Accounts will include an “Annual Report” comparing objectives with achievements
and updating — after discussions with the Landlords - the “Farm Business Plan” for the year
ahead. This is asked for not in order to wish to be intrusive but as part of the ongoing
relationship that we hope to develop. Indeed it will be a useful way of monitoring progress with
improvements and helping the Landlords to plan — for example as to reinvesting Rent money
into the farm in things that we jointly decide upon.

3.15 Name and Holding Number

3.15.1 Background

a)

b)

The system under which farmers deal with Government is complicated and bizarre. We have a
“Single Business Identifier” Number and a “Holding Number” both of which, or either of which,
are used to identify the farm.

Because this means our farm business, which is conducted through our family partnership, we
think that DEFRA will require you to establish your own “Single Business Identifier” Number and
“Holding Number,” and even if they don’t, we will.
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c) Inview of our position set out above (see “Scope”), if you already have a SBI and/or a Holding
Number, please clarify your intentions at the outset.

3.15.2 Trading Name
a) The farm’s name is reserved to the Landlords, so unless otherwise agreed the Tenant will not be
permitted to operate in the name of “High Leas Farm” (as a business name). We advise you set
up in some other name. The farm’s name will simply be part of your address, as in “J&B Smith
Farming Limited, High Leas Farm, Riber.”

b) We also reserve the sole right to the domain name and any other representations of the farm’s
name (including variants such as High Lees or HighLeys) for any purpose.

3.16 Rural Land Register
a) The fields etc (not the access road and house, yard etc) are registered in the RLR in the name of
High Leas Farm, using our single business identifier number.

b) The Tenant will not be permitted to establish RLR registration except if necessary for the
purpose of leasing SFP entitlement (see next). The Lease will contain provisions to protect the
Owners if this does occur, so as to ensure a retransfer to the Owners at the end of the Lease.

c) The RLR is undergoing a revised mapping exercise in autumn 2009 and the outcome will be
advised.

3.17 Single Farm Payment
Entitlement to SFP will be Leased to the Tenant with the holding (in RPA-speak, this is Lease of
entitlements with land, or transfer of entitlements by Lease with land).

3.17.1 Details of transfer & method
a) Transfer of entitlement is done by means of form RLE 1 which will be completed by the
Landlords (or jointly if necessary) after the Lease Term begins. This procedure apparently
requires 6 weeks notice. The Tenant will have to be registered first (eg have a Single Business
Identifier, and a holding number) — this is your responsibility.

b) We will claim the SFP for 2010 by submitting our form no later than 15 May 2010 and the
money resulting from that claim (whenever received) will be for us.

c) If the procedure of transfer goes to plan, you will be able to claim in May 2011, but you will not
receive the money until early 2012 (this is one reason why we ask for a cash-flow forecast from
you). The Landlord will not be responsible to the Tenant for any delays of any kind.

d) The transfer (Lease) of entitlement will either be for the full Lease Term, or until the first
possible break date (with a view to being extended if appropriate) at the Landlords’ choice.

3.17.2 Details of the entitlement
a) The Claim Statement for the 2009 year was received in December 2009 and shows that we
claimed on 48.29 hectares.

b) Resulting from the 2009 claim, we received the sum of £10,910.73 in November 2009. This will
be adjusted next year (eg for modulation).

c) SFPis dependent on the exchange rate, and must go into the business receipts so it is potentially
taxable (if the business is profitable).

d) Past receipts may not be any guide to future payments.
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3.17.3 SFP matters in the Lease

a)
b)

c)

d)
e)

f)

g)

h)
i)

The Landlords will be under no responsibility whatsoever in respect of the Tenants’ claim to SFP.
The Lease will require the Tenant......... to fully comply with all the rules of the SFP Scheme
including keeping the land in GAEC (Good Agricultural Environmental Condition) throughout the
Term of the Lease.

and to keep detailed records of all claims and entitlements and make these records (and all
communications with DEFRA or the RPA or any other Agency) available to the Landlords on
demand.

and that the Tenant may not sub-let or transfer the entitlements (or part) to anyone else, in any
form.

and will provide that the Tenant must claim or “activate” the entitlements in full every year
(since if not claimed, they may lapse and the Landlords would therefore be harmed).

and will provide that the Tenant must do everything that the Landlords request in order to
retransfer the entitlements at the end of the Lease, in whatever circumstances (we will be
entitled to ask you at any time for an undated letter or other document for the purpose of re-
transferring the entitlement to us or to an incoming Tenant - in case the Lease is ended
prematurely or under conditions of dispute). The Tenant shall receive no compensation for re-
transferring the entitlements.

