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This report considers the agricultural land quality of a site extending to approximately
19.4ha east of Westergate.

The site comprises of six land parcels, shown outlined in red on the arial image below. The

land is in a mixture of grassland and arable use,

8

A detailed Agricultural Land Classification (ALC) has been carried out over the site. The
site has been graded as Grade 2 and Subgrade 3a quality.

This report:
0] reviews the relevant planning policy in section 2;
(i) describes the site and the ALC survey and findings in section 3;

(i) assesses the findings against policy in section 4; and

(iv) provides a summary and conclusions in section 5.

This report has been prepared by Kemon Countryside Consultants Ltd. We specialise in

assessing the effects of development proposals on agricultural land and businesses.
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RELEVANT POLICY AND GUIDANCE
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National Planning Policy
The National Planning Policy Framework (NPPF) (2023), Paragraph 174 notes that

planning policies and decision should contribute to enhance the natural an local

environment by, inter alia, recognising “the wider benefits from the natural capital and
ecosystem services — including the economic and other benefits of the best and

most versatile agricultural land”.

The best and most versatile (BMV) agricultural land is defined in Annex 2 of the NPPF as

land which is of Grade 1, 2 and Subgrade 3a of the Agricultural Land Classification.

Paragraph 175 of the NPPF discusses plan making. It requires plans to, inter alia, allocate
land with the least environmental or amenity value, where consistent with other policies in
the Framework. Footnote 58 of the NPPF identifies that “where significant development
of agricultural land is demonstrated to be necessary, areas of poorer quality land

should be preferred to those of a higher quality”.

There is no definition of what constitutes as “significant” development. However, the “Guide
to assessing development proposals on agricultural land” (Natural England, February 2021)
advises local planning authorities to “take account of smaller losses (under 20ha) if
they’re significant when making your decision”, suggesting that 20ha is a suitable

threshold for defining “significant’ in many cases.

Local Plan

Th Arun District Local Plan 2011 — 2031 (Adopted July 2018), refers to development of best

and most versatile land under Policy SO DM1 (Soils), which states the following:

“Unless designated by this Plan or a Neighbourhood Development Plan, the use of

Grades 1, 2 and 3a of the Agricultural Land Classification for any form of

development not associated with agriculture, horticulture or forestry will not be

permitted unless need for the development outweighs the need to protect such land
in the long term.

The requirement to protect the best and most versatile land can be outweighed if it

is demonstrated through sustainability and options appraisals that:

a. Preservation of land of lower agricultural quality has greater benefits in terms
of ecosystem services (for example carbon storage, flood water retention,
support of biodiversity);

b. That any site preferred for development is demonstrated to be the best and
most sustainable option, including but not limited to the terms of land quality,

ecosystem services, infrastructure and proven need; and
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c. The proposed development meets the requirements of the countryside policy

and/or equine development policy.

Where development is permitted it should, as far as possible, use the lowest grade

of land suitable for that development. Development will not be permitted unless:

d. The applicant has submitted sustainability and options appraisals, mitigation
measures, and a soil resource plan for the development site;

e. Site appraisal documents submitted by the applicant must demonstrate that
consideration has been given to DEFRA’s Soil Strategy for England,;

f. The productivity of the land is demonstrated using a methodology for
assessing gross margins as contained in the Arun Soils and Agricultural
Land Assessment Report; and

g. The applicant has submitted a comprehensive soil resource plan for the
development site which demonstrates that care will be taken to preserve the
soil resource, such that it can be incorporated into a Productive Green
Environment following development.

Development shall also be consistent with all other Local Plan Policies”.

Guidance
Natural England's “Guide to Assessing Development Proposals on Agricultural Land”
(February 2021) describes the ALC process and sets out guidance on managing soils. It

advises on the consultation process where more than 20ha of BMV land is involved.

