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1. Description of Development

1.1. The application seeks planning permission for a land based One Planet Development in a 
countryside location.  Employment of agroecology techniques and principles are proposed 
to develop a self-sufficient residence for a single household. The household is supported by 
an associated market garden, forest garden, apiary, green house, orchard, herb garden, 
various vegetable growing areas, poultry rearing including ducks, chicken and geese, Goat 
area, mushroom processing unit (MPU) and woodland coppice.  The land based enterprise 
includes mushroom production and wood working.  The main thrust of the business 
relates to the growing, harvesting, processing and selling of mushroom products for both 
consumption (gourmet, medicinal and tea) and as horticultural cultivator.  Additional 
business elements relate to green woodworking and round wood building Coed Talylan 
and a local vegetable box scheme Fferm Glytwaith.

1.2. One Planet Development as a form of exceptions development, first entered into the 
planning lexicon in July 2010 with the publication of the revised Technical Advice Note 6 
Planning for Sustainable Rural Communities (Welsh Government 2019)(hereafter TAN6).  
Building on emerging trends around low impact development forms initially focused on 
West Wales,1TAN 6 defines that the usual exceptions within National Planning Policy 
prohibiting new residential development in the countryside can be suspended in relation to 
exemplar low impact development forms which through their low impact either enhance 
or do not significantly diminish environmental quality.  To meet the criteria for such an 
exception, a One Planet Development should initially achieve an ecological footprint of 2.4 
global hectares per person or less in terms of consumption and demonstrate clear 
potential to move towards 1.88 global hectare target over time.  They should also be zero 
carbon in both construction and use.

1.3. A global hectare (gha) is a measurement used in the ecological footprint analysis of both 
people and activities.  It translates consumption requirements into productive biological 
areas and forest area to absorb resultant carbon dioxide emissions.  Within such analysis 
the potential productive natural resources of the Earth are defined as total biocapacity.  For 
a balance to be achieved between consumption requirements and available resources each 
individual would need to achieve a footprint of 1.88 gha.  The UK average ecological 
footprint is 5.45 gha, Wales is estimated at 4.8gha2.  In May 2009 the Welsh Government 
Published One Wales: One Planet3 which set out the aspiration that within one generation 
that Wales average ecological footprint would be 1.88gha, this policy aspiration was 
defined as ‘not using more of earth’s resources than is our fair share’(p.17).  

1.4. Zero Carbon in construction is defined by the Green Building Council as when the amount 
of Carbon emissions associated with a building’s product and construction stages up to practical 
completion is zero or negative, through the use of offsets or the net export of on-site renewable 
energy. 4

1.5. Zero Carbon in operation is defined by the Green Building Council as When the amount of 
carbon emissions associated with the building’s operational energy on an annual basis is zero or 

1 Most notably this work builds on the experience of LAMMAS eco village  and the joint planning policy of 
Pembrokeshire Coast National Park Authority and Pembrokeshire County Council  
https://biodynamiclandtrust.org.uk/wp-content/uploads/2015/01/Low-Impact-Development-Making-a-
Positive-Contribution-Supplementary-Planning-guidance-Pembrokeshire.pdf
2 Chambers, N. et al. (2004) Scotland’s Footprint. Best Foot Forward
3 https://www.bridgend.gov.uk/media/1505/wd32.pdf
4 https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-
definition.pdf (1.1)

https://lammas.org.uk/en/welcome-to-lammas/
https://www.pembrokeshirecoast.wales/files/files/Dev%20Plans/AdoptedSPG/LowImpactSPGadoptedJuly13complete.pdf
https://biodynamiclandtrust.org.uk/wp-content/uploads/2015/01/Low-Impact-Development-Making-a-Positive-Contribution-Supplementary-Planning-guidance-Pembrokeshire.pdf
https://biodynamiclandtrust.org.uk/wp-content/uploads/2015/01/Low-Impact-Development-Making-a-Positive-Contribution-Supplementary-Planning-guidance-Pembrokeshire.pdf
https://www.bridgend.gov.uk/media/1505/wd32.pdf
https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-definition.pdf
https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-definition.pdf


negative.  A net zero carbon building is highly energy efficient and powered from on-site and/or 
off-site renewable energy sources, with any remaining carbon balance offset5

1.6. Agroecology is defined as the application of ecological principles to agricultural systems or 
practices.  The Agroecology Fund defines agroecology as farming that “centers on food 
production that makes the best use of nature’s goods and services while not damaging these 
resources.”  Farming thrives when it works with local ecosystems, for example, improving soil and 
plant quality through available biomass and biodiversity, rather than battling nature with chemical 
inputs. Agroecological farmers seeks to improve food yields for balanced nutrition, strengthen fair 
markets for their produce, enhance healthy ecosystems, and build on ancestral knowledge and 
customs.6

2. Site and Context

2.1. The site is located in open countryside approximately 1.3miles from Bethlehem and 6.5 
miles from Llandeilo adjacent to Garn Goch Common.  The proposed OPD occupies an 
area of broadleaf woodland and larch/spruce plantation approximately 16Ha in total, 
however this application site is restricted to a smaller area within this parcel of 0.39Ha.  
Access to the site is achieved off a minor unclassified road which serves two other farms, 
Tan y Lan and Garn Wen farm some 70m beyond the application site.  The minor road 
itself forms a spur off the B road which connects Bethlehem with Rhyd y Saint on the 
A4069.   The application site is surrounded by traditional improved pasture currently being 
utilised for sheep and cattle grazing.

2.2. During the course of the application it was brought to Officer’s attention that the initial 
43m of the access track from the minor road to the development site crosses Garn Goch 
Common, currently in the ownership of the National Park Authority.  Notice has been 
served on the Authority by the applicants and access arrangements have been secured 
through the land management function separately to the determination of this planning 
application. 

2.3. The application area is currently known as Coed Talylan but is marked on both Ordnance 
Survey and Google Maps as Red Pig Farm.  The land has been in productive use for some 
time. The land was predominantly pasture until the 1950s when the land was sold to the 
then Forestry Commission and utilised as a spruce plantation.   The plantation was mostly 
felled at some point in the 1990s and the land utilised for several land based enterprises 
including a large pig rearing operation, a wood fuel and charcoal business, mushroom 
cultivation and biomass systems for energy production. Since the owners vacated the site, 
the land has been mostly left to regenerate.  Young native broadleaf species dominate the 
site, however there remains several large areas of spruce, as well as 4 acres of larch.

2.4. The site now accommodates various structures and agricultural activity.  
-A steel framed agricultural building erected on site circa 2010 currently utilised for 
mushroom cultivation and various other sheds, including a structure that contains a battery 
bank and tow installed micro hydro turbines.  
- an existing small fenced market garden with hobby polytunnel 
- Wooden A-framed cabin built to house a demonstration bio-mass boiler and for the use 
of volunteers to the site
- Wooden compost toilet

3. Planning History

5 https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-
definition.pdf (1.2)
6 https://www.agroecologyfund.org/what-is-agroecology

https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-definition.pdf
https://www.ukgbc.org/wp-content/uploads/2019/04/Net-Zero-Carbon-Buildings-A-framework-definition.pdf
https://www.agroecologyfund.org/what-is-agroecology
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3.1. Of particular relevance to this application are the structures associated with the Certificate 
of Lawful Development in particular the A-frame structure and the Mushroom Processing 
Unit.