Removal or discontinuance of SFP or any other grant or subsidy shall be no grounds for claiming
reduction of Rent. The Tenant is only to have the right to any subsidy which relates to the land
so long as he is in possession and paying Rent and complying with the Lease.

The underlying entitlement to SFP or any replacement subsidy belongs with the land.

If any new quota or entitlement or right of production relating to farmland shall come into being
under any Government or EU scheme or otherwise, the Tenant may only activate and claim and
comply with it on behalf of the Landlord (and shall do so if required) for the duration of the
Lease but it too shall belong with the land as above; and shall not be treated as a Tenants
improvement.

3.18 Stewardship and other Government Schemes

a)

b)

d)

Nearly all of the farm’s land is entered into an Organic Entry Level Stewardship agreement which
runs till 31 December 2010. This brings in about £2,800 per year (£60 per ha). Non-organic ELS
would have been £30 per ha in recent years.

We shall be entitled to all the money paid under the existing Agreement, whenever received.

Since the removal of Hill Farm Allowance it has been made easier to gain the points needed for
Entry Level Stewardship, and if this system is continued, it is felt that ELS is not particularly
onerous or difficult to comply with given the style of farming that is required. Therefore if ELS
continues broadly as before, we would encourage you to join it, but it will be subject to consent.
ELS in the form of OELS is apparently compulsory for organic farmers anyway.

Possibly you may wish to consider Higher Level Stewardship or any other agri-environmental
scheme that may be available. We are very interested. However the Lease will provide that the
Tenant may only enter such schemes with our consent, and that consent goes to every aspect of
the scheme. In particular we would be concerned that the duration of the scheme in question is
within the likely outstanding Term of the Lease, and that it does not constrain us or create any
permanent rights.

We will need to have confirmation that we could not be required to pay any compensation for
any benefit to the property due to such schemes.
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3.19 Grants

a)
b)

c)

The situation regarding grants is similar. Please tell us your wishes.

The Lease will provide that the Tenant may not claim any grant or subsidy of any kind without
the Landlords’ prior permission, and will require the Tenant to provide full details at the time of
all grant claims and payments received. Obviously we do not wish to prevent you from so doing,
in any appropriate situation, but we need both to know what you want to claim and also to have
an element of involvement since there may be implications going beyond the duration of your
Lease, including possible obligations to repay.

Again we would be concerned as to whether the subject-matter of the grant etc appears likely
to be completed within the outstanding Term of the Lease, and as to whether compensation
could become due.

3.20 Farming style and practice

3.20.1 Generally

a)

b)

c)

The Owners have a strong preference for extensive, chemical-free, outdoors farming. Proposals
for mixed farming (eg a small suckler herd, a few sheep, a pig or two, some fodder crops or
arable or even vegetables or short-rotation coppice) will be received with interest.

Intensive or “mono-culture” operations (sheep- or cattle-ranching for example) are not
considered ideal and indeed, if we felt able to run a mixed farm, the lease would not be being
offered.

The Tenant will be fully responsible for “cross-compliance.”

3.20.2 Organic or not

a)

b)

e)

Please do not be discouraged from applying for the tenancy if you do not want to continue the
organic status of the farm or to continue in any stewardship or similar scheme. Nevertheless the
Owners’ preference is as stated above, and if there were two applicants equal in all other
respects, the organic one would be our choice.

We have experience of dealing with more than one Organic Registration Body, and we would
have a fairly strong preference for the Soil Association.

If you do wish to continue with the organic status then the Owners will be supportive but the
implications need to be considered and understood since it is a long term commitment.

When the Lease is written, it will set down what has been agreed, eg as to whether you will
continue with organic farming, or not.

Please see Appendix B for what the Soil Association have recently told us about the Licence etc
in this context.

3.20.3 Horses

The Owners would look with interest on proposals involving the use of working horses on the farm. This
could be extremely useful in the wood as well. We recognize that you may wish to keep a pony or horse
yourselves but we will be less interested in other equestrian proposals. Pay-to-use riding trails not
involving horses being kept on the land are a possible idea.
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3.20.4 Small fields

a)

b)

At the present time some of the internal field boundaries are not stock-proof and although
there are over 40 fields there are only about a dozen “grazing blocks” which range from one
field to several fields. What has happened in most cases is that field walls and hedges have not
been maintained for very many years and fields have run together.

Our preference is for going back progressively to the ancient field boundaries and making them
all stockproof; and indeed for some further divisions including planting of copses, woodlands,
and windbreaks, and by coppicing, gapping-up and restoration of hedge - lines.

This is the kind of project we would like to undertake jointly in some way. Clearly some of this
kind of work would potentially be Landlords or Tenants (or joint) improvements.

3.20.5 Sustainable land management

The Lease may need to contain detailed provisions — designed to ensure the sustainable management of
the land. Some of these will mirror rules in the Soil Association Organic Standards, and some will be
familiar to anyone who has considered applying for a National Trust tenancy. If you are committed to
continuing SA Organic status then some of these provisions need not, perhaps, be put into the Lease
since you will by definition be required to comply. We are thinking of such things as:-

=
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No ranching (letting stock graze many fields at once) (subject to the existing limitations)
Minimum and maximum stocking density (at different seasons)

No feeding — or restricted feeding - of cattle in the yards and buildings

No more than xx cattle to be wintered out (or in)

Muck (farm yard manure) to be properly spread

Rotation of field use

Preference for mixed grazing (eg sheep with cattle or following them)

Highest livestock welfare standards

Copses, hedges and farm trees to be managed sustainably (the Tenant will be under a positive
obligation here - to cut and take timber, by pollarding, leaving “standard” trees, and to trim
hedges where practicable and at sensible intervals) (perhaps involving a community scheme)
Restrictions on chemical inputs whether for fertilizing or as weed-killer etc (regardless of
whether you are organic), and on the application of lime.

Possibly, restrictions on using particular products such as Avermectin.

Pasture to be properly harrowed, grazed and topped within an annual cycle, and kept
reasonably free of moles.

Weeds to be kept under control by topping, digging out, etc and not by any frequent use of
spraying (of course, not at all if organic). Particular importance will be attached to treatment of
ragwort, thistles, and dock. These seed at different times, so once-a-year topping is not going to
be seen as acceptable.

No more than xx per cent of the grass growth to be sent off the farm (eg as hay / silage).

All waste arising must be removed from the farm and disposed of correctly. When waste is
stored on the farm pending removal it must be kept tidy and in proper containers.

Any fuel store must meet current regulations.

For further particulars, use Google to search for Soil Association Organic Standards for Producers
(the SA’s website is changed so often that providing an actual link is pointless!!).
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3.21 Community involvement

a)

b)

c)

The Owners regard involvement in the community as important and will be interested in ideas
for (for example) community supported agriculture, food-for-free (foraging) walks, permissive
leisure trails, farm open days, and so on.

Recently we have had discussions with “Transition Matlock” about Community Supported
Agriculture / Forestry projects (sheep-keeping and firewood/forestry); we have established trial
projects running 2009-2010 and feel that there is considerable extra potential. We are especially
interested in applicants who would wish to take these projects forward.

Transition Matlock have expressed particular interest in the fields adjacent to Hearthstone Lane
(for eg soft fruit, vegetables, and/or short-rotation coppice) and in the semi-wooded area of
“Sandy Lane” (for woodland regeneration), besides Littlemoor Wood itself (which is outside the
scope of the Lease).

3.22 VAT
It is unlikely that VAT would be charged on the Rent but this has not yet been decided. The existing farm
partnership is VAT registered but the Owners of the farm, as such, are not.

3.23 Shooting etc
The owners have given permission to five people to shoot on the land, for vermin control. These
arrangements are up for renewal in late 2010, and ideally will be renewed then in conjunction with the
prospective Tenant. The Tenant will be responsible for vermin control in the Lease, but due to the
adjacent wood it is sensible to adopt a common approach. Sporting rights as such (shooting for game)
will not be included in the Lease unless so agreed.

4. About you (the Tenant[s])

a)

b)

c)

d)

As stated above, the Owners do not consider that a Tenant will be able to earn a livelihood from
the farm. Therefore, applicants should be able to demonstrate that they will be able to support
themselves and meet their obligations under the Lease whilst only deriving some contribution to
the cost from their farming activities / farm subsidy.

The Tenant will need to have many skills and interests, both indoors and outdoors, and formal
gualifications in agriculture may be relevant but will probably not be a determining factor.

You should not necessarily feel that you will not be considered just because you have no
commercial farming experience. If you have been looking for a small-holding we don’t want to
put you off entirely. However this is a big small-holding. You will need determination and
willingness to “get stuck in.” You will also, of course, need financial resources.

Applications from couples are especially welcome, even where one half of the couple may have
a full-time job or career (indeed that income is probably essential) — but preferably a job that
does not require long-distance commuting or take the person away from home overnight too
often.

5. The Future?

a)

The hoped-for relationship is a long-term one which will depend upon friendship and mutual
trust and respect developing over time. Whilst no assurance can be given as to what would
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b)

d)

happen at the end of the Lease Term, there is certainly a reasonable possibility that the Term
would be extended. Indeed one possible suggestion (assuming that the Term is for 15 years) is
that the Lease could provide for a major review after 10 years so that either everybody would
have 5 years to plan their futures, or a new Term of (say) 15 more years could be set running
forward from then.

Applicants are advised that the Owners intend to work towards a medium to long term objective
of having one or more additional houses on the land, with a preference for low-energy low-
impact housing whether new-built or conversions. The role of the Tenant may become very
important in the development of these ideas, which may of course involve some shared or co-
operative use of land.

Depending on your proposals, SB may wish to reserve one of the old stone barns for his own
use.

It is probable that the Lease may include a right for the Owners to take a certain amount of land
back in hand, on reasonable notice and with a fair adjustment to Rent, but without
compensation (for example if planning permission were to be obtained for an eco-home, or in
order to plant up woodland).

6. About us (the Landlords)

a)

b)

c)

d)

e)

f)

The Owners of the farm (the Landlords) are Edward M. Beaumont and Sam Beaumont.

The Owners (and Caroline Beaumont) have been running the farm as a partnership Trading As
“High Leas Farm.” The requirement that you do not use the name of the farm in your business
name or trading style, is so as to avoid the risk of any confusion and generally to protect us.

Richard Beaumont owns Littlemoor Wood Farm and the wood through which the access
roadway to High Leas Farm runs. Part of this roadway is shared with Littlemoor Wood Farm and
also with the wood itself.

Richard and Sam (born 1983 and 1985) are Edward and Caroline’s children. We inherited the
property from Edward’s uncle Richard M. Beaumont, who purchased the land in stages in the
1950s and 1960s.

The family intend to retain Littlemoor Wood Farm and the wood for own use or via
arrangements with others. Edward and Caroline expect to be living at LWF.

Enquiries to edward.beaumont@gmail.com or sambeaumont@gmail.com

Lease Management issues

Day to day matters during the Term of the Lease are to be dealt with between the Tenant and
Sam. Sam will act as Landlord (or as managing agent for himself and EMB) and will collect rent
and deal with day to day matters. At the present time Sam lives in London.

Copies of written communications which are formal in character (specifically including any
notices, or complaints) are to be sent to Edward as well as to Sam.

Either Landlords or Tenant may of course appoint an agent but we would far prefer to work
personally with you rather than through intermediaries.
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d) The Landlords will be entirely free to sell or part with ownership, mortgage the land, or deal
with it any way during the Lease. Nevertheless the intention is to keep the farm as a long term
investment, within our family.

8. Material facts:-

8.1 Access
The access road from Littlemoor Lane (the “wood road”) up through the wood belongs to the Owners
(the wood itself belongs to Richard Beaumont). The access via Hearthstone Farm involves a right of way.

8.2 Water Supply

Water is pumped from a borehole in Littlemoor Wood to a reservoir above the house. The borehole was
drilled in 1998. The reservoir is over 50 years old (brick). The capacity of this reservoir is thought to be
2000 gallons. The supply pipe from the borehole to the reservoir lies on the surface of the ground and
thus, the reservoir cannot be refilled in frosty weather; nor can some of the land be mowed without
moving the pipe. The pumping is not automatic. The electricity at the borehole is provided by generator.
The pump is understood to be 60 metres down at present, and the borehole is believed to be 80 metres
deep. The diameter of the borehole is only 6 inches so the pump is restricted to 4 inches. When the
pump is run continuously, the supply has been observed to become erratic after 20 minutes. Beyond
this, the pump might run dry if it is not stopped until the borehole has recovered. The borehole has not
failed to supply water in the last 5 years but it should be noted that in earlier years, when there was a
herd of cattle at the farm and water usage was much higher, the then borehole was apt to fail towards
the end of a dry summer (this old borehole was by the road at the entrance to the wood).

It would be for consideration whether it would be worth having a new borehole near the farmstead. The
Owners will consider this investment as a Landlords Improvement.

The Owners do not consider themselves liable to provide water or to ensure that a Tenant has water at
all times and for all possible purposes.

The Tenant must make water available for reasonable use by other users of the property and may
charge no more than the same rate as charged by the public utility locally.

8.3 Council Tax etc
The Tenant will be responsible for Council Tax and any other taxes or rates. The farmhouse is in Council
Tax Band E and the Council Tax payable in 2009-2010 was £1883.

8.4 Notes on the condition of the house
No doubt there will be an Energy Performance Certificate in due course. This will tell you that the house
is an environmental disaster. The following notes may well be more useful to you!

8.4.1 Heating

The house is not insulated to modern standards. The walls are solid. The oil-fired boiler is about 35 years
old. It warms the radiators quite well but is obviously not at all efficient. The radiators are old-fashioned.
The heating pipes are “micro-bore.”

The Owners have been heating the house mainly with wood (6 or 7 tons annually, easily obtainable from
the farm), supplemented by the Aga (about 7 litres of oil per day) plus using the boiler for hot water and
occasional extra heating.

The Tenant would be responsible for servicing and maintaining the heating system and Aga.
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8.4.2 Wiring
The electricity wiring is strange in some respects. EB has attempted to work things out, and has a chart.

The wiring through the old barns has been largely disconnected but be warned some cables may well
still be live.

In the lambing shed, power and lights come from a modern spur which also serves the Zycomm unit.

8.4.3 Plumbing and dra inage
The plumbing is old. Part of the incoming water pipe is a lead pipe. The UV lamp on the filter system
does not work (not even wired in).

|”

The foul drainage arrangements are “rura

8.4.4Flues
The Tenant will be responsible for maintaining the flues. The flues need sweeping annually if dry,
seasoned wood only is burned (much more often if unseasoned wood or other fuels are used).

There are two wood-burning stoves in the house at present and both will be left but the Tenant is
advised that the one in the end room is past its best.

The Tenant will be free to alter the fireplace in the end room and replace the stove there.

The four flues in the house which are in use are:- kitchen, stainless steel liner new in 2004 or 2005.
Middle room, concrete lined chimney done in 2003. End room, chimney is not lined. Boiler, stainless
steel flue new in 2003 or 2004.

There are thought to be flues in all the upstairs rooms; these are disused.

8.4.5 Possible Conservatory / Porch
Plans exist for a conservatory-cum-porch on the front of the house.

8.5 Former tank

Under the small house-garden is a stone (partly cement-lined) vaulted water reservoir (of 5000 gallons
capacity it is thought). This reservoir does not to hold water any more. The wall at its east end is
collapsing and is barricaded off for safety. We have been wondering for the last ten years what to do
about this when it collapses, and when it does so, something will have to be worked out. No
responsibility to repair it, or for any injury etc., is to fall on the Landlords.

8.6 WHS Buffer Zone
Nearly all of the farm is within the Buffer Zone of the Derwent Valley Mills World Heritage Site.

8.7 Zycomm

There is an agreement with Zycomm Limited which we think could be transferred into the name of the
Tenant. In return for having a booster station on our shed, which consumes a small amount of electricity
24/7, we get broadband. The agreement can be ended on 6 months notice either by us or by Zycomm.
The broadband speed is usually just about fast enough to watch eg a programme on the I-Player.

8.8 Footpath

There is a public footpath across the fields south of the farmhouse. You may wish to consider additional
fencing along the footpath line since many members of the public bring dogs. Such fencing is amongst
the improvements we would recommend for subdividing grazing blocks anyway.
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8.9 Phone
There is currently no telephone line serving the house. The old line through the wood is probably not
good enough to work even were it to be reconnected.

8.10 Farm rubbish

There is a certain amount of what some people might call old farming rubbish lying around and the
Landlords do not intend to clear it prior to the commencement of the Lease. Generally we do not think
this is “controlled waste” either because it has not been moved or because it is potentially useful. We do
not intend to remove it.

8.11 Flock
Our flock of fully organic ewes — or some of them - may be available to buy.

9. Landlords property

The following items will be left and will belong to the Landlord:-

9 field gates (mainly galvanised steel) (at least 30 of them), posts and furniture

wooden gates to Littlemoor Lane with posts and furniture

9 all fencing and walls

9 The pile of walling stone (which may be used for field wall repairs, and surplus stone from
around the farm should be brought there)

i Borehole and borehole head

1 The borehole pump and pipework

9 shelter by borehole for generator

2 stone troughs...... (1 by reservoir; 1 in Happy Valley)

9 3 field troughs (concrete or plastic); with pipework & taps

9 Clearview wood burning stove

The following can be left if so wished:-

9 Spare water pump assuming it has not had to be putinto use.........
f Some IBC’s for water ......

9 Generator at borehole

1 [maybe] wooden superhurdles......

The following items will not be included in the Lease:-

9 All [other] portable equipment, tractors, mowers, generators, chain harrow, sheep handling
system and hurdles, diesel tank, trailers, vehicles, other machinery. Some of this may be for sale.

1 Wind turbine (now or future). The Landlords reserve the right to install and maintain one or
more wind turbines on the land. This would entail cable trenching and connection to the
electricity supply and might cause minor disruption & inconvenience to the Tenant, as well as a
minute loss of land area, for which no compensation will be offered. The electricity so generated
will belong to the Landlords, who may sell it to the Tenant or to the grid. For this purpose the
Landlords may require to have the electricity account in their own name (NB the Landlords will
not charge the Tenant more for such electricity than the Tenant would otherwise have to pay to
a typical utility company).
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I The Agais the property of EMB and is available for however long the Tenant wants it; if not
required, the Tenant may dismantle and uninstall it and EMB will then arrange to remove it. The
Tenant must of course provide the fuel and maintain the Aga if using it.

10. Versions of this document
This document is dated 4 January 2010.

Revision history:
Edward Beaumont 2010

Appendix A
If you are making a tender submission, we ask for the following information from you and about
your plans. Where appropriate, tell us

1 what you want,

1 what you aspire to,

1 what you hope for,

1 what worries you (about the property, about farming, generally ).

AYoud shoul d be orakotyou,if appraprai@n bot h
Read the above particulars and answer as appropriate!We ask for your views as to-

Length of Term of Lease including trial period;

Ability to break the Term (for you, for the Landlords) [in what circumstances; how much
notice to be given; prior warnings etc needed]

Level of Rent.

Frequency of Rent reviews.

Live on site and House to be included in tenancy?

Old barns to be included in tenancy? (If so then what would you use them for?)

Your capital resources

Your equipment resources

Your personal commitments

Livestock you own or have owned / kept

Your previous experience and qualifications, whether academic or practical.

Details of courses relevant to agriculture, land-management, forestry etc that you have
attended.

Your interests and hobbies

Your other job[s] or business interests

Your borrowings or other financial commitments, etc.

What new buildings / projects would you embark upon at your own expense? How would
this be financed?

Would you say that it is essential that the Owners provide or pay for any particular new
facilities / buildings / repairs or improvements at the outset? What would you see this as
costing?

1 Would you like to consider doing some necessary improvements on a jointbasis, if this
could be worked out?
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Would you continue with organic certification? If so would it be likely with the Soll
Association? Or with which other body? Which one?

Would you continue with Entry Level Stewardship even if you do not remain organic?
Would you wish to have the right/duty to manage the trees on the farm for firewood for
your own purposes and for fencing materials i not as a businessi and for conservation?
What would your approach be to restoring the overgrown hedgerow lines? (eg coppidng
them and replanting, restoring the old field boundary lines).

Would you wish to have the shooting / sporting rights and if so what would your
approach be? (If not, then the Owners will reserve the shooting / sporting rights and they
could be let to other people).

Would you plan to amalgamate the farm into another H olding ?

OR Would you plan to amalgamate other land into this farm?

Would you consider going into Higher Level Stewardship or any other Agri -environemnt
scheme apart from ELS?

What if any other businesses, other than farming itself, would you envisage running at
the farm? We mean by this question, any kind of diversification such as B&B, cheese
making, campsite or farm shop that you might operate yourselves, and also any
altogether different business that you might run, such as consultancy, office working
from home, running courses,joinery shop, machinery repair, running plant hire business
or agricultural or construction industry contracting, as well as anything that might
involve other people, whether as employees casual labour, partnerships or anything else.
Would you seek to involve the farm in community activities, for example a CSAscheme
involving volunteer workers and shares of produce, or allotments etc., or school visits,
farm open days, and so on?

To what extent would your farming activity involve other people, such as contractors,
graziers and so on?

Realistically, what level of income (after expenses)(= net profit) would your farming
activity generate? You will need to supply some sort of budget & cashflow projection.
How many horses would you envisage being kept at the farm, including ponies? Would
any of these be working animals used in farm work ?

Have you any experience or interest in the use of working horses whether in farming o
in woodland / forestry work?

How much water per day/week or month do you think you would need at peak demand
times (hot summer weather)?

Would you agree to maintain the stone walls around and in the farm in at least as good
condition as now? Can you do dy-stone walling yourself to a reasonable standard? Are
you interested in learning this? (it could be a useful source of work locally).

Are you qualified or experienced in chainsaw work, tree surgery, tree-felling etc.?

What is your philosophy about conservation and wildlife?

What would be your method of pest control (rats, magpies, foxes, pigeons, grey squirrels,
rabbits etc.) ?

What would be your main method of controlling weeds such as creeping thistle, spear
thistle, dock and ragwort?

Are you interested in using Littlemoor Wood or parts of it? What for?

Does it bother you to think that the O wners will sometimes be on sitei or living near -
and seeking to develop it somewhat in the medium term ?

What is your likely farm strategy? In particular: -
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a) How many cattle would you keep and what type of herd? (pedigree, dairy, suckler young
stock etc.) How many beasts would be outdoors in the winter?

b) Approx. How many breeding ewes would you keep?

¢) How many breeding sows?

d) What other livestock?

e) Would you be planning to grow fodder or other crops?

f) Are you interested in growing biomass to use / sell as heating fuel locally?

T  What would you like to see at High LeasFarm over the next 10-15 years? Are you
interested in talking to / working with us (most especially with SB ) with a view perhaps
to some joint enterprises or sympathetic development of the site?

1 Where do you see yourself going/ doing what at the end of the Term of the Lease?

Appendix B
Extract from e-mail from the Soil Association to EMB (16 October 2009): -

In answer to your questions, we can provide up to a three months certificate extension for licensees who
are wishing to cancel there licence but need to keep it going past the existing expiry date. This means
that we could extend your licence until the 31st December to ensure you fulfil your OELS agreement. The
licence extension would be charged on a three month pro-rata basis and we would not need to conduct
an additional inspection.

If the land is to be taken over by another tenant, they would need to app ly to have their own licence.
Once this is in place we will be able to transfer the land onto their licence and following a successful
application inspection they would be issued with their certification documents.

After your licence is cancelled, in order for the land to retain its organic status it would need to be
transferred onto the new licence within four months and obviously be kept to full standards during this
period.

I hope this explains things clearly enough, please call me on my direct line if you need any more
information my number is 0117 3145133, alternatively you can email csherrott@soilassociation.org.

Best wishes, Caroline [Sherrott]
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