The Institute of Environmental Management and Assessment (IEMA) produced a Guide “A
New Perspective on Land and Soil in Environmental Impact Assessment” in February 2022.
Whilst that refers to EA development, it identified in table 3 (page 49) the magnitude of
impacts on soil resources. The permanent irreversible loss of between 5ha and 20ha is

defined in table 2 as a “moderate magnitude of impact”.
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The ALC System

The Agricultural Land Classification (ALC) system provides a framework for classifying land

according to the extent to which its physical or chemical characteristics impose long term
limitations on the agricultural use of the site. The ALC system divides agricultural land into
five grades. Grade 1 of the ALC is described as being of excelling quality and Gade 5, at
the other end of the scale, is described as being of very poor quality. The current guidelines
and criteria for ALC were published by the Ministry of Agriculture, Fisheries and Food
(MAFF) in1988.

The ALC system is further described in Natural England’s Technical Information Note
TINO49 which can be found reproduced in Appendix KCC1.

Detailed ALC Survey Results
The majority of the Site has been subject to a detailed ALC survey since the ALC Guidelines

were most recently updated. An area extending to 19.8 ha was surveyed on behalf of MAFF
in March 1997. The ALC report and map published by MAFF are at Appendix KCC2.

Agricultural land quality at the Site is limited primarily by a drought limitation to varying
degrees due to the relatively dry climate in combination with soil properties and stone
content. Soil wetness is less limiting over the Site, except in the south-east where the soils

are described as ‘distinctly different’ and poorly drained.

The ALC results from the survey and other surveys have been digitised by MAFF onto the
ww.magic.gov.uk information website. The ALC for the area is shown below. The Site is
shown as a mixture of Grades 2, 3a and 3b, with the boundary of the site shown on the

www.magic.gov.uk base below, and the results set out in the table.

5 KCC2243 ALC&C Sept 23



Insert 2: ALC Results, Site Boundary Shown
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3.6 The results are as follows:
Table 1. ALC Results

ALC Grade Area (Ha) Area (%)
Grade 2 (Very Good) 6.2 32
Subgrade 3a (Good) 1.8 9
Subgrade 3b (Moderate) 8.7 46
Non- Agricultural / Not surveyed 2.7 13
Total 19.4 100
3.7

The ALC survey has determined that agricultural land across the Site is of variable quality
Two areas of ‘very good’ Grade 2 quality land are located to the south and north of the Site,
Subgrade 3a ‘good’ quality land forms a narrow strip between an area of Grade 2 and the

block of Subgrade 3b ‘moderate’ quality agricultural land which dominates the centre and
east of the Site.

KCC2243 ALC&C Sept 23
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The NPPF (2021) identifies that land of Grades 1, 2 and 3a as the best and most versatile
agricultural land and requires, that the economic and other benefits of BMV land be

recognised.

In the context of plan making, the NPPF sets out that where significant development of such

land is demonstrated to be necessary, poorer quality land is to be used in preference.

Land Quality in the Area Generally and Whether Poorer Quality Land is Available

The significance of the development involving agricultural land needs to be considered in
context. Across England it is estimated that 42% of farmland is of Grade 1, 2 and 3a quality
(see TINO49, Appendix KCC1).

The MAFF statistics from the “provisional” ALC in the 1970’s provide provisional grading
for 11,433,000ha. 42% of that land would be 4.8 million hectares.

The Utilised Agricultural Area (UAA) of England, which is less than the total amount of
agricultural land, was 8.9 million hectares in 2022 (Agricultural Land Use in England at 1
June 2022, DEFRA, 29 September 2022). This suggests that 3.7 million hectares of BMV

land is in active agricultural use.

Statistically about 40% of Grade 3 land falls within Subgrade 3a. However, in parts of the

country the proportion of Subgrade 3a is expected to be much higher.
Therefore, it is not considered that BMV quality land is a rare resource.

On the published “provisional” ALC maps from the 1970’s that land is shown as
undifferentiated Grade 3 with Grade 2, as can be seen on the map below. These maps

were digitised in 2020.

7 KCC2243 ALC&C Sept 23



Insert 3. Provisional ALC Map

The Site (approx.)

49 Around Westergate, as can be seen, the Grade 3 is the poorest quality available. The rest
of the settlement is shown as Grade 2 or Grade 1 quality. This site includes the poorest

quality land available, form the provisional maps.

410 There are limitations with the “provisional” maps, which are described in TINO49 (Appendix
KCC1). In 2017 Natural England produced predictive likelihood of best and most versatile
maps. These estimate the proportion of land within an area that is of BMV quality. There
are three categories which are low (<20% area BMV), moderate (20-60% area BMV) and
high (>60% area BMV). For this area the map shows that the site has a high likelihood of
BMYV in addition to land around the site.

8 KCC2243 ALC&C Sept 23

ARUN DISTRICT COUNCIL AL/11/24/0UT



410

411

412

413

4.14

S

i g g \

.

it
. -
D

Insert 4. Predictive BMV Map
. 7 -
‘\§

X _ .\\
X
R \\._\
\\ i
3 3 T N
X X \\ \\\ N
Than X N -.§:s§<-

: 3
AR
A X

N TR
\

‘ \\\\\\\ “ .

e AR

e

N Rl

N
D

With the exception of areas associated with watercourses, the land in the wider area is all
shown as falling within the high likelihood of BMV.

Based on this, it can be concluded that, in terms of land quality in the local area, that there

are no obvious areas of lower quality available.

Economic Benefits

There is no research that we are aware of that seeks to analyse the productive economic
advantages of BMV to non-BMV land. Grade 2 land is described in the ALC as capable of
growing moderate to high yields of a narrow range of crops, or a moderate yield from a
wider range of crops. Subgrade 3a is described as producing a moderate yield of a narrow

rang of crops, principally cereals of grass, or lower yields of a wider range of crops.

In the absence of any empirical data, any economic assessment is inevitably crude. Taking
standard budgeting textbooks, such as the John Nix Pocketbook for Farm Management
(extract which have been reproduced in Appendix KCC3) it is possible to show the

difference between moderate and high yields, as an illustration between crops.

Taking that crude measure and applying it to winter wheat and oilseed rape, the differences

are shown below:

9 KCC2243 ALC&C Sept 23
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Table 2. Assessment of Economics of Farmed Land

Item Winter Wheat Oilseed Rape
Average High Average High
Yield (t/ha) 8.6t/ha 10.0t/ha 3.5t/ha 4 0t/ha
Output (£) £2,108/ha £2,423/ha £1,803/ha £2,060/ha
Gross Margin (£) £1,200/ha £1,515/ha £1,066/ha £1,363/ha
Uplift (£) - £315/ha - £257/ha

John Nix Pocketbook for Farm Management, September 2022

The site is partially grassland. However, if it was all to be cropped, the economic benefit of
BMV to non-BMV land would be less than £2,500 (£2,030 - £2,489 on 2022 budgets).

Hence the economic benefits on a land parcel of this size are fairly limited.

The Proposed Development will not have a significant adverse impact on a full-time
business, nor will it result in any agricultural land being impacted or becoming unfarmable

as a result of severance. Other farmland can continue to be managed as it is now.

Whether this is “Significant” Development

This proposal should not be considered to be “significant development of agricultural
land” in the context of the NPPF.

Paragraphs 174 and 175 of the NPPF consider whether poorer quality land is available with
the trigger for an assessment being that the proposal involved “significant development
of agricultural land”. “Significant development” is not defined in the NPPF. One
threshold for determination of what is significant is the threshold for consultation with
Natural England, which is set at the loss of 20ha or more of BMV land (as can be seen in
the TINO49 in Appendix KCC1). This has been the threshold for consultation with MAFF
since 1987.

At 7.9ha, the quantum of BMV is less than 40% of the threshold for consultation with Natural

England. Therefore, this quantum is not “significant development”.

The “Guide to assessing development proposals on agricultural land” (Natural England, 5t

February 2021) (Appendix KCC4) does not define a threshold but does provide some

guidance. This adds to our view that 20ha is a reasonable threshold for the definition of

what is significant development:

e Paragraph 6 states “you should take account of smaller losses (under 20ha if they
are significant when making your decision”, which suggests that losses of under
20ha would not be significant unless there are particular local circumstances. What

those particular local circumstances area, is not defined, but it would be reasonable to

10 KCC2243 ALC&C Sept 23
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consider that the loss of 20ha may be significant in an area where BMV land is rare,
for example.

e Paragraph 7.1 states that you can use Natural England’s chargeable discretionary

advice system “if your proposal is large, for example 20ha or more, and requires
more detailed advice”. The definition of large as being more than 20ha suggests that

a site under 20ha is considered small, and hence, not significant.
Policy SO DM1 criteria d) to g) require documents to demonstrate that soil resources have
been considered carefully in the development proposals. A separate Soil Resource Plan

is provided to address criteria d), €) and G.

Criterion f) requires an analysis using the Council's gross margin assessment. This is set
out in Appendix KCCS5.

1" KCC2243 ALC&C Sept 23
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The proposed site extends to 19.4 ha.

Almost all of the site has been surveyed for ALC. It has been found to comprise a mix of
Grade 2, subgrade 3a and subgrade 3b. The site is, therefore, partially of the Best and
Most Versatile agricultural land quality.

The NPPF requires the economic benefits and other benefits of BMV land to be considered
and assessed. Based on the assessment, the economic benefits of the site are less than

£2,500 per annum. This is a minimal return for a site of this size.

The site contains approximately 7.9 ha of BMV. In terms of the NPPF this is not considered
“significant” development of agricultural land. Accordingly, poorer quality land does not

need to be considered in preference.

It is clear from provisional and predictive mapping that there is very little poorer quality land
within the area. Provisional maps show that this is the area expected to be the poorest in
the general area. Therefore, it is considered that this is likely to be the poorest quality land

available.

Based on the above, we consider that only limited weight should be given to the loss of
BMV land at this site.

12 KCC2243 ALC&C Sept 23



Appendix KCC1

Natural England

Technical Information Note 049 —
Agricultural Land Classification
(December 2012)
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Appendix KCC2
ALC Report and Sample
Point Map (MAFF 1997)
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AGRICULTURAL LAND CLASSIMICATION REPORY

ARIUN DISTRICT LOCTAL PLAN REVIEW
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Erand Ruie T the rorsmmng vhserved profiles the lower subsol was pleved and sompnsad
sithey & heavy sdty ohy foany overhong eedum ity Oy Toam sid mednm samdy fosm, ov &
v sttty Slay Tosn overhang medme sindy doam sod Tosmy medim said honeass which
were commonly stoashess  Such soils are penoesble and aliscaied to ' Wetness Class for it
dependug on the depth to pleyng

23 These sorly are yenerally water retentive but i the Jocally relatively dey slimute they
have o tendeocy to b shightly restricted by sod dronghtmess This feads to the posbility of
plant groveth and visld besyg adverssly affected espenialiy in doer vemrs  J addion dhe
myensty of the sherved profiles exhulnted signs of soil wethess w the form of geving due o
fluctuating groundwater  Thss wall shpbtly restiet the versatility of the fend by resirenng the
suwerrher of days whan sdbvahons or slockag mey nocur without demagng the soil stractore
However oy doss aot sffect the chasalioxtos s the majonty of sases

Sobpeads 338

28 Lang of goud quality hes beent mappid w4 sogle out towasdy the south and vest of
the e The prucyal bnatstion # sod droughlmesy The sod gt 3P % sépresentative of the
sod type fongd i theve sreas

25 The souls m the ares ave exsentally soular (Wainesy Clase T and I8 toxture 10 those
desorhed above for Grade $ exsept fhat oversll i stous content & proverand ¢ sugy vl ke
Tocat clhste the water avadable to orops « shghtly move rostroted. Sons compnse & shghtly
stony (8% vy totad fhnts) meduan sty clay loam Yopsod averlpog & moderatsly sony {up to
1% wiv total tate} medinre alty olay losse upper subsoll Tes passes 1o & modesately stony
{28% whv rotad fhats) heavy sty clay Toan honeon overhnng s rmedun ity dlsy Joam lower
subsodd sontmneng 35% v totdd Tt this was impenetralie o the sotl auger and spade at
B Other observatinns o this sup st wers wpenetrable to the sol auger st shightly
shatlowey depthy (65} The stons content of the sof profie  sudh fhst the witer seadabis
to plats 18 restocied o the Swie rhat moisinge balanoes. rven tocal dmate facises &re
the Subgrede Js range Soil Sroughtomss will vestoey plast growth snd vield sspenially 19
gy yERrs

Subgrade 38

28 Land of moderate quably has been mupped i & tngle soappag net B locwed
towards the centre amd aa@ of the st Ponops) bmitations o lasd qoaldy melide soil
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deaughtness 1o the north of the dram Jooated tevasnds the vantie of e ste} and sol welness
o the wonth of this feature

33 Within the Subgoade 3b mappumy wnl two separais sof types were sheerved To the
sonih of the dewn, the princigal hvutation s 3ol droughtiness  In 4he anes the sods are well
dramed {Wetness Clags ¥y and ave characiensed: by the sad pit 1P Ooe Appendee T They
compnse 2 Siightly o moderately sy Sup 1 379 wie total Siots - ucduding g by 1T%: >
2o} mechum sty ooy Jouny topsad averlying moderately o very oty (8g 1o §5% vttt
fots smludmy op 10 30% > Jem) medum and Seavy ity ity e swhaol honaons Thess
were commpuly repenatralls 1o the sod angey babwean 25 sud 480 and 1o e spade ot $5am

Rooting wag vberved 16 pxtond 1 ol sasy Shom and sssuned to ponetrate Togther The stong
coatent of these prodiles leads the avadable waler to plants to be restricted to the extent that w
fhe Jocd chnate Sibgsede 3b w the appeopriare dusdicaiion Phat growth and yeld
potennal ave Iely 1o be sigouficantly snd adversely affevted by Hus resteciton

3R T the south of the doun Josated towards the sentre of the mle the sode e dstmnntly
different snd peinepully hirsted by sod welnesy The pit obsorvation 25 {see Appendie H) 48
reproseniative of e sody observed hers They commionly ootaprase 3 stoneless mednemn of
heavy usity olay loasnsr ey opsod which miey bopleved Thes pasies to 4 one fse poordy
seenetured gleved and slowly peomesble clay subsoil  The depth to the gleyed and slowly
permeatde horaong vesulis i the sois beng asonbed 1o Wetness Clas TV - Grven-the b
clmate and topsod teoaures Subgrade 35 s the appropraare Classfipation for these wet sols
Soad westnsse hes the effecy of costactg ad ublisation by -boutog the rambern of days when
cultevaiion GF gramng sy nocur athoos demapng e sod strecinte Dooan slso restrot orop
vickd gowili and ronting

heatthew Larkm
Resouroe Marnmp T
Esstern Regon

FROA Reading
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APPERDIX I
DESCRIFTIONS OF THR GRADEY ARD SUBGRARES
irade b Batellest Qualuy dgrreshinral Land
Tand voth no o very wenor lamtahons W apnodtiural war & very wilds range of sgriubinel
and hortroudinrsd trops v be grows and commonty wmoludes top frug solt Hut sifed cripy

ated winter harvested vogetables:  Yeolls are high snd less varable e on land of fower
bty

Grade? Very Dood Cualdy Agnioudturad Land

Lond with sonos Imasstiong whick wffoct crop yeeld . eultrentions or harvesting Aowade tange
of gerscufinral or borbealiced srops o usesly be growa hot on some Jand of tus grade there
wiay be rediced Seality dus io 3ffoalies with the production of the meies deminding exops
such ax waber harvesied vegeisbles and arsble ool cropy The lovel 6 ndld & gonenlly fugh
bt sony be loavsr or more- varable than Grade | fang

Grade ¥ Dond 3o Muderate Qusly Land

suipvation harvesting or the lpvel of wisld  When more demanging orops aie grown yualds
wes grnerally lower or move vanable thag ve Jand in (rades $and 2

Subgrade Xu Ceod Guably Agrcuitursl Laned

Land cspable of consstently peoducing muderals Yo tugh yelds of 2 evow tange of aeable
crops . espenully covenls or woderals welds of & wide taage of rops mokudiag vereals prass
oilsesed raps potsioes sgar best and the s domending horbculivreb ciops

Subiprade 3h Maodorate Quality Agacalivwral Laad

Land capable of produciog moderate vