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Intro

The Lammas project has been designed from the outset to fit within the requirements of
JUDP Policy 52 and its associated SPG “Low impact development: making a positive
contribution”. Indeed, as a grassroots organization representing over five hundred people,
Lammas was an official consultee for the SPG, and remains a committed supporter of
both Policy 52 and the SPG as exemplary planning policies.

Lammas has drawn upon and implemented the Policy and Guidance throughout the
development process and has made every effort to include the local authority planning
department in the design process (as SPG paragraph 3 notes, “Dealing with proposals
under Policy 52 needs to be seen as a process”.)

The aims and objectives of this project have been refined over 2 %2 years through an on-
going process of consultation with Lammas members, supporters, residents local to the
proposed site, professional organisations and planning officers. The SPG sets out a
mechanism for a pre-application meeting with Pembrokeshire County Council, for
example and full use has been made of this. The application was submitted, following the
guidance in paragraph 10 of the SPG, with “a suite of documents” including a landscape
assessment, travel plan and detailed individual livelihood plans.

Para 5 of the SPG encourages early discussion with groups that have already received
planning permission for similar schemes and recommends Chapter 7, the planning office
of The Land is Ours, as a useful resource in this regards. Responding to this guidance
Lammas has worked closely with Chapter 7 from the beginning, drawing upon its
expertise and getting in-put into all aspects of the current scheme from its aims and
objectives to the details of its implementation.

As para.8 of the SPG notes “There are eight specific criteria that need addressing to
comply with Policy 52”. This document addresses each of these criteria in turn.
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Criterion 1

The proposal will make a positive environmental, so cial and/or economic
contribution with public benefit.

Relevant documents in the Planning Application include the Management Plan,
Business plan, Permaculture Report, Traffic Management Plan, Terrace design,
Site Plans, Community Hub Design, Individual Plot Management Plans and various
Appendices, including the Habitat Survey, Soil Survey, Geology Survey, Species
Survey and Social and Economic Status Report.

Environmental Contribution:

In terms of environmental benefit the SPG on Low Impact Development refers to
other Supplementary Planning Guidance issued by the Authority on Biodiversity
and Development in Pembrokeshire. The biodiversity SPG suggests that new
benefits associated with development can include:

New water features

New tree planting (native species)

New hedge banks and hedges

Planting native climbing plants, trees, shrubs and wildlife species in
landscaping schemes.

This proposal will provide all of the above benefits, with provision to plant 1000
native trees, 2000 meters of native hedgerow and establishing 9 ponds. There is
also a comprehensive woodland plan to improve the biodiversity of existing wooded
areas.

Lammas has compiled a habitat survey of the site and has complimented this with
individual species surveys for key species, namely bat, otter, badger and
dormouse. Furthermore, geology, soil and water surveys and have been carried
out. Collectively these surveys and associated reports provide detailed knowledge
of the base line data for the site in terms of biodiversity, ecology and environmental
quality.

Drawing upon this base line data Lammas will undertake longitudinal research to
monitor, evaluate and respond to the changing nature of these environmental
qualities. There are few examples of a development undertaking such detailed
base-line data and undertaking such a thorough program of environmental quality
enhancement. The comparable research which does exist, however, suggests that
there will be significant increases in habitat and biodiversity, so the project
demonstrates clear and quantifiable environmental positive benefit. The on-going
longitudinal research will allow these predicted benefits to be measured and
assessed and for a responsive management policy to ensure they are maximized.

The Social and Economic Contribution:

Examples of social and economic contributions with public benefit cited in the SPG
include:
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The provision of skills training

Provision of local facilities;

The provision of services to the community including making natural and locally
produced food available;

Positive health recreational development through public access e.g. opening
new footpaths or educational visits through the practical demonstration of more
sustainable technology;

Provision of local employment

This proposal provides for all of the benefits listed above. There will be training and
work experience opportunities in sustainable building design, construction and
maintenance, sustainable food production, permaculture and traditional crafts. The
Community hub building “Yr Hwb”, and associated recreational facilities, including a
children’s play area, will be available for use by residents of the surrounding area.
The 9 business plans developed for each of the 9 small holdings form a central
component of this application. These business plans will bring a range of services
to the community, including making natural and locally made food and craft produce
available and a kitchen food waste collection service.

The food waste collection service targets kitchen waste as this constitutes up to
30% of Household waste, yet is often the most problematic to recycle (Waste
Awareness Wales, see http://www.wasteawarenesswales.org.uk/factsheets.html).
The civic amenity site operated in Hermon, for example, includes the disposal of
garden waste but not kitchen waste. Furthermore, research shows that a collection
service not only increases recycling rates, it also reduces journeys and thus
supports the project’'s commitment to minimising traffic as set out in the Traffic
Management Plan.

A local minibus service will also be created by the project and promoted amongst
residents in the surrounding area to compliment the existing provision. During
consultation with local residents it became clear that there is a high level of concern
over the low level of public transport currently available in Glandwr and so this
service has been introduced into the plans in response to this finding.

The project is committed to openness and accountability, as is demonstrated by its
on-going series of public consultative events and in its approach of placing its
planning documentation on its website for full public scrutiny. To further support its
aim of actively integrating with the local community and make its resources
available wherever possible the project will open up 2 permissive footpaths on the
site, totalling 1.14kilometers. The utility of these will be maximised by their linking to
the existing public footpath network link on the site.

The project will create the following local employment opportunities: a business
manager, an office administrator, a minibus driver and site manager. In addition,
Lammas will provide a part time shop and café, both of which will provide
employment and amenity value locally.

The project will make a positive environmental, social and/or economic contribution
with public benefit and thus this criterea will be met, as was established in the first
round of this application (Lawrence, 2007). This was confirmed in the resubmission
(Popplewell, 2008)
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Criterion 2

All activities and structures on site have low impa ct in terms of the
environment and use of resources.

Relevant documents in the Planning Application include the Management Plan,
Business plan, Permaculture Report, Traffic Management Plan, Terrace Design,
Site Plans, Community Hub Design, Individual Plot Management Plans and the
following Appendices: Water Report, Eco-footprint assessment letter (from SEI) and
Hydro Report.

Additional evidence is supplied by Chapter 7.

The SPG, p.11 defines ‘low impact’ under six bullet points outlined below with an
accompanying commentary outlining how this proposal relates to this definition.

1. “Development will be expected to provide their own water, sanitation and
energy on site and not rely on use of mains sources.”

Water

The site will be independent of the mains water network and
entirely self-sufficient in water.

The households will each harvest all of their agricultural/
irrigation water needs from their rooftops. This water will then
be stored in large containers or ponds (depending on its final
destination). Provision will be made for the storage of 4 weeks
worth of irrigation water. Should the stored harvested rainwater
ever be insufficient to meet the demand for irrigation/ livestock,
then Lammas will redirect water from the leat to replenish
supplies. There would be a temporary interruption in electricity
supply in such an eventuality.

Domestic water will be sourced from the existing Ffynnon-deg
spring. The bottling plant at Pont-y-Gafel bottles water at an
average rate of 26 litres/minute*. Lammas will have water rights
from Ffynnon-deg between 8pm and 8am every night. Thus
even in late summer the spring would supply 14,400 litres
through the night. This is more than ample to supply residents’
domestic water needs as the average adult in the UK, according
to DEFRA 2004-5 figures (http://www.sustainable-
development.gov.uk/regional/summaries/16.htm), uses 150
litres of domestic water each day. Through the use of highly
efficient design and technology and a culture of sustainable
consumption, residents’ needs will be considerably less than
this. 27% of UK domestic water is currently used for flushing
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toilets, for example, which will largely be eradicated within this
scheme through the use of composting toilets.

*For most of the year the rate is approx 30 litres/minute. At the annual low-
point In late summer, however, this can drop to 20 litres a minute. Source —
Jes King, Ffynnon Deg bottling plant, Pont-y—Gafel.

Sanitation

The site will provide all of its own sanitation by means of
composting toilets for human waste and reed-beds for kitchen/
washing water waste. These will all use tried and tested
technologies (see, for example, CAT, 2007; Environment
Agency et al, 2006; Davison et al, 2005; Bayley et al, 2003;
http://www.elementalsolutions.co.uk/projects.htm) and will be
designed and built to the satisfaction of the relevant authorities
and will not impact on the water table or existing water courses.
Wirral Council has recently installed two composting toilets on
Hilbre Island, a Local Nature Reserve within a Site of Special
Scientific Interest, a Special Protection Area, a Wetland of
International Importance, a candidate Special Area of
Conservation and a Regionally Important Geological and
Geomorphological Site. Compost toilets were chosen mainly
because of their low environmental impact. (see
http://www.natsol.co.uk/).

Energy

The site will be completely independent of mains electricity.
The viability of the hydro scheme and independent electricity
network has been thoroughly explored in Appendix 11 of the
planning application and its supplementary report.

There is some question about whether an abstraction licence

will be required. We have been informed by James Slowgrove
of the Environment Agency that, if one is needed, there would
not be a problem with the issuing of such a licence.

Lammas have clearly demonstrated that the scheme is wholly
viable even under the most restrictive abstraction licence
regime.

Current UK Government and WAG best practice in mitigating
climate change and implementing sustainable development
establishes an energy hierarchy with energy efficiency and
reducing demand first and then this reduced demand being met
by renewable sources (for example, see
http://www.defra.gov.uk/Environment/energy/index.htm). This
approach is increasingly being adopted by PCC as it
implements its own commitment to climate change and
sustainability.
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Pembrokeshire JUDP Policy 7 Quality of Design, for example, requires that:

‘Design in new development or conversion and reuse of buildings and
spaces will be required to be responsive to context, sustainable in
consumed energy and future use, and provide a safe and stimulating
environment.’

Policy 52 (and the associated SPG) and Policy 7 as well as the
wider framework of climate change and sustainability
commitments will be addressed by this proposal first and
foremost through the use of highly efficient design and
technology to minimize the demand for energy. This reduced
demand will then be met entirely from renewable energy. An
independent micro electricity grid will be created to provide
electricity, powered by a hydro turbine, as outlined in the Hydro
report.

2 “Buildings are to be constructed from materials that are recycled, reusable,
and have low embodied energy or are from sustainable sources.”

The buildings proposed by Lammas are primarily structured from
locally sourced wood and use local natural materials both as infill
(cob, straw, hay) and as finishes (turf, timber). Stone will be sourced
from Pont-y-Gafel farm from an existing small quarry. Of the materials
that are bought in, residents will use recycled materials where
possible.

3 “Traffic generation targets must be well below what would be expected from
a similar development operated in a conventional way.”

At a meeting held between Lammas and Highways & Construction
Division: Highways Development Control held on 9/10/07, it was
established that the average rural household generates 10 vehicle
journeys per day. Residents at Lammas are expected to generate a
maximum of 4 vehicle journeys per day. Even when taking into account
visitors, working staff and all other categories of traffic generation on
the site, the project expects to, on average, generate less than the
average vehicle journey generation for a conventional 5 rural
household development. This application includes a detailed Traffic
Management Plan which sets out exactly how the schemes low traffic
targets will be achieved.

A letter from the Highways Department to the Director of Development
confirms that they recommend conditional approval of the proposal
(Benger, 2008)

4 *“The development satisfies criterion 4 in terms of landscape impact.”

This point is discussed below under under criterion 4.
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5 “The project must be reversible, insofar as new buildings can be easily
dismantled and the land easily restored in the event of the collapse of the
project.”

The concept of low impact development was introduced to the UK
public and planning system alike during the mid-1990s and has
continued to evolve in both theory and practice since that period.
Simon Fairlie’s book “Low Impact Development, Planning and People
in a Sustainable Countryside” was foundational in many respects,
introducing 9 criterea to define low impact development. Even within
this initial document “Temporary” as a criterea was described as
“only beneficial in certain cases” and has since been largely removed
from the criteria for low impact development.

Fairlie (1996) cites Hockerton Housing Project as an example of low
impact development and indeed it has been hailed internationally
since then for pioneering best practice in this field. Hockerton
Housing Project is based upon an earth sheltered, 5 unit terrace
involving substantial earthworks and reinforced concrete foundations
and as such is not “temporary”. As the idea and practice of low
impact development has been further refined a growing consensus
has emerged that “temporary” should not be part of the required
criteria.

Simon Fairlie, for example, was a member of The Rural Planning
Group which produced a more extensive list of fifteen criteria to
define low impact development in 1999 (The Rural Planning Group,
1999). This document is drawn upon directly within the SPG, e.g.
footnote 12, p.13. Criterion (9) from that document has clearly formed
the basis for the SPG wording quoted above (point 5) and the
subsequent commentary provides important guidance on how
reversibility should be approached when assessing low impact
developments:

“(9) The project is reversible, insofar as new buildings can be
easily dismantled and the land easily restored to its former
condition.

Reversibility in the event of collapse of a project or upon its
completion does not feature highly as an indicator of
sustainability in international agreements or in Government
guidance. However an obligation to restore land after use is a
common feature in minerals applications; and a temporary
three year trial period for residential developments associated
with new agricultural or forestry enterprises is required by
PPGY7.

In practice, this criterion principally guarantees that there will
be no extensive earthworks, foundations, areas of concrete,
roads or other heavy infrastructure associated with a proposal
which might be viewed as experimental or prove to be short-
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term. However there may well be elements of a project which,
although they are relatively permanent, are judged to be of
long-term benefit or very minimal impact to the environment
or landscape - the excavation of a pond or the construction of
an earth-sheltered building, for example. In such cases non-
adherence to this criterion should not be taken as an
indication of unsustainability.” The Rural Planning Group,
1999, p 12.

As The Rural Planning Group (1999) and other low impact
practitioners and theorists have demonstrated, there may be a
conflict between maximizing a building’s sustainability performance
and its reversibility. When such a conflict occurs it is entirely
reasonable to maximize sustainable and low impact performance.

One example of this can be found when considering the concept of
thermal mass. Thermal Mass is one technique that green buildings
use to store heat when it is readily available (for example solar heat
during a winter’s day when the sun is shining) so that it can be
released when it is needed (for example on a winter’s evening).
Thermal mass is one of the best examples of best practice
sustainable design, reducing the need for external heating and thus
reducing a buildings impact. It is, however, as its name suggests,
massive by its nature. To support such weight requires foundations
which satisfy building regulations.

Other examples where best practice sustainability and minimizing
impacts may conflict with reversibility include turf roofs, masonry
stoves and accumulator tanks (used to store hot water). Each of
these examples are currently used within low impact schemes with
planning permission in England and Wales.

This application strikes a balance between creating dwellings that will
perform to the highest environmental standards and structures that
can be easily dismantled with the land being restored to its former
condition. The application is exemplary in this respect in that its total
impact will be amongst the lowest of any development in the UK. For
example, thermal mass in the buildings will be achieved through the
use of rammed earth and clom, a technique traditional to
Pembrokeshire, rather than through the use of concrete, for example.
Such an approach not only has a far lower embodied energy impact,
it also renders the scheme more reversible.

Popplewell 2008 contests this point suggesting that “The amount of
labour, materials, time and permanent nature of some of the
buildings proposed by Lammas suggests that they may not
necessarily be considered low impact”.

We have covered the issue of permanent nature above. To propose
that the amount of labour, materials and time involved in constructing
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some of the buildings suggests that they may not be low-impact
demonstrates a clear misunderstanding of the philosophy behind low-
impact building. Low-impact building tends to involve natural
materials with high labour and time inputs.

6 “The development must be of a scale no greater than is necessary to meet
the needs of the development.”

The whole Lammas project is one which addresses the challenge of
appropriate scale. A recent report commissioned by the Welsh
Assembly Government (WWF & SEI, 2005) concluded that the
average person in Wales has an Ecological Footprint of 5.3 gha/cap.
The earth has an estimated capacity of 1.8 gha/cap. Thus, if everyone
on the earth lived as we do here in Wales we would need 3 planets to
support us.

The latest scientific evidence clearly demonstrates that we are living
in an unsustainable social and economic system (Hansen et al, 2007).
The challenge of trying to create a sustainable society is, therefore,
enormous and will require radical change. Research over the last ten
years demonstrates that highly sustainable businesses which
internalise external costs currently operate at a disadvantage vis-a-vis
those operating within the mainstream, unsustainable economy
(Maxey, 2006; Smith, 2005; Douthwaite, 1996). Such businesses,
therefore, often require additional support if they are to operate
successfully and grow the niches they occupy (Smith et al, 2005). A
similar process has been recognised within sustainable living and
sustainable communities, whereby a critical mass of people living a
working in a sustainable way is needed to ensure long term viability
(Seyfang and Smith, 2006). This application, therefore, has been
designed at the minimum scale necessary to achieve this critical mass
and allow the project to succeed over the longer term. The scale of
the application has been carefully revised to ensure that it is as small
as possible whilst still achieving the following key elements of success
and long term viability:

o Momentum. A group of people working on a project together
can build a momentum in which the whole is greater than the
sum of the parts. This has been demonstrated by economist
Richard Douthwaite, for example (1996).

0 Range of skills. One advantage of a community of people
working together is that they are able to share complimentary
skills. Many of the skills that will be practised in the project will
either be near-forgotten traditional skills or recently developed
green technologies. The residents of the project will be
required to make a significant lifestyle change and in so doing
will be required to practise and learn unfamiliar skills. Each of
the residents will bring relevant skills of their own to the
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project. Amongst the residents there is a good range of
horticultural, farming, traditional craft, green technology,
permaculture, forestry, building and livestock skills. No single
resident or household, however, has all of these skills. Thus
skill sharing will play an important part in the project and again
is a feature of successful low impact projects (Baker
Associates; Fairlie, 1996; Douthewaite, 1996).

Social resources. One of the greatest factors leading to the
failure of smallholdings and small farms is the social challenge
of isolation (Maxey, 2006). In the case of low-impact
development this challenge will be exaggerated because
those people living under the new low-impact policy will be
required to live under an additional set of legal restrictions. It is
thus important to create a supportive social fabric for the
pioneers of such developments.

Internal economy. Each of the households in Lammas will
naturally specialise in their own range of land-based produce.
An internal economy will build up between these households
which will enable residents to source more of their needs
directly from the site (Douthewaite, 1996; Seyfang and Smith,
2006).

Diversity. One of the scheme’s aims is to provide a
demonstration and research project which explores the
different approaches to low impact development that are
possible under Policy 52. Diversity is a key feature of
sustainable systems (Smith, 2005) and in this case having a
sufficient range of people in the project will help ensure its on-
going diversity and viability. For example, this will help the
project overcome the longer term tendancy experienced by
some similar projects to see an ageing of the population
(Douthewaite, 1996). As the project will be actively managing
the land in order to produce 75% of its needs from the site, it is
important that a mixture of households and age ranges remain
over the longer term.

Shared Resources/ Working together. Living in a low impact
way will be greatly facilitated by the opportunities for residents
to work cooperatively together. There will be many examples
of this, to provide one illustration:

Several households will generate income from the timber
harvested during the management of the communal woodland.
By working together across several households this economic
activity becomes viable where otherwise it would not have
been. The Larch will be harvested and, if required, roughsawn
on location using a mobile Sawmill. It will then be seasoned on
site before being distributed amongst residents. Some of the
timber will go to Kit Owen’s workshop on Plot 9, where it will
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be planed and formed to order. From there it will go to Plots 5,
6, 7 and 9 for further processing before being sold on as
value-added produce. The sale of this produce will again be
viable due to the scale of the project as it is thus able to
support a trading post and website which will open up
marketing and sales opportunities that would not be present if
the project were on a smaller scale.

A key factor determining the scale of this application is the aim that it fit
within the wider communities of Glandwr and rural North
Pembrokeshire. Based on extensive research and practice into the
ideal scale for such a development, the initial proposal Lammas took to
the local community for consultation was a scheme of thirty
smallholdings. Throughout the process of developing this application,
however, Lammas has been committed to working with and listening to
all stakeholders, including local residents. Accordingly, the views
expressed through several local consultation events have led to a
significant reduction in the scheme’s scale from 30 to 9 smallholdings.
There are 76 houses currently registered within Glandwr (based upon
those households registered with the Post Office). This application
would see a proportionally small increase to 85 households.
Furthermore, the current population is ageing and there is a shift
towards Glandwr becoming a dormitory settlement with the recent
closing of the school and Post Office. The current application would
thus bring a mixture of households, including those with younger
people, into the area and contribute to the viability of Glandwr as a
sustainable community.

The opening statement for the SPG reads; “Policy 52 “Low Impact
Development Making a Positive Contribution” provides a context for
permitting development in the countryside as an exception to normal
planning policy....".It goes on to define eight criterea, the final criteria
making it totally clear that the policy is designed to accommodate
projects involving members of more than one family.

Another interpretation of point 6 would be that it has been included in
the SPG to ensure that unnecessary structures or unduly large
buildings are curtailed. All of the buildings in Lammas have been
designed from the point of functional need. Every room in every
building has been designed with a function in mind. In fact the
approach that has been adopted by the project has been to minimise
the size and scale of all the buildings as much as possible so as to
keep the costs, visual impact, and task of building down.

Criterion 3

Opportunities to re-use buildings which are availab le in the proposals area of
operation have been investigated and shown to be im practicable.

Relevant documents in the Planning Application include the Site Locations Plans,
Business Plan, Legal option and Letters from the landowner (see Planning
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Application Appendices).

The site is in a rural location and there are very few buildings nearby.
The only nearby buildings potentially available are those associated with the Pont-
y-Gafel farm. These include agricultural sheds and outbuildings.

Of the 3 large modern agricultural barns, one is currently used as a bottling plant,
and the other two are leased out.

There is a scattering of small traditional sheds and outbuildings around the Pont-y-
Gafel farm complex. These are all currently used by Pont-y-Gafel farm as storage
and workshop space.

There is a range of agricultural outbuildings (Grade 2 listed) which were recently
given planning permission for conversion to 5 residential units. Discussions have
taken place between Sue Burke of Pont-y-Gafel farm and Lammas about the
prospect of purchasing these outbuildings for use by the project. Mrs Burke has
repeatedly made it clear to us that she would like to develop these buildings as
accommodation for her children and that they are therefore not for sale. She has
also stated that if she were to sell the outbuildings she would sell them to friends of
the family at market rates.

The only other nearby structure currently not in use is a derelict barn a short
distance North of the site. Lammas has also enquired about purchasing the derelict
barn (Clawdd-du) and again Mrs Burke has clearly stated that the barn is not for
sale.

Should a nearby existing structure (such as, for example, an agricultural barn with
planning permission for conversion to residential units, or a neighbouring/ nearby
house) become available it would be necessary for Lammas to make constitutional
changes before the organisation (principally set up to develop and research low
impact development) would be in a position to buy and develop such property. It
would be entirely inappropriate for property with existing residential rights to be
developed under the low impact policy for a number of reasons. The primary reason
that low-impact development does not marry well with the conventional property
market comes down to the low-impact requirement for a land based livelihood.
The only possible exception to this would be one in which a developer had a huge
amount of existing capital available to pour into the project. In all other cases the
mortgage repayments on such a property would necessitate an income far higher
than would readily be available from a land-based enterprise.

This can be illustrated with an example using an outbuilding (with planning
permission for conversion to residential) from Pont-y-Gafel and figures from the
Lammas Plot Management Plans:

We have been advised that a barn like the end-outbuilding in the Pont-y-Gafel
courtyard with planning permission for conversion to residential would sell for
between £125,000 and £170,000. Dave Owen (Builder) puts a ballpark figure of
£95,000 - £145,000 for renovation/ rebuild to building regulations standards
(depending on the level of skill and assistance provided by the owner). Adding
£30,000 lease purchase for a plot of land gives a total capital requirement of an
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estimated £255,000 - £315,000.

The average capital investment available per Lammas household is £75,000.
Under this scenario, the “average” Lammas household would need a mortgage of
between £180,000 - £240,000. This would mean annual repayments of between
£14,580 and £19,440.

The average income of the Lammas households ((before overheads such as lease
rental, council tax, transport, additional food costs etc). after 5 years is £7,208 per
annum.

This example illustrates the incompatibility of a low impact lifestyle supporting a
conventional mortgage figure and holds true even when applied to the most affluent
Lammas households:

Plot 4 has one of the highest capital sums to invest in the project and has the
highest projected income at year 5, £13,150pa (before overheads such as lease
rental, council tax, transport, additional food costs, clothing etc).

Plot 4 has an estimated £105,000 in capital to invest and so, in this illustrative
example, would need to raise between £150,000 - £210,000 on a mortgage. Annual
repayments on this would be between £12,160pa to £17,000 pa.

So in such a scenario even those Lammas residents with the highest of capital to
invest and highest projected income would not be able to meet their household
mortgage repayments, and perhaps more significantly, would fall well below the
75% requirement for meeting their household needs from land-based income.

Criterion 4

The development is well integrated into the landsca  pe and does not have
adverse visual effects

Relevant documents in the Planning Application include the Management Plan,
Landscape and Visual Assessment (Appendix 9), Individual Plot Management
Plans, Terrace design, Community Hub design and Permaculture Report.

Visual Impact has been a consideration for the project since its inception. The land
was selected in the knowledge that it is largely not overlooked. The site layout and
the layout of the individual plots were designed with intent to minimise any visual
impact. Where visual impact might be a consideration, mitigation measures were
put in place.

A detailed landscape impact assessment has been submitted with the application
including reference to LANDMAP, a landscape assessment tool used by
Pembrokeshire County Council. LANDMAP defines the value of the landscape and
recommends management requirements to preserve and enhance it. Preservation
of hedges and field boundaries and woodland management are identified as
management requirements in the proposal location and these have been proposed
by Lammas with additional planting for screening. Turf roofs are proposed for most
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buildings and plot layouts have taken account of the need to minimise visual
impact. Much of the site is located on land which is higher than the public roads in
the area and above the village of Glandwr. Public views of the site from close by
are therefore limited, with the exception of views from the public footpath through
the site. There would be distant views from the A478 road south of Crymych, but
over a distance of about 2 kilometres.

The project will effectively blend into the landscape and thus this criterea will be
met, as was established in the first round of this application (Lawrence, 2007). This
was confirmed in the resubmission (Popplewell, 2008)

Criterion 5

The proposal requires a countryside location and is tied directly
to the land on which it is located, and involves ag riculture,
forestry or horticulture.

Relevant documents in the Planning Application include the Management Plan,
Business Plan, Permaculture Report and the 9 Individual Plot Management Plans.

The project is based on horticulture, agriculture, animal husbandry, coppicing,
woodland management, renewable electricity generation, craftwork and value-
adding to natural resources derived from the site. The project also involves
education, training, research and dissemination. These are all activities which are
centred around the use of resources grown, reared or occurring naturally on the
site.

The project therefore satisfies this criterion, as was established in the first round of
this application (Lawrence, 2007, pp.9-10).
This was confirmed in the resubmission (Popplewell, 2008)

Criterion 6

The proposal will provide sufficient livelihood for and substantially meet the
needs of residents on the site.

The ways in which this criterion is satisfied by this application are specifically
addressed in the Planning Application Management Plan, the Woodland
Management Plan, Business Plan, Permaculture Report and 9 Individual Plot
Management Plans. Included within each Plot Management Plan is a business plan
and 5 year cash-flow forecast along with a 1:200 plot plan detailing the areas set
aside for crops. Please also refer to the Marketing Survey and the Economic
Survey in the Planning Application Appendices.

Additional evidence supplied by The Permaculture Association (Britain), Chapter 7,
Patrick Whitefield, Agroforestry Research Trust.
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Legal Structure

Lammas’ legal structure will ensure that this criterion will be met. The project will
require, as a condition of the leasehold agreements, that residents meet 75% of
their household needs from the land. Thus if residents are not able to meet this

target they will be required to sell their leaseholds and leave. Through this legal

arrangement this criterion will be guaranteed.

Substantially meeting the needs of the residents

The majority of this 75% need will be met from residents meeting their needs
directly. All of the resident’s water, electricity, sewage and household-fuel needs will
be met directly from the site. In addition to this all of the households are planning to
grow a substantial proportion of their own food. The remainder (which is a relatively
small proportion) of the 75% requirement will be met through land-based income
generation.

To demonstrate that the Lammas residents are able to completely fulfill this 75%
target, each household has supplied a well considered business plan. All of the
business plans include market research, 5-year cashflow forecasts, set up costs
and marketing plans. All of the business plans comprise of at least two land-based
initiatives, and most of them rely on more than three independent enterprises. As
the old proverb goes, no one household is putting all their eggs into any one basket.
This principle of diversity of activities is also central to permaculture.

Having presented these business plans, Lammas is keen to remind readers that
they are just that — plans. Any business plan is simply a declaration of intent and
ability. All businesses respond to environmental, economic and social challenges
and opportunities. An essential component to any successful business is its ability
to adapt and evolve. The foundations of any business are its resources. Lammas
has every confidence in the ability of its key resources to meet the challenges
before them. The people involved in the project are all intelligent, adaptable,
committed, visionary pioneers with a wide range of skills, experience and expertise.
The land is well-draining, south-facing good land.

The project as a whole has clearly demonstrated how it expects to meet in excess
of 75% of its needs from the site by year 5:

Establishment percentages

Plot Household Land based produce (£)
needs (£)
Year 3 Year 4 Year 5
% £ % £ % £
1 9,916 66 6,518* 104 10,323* 125 12,390*
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2 12,975 50 6,527 71 9,275 134 17,372
3 8,538 39 3,356 63 5,360 100 8,461

4 11,147 34 3,373 73 8,156 160 17,602
5 9,817 54 5,292 74 7,242 89 8,704

6 14,535 29 4,221 56 8,138 88 12,775
7 11,322 33 3,708 62 7,005 77 8,663

8 14,247 43 6,104 75 10,668 89 12,683
9 13,454 48 6,419 70 9,418 100 13,517
Total 105,951 (43) |45,518 (71) |75,585 (106) | 112,167
(Average)

*There was an arithmetic error in the original submission (p45, plot 1). The “household needs met
directly from the land” was not added to the overall “needs met from the land” figure.

ADAS

An ADAS (ADAS 2008) report, commissioned by Pembrokeshire County Council, of
the projects viability rigorously assessed the nine Plot Management Plans against
conventional agricultural criterea. Some of the approaches and assumptions
adopted in this report are questionable. This issue is fully addressed in the Lammas
document “A Commentary on the ADAS Report, The inappropriate assessment of a
Low-Impact Permaculture project using Conventional Agricultural Criterea”. The
ADAS report, having discounted certain income streams and marked down others,
concluded that only two of the nine plot plans was able to meet 75% of its
household needs from land-based activity.

However the planning guidance for policy 52 clearly suggests that proposals will be
considered on a holistic basis, stating that “Piecemeal proposals will not be
acceptable” (point 3). Even if all the ADAS alterations are taken into consideration
the Lammas project as a whole still meets 75% of its household needs from land-
based activity.

Lammas household needs met calculation with all AD3 alterations

Plot Household ADAS New Land-based | ADAS Alterations New Land-
needs (£) Alterations Household produce Based Produce
needs (3) Year 5 (£) Year 5 (£)
1 9,916 9,916 12,390 (?ati)r)y produce from cow | 9 726
clun),

(T_he_:re was an Reduce enterprise income

original | to £5345

arithmetic error in
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this calculation)

2 12,975 12,975 17,372 (?ati)r)y produce from cow | 12 362
club),
Reduce own food grown
value by £1510
Subtract £3,500 from
income
3 8,538 Add Vehicle licence, | 8 938 8,461 Disregard income through| 5468
£400 craft by £2757
Reduce egg income by
£236
4 11,147 11,147 17,602 (?ati)r)y produce from cow | 5421
club),
Disregard vermiculture
income (12,181)
5 9,817 Add Vehicle licence, | 10,617 8,704 Reduce egg income by 7889
£400 £380
Reduce horticultural sales
value by 10% (435)
6 14,535 Add Vehicle licence | 14,735 12,775 12,775
(Shared with plot 7)
£200
7 11,322 11,322 8,663 Reduce enterprise sales | 8 290
values by (estimated) 10%
(373)
8 14,247 (Vehicle licence 14,547 12,683 Home grown produce 10,098
exempt — disabled reduced to £3,000
family member)
Add maintenance
£300
9 13,454 Add Vehicle licence, | 14,229 13,517 Pork income reduced by | 10,517
£400 £1,000
Add £375 fuel needs
Woodwork income
reduced by £2,000
Total 105,951 108,426 107,996 82,546
% 76%

Thus the ADAS report actually affirms Lammas’ ability to meet at least 75% of its
household needs from Land-based activity.

Having said that, if one reconsiders the most radical and inappropriate approach
adopted in the ADAS report, namely that of discounting income from value-added
processes, then the overall figure for needs met from land based activity (using all
the other ADAS recommendations) becomes 90% (£97,484/ £108,426).

In fact Lammas would assert that a majority of the alterations to the Lammas
figures by the ADAS report are highly questionable. This is entirely understandable
given that it has been written by two people who have no training or direct
experience in low-impact development or up and running permaculture projects.
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In addition this would not be the first time that a conventional agricultural
assessment has been questioned in its appropriateness of application to low-impact
development. (Landmatters Appeal, point 49)

Bringing all the figures together — Household needs

It is only right for us to consider those ADAS recommendations that are reasonable.
It is also appropriate for us to consider the implications of the ongoing design
changes that have occurred within the project since the individual business plans
were submitted in March 2008. The two changes that affect the individual business
plans are an increase in the leasehold price (from £30,000 to £35,000) and a
reduction in the vehicle licence fee amount.

Thus if we tabulate all the reasonable ADAS recommendations concerning
household need calculations (such as adding car licence fees) along with all the
changes to the proposal since the resubmission (March 2008) as a result of the
ongoing design process (see updated Business Plan)

We can create a revised household need table:

Household needs:

Original Reasonable Vehicle licence Extra Capital Revised
Household ADAS Revisions amendment requirement Household
needs needs
figure
Plot 1 9,916 -200 +390 10,106
Plot 2 12,975 +390 13,365
Plot 3 8,538 Add Vehicle -200 +390 9,512
licence,
£400
Addition of £384
mortgage
repayments
Plot 4 11,147 +390 11,537
Plot 5 9,817 Add Vehicle -200 +390 10,417
licence,
£400
Plot 6 14,535 Add Vehicle licence | -100 +390 15,025
(Shared with plot 7)
£200
Plot 7 11,322 -100 +390 11,612
Plot 8 14,247 +390 14,637
Plot 9 13,454 Add Vehicle -200 +390 14,419
licence, £400
Add workshop
electricity of £375
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Bringing all the figures together — Productivity Ta rgets
If we then tabulate all the reasonable ADAS recommendations for yields/ produce.
And create a revised productivity table:

Plot Productivity

Plot Revised Land-based ADAS Alterations New Land- %
household produce Based
need figure Year 5 (£) Produce
Year 5 (£)
1 10,106 12,390 12,390 123
2 13,365 17,372 Reduction of income 13,872 104
by £3,500
3 9,512 8,461 8,461 89
4 11,537 17,602 17,602 153
5 10,417 8,704 8,704 84
6 15,025 12,775 12,775 85
7 11,612 8,663 8,663 75
8 14,637 12,683 Reduce plot 12,583 87
maintenance by £100
9 14,419 13,517 13,517 94
Total 110,630 108,567 98

The project clearly demonstrates that it will meet 98% of its needs by year 5. There
is a £25,595 margin for error (£2,844 per plot).

Accounting for provision of housing

Lammas has spent a huge amount of time and resources considering Policy 52,
probably more than any other group or organisation to date. One aspect that has
continuously troubled us about the current structure for calculating “the percentage
of household needs that will be met through land based activities” (SPG for policy
52, sectionl9, part 4) is that of housing need and mortgages. To date, mortgages
have been accounted for in residents “household needs” figures. Yet no account
has been made for the provision of housing. This is significant because residents
will be creating their homes largely from resources grown, reared or occurring
naturally on the site and shelter is surely one of the most fundamental household
needs.
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This would seem to be the most likely explanation as to why the ADAS report found
that the household need figures were lower that those found in their research
(ADAS 2008).

Thus we would propose that future calculations concerning the 75% ‘needs met’
test include an element of housing. For example; we could assume that an average
rent for a low-impact dwelling might be £400 pcm (this figure being based on rental
prices currently used in the chalet communities on the Gower Peninsular, most
noteably Holtsfield). This figure should be included in the “household needs” figures
(SPG for policy 52, section19, part 2) and should also be included in the land-based
produce section (SPG for policy 52, sectionl19, part 3).

To do so would affect the figures accordingly:

Household needs met when including shelter provisio n

Plot household With household Land-Based Produce With Household %
need figure provision Year 5 (£) provision
1 10,106 14,906 12,390 17,190 115
2 13,365 18,165 13,872 18,672 103
3 9,512 14,312 8,461 13,261 93
4 11,537 16,337 17,602 22,402 137
5 10,417 15,217 8,704 13,504 89
6 15,025 19,825 12,775 17,575 89
7 11,612 16,412 8,663 13,463 82
8 14,637 19,437 12,583 17,383 89
9 14,419 19,219 13,517 18,317 95
Total 110,630 153,830 108,567 151,767 99

Using this table, which we consider to be the most reasonable interpretation of the
criterion, the project demonstrates that it expects to meet 99% of its needs from the
site by year 5.

There is a £36,395 margin for error (£4,044 per plot).

Beyond Year 5

Another consideration is that from year 5 onwards, the productivity of the project will
actually increase because:
Some of the crops (apples, nuts) will only be beginning to enter their
productivity cycles at year 5.
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Soil nutrient and fertility programs will only be beginning to take effect.
All those business plans that have included figures beyond year 5 show a
continuing increase in productivity and income beyond year 5.

Ecological Biodiversity

Another aspect which the current calculations do not account for is that of the
economic benefit of biological diversity. The global economy is losing more money
from the disappearance of forests than through the current banking crisis, according
to an EU-commissioned study. It puts the annual cost of forest loss at between

£1 trillion and £2.5 trillion. The figure comes from adding the value of

the various services that forests perform, such as providing clean water

and absorbing carbon dioxide.

The study, headed by a Deutsche Bank economist, parallels the Stern
Review into the economics of climate change.
(Ref http://ec.europa.eu/environment/nature/biodiversity/economics/index_en.htm)

The Lammas project will have considerable biodiversity benefit, including the
planting of 1000 native trees, 2000 meters of native hedgerow, though it is difficult
to put a price on clean air or a stable climate.

Income through land-based education

Another aspect that has yet to be factored into the picture is that of income from
land-based education. This will play an important role in the project when it is up
and running. However still adhering to the commitments that were made at the
Lammas pre-application meeting, Lammas have not accounted for this income
stream as part of the 75% test at this stage.

Future Trends

One aspect which has not been accounted for or considered by PCC planning
department is that of the change our society is currently undergoing. This has
implications both from a perspective of the context of this appeal, but also for the
project’s projected performance within the timescales considered. Scientists around
the world are describing the time that we are now in as that of a “global
emergency”. This has been highlighted by the IPCC (Intergovernmental Panel for
Climate Change) and also by books such as Mark Lynas’ ‘Six Degrees’. In addition
to this environmental emergency we are witnessing the ever increasing prices of
raw materials (from oil to metals to timber) and ever rising costs of food. All of these
factors serve to highlight the relevance, viability and importance of the Lammas
proposal.
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Timescale

The Supplementary Planning Guidance generally requires that 75% of basic
household needs be met from the land within three years of project
commencement. However, it allows for derogation from this:

“For those parts of the project that cannot be achieved within three years, because
of the nature of the activity, a timescale as close to the three year target must be
identified with reasons why a shorter time-scale is not appropriate. The applicant
must clearly advise as to how and when the achievement of 75% will happen.”
(SPG, p.12).

Following extensive research and the development and refinement of individual Plot
Management Plans, the Woodland Management Plan, Business Plan and
Permaculture Report, it is clear that on this site three years is an insufficient period
to allow the project to provide 75% of its needs from the site for several reasons.
Firstly, permaculture is a design approach which informs this application to a
considerable extent (see, for example, para 8.4 within the Management Plan).
Within the practice and theory of permaculture there is a wealth of knowledge and
experience of developing highly sustainable land based livelihoods. Indeed,
permaculture is specifically mentioned in the SPG as an appropriate design
approach (p.7). Furthermore, a UK Planning Inspector recently endorsed
permaculture as a highly innovative and sustainable approach to land management
and granted planning permission in an area without a dedicated low impact
development policy specifically because the project was based on permaculture
principles (Land Matters, S Hams DC, Devon ,APP/K1128/C07/2039820).
Permaculture is a design intensive approach which works closely with natural
patterns and processes. A central part of any permacultural project, therefore, is
observation and an on-going process of reflection, adaptation and response to the
conditions and processes occurring on the land. It is universally accepted within
permaculture that there should be a period of observing the land closely before any
significant changes are made to it. Twelve months is the minimum period of
observation generally recommended as this allows the observation of a full cycle of
seasonal change. In adopting the principles of permaculture this application
carefully balances this recommendation with the requirements of the SPG. Rather
than implement the ideal permacultural approach of living on the land and
observing it closely before making any significant changes, therefore, it is proposed
that residents will carry out this period of observation whilst carrying out the initial
stages of their Plot Management Plans.

As trees take the longest time to establish and will provide wind and visual breaks,
soil-slope stability and various resources from which household needs can be
derived, each plot will begin with begin with a phase of tree planting and mulching.
Having done this, the majority of residents’ focus for the first 12 — 18 months will be
the construction of their homes. This construction period allows an ideal opportunity
to observe the land whilst substantially taking their Plot Management Plans forward.
Thereafter residents will be in a better position to devote themselves fully to
developing their land-based activities and will have the detailed base-line data
regarding the processes operating on their particular plot.
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Secondly, key feature of permaculture is its extensive use of perennials, often
layering these up from the subsurface root layer, through ground cover and shrubs
to trees to create symbiotic relationships between the plants and animals on site.
Establishing perennials, particularly trees and shrubs takes time and again
suggests that three years is too short a period to allow these plants to come in to a
sufficient level of productivity to allow residents to meet 75% of their needs from the
land. This is particularly true given the permacultural aims of the project and hence
the need not merely to establish perennial plants, but to do so within integrated
permaculture designs. Through these designs perennial plants are integrated into
harmonious and symbiotic relationships with the soil, other plants and the fauna
found on or introduced into the plot as part of the Plot Management Plan.

Once more a balance has been struck in this application, so that residents will
employ a combination of plant types and means of supporting themselves from the
plot allowing the 75% target to be reached as close to three years as possible, as
recommended in the SPG (see quotation above). The thought and effort that has
gone into striking this balance can be illustrated by two examples. Firstly, residents
will substitute incomes based upon tree-derived produce with annual crops to
increase their ability to provide for household needs from the land in the intervening
period whilst the trees become established. Secondly, residents will use a
combination of root stocks for their top fruit so that more dwarfing varieties which
produce yields more quickly, despite lower yields in the longer term, will provide
some income whilst they are waiting for the slower developing varieties to yield.

A third factor pointing towards the need for more than three years to reach the 75%
target is the extensive body of research which demonstrates that land based
businesses take time to establish (UWE, 2002). Indeed, the difficulty in getting such
businesses past their most challenging start up period is illustrated by the fact that
most small scale farm businesses go bust within the first three years (Maxey,
2006). Given this, it is imperative that the Lammas residents are allowed time to
invest in their long term yields and do not sacrifice longer-term viability in order to
meet the three year recommendation. Only two Business plans out of the nine
estimate that they will reach the 75% needs-met target before 5 years (Plots 1 and
8).

Fourthly, the depressed nature of the rural economy means that it is currently very
difficult to derive income from the land, with farm closures and suicides at an all
time high. In this context Government policy is to encourage farm diversification and
‘added value’ through on-farm processing (Maye et al, 2007). In line with this advice
and the hard realities of the present economy, many of the business plans
incorporate an element of ‘adding value’ to land based produce. This will benefit the
wider economy and community, creating wealth and providing goods and services
locally. However, establishing the infrastructure to make this added value possible
will place a further temporal and financial burden upon residents. The scale of the
project means that these burdens can be shared and mitigated to some extent,
again, allowing the project to meet 75% of its needs as close to the three year
target as possible. For example, “Yr Hwb” (the community hub building) will include
a fully certified kitchen which all residents will be able to use as part of ‘adding
value’ to their produce.
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Finally, the conditions on the site, its elevation and the quality and nature of the soil,
provide further evidence of the need to extend the period within which the project
will reach the 75% target. As the Geology and Soil Report indicate, there will need
to be an extensive program of neutralisation and soil improvement to allow the
productive potential of the site to be realized. In their assessment of the application,
ADAS themselves concede that “It could be 4 years or more before any noticeable
improvement in soil structure was apparent even with significant amounts of organic
matter recycled into the system” (section 3, para 9, ADAS 2008)

In light of all of the above, this application proposes that a five year establishment
target is appropriate in this case. Whilst permacultural design principles alone
would suggest a longer period, of perhaps ten years, this five year timescale has
been carefully worked through with advice from qualified permaculture designers,
an independent agricultural consultant and established smallholders. Thus, as
required by the SPG, the target is set as close to three years as possible and there
is a clear timetable for when and how the 75% will be achieved over the first 5
years of the project, as is illustrated by the table below summarizing individual Plot
Management Plan forecasts for “household needs met from land-based enterprise”:

Part time off-site employment

Popplewell 2008 criticises the fact that three of the residents were planning on part-
time work off site. The maximum quantity of work mentioned per household is
approximately one day a week for one adult (in plot 4). In all cases this element of
supplementing income takes place in addition to working full-time on the plot.

There is no mention of part-time off-site work being an issue in Policy 52 or the
SPG. In fact it would seem that additional income streams are accepted for how
else could projects meet the remaining 25% of their household needs? There are
travel implications with off-site employment, but these have been considered and
addressed by Highways officers.

Lammas would assert that the social benefit in terms of integration and availability
of skills that would be gained through some residents working off-site part-time far
outweighs any negative impacts, so long as the residents have functional roles
within the project, are tied to the land and meeting at least 75% of their basic
household needs from land-based activity and that the travel implications do not
create undue traffic impact from the project.

Precedent

Interestingly, the only other project to date which has been passed under Policy 52
Brithdir Mawr, 2008 ;

Was part retrospective and part prospective.
Did not involve any agricultural/ business assessment.
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Was heavily reliant on income from value-added processes and land-based
courses.

Was based on an application 42 pages long (the Lammas resubmission in
March 2008 was 1185 pages).

Was for 5 dwellings, 4 visitor huts, a communal roundhouse, ancillary
buildings and barns and a seasonal campsite.

Was recommended for approval by Pembrokeshire Coast National Park
Planning Authority on 15" September 2008.

Was a temporary permission, to be reviewed in three years time.

Sidenote

It is interesting to compare the estimated land-based produce figure for the
Lammas project in year five with an estimation of the current land-based produce
figure.

Currently the woodland is unmanaged and the pasture is down to spring lambing. If
one estimates there are 195 ewes on the 60 acres of pasture with a gross margin of
£12 per ewe (source — John Nix Farm Management Pocketbook, based on a low-
average yield for lowland spring lambing) then it is possible to arrive at an estimate
of £2340 annual land-based income for the site under its current use. When
considered against this Management Plan and the Individual Plot Management
Plans, this demonstrates the scale of the increase in productivity from the land that
the project will generate.

Criterion 7

The number of adults should be directly related to the functional
requirements of the enterprise.

This criterion is addressed in the Planning Application by the Individual Plot
Management Plans as within each of these there is an in-depth description of the
functional roles of all the adults on site.

In addition, the Permaculture Report deals specifically with this issue.

Additional evidence is supplied by Quiet Waters Consultancy, Chapter 7, The
Permaculture Association (Britain)

Under criterion 7, the SPG in Policy 52 clearly says that “The Management Plan
should give a clear description of how the venture will be run and what is expected
from it. This will include the role and number of adults necessary to work the land,
including those less able residents, and will clearly link to the management plan.
The number of adult residents will be restricted to those justified in the
management plan.”
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There are 9 households proposed for the site. Each of the 9 Plot Management
Plans clearly identifies the number of adults involved in each household and their
roles on the various smallholdings.

Permaculture Smallholdings

Smallholdings have long been documented as being more productive in terms of
yield per square meter than larger farms.* Permaculture provides even greater
potential for this productivity to flourish. The principal method of a low impact
permaculture smallholding is one of abundance through diversity. Each of the
smallholdings will consist of an interconnected mosaic of habitats which will serve
to meet the needs of the households. The reason that a permaculture smallholding
is significantly more productive than a conventional farm is a combination of care to
the detail and a philosophy of observing and emulating natural processes. The
higher productivity per acre for smallholdings in the first instance and permaculture
based smallholdings in the second is derived in part from a higher labour input per
acre compared with large scale farms. The emphasis of the smallholding, and this
application is no exception, is in producing diversity rather than profit. Indeed, this
is recognised in the SPG (p.12), which acknowledges that low impact holdings may
be based upon subsistence rather than making a large profit or contributing
significantly to the Government’s policy of promoting economic growth.

The higher ration of labour and time devoted to each unit of land and the efficient
use of overlapping niches and symbiotic floral and faunal relationships is the key to
understanding why an 8 acre low-impact smallholding thrives where an 80 acre
mono-crop farm struggles and why all the adult residents included in this proposal
are indeed required for its successful functioning and for it to meet its productivity
targets.

As human beings we need a diversity of produce to survive; we need shelter,
electricity, air, water, fuel, fruit, vegetables, grain, animal produce, social
interaction, celebration and community to thrive. Each smallholding will source
most of these needs directly from the land, rather than generating money to
purchase goods and services to provide for these needs. This approach requires
the embodiment of a lifestyle, and it is the lifestyle which Lammas residents will be
committing to. Sustainable lifestyle choices mean that:-

Residents will be cultivating a high degree of intimacy with their plots in
order to benefit fully from their potential whilst at the same time increasing
the biodiversity, soil depth and the wildlife value of the land.

Most of the labour will be achieved using hand tools or small machines.
Livestock will be kept in small natural groupings rather than huge flocks.
Livestock and crops will be managed using organic principles (the Land
Management Policy has been based on Soil Association organic standards)
and this requires a higher degree of attention to detail and natural cycles.

! The 1980 World Census on Agriculture carried out by the Food and Agricultural Organisations of
the UN found that small farms out-yielded larger ones. Typically, farms of between 0.5 and 6
hectares in extent were around four times as productive as farms over 15 hectares. In some cases
they were twelve times as productive
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Harvesting, observation, reflection and plot modification will take place on a
day-by-day, on-going basis.

The households will need to process their raw foods (rather than pre-
washed or processed foods from a supermarket) to a greater degree than
the average household.

Cooking food using wood takes longer than using fossil fuels.

Sales of produce will largely take place on a small local level rather than to
large distributors, and thus will require further attention.

Water flows, groundwater levels and filtration systems will need overseeing.
Fuel will need harvesting and storage and active heating system
maintenance.

Low-Impact buildings require significantly more maintenance than their
conventional counterparts (this can be illustrated by the difference between
wooden window frames and upvc frames, earth plaster and cement based
plaster each of which has far lower impact, but far higher maintenance
implications).

Most importantly of all will be the observational and management work as to
how the various crops, habitats, livestock, wildlife and soils interrelate with
each other. A sustainable land-based livelihood requires a great dedication
and returns enormous satisfaction. A satisfaction that needs to be
communicated and shared.

Lammas is proposing to create a complex and inter-related network of
smallholdings. The overall management and functioning of the site will also require
careful observation and management. A high degree of interdependence will
naturally develop between the plots. The beginnings of this can already be seen
within the individual Plot Management Plans. Some of this interaction will be
formalised (for example allocating the timber from the communal woodland) but the
majority of it will be informal (for example helping a neighbour herd his pigs into the
trailer).

In addition, a wealth of trading relationships will inevitably develop. Again some of
these connections will take place on a formal basis (for example, through the café
or the trading post). There will also be a large degree of interaction which will take
place on an informal basis (for example, sharing meals). These formal and informal
connections and interactions will play a very important part in the success of the
project.

By sharing skills, resources and information Lammas will be able to create a
vibrant, healthy community momentum. This group momentum is important
because what Lammas is proposing to do is, in the context of an economy based
on cheap fossil fuels, is actually very challenging. The viability of the project is
dependant upon both an intimate relationship with the land and a vibrant, healthy
interacting community of people.

In this scheme, therefore, the people and the web of cooperative encounters are all
inextricably linked. The labour requirements and the need for community
cooperation are considerably higher than would be with a conventional household.
Given this approach and the commitment required from each household of meeting
at least 75% of their household needs from the site, there is a clear functional role
and requirement for the all the adults involved. Details of the specific nature of
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these roles can be found in the planning application, however an overview of them
can be found in the tables in section 3 of the Permaculture report.

ADAS

The ADAS report (ADAS, 2008) made a functional need assessment of the project
based on conventional agribusiness labour hours data. Lammas considers that the
ADAS functional need assessment is completely inappropriate. This issue is fully
addressed in the Lammas document “A Commentary on the ADAS Report, The
inappropriate assessment of a Low-Impact Permaculture project using
Conventional Agricultural Criterea”. This is not the first time that a conventional
agricultural assessment has been questioned in its appropriateness of application
to low-impact development. (Landmatters Appeal, point 49)

Popplewell (2008) refers to the ADAS (2008) report and its conclusions drawn from
analysing functional need using conventional agri-buisiness methodology. At no
point does Popplewell or ADAS actually consider the functional roles as described
in the planning application.

It is imperative that a policy (such as policy 52) and a project that centres around
the creation of sustainable lifestyles take into account all the aspects of such a
lifestyle when considering functional justification. A sustainable lifestyle requires a
wholistic consideration of all aspects of living, ranging from livelihood to fuel, from
travel to childcare, from energy to construction. To separate out one aspect of
sustainable living (namely that of land-based work) and require a full time
justification from every adult that they be wholly tied to the land will inevitably make
those non land-based aspects of living (such as childcare, cooking, housework,
education, mechanics, building, socializing, people care, food processing, travel,
shopping, administration, etc) not sustainable by squeezing them into the margins
of lifestyle management.

Roles

An example of the necessary holistic interpretation of the notion of roles within the
project can be seen when considering the role of Jarvis. Jarvis is the son of Paul
Wimbush. He was 15 when Lammas began its planning journey. He is now 18 (and
will probably be 19 before a planning decision is made). It is proposed that he lives
on plot 6 with his family and attends college full time. As an adult he has a role in
the project, though it is not tied to the land. In accordance with the policy his role
has been defined, and it has a value that reaches beyond being tied to the land.

Criterion 8

In the event of the development involving members o f more than one family
the proposal will be managed and controlled by a tr ust, co-operative or other
mechanism in which the occupiers have an interest.

Covered by the Planning Application Management plan, the Society Registration
document and the Society Rules.
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The project will be managed and directed by a co-operative, Lammas Low Impact
Initiatives Ltd (registered as an Industrial and Provident Society, register number
30222R). Lammas Low Impact Initiatives Ltd (referred to in this document as
Lammas or the Society) will retain the freehold ownership of the site. The
leaseholds themselves will be drafted in such a manner so that the Society retains
control of the development. All leaseholders will be members of this co-operative.

Conclusion

Lammas meets all eight policy criteria
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