App Ref Description Decision Date

C20461 Provision of Access Track Permitted 08.04.2005

06/00359/AGR Proposed steel framed agricultural 
building

Invalid 6.12.2006

07/00859/FUL Proposed mushroom processing and 
treatment building

Permitted 11.07.2007

07/00740/FUL Straw bale office Permitted 11.07.2007

08/01822/FUL Change of use from agricultural 
machinery storage to meat processing 
and parking facility

Permitted 03.11.2008

08/01745/AGR Polytunnels for animal food production Planning Permission 
Required 

16.05.2008

16/13599/CPE Various structures supporting the 
lawful use of the land: 1-Mushroom 
Processing Unit orientation and siting 
plus two small additions (6m2 shelter 
for a biodiesel production unit and a 
7m2 porch with boiler enclosure); 2-A-
framed Cabin; 3-Compost Toilet; 4-
Battery Shed; 5-Generator Shed.

Permitted 21.07.2016

07/00741/FUL Retrospective application for revised 
siting of access (previous ref: C20461)

Permitted 12.02.2007

4. Relevant Local and National Planning Policy

4.1 Brecon Beacons National Park Authority Local Development Plan and 
Supplementary 

Planning Guidance

4.1.1 The development plan for the area is the Brecon Beacons National Park Local 
Development Plan 2007-2022 (hereafter LDP) which was adopted by resolution of the 
National Park Authority on the 17th December 2013.  The following policies are 
considered relevant to the decision or have been raised in representations.

Policy no. Policy

SP1 National Park Policy



CYD LP1 Enabling Appropriate Development in the Countryside

SP3 Environmental Protection

Policy 5 Sites of Importance for Nature Conservation

Policy 6 Biodiversity and Development

Policy 7 Protected and Important Wild Species

SP4 Climate Change

SP9 Renewable Energy

Policy 57 Use of Non Mains Sewerage Solutions

Policy 58 Sustainable Drainage Solutions

Policy 59 Impacts of Traffic

Policy 64 Composting 

Policy 65 Minerals Safeguarding

Biodiversity and Development Supplementary Planning Guidance (BBNPA 2014)

Landscape and Development Supplementary Planning Guidance (BBNPA 2014)

Minerals Safeguarding Supplementary Planning Guidance (BBNPA 2015)

Obtrusive Lighting and Light Pollution Supplementary Planning Guidance (BBNPA 2015)

Small Scale Renewable Energy Supplementary Planning Guidance (BBNPA 2015)

Enabling Appropriate Development in the Countryside Supplementary Planning Guidance 
(BBNPA 2015, as amended 2019)

4.1.2 The proposal is located in an area of open countryside as defined by the LDP 
Proposals Map.  The LDP defines countryside locations as areas unsuitable to 
accommodate future development in accordance with the Environmental Capacity 
of the National Park.  In these areas there is a presumption against development, 
with the exception given to those development forms where there is a defined 
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essential need for a countryside location.  Strategy policy CYD LP1 sets out the 
forms of development that are considered acceptable within these parameters.  
Criterion 6 of this policy makes provision for proposals to enable Low Impact 
Development Schemes in keeping with One Planet Development.

4.1.3 As One Planet Developments are provided for through Planning Policy Wales and 
TAN6, in accordance with the direction of the Local Development Plan Manual, the 
LDP does not repeat National Policy and therefore there is no specific policy in 
relation to this form of development contained within the LDP. As such any 
proposal for a One Planet Development scheme will be considered against the 
requirements set out in PPW (4.2.38-39) and TAN 6 as elaborated through the 
Practice Guidance

4.1.4 PPW (4.2.39) states the following

OPD located in the open countryside should provide for the minimum needs of the 
inhabitants in terms of income, food, energy and waste assimilation over a period of no 
more than five years from the commencement of work on the site. This should be 
evidenced by a management plan produced by a competent person(s). Where this cannot 
be demonstrated, proposals should be considered against policies which seek to control 
development in the open countryside. Planning authorities should follow the guidance in 
TAN 6 with regard to the requirements of OPD and associated management plans

4.1.5 TAN 6 defines that applications for land based One Planet Developments located in 
the Open Countryside need to be supported by robust evidence in the form of a 
Management Plan.  This Management Plan should provide detail to demonstrate key 
policy objectives (adapted from TAN 6, 4.16)

- Business and Improvement plan to identify whether there is a need to live on the 
site and establish the level of the inhabitant’s requirements in terms of income food 
energy and waste assimilation that can be obtained directly from the site.
- Ecological footprint analysis of the development utilising a WG produced Ecological 
Footprint Calculator to determine the impact of the future household in terms of 
their global hectares.
- Carbon analysis of the development
- Biodiversity and landscape assessment
- Community impact assessment to identify potential impacts on the host community 
(both positive and negative) and provide a basis to identify and implement any 
mitigation measures that may be necessary
- Transport assessment and travel plan to identify the transport needs of the 
inhabitants and propose sustainable travel solutions

4.1.6 The Management Plan for the proposed One Planet Development is available to 
view here Coed Talylan Management Plan The Management Plan for the proposed 
One Planet Development is available to view here Coed Talylan Management Plan 

4.2    National Planning Policy and Guidance

4.2.1 National planning policy and guidance which is considered as particularly relevant to 
the determination of this application is as follows:-

Document

https://planningonline.beacons-npa.gov.uk/online-applications/files/02D4D111C305250D8EE64EBE17FB2D4E/pdf/19_17602_FUL-COED_TALYLAN_LAND_MANAGEMENT_PLAN_JULY_2019-686082.pdf


Planning Policy Wales: 10th Edition (Welsh Government, December 2018)

Technical Advice Note 5: Nature Conservation and Planning (Welsh Government 2009) 

Technical Advice Note 6: Planning for Sustainable Rural Communities (Welsh Government 
2010)

Technical Advice Note 12: Design (Welsh Government 2016) 

Technical Advice Note 18: Transport (Welsh Government 2007) 

Technical Advice Note 24: The Historic Environment (Welsh Government 2017

Practice Guidance: One Planet Development: (Welsh Government 2012)

 5. Summary of Consultation responses

Consultee Comments

NP Heritage 
Officer 
Archaeology

Archaeology

The walkover survey has recorded a number of historic environment 
features within the One Planet development boundary, relating to the post 
medieval landscape and historic environment of the site. The DBA has 
produced management recommendations to facilitate conservation and 
best management of the historic environment features, and these have 
been integrated into the overall management plan for the site. 

No further archaeological mitigations are considered necessary. 

Scheduled Monuments:

Cadw should be consulted on any potential effect upon the setting of the 
scheduled monuments, in accordance with the Town and Country Planning 
(Development Management Procedure) (Wales) (Amendment) Order 
2016, and PPW, Paragraph 6.5.9. 

NP Rights Of Way  
Officer

No response received
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Carmarthenshire 

County Council  
Highways And 
Transport Div.

Recommendation:

No observations. 
Condition(s):

Reason(s):

Other Observations:

1. The above recommendation is made based on the existing 
agricultural use(s) on site and the nature of the proposal being a One 
Planet Development in that vehicular movements/trips to and from the site 
are considered low and will reduce further as the project develops over 1-
5 years, in accordance with the submitted Travel Assessment (SD - R.).

Llangadog  

Community 
Council

No Response received 

Carmarthenshire  

Commons Land

No Response received

NP Planning 
Ecologist

Whilst there is no "in principle" ecological objection to the One Planet 

Development at the site, there is currently insufficient information 
regarding the proposed hydro-scheme, in order to assess the ecological 
impacts.

Some additional detail is also required, some of which can be secured 
through planning conditions: o The proposed sedum roof will need to 
be native-species sedums only. Details of the seed mix to be used on the 
green roofs will need to be submitted and approved.

o The ecological report provides a baseline survey of the site. An 
Ecological 

Method Statement will be required for the clearance of the areas that will 
accommodate the new dwellings and adjacent cultivated area - this can be 
secured through a planning condition.

o The SINC boundary must remain as it is for now; it is 
acknowledged that the SINC has not been managed as heathland habitat 
for some time and the proposed compensation area will provide for 
priority habitats and nature conservation interest at the site. The 
application demonstrates compliance with LDP Policy 5. 

o A standalone Ecological Management Plan will be required for the 
site as a whole, based on the Ecology Projects Report - this can be secured 
through a planning condition. The Management Plan will need to make 
provision for ongoing monitoring of habitats and species at the site as well 
as for changes to management prescriptions if necessary. 

o Details of any external lighting will need to be shown on 



architectural drawings, if any is required.

NP Planning 
Ecologist

The proposed hydro-scheme has been removed from the planning 
application, so no further information is required regarding this.

NRW have raised concerns regarding the ongoing management of the site 
with regard to impacts on dormouse; a Dormouse Method Statement is 
therefore recommended to address this. 

Please also refer to Memorandum dated 16th August 2019 for further 
explanation of the ecological issues.

There is no ecological objection to approval of the application subject to 
the imposition of planning conditions and informative notes to secure 
mitigation, compensation and enhancement of nature conservation 
interests at the site.

Natural Resources 

Wales/Cyfoeth 

Naturiol Cymru

Thank you for referring the above application, which we received on 28 
August 2019.

We note the submission of the Red Pig Farm Location Plan A1 showing the 
revised redline boundary and also the submission of the plan showing the 
updated extent of the OPD for S106.

The revised redline boundary plan appears to no longer include the 
proposed hydropower scheme. Although we note that proposal 
description stated on the consultation letter dated 28 August 2019 is the 
same as that on the consultation letter of 10 July 2019 from your 
Authority.

The following comments are based on the proposal not including the 
hydropower scheme.

We have no objection to the application as submitted but wish to make 
the following comments in relation to European Protected Species and 
Foul Drainage.

European Protected Species

We have considered the following documents submitted in support of the 
application:

o Extended Phase 1 Ecology Survey Report for Coed Talylan, 
Bethlehem, Llangadog, Carmarthenshire SA19 9DR Updated Nov 2018 by 
Aderyn Ecology

o Ecology Projects for Coed Talylan OPD, Bethlehem, Llangadog, 

Carmarthenshire SA19 9DR by Aderyn Ecology

We note the above documents have considered an area which includes 
"the OPD itself and all surrounding land that may be impacted due to a 
change in management". This appears to be broadly the same area as 
shown on the plan A3 Red Pig Location Plan (extent of the OPD for S106). 
We note that the enhancement measures proposed involve heath habitat 
creation on a one-hectare site currently containing "young scrubby 
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woodland dominated by birch" in an area outside the redline boundary of 
the planning application.

Section 4.3.5 of the above survey report states that suitable dormouse 
habitat exists on site and dormouse presence is assumed. Any vegetation 
clearance works that have the potential to cause harm to dormice should 
be undertaken under a method statement approved by your Authority 
prior to any such works commencing on site. We recommend any further 
consultation with your in-house Ecologist on this matter.

Foul Drainage

We understand that the development is not served by the public foul 
sewer and note that the planning application states the proposed method 
of foul drainage is to a "low impact evaporative willow greywater system"

We note the proposed development also includes a separate composting 
toilet.

The applicant is advised to contact our Permitting Team on 0300 065 3000, 
at the earliest opportunity to discuss the need for an environmental permit 
or to register an exemption with us in order to operate the private 
sewerage system(s). The Applicant should ensure that they have all the 
required permissions, consents, permits and any other approvals in place 
prior to commencement of works on the site.

More information, including a step by step guide to registering and the 
relevant application forms are available on our website. Where private 
sewage treatment/disposal facilities are utilised, they must be installed and 
maintained in accordance with British Standards 6297 and Approved 
Document H of the Building Regulations. We also refer the Applicant to 
Guidance for Pollution Prevention 4 on the NetRegs website, which 
provides further information.

Other Matters

Our comments above only relate specifically to matters included on our 
checklist, Development Planning Advisory Service: Consultation Topics 
(September 2018), which is published on our website. We have not 
considered potential effects on other matters and do not rule out the 
potential for the proposed development to affect other interests, including 
environmental interests of local importance. We advise the applicant that, 
in addition to planning permission, it is their responsibility to ensure they 
secure all other permits/consents relevant to their development. Please 
refer to our website for further details

Should you have any queries on the above, please do not hesitate to 
contact us.
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CADW (Scheduled 
Monuments)

Advice

Having carefully considered the information provided with this planning 
application, we have no objections to the proposed development. Our 
assessment of the application is given below.

Our role

Our statutory role in the planning process is to provide the local planning 
authority with an assessment concerned with the likely impact that the 
proposal will have on scheduled monuments, registered historic parks and 
gardens, registered historic landscapes where an Environmental Impact 
Assessment is required and development likely to have an impact on the 
outstanding universal value of a World Heritage Site.  We do not provide 
an assessment of the likely impact of the development on listed buildings or 
conservation areas, as these are matters for the local authority. 

It is for the local planning authority to weigh our assessment against all the 
other material considerations in determining whether to approve planning 
permission. 

National Policy  

Applications for planning permission are considered in light of the Welsh 
Government's land use planning policy and guidance contained in Planning 
Policy Wales (PPW), Technical Advice Notes and related guidance.  

PPW (planning-policy-wales-edition-10.pdf) explains that It is important 
that the planning system looks to protect, conserve and enhance the 
significance of historic assets. This will include consideration of the setting 
of an historic asset which might extend beyond its curtilage. Any change 
that impacts on an historic asset or its setting should be managed in a 
sensitive and sustainable way.

The conservation of archaeological remains and their settings is a material 
consideration in determining a planning application, whether those remains 
are a scheduled monument or not. Where nationally important 
archaeological remains are likely to be affected by proposed development, 
there should be a presumption in favour of their physical protection in situ. 
It will only be in exceptional circumstances that planning permission will be 
granted if development would result in a direct adverse impact on a 
scheduled monument (or an archaeological site shown to be of national 
importance). 

Technical Advice Note 24: The Historic Environment elaborates by 
explaining that when considering development proposals that affect 
scheduled monuments or other nationally important archaeological 
remains, there should be a presumption in favour of their physical 
preservation in situ, i.e. a presumption against proposals which would 
involve significant alteration or cause damage, or would have a significant 
adverse impact causing harm within the setting of the remains.
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Assessment

CM010 Llwyn Du Camp

CM012 Waun Pwtlyn Long Barrow

CM037 Garn Goch Camps 

CM195 Llys-Brychan Roman Site

CM327 Trichrug round cairns

The above scheduled monuments are located inside 2km but only some 
features of the development, mainly woodland management, will be visible 
from scheduled monuments CM037 and CM327. Whilst these may 
constitute a visual change they will not alter the way that the monuments 
are experienced, understood and appreciated. Consequently the proposed 
development will have no impact on any scheduled monument or their 
settings.

Garn Goch 

Commoners 

Association

Thank you for your letter dated 28th August 2019.  As chairman of Garn 
Goch Commoners I would like to forward some comments on the 
proposal at Red Pig Farm.  As I understand by your letter this one planet 
development could in future be a very extensive complex – as you state 
one household – don’t know how many barn conversions – various new 
small sheds – which could be used as living quarters for many families.  As 
you are aware the road leading to Red Pig Farm, Tan y Lan and Garngoch 
is very narrow, steep land on which many accidents could occur.  Also as I 
understand there is a new right of way been installed over common land, 
without the commoner’s permission or knowledge and also the N Park 
Authority. 

I therefore suggest the owners of Red Pig Farm revert to the old Right of 
Way which is on the map of the Garn Goch – as they are now encroaching 
on Common Land.

I will be arranging a meeting of the commoners and the N Park Authority 
as soon as possible and letting you know our conclusion.

Copies of the full consultation responses can be found on our website at:  
https://planningonline.beaconsnpa.gov.uk/online-applications/?lang=EN

6. Third Party Representations

6.1. The application was publicised through the placing of site notices at the site and 
through direct neighbour notification.

6.2. Five representations were received in support of the application.  In summary 
support centred around the sustainable nature of the one planet development 
proposed and the opportunities the scheme presented to create a teaching space 
relating to low impact development.
- the totality of enterprise promise to increase economic activity and augment 

https://planningonline.beacons-npa.gov.uk/online-applications/?lang=EN
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biological diversity without adverse impact on the 
- Sustainable Development in Bethlehem which supports a young family and brings 
visitors to the area should be approved
- The development will bring benefits to the local area and also help to inspire and 
instruct many likeminded people further afield
-These proposals respond creatively and imaginatively to the range of 
environmental issues facing our local communities and will provide inspiration to 
others wishing to take positive steps towards a genuinely sustainable way of living.

6.3. One representation was received from a grazier of Garn Goch common and 
neighbour to the proposal, objecting and raising concerns regarding the proposal.  
This objection centred on the proposed access to the OPD.  The Objector alleges 
that the access amounts to unauthorised development and enclosure impacting 
common land.

7. Well Being and Future Generations (Wales) Act 2015

7.1. The well-being of Future Generations (Wales) Act places a duty on public bodies 
to carry out sustainable development to improve the way in which we achieve the 
social, economic, environmental and cultural well-being of Wales. The National 
Park must act in accordance with the sustainable development principle and seek 
to ensure that the needs of the present are met without compromising the ability 
of future generations to meet their own needs. As part of this duty public bodies 
must set and publish objectives which are designed to maximise its contribution to 
achieving each of the well-being goals. The 7 goals are:

 A prosperous Wales

 A resilient Wales

 A healthier Wales

 A more equal Wales

 A Wales of cohesive communities

 A Wales of vibrant culture and thriving Welsh language

 A globally responsible Wales

7.2. The primary objective of Planning Policy Wales Edition 10 (2018) is to ensure that 
the planning system contributes towards the delivery of sustainable development 
and improves the social, economic, environmental and cultural well-being of 
Wales as required by the Well-being of Future Generations (Wales) Act 2015.

7.3. The recommendations made by the Strategy and Policy Team are made in line 
with the Strategic and individual policies within the adopted Local Development 
Plan. It is considered that the Local Development Plan has been prepared to 
ensure the sustainable development of the National Park, particularly in relation 
to Environmental protection, sustainable distribution of development, housing, 
economic well-being, sustainable tourism, sustainable communities, sustainable 
infrastructure and various other considerations. 

8. Planning Obligations:
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8.1. Given the scale and nature of the proposed development no requirements have 
been identified. However as set out by para 4.23.1 of TAN 6 there is a 
requirement for a S106 on the grant of planning permission tying both the 
Management Plan and the dwelling to the land which justified the grant of planning 
consent.  Accordingly if members are minded to grant this planning application, it 
is proposed that a S106 agreement is such imposed. 

8.2.  Conditions are also proposed requiring the applicants to provide an annual 
monitoring report to the Authority to evidence compliance with the management 
plan.  The condition defines that failure to meet the terms of the management 
plan could result in enforcement proceedings in respect of a breach of condition 
subject to which planning permission was granted (TAN 6, 4.23)

9. Assessment:

9.1.  Management Plan 
A Management Plan has been prepared and submitted in support of this 
application, entitled Planning Application: Land Management Plan as is required by 
PPW and TAN6.  This document defines the objectives of the OPD at Coed 
Talylan and timetable for implementation.  The Management Plan, as set out 
above, is seen by National Policy as a critical component of an OPD.  The 
following assessment considers the extent to which the proposed OPD scheme 
has, through the Management Plan, been able to demonstrate the essential 
characteristics of a viable OPD.

9.2. Physical Geology topography and soils

9.2.1. The site is located on the Northern slope of Cairn Trichurg.  The cairn has a 
complex geology formed of a suite of rocks forming a component of the Myddfai Steep 
Belt.  A combination of Trichrug Sandstone extending into mudstone and sandstone of the 
Hafod Fawr formation.  These rocks are the uppermost Silurian rocks of the area but 
considered to be the lowermost of the Old Red Sandstone succession.

9.2.2. The subsoil is dominated by clay and sandstone, heavily compacted and churned 
through past commercial forestry activity.  Where broadleaf regeneration has occurred 
topsoil is beginning to reform and increase.

9.2.3. The land is currently specified by the Predictive Agricultural Land Classification Map 
as non agricultural.  The applicants are proposing a soil and fertility management plan 
based on agroecology principles as follows:

- Utilising nitrogen fixing plant – actinorhizal nitrogen fixers utilised in intercropping 
and companion planting such as Rosacae and Elaeagnaceae

- Composting  formed from organic kitchen waste, poultry, goat and imported cow 
manure

- Utilising Green Manures and Cover Crops – herbaceous plants sown into fallow 
ground between planning.  There is an additional proposal to utilise a Cocktail Cover Crop7 
on the growing beds which is then chopped and dropped into the soil. 

7 The cocktail crop contains a mix of spring sown warm season grasses and broadleaf annual plants, such as 
rye, vetch, hemp, buckwheat and red clover.
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- Practical Non-Disturbance to lessen disturbance of micro-biota including 
mycorrhizal fungi
- Utilising Biochar – charcoal charged with liquid fertiliser such as urine and bio-
fertilizer

- Utilising Bio fertilizers - The simplest form of bio fertilisers used in organic 
horticulture are compost teas of comfrey and nettles, although use of volcanic red dust 
and molasses is also proposed here
- Harnessing Mycorrhizal fungi An estimated 90 – 95% of plant species form rhizome 
associations with fungi.  The applicants are proposing to harness this association to aid 
productivity8

Taken in combination these proposals to improve soil fertility and productivity, it is 
considered that the agricultural activity proposed will be viable on site.

9.3. Biodiversity

9.3.1. Section 6 of the Environment (Wales) Act 2016 states that ‘’A public 
authority must seek to maintain and enhance biodiversity in the exercise of functions in 
relation to Wales, and in so doing promote the resilience of ecosystems, so far as 
consistent with the proper exercise of those functions.

9.3.2. Regulation 9 of the Conservation of Habitats & Species Regulations 2017 
requires LPA's to take account of the presence of European Protected Species at 
development sites. If they are present and affected by the development proposals, the 
Local Planning Authority must establish whether "the three tests" have been met, prior 
to determining the application. The three tests that must be satisfied are: 
i. That the development is "in the interests of public health and public safety, or for 
other imperative reasons of overriding public interest, including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment". 
ii. That there is "no satisfactory alternative" 
iii. That the derogation is "not detrimental to the maintenance of the populations of the 
species concerned at a favourable conservation status in their natural range”.

9.3.3. The adopted Local Development Plan includes policies regarding ecological 
issues and safeguarding biodiversity as listed above.

9.3.4. The development site is a relatively young woodland with modest and non-
distinct flora and fauna typical of a commercial plantation which has been predominately 
left to natural regeneration.  There is an abundance of pioneer species such as hazel, 
alder and birch with the addition of some planted oak and ash.  

9.3.5. The LDP Proposals Map identifies an area of Site of Importance for Nature 
Conservation (SINC) within the site. The local designation was identified in 2008 by the 
National Park Authority based on a survey and assessment by the Brecknock Wildlife 
Trust (BWT) as part of a Local Wildlife Sites Red Pig Wood SINC was recognised as 
having 1 hectare of ‘Lowland Heathland’ habitat, 60% of which was considered to be in 

8 The applicants state Woodland trees and shrubs benefit from ectomycorrhizal species whereas our annual 
vegetables (with the notable exception of species in the family Brassicas and Amaranthiceae) and fruit trees 
and bushes will benefit from increased levels of endo-mycorrhizal fungi also known as Arbuscular Mycorrhizal 
Fungi (AMF). We can use some species of trees, such as alder, that associate with both ecto- and endo- 
mychorrhizal fungi to bridge this divide thereby increasing nutrient distribution with the hyphal network over 
a much greater range.
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favourable condition at the time of the survey on 3rd July 2008. The site boundary 
drawn by the BWT does not appear to relate to any existing features on the ground 
(now or as shown on the aerial photo for 2009) and also only covers an area of 0.25 
hectares.

9.3.6. The applicant submitted supporting ecological surveys and enhancement 
proposals as part of their OPD proposal.  These were considered by both Natural 
Resources Wales (NRW) and the National Park Planning Ecologist.

9.3.7. The National Park Planning Ecologist noted that the supporting information 
“acknowledges that the identified SINC has not been managed for its nature 
conservation interests for a number of years. Much of the area within the existing 
boundary was used for rearing pigs in the past and more recently has been used for 
growing vegetables etc. There are also a number of more-recently constructed artificial 
ponds and drainage ditches. This area is therefore not lowland heath priority habitat. 
The report recognises the potential for a different, larger area within the overall site 
that could be restored as dry heath habitat, particularly targeting management for four 
reptile species. Ultimately, this could be designated as a SINC, although this would need 
to be scrutinised by the SINC and Local Wildlife Site Panel. In my opinion, this cannot 
be undertaken before the heathland habitat has become fully re-stablished, but the 
principle could be acceptable given that the existing SINC heathland habitat is absent… 
The report also includes proposals for the creation of scrapes, a reptile hibernaculum, 
nesting opportunities for willow tit and roosting features for bats within the proposed 
[wooden] structures at the site. The proposals are all appropriate and welcomed. “

9.3.8. Further to this the National Park Ecologist and NRW both identify the 
potential for the area to support dormouse populations.  It is not considered that there 
will be disturbance to dormouse woodland habitat from the proposed construction of 
buildings however a precautionary approach will be necessary, and for this reason and 
the potential impact on reptile and amphibian species, it is considered that an Ecological 
Method Statement should be secured by condition to ensure protection of priority 
habitat during construction and operation of the OPD.

9.3.9. A series of specific biodiversity enhancements are proposed as part the 
proposed development including provision for bats, and the installation of den boxes 
for Pine Martins.

9.3.10. The National Park Ecologist has requested that the scheme is supported by 
a detailed standalone Ecological Management Plan.  This Management Plan is required to 
make provision for ongoing monitoring of habitats and species at the site as well as for 
changes to management prescriptions if necessary.  It is proposed that this is secured by 
condition to ensure the protection of priority habitats and species.

9.3.11. In summary it is concluded that the proposal will have an acceptable 
ecological impact, enhancing habitat on site.  The proposal is considered to have a 
negative impact on a designated SINC, however there is no evidence of the habitat for 
which the SINC was designated being on site at present. The applicants propose to 
enhance dry heathland habit in alternative locations and provide further enhancement 
measures in line with the requirements of the Habitats Regulations 2017, guidance in 
TAN 5 and relevant LDP policies (SP3 and Policies 2-14)
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9.4. Cultural Heritage
9.4.1. In accordance with Planning Policy Wales (6.1.23) the conservation of 

archaeological remains and their settings is a material consideration in determining 
planning applications, whether those remains are a scheduled monument or not.

9.4.2. The adopted Local Development Plan includes policies regarding the 
protection of archaeological resources as listed above.

9.4.3. Both CADW and the National Park Archaeologist were consulted on the 
proposed development.

9.4.4. The National Par Archaeologist identifies that the site is located “within a 
rich archaeological and historic context, bordering the Towi Valley Registered 
Landscape of Outstanding Historic Interest. The application site located within 500m of 
the Scheduled Garn Goch Iron Age hillfort(s) (CM037), and some 770 m to the south-
west of the Llys Brychan Roman building complex (CM195). The Trichrug round cairns, 
three burial cairns, of probable Bronze Age date are located approx. 1.7km to the 
south of the application site (CM327).”

9.4.5. A baseline archaeological survey has been submitted in support of this 
application.  The results of which have been incorporated into the Management Plan for 
the site as required by Welsh Government Practice Guidance.  This information has 
been reviewed by the NP Archaeologist, who made the following observations “The 
walkover survey has recorded a number of historic environment features within the 
One Planet development boundary, relating to the post medieval landscape and historic 
environment of the site. The DBA has produced management recommendations to 
facilitate conservation and best management of the historic environment features, and 
these have been integrated into the overall management plan for the site.t development 
boundary, relating to the post medieval landscape and historic environment of the site. 
The DBA has produced management recommendations to facilitate conservation and 
best management of the historic environment features, and these have been integrated 
into the overall management plan for the site….No further archaeological mitigations 
are considered necessary”.  These management recommendations are included at 
4.1.16 of the submitted Management Plan, and will be secured via S106 on grant of 
planning permission.

9.4.6. Cadw identified that the site falls within 2km of the following Scheduled 
Ancient Monuments
CM010 Llwyn Du Camp
CM012 Waun Pwtlyn Long Barrow
CM037 Garn Goch Camps 
CM195 Llys-Brychan Roman Site
CM327 Trichrug round cairns 

However they observe that given the nature of the development, the proposed 
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development will have no impact on the setting of these monuments, and they have no 
objections to the proposed development.

9.5. Landscape

9.5.1. The proposed scheme is supported by a Landscape and Visual Impact 
Appraisal.

9.5.2. The LVIA characterises the site as lying within a 70 acre woodland with an 
atypical character compared to the surrounding pastoral landscape.

9.5.3. The Assessment demonstrates that the proposed OPD will result in 
landscape change, however this will be negligible in its magnitude and significance.

9.5.4. In addition the LVIA concludes that the significance of the visual effect of 
the OPD will be minor and not significant.

9.5.5. Given the findings of this assessment it is considered that the scheme 
complies with TAN 6 in relation to OPD integration into the landscape and LDP 
policies seeking to limit landscape impact of development (SP3, CYD LP1)

9.6. Design Strategy

9.6.1. As per the requirements for an OPD a coherent and appropriate Design 
Strategy must be articulated in support of the proposal.

9.6.2. The applicants have provided details of the schemes Design Strategy at 2.2 
of the submitted Management Plan.  They define their OPD as a Land Based Enterprise, 
a productive agricultural holding with strong self-sufficiency and market facing.

9.6.3. The OPD has been devised to provide for the needs of two adults and two 
dependent children living as one household.

9.6.4. In order to meet OPD requirements to limit environmental take of the 
household to 1.88gha, the scheme has been designed to utilise principles of agroecology 
(previously defined), permaculture and food sovereignty.

9.6.5. The structures proposed on site are modest.  The dwelling is of timber 
construction, described by the applicants as a low-impact modular cabin.  The structure is 
a mono pitch wooden cabin, constructed from local untreated durable timber with a 
green roof and passive solar design.   The structure proposed is 20m in length, 6.8m in 
width and 3.1m internally.  The building will be situated on blocks.  A standalone porch 
is proposed to wrap around the east, south and west.  This again will be constructed 
from timber.
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9.6.6. Taken in the round, it is considered the principle approach aligns with 
objectives for OPD as defined in PPW, TAN 6 and LDP policy (Policy 1, CYD LP1)

9.7. Business and Improvement Plan 

9.7.1. A Business and Improvement Plan is a requirement of TAN 6 in relation to 
OPD and forms the core of the Management Plan.  It should set out the integrated 
system by which people and land will combine to make a reduction in environmental 
impact possible.  It therefore provides the fundamental justification for the 
development.

9.7.2. The Business and Improvement Plan must discuss in detail the following 
components

- Land based activity
- Land management
- Energy and water
- Waste assimilation

9.7.3. During the consideration of this planning application, officers have 
undertaken due scrutiny of each of the sections and have concluded that the proposal 
meets the objectives of the OPD.  As follows

9.7.4. Land based activity (food) An OPD should produce “at least 65% of basic 
food needs of all occupants” from the site… or that a minimum of 30% of basic food 
needs of all occupants are grown and/or reared on the site” with the remainder being 
bartered or purchased from revenue derived from the site. The Management Plan 
identifies that 61% of all household needs will be met from food grown on-site.  

9.7.5. Land based enterprise the proposed OPD comprises the following elements; 
Mushroom growing for food and medicine, Mushroom Growing Kit production; Herbal 
Tea production; Woodworking; charcoal production and vegetable box collaboration 
project.  Detailed information in relation to each element is supplied included projected 
income and expenditure. There is sufficient evidence to suggest that income will be 
generated to account for the 39% of household needs not directly produced on site.

9.7.6. . Land Management A detailed land management plan is submitted in 
support of the application.  This is defined as

- To enhance the overall biodiversity of the land while increasing the 
sustainability of the land to support subsistence and land based enterprise
- To conserve existing habitats, creating new connected habitats
- To enhance the character of the landscape and soil 
- To enhance the capacity of the land to sequester carbon

The overall land management strategy is seen as sound in keeping with the objectives 
of OPD. 
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9.7.7. Energy Coed Talylan does not have an existing connection to the electricity 
grid, nor is one proposed.  All energy will therefore need to be generated on site 
utilising renewable resources.  The OPD is projected to have an energy need in the 
region of 1146kWh per year.  These energy needs can be met through a solar 
photovoltaic array on the Mushroom Processing Unit which is calculated to provide 
1870kWh per year an excess of 724kWh above predicted demand.  Heating and 
cooking needs will be met through the use of biomass generated through onsite 
coppicing. Biodiesel will be produced on site to power a small tractor.  For all other 
fuel sources (eg chain saws, chippers) a form of bio-diesel will need to be externally 
sourced.  Accordingly it is considered that the site can provide for the majority of the 
energy needs of the household and enterprises, with the remainder being derived from 
low impact sources.  

9.7.8. Water A natural spring provides the site with potable water.  Grey water 
recycling is proposed for horticultural irrigation.  The Management Plan identifies an 
issue with large volumes of water flow during periods of prolonged rain and proposes 
the use of riparian planting to limit soil erosion and reduce water flow.  A drainage 
strategy is provided based on sustainable principles.  A willow bed system is proposed 
to process all remaining greywater not utilised in irrigation (calculated at less than 2 
cubic meters per day).  The requirements in relation to water conservation inherent 
within OPD policy, are therefore considered achieved.

9.7.9. Waste  The Management Plan adopts the ‘reduce, reuse, recycle’ waste 
hierarchy.  The Management Plan shows in detail the sources of all waste and further 
measures to assimilate the majority of waste products on site.  All organic waste will be 
assimilated and used in horticultural, agricultural and forestry enterprise. The residual 
in-organic waste will be recycled where possible through local amenity sites.  The 
minimal residual waste will be provided to landfill.

9.8. Ecological Footprint Analysis
9.8.1. As previously set out a guiding feature of any acceptable OPD is the 

requirement for the household to achieve 1.88gha by the fifth year of operation.  
Utilising the Ecological Footprint Analysis tool the applicants have been able to quantify 
that their ecological footprint at year one of the OPD will be 1.39gha, that is 
significantly below policy target.  At year five the calculation demonstrates that the 
household will have an ecological footprint of 1.32gha

9.8.2. Applicants have provided justification in relation to the findings of the 
assessment which most notably focus on the existing use of the site for mushroom and 
vegetable production and adaption of a low impact approach to consumption in their 
overall lifestyle choices

9.8.3. Detailed analysis is available here (downloadable spreadsheet entitled SD 
KA ECOLOGICAL FOOTPRINT SPREADSHEET. Accompanying notes are provided here)

https://planningonline.beacons-npa.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PU22AASYMZ600
https://planningonline.beacons-npa.gov.uk/online-applications/files/5B21342FF639D5747FFAD815FAB22331/pdf/19_17602_FUL-SD_KB_EFA_NOTES-686084.pdf
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9.9.  Zero Carbon Analysis
9.9.1. The structures proposed for the one planet development at Coed Talylan 

are as follows: 
1. One residential low impact dwelling built to mobile home classifications (121m2 ) A 
stand-alone porch (59 m2 )
2. Three extensions to be attached to the existing mushroom processing unit (132m 2 
in total)
 3. One accessible compost toilet structure (13m2 ) 
4. One dug-in green house (40m2 )
 5. Three wood shelters (24m2 in total) 
6. Change of use of an existing battery bank shed to micro-hydro housing (9m2 ) 
7. A potting shed, found on the site, but moved to a new position near growing area B. 
(10m2 )
 8. A small dug-in root cellar (4m2 )

9.9.2. A carbon analysis is provided for all proposed structures.  The guiding 
construction principle posited by the applicants centres on their focus on using timber 
sourced from the site.  Where this is not possible local FCS certified timer and 
biodegradable insulation will be utilised.  A few engineered materials to ensure optimal 
performance of the buildings will be used, such as membranes and house wrap. The 
applicants state that ecological alternatives will be used and detailed specifications 
including carbon load are provided.

9.9.3. The practice guidance assesses the sustainability of One Planet 
Developments in the round, and therefore the construction of One Planet 
Development buildings is only required to meet the standards of CSH in respect of 
Category 3 – Materials. The five elements of the building covered by Category 3 are: 
Roofs, external walls, internal walls, floors and windows. For an OPD home at least 
four of these elements should achieve a rating of A+ or A6, using either recognised 
published ratings or clearly demonstrating similar attributes for materials without a 
recognised published rating. The use of renewable natural materials for the main 
elements of One Planet Development, including insulation, should be prioritised.

9.9.4. It is acknowledged that there will be a carbon take for certain elements of 
the construction materials, and process most notably waterproofing membranes for 
roof structures.  Accordingly the Management Plan sets out off-setting proposals 
through a programme of future tree-planting.  

9.9.5. Further to this the insulation material utilised in the construction (a wool 
and hemp based produce) is classed as carbon negative, as such it functions as a carbon 
sink.  Applicants have been able to demonstrate that the construction and use of their 
dwelling will result in a carbon negative footprint.

9.10.  Community Impact Assessment
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9.10.1. TAN 6 requires the Management Plan to identify potential impacts of the 
proposal, both positive and negative on the neighbouring community.  The Practice 
Guidance requires that a thorough assessment of all impacts on neighbouring 
communities be undertaken and for any negative impacts to be mitigated

9.10.2. The Management Plan includes a Community Impact Assessment.  This has 
been underpinned by public consultation and open days to the holding.  This allowed 
people from the wider area and local villagers to visit the site and receive a tour 
including a talk about the principle of the OPD and likely developments.

9.10.3. The OPD is outward facing and seeks to have an educational role in 
relation to Low Impact Development and mushroom cultivation.  Community benefits 
include the provision of a range of land based courses, forest schooling for younger 
years.

9.10.4. During the course of the application correspondence was received by the 
Authority from the Graziers of Garn Goch common.  They highlight some concerns in 
relation to the current access to the holding, questioning its validity and its impact on 
common grazing rights.  Investigation into this issue has determined that the access has 
an extant planning permission, which, at the time was not considered to unduly impact 
or disadvantage grazing on Garn Goch Common.  There was no requirement for the 
access track to obtain any form of permitting from the Welsh Government in terms of 
impact on Common Land.

9.10.5. The applicants have entered into discussions with the graziers and it is 
understood that the issue has been resolved.

9.11 Travel Assessment and Travel Plan

9.11.1 TAN 6 requires planning applications for OPD to be accompanied by an 
assessment of the traffic generated form the use of the site by the residents and visitors. 
This should be supplemented by a Travel plan which clearly identifies zero or low carbon 
travel options as preferable for all journeys where possible.  Travel impacts are identified 
as an important component of future monitoring. 

9.11.2 Paragraph 7.1 of the Management Plan identifies a baseline for the 
development site. This shows the current reliance on the private car, the principle mode 
for accessing the site.

9.11.3 The travel plan identifies that the total domestic and business vehicle trips can 
be reduced by year five to 325 of the total 362 trips are by public transport, cycling, 
walking or car sharing.  The Travel Plan shows a significant increase in low carbon trips 
and significant decrease in high carbon trips (44% by year 5).
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9.11.4 Carmarthenshire Highways Authority were consulted as part of this planning 
application.  They raised no objection in relation to the proposed OPD.

9.12 Development, Monitoring and Exit Strategy

9.12.1 The Management Plan details the phasing of the OPD programme of works, a 
detailed programme of annual monitoring and an Exit Strategy.

9.12.2 As per TAN 6 the stages of development set out in the Management Plan see 
the OPD being fully implemented by year 5.  The Management Plan sets out  the stages of 
development 

- Year One – Growing areas established.  Introduction of poultry. Drainage and grey 
water recycling systems installed and ground prepared for the construction of the 
dwelling and barns.   Felling of timber for the dwelling.  Installation of PV array on MPU.  
Bird, bat and pine marten boxes installed.  First rotation coppice

- Year two – dwelling construction commences. Second coppice rotation.  Felling of 
areas of spruce identified as competing with oak woodland.

- Year three – growing areas fully established with full cropping plan implemented.  
Dwelling completed.  3rd rotation coppice.  Installation of hibernaculum for amphibians 
and completion of green house.

- Year Four – Extension to MPU is complete.  Coppice rotation 4.  Lowland heath 
habitat restoration commences.  Goats introduced.

- Year five – all targets met.  Coppice rotation cycle complete.  First firewood available 
from the coppice areas.  All biodiversity enhancements are implemented.  
Implementation of long term woodland and ecology management plan. 

9.12.3 Further to this an Exit Strategy is provided, which sets out in detail that 
should the OPD fail to meet its stated targets in terms of energy production, waste 
assimilation, food and income production the land will be returned to agricultural and 
related business activities before first habitation.  This would involve removal of all new 
structures, replanting of growing areas with broadleaf trees native flowers, new paths and 
tracks over sewn with wild flowers.  It is estimated that the exit strategy would take 
6months to implement.

9.12.4 A requirement of all OPDs is that the implementation of the Management 
Plan is monitored and reported to the Authority on an annual basis.  A revised 
Management Plan will be prepared in year five, and every subsequent five years.  The 
Authority will therefore be able to address the relative success or failure of the scheme 
and take action should there be a need.

9.12.5 The Management Plan is supplemented by a sample monitoring template 
(available here ) however the principle issues considered relate to

- Food production and minimum needs

- Land based business

- Land management

- Energy use and production

- Water use 

https://planningonline.beacons-npa.gov.uk/online-applications/files/B010E0AB64506F0E7DC738E36110AC20/pdf/19_17602_FUL-SD_P_MONITORING_FORM-686089.pdf
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- Waste production and assimilation

- Zero Carbon buildings

- Community Impact

- Transport

9.12.6 It is considered that where the applicants are failing in target areas that a ‘red 
and yellow’ card system is employed to identify where the OPD is at risk of failing and 
identify future action.  For the Authority it is considered that failure to meet the 
objectives of OPD as set out in the Practice Guidance (in any one area) would constitute 
a yellow card and measures to address the issue would need to be supplied in the 
Monitoring Report.  A yellow card in the same area for two consecutive years would 
result in a red card which in turn could trigger the implementation of the Exit Strategy. 

9.12.7 Further elaboration of a detailed monitoring framework, including the 
identification of target and trigger thresholds will be needed in order for the Authority to 
be satisfied that monitoring is appropriately assessing the success of the ODP and 
addressing weakness.  This will be secured via a condition of planning permission.

10. Conclusion

10.1. On balance it is considered that the proposal represents a viable OPD.  That 
is it would provide for the minimum needs of the inhabitants within the five year 
timescale.  The proposal is underpinned by a detailed Management Plan which 
demonstrates that all essential criteria of an OPD could be met through the scheme.  
Should the scheme come to fruition as envisioned it will be a sustainable and(mostly) self-
sufficient enterprise 

10.2. It is acknowledged that there is need to ensure the progress of the OPD is 
appropriately monitored and where failures identified appropriate interventions 
implemented, including, if  necessary the implementation of an exit strategy.

11. Recommendation 

Permit subject to Section 106 Agreement

Conditions and/or Reasons:

1. The development hereby permitted shall begin before the expiration of five years 
from the date of this permission 
Reason To ensure compliance with Section 92(2) of the Town and Country Planning Act 
1990

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans SD B SITE PLAN LMME b (A4); SD C LMM A; SD F 
DWELLING A3; SD G BARN A3; SD H WC AND GREENHOUSE A4; UPDATED 
A1 LOCATION PLAN; UPDATED EXTENT OF OPD FOR S106
Reason: To ensure compliance with approved plans

3. Prior to the commencement of works to or construction of the buildings with green roofs, 
details of the seed mix and roof construction to be used on the green roofs shall be 
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submitted to and approved in writing by the Local Planning Authority. The green roofs shall 
be completed in accordance with the approved scheme.
Reason: To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 6 and 7 of the adopted Local Development Plan for the BBNP and to comply with 
the Environment (Wales) Act 2016

4. Prior to the commencement of the clearance of vegetation outside existing cultivated areas 
or of any demolition, conversion or construction works associated with the development, a 
detailed Ecological Method Statement (EMS) shall be submitted to and approved in writing 
by the Local Planning Authority. The works shall be implemented strictly in accordance 
with the approved EMS. 
Reason To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 6 and 7 of the adopted Local Development Plan for the BBNP and to comply with 
the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species 
Regulations 2017 (as amended) and the Environment (Wales) Act 2016

5. Within three months of the implementation of the development hereby approved, an 
Ecological Enhancement and Management Plan (EEMP) shall be submitted to and approved 
in writing by the Local Planning Authority (LPA). The EEMP shall include full details of all the 
ecological projects outlined in the Ecology Projects Report (draft) reference 
Aderyn/181119 and shall include provision for:

a. A timetable for implementation;
b. Long term management prescriptions;
c. Monitoring and reporting; and
d. Appropriate mechanisms for remediation as necessary. 

The EEMP shall be reviewed five years after the date of implementation and any revisions 
agreed in writing with the LPA. The EEMP shall be implemented as approved and following 
this, a report confirming adequate implementation shall be submitted to the LPA.
Reason To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 5, 6, 7, 8 and 9 of the adopted Local Development Plan for the BBNP and • To 
comply with the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats 
and Species Regulations 2017 (as amended) and the Environment (Wales) Act 2016

6. Prior to commencement of clearance of vegetation, woodland management or any land 
management works associated with restoration of heath habitat and the Site of Importance 
for Nature Conservation (SINC), a Dormouse Method Statement (DMS) shall be submitted 
to and approved in writing by the Local Planning Authority. The works shall be 
implemented strictly in accordance with the approved DMS. 
Reason To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3, 1, 5, 6 and 7 of the adopted Local Development Plan for the BBNP and To comply 
with the Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and 
Species Regulations 2017 (as amended) and the Environment (Wales) Act 2016

7. No external lighting shall be installed in association with the development hereby approved 
until an external lighting plan is submitted to and approved in writing by the Local Planning 
Authority. The lighting plan shall avoid conflict with bat mitigation/enhancement measures 
and wildlife corridors and shall be implemented as approved.
Reason To comply with Section 6 of Planning Policy Wales (2018), Technical Advice Note 5 and 
Policies SP3and 12 of the Local Development Plan for the BBNP

8. The development hereby permitted shall be undertaken in accordance with the submitted 
Management Plan entitled COED TALYLAN LAND MANAGEMENT PLAN JULY 2019
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Reason: To ensure compliance with Planning Policy Wales (4.2.38-39), Technical Advice Note 6 
(4.15)

9. Prior to the commencement of development, a detailed Monitoring Framework will be 
submitted to the National Park Authority for approval.  The Monitoring Framework will be 
based upon the sample Monitoring Framework submitted in support of the planning 
application (SD P MONITORING FORM) and will further identify a traffic light assessment 
process which identifies the thresholds for measurement of weakness and success, using a 
red and yellow card system, as is identified in section 5 of the Welsh Governments One 
Planet Development: Technical Advice Note 6: Planning for Sustainable Rural Communities 
(October 2012)
Reason: To ensure compliance with Planning Policy Wales (4.2.38-39), Technical Advice Note 6 
(4.15) and Welsh Government Practice Guidance in relation to One Planet Development and to 
ensure appropriate mechanisms are in place to assess the performance of the permitted OPD. 

10. An Annual Monitoring Report will be produced by the operators of the OPD and 
submitted to the LPA by the 1st April following commencement of development and each 
1st April thereafter for the subsequent 5 years for approval.  The Annual Monitoring Report 
will be produced in accordance with the updated Monitoring Framework as required by 
condition 8 of this permission.
Reason To ensure compliance with Planning Policy Wales (4.2.38-39), Technical Advice Note 6 
(4.15) and Welsh Government Practice Guidance in relation to One Planet Development and to 
ensure appropriate mechanisms are in place to assess the performance of the permitted OPD

11. The submitted Management Plan (COED TALYALN LAND MANAGEMENT PLAN JULY 
2019) shall be reviewed and updated every five years by the operators of the OPD.  The 
updated Management Plan should be submitted for approval to the LPA in conjunction with 
the year 5 Annual Monitoring Report, and further reviews submitted to the Local Planning 
Authority on the 1st April every five years hence.
Reason To ensure compliance with Planning Policy Wales (4.2.38-39), Technical Advice Note 6 
(4.15) and Welsh Government Practice Guidance in relation to One Planet Development
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Llangadog 3.miles

Llandovery 9 miles

N

Capel Gwynfe5 miles
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Built example of a Mark Waghorn Modular One Planet Development Dwelling
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Example Earth Dug Greenhouse as planned (identified at location 1 on land management map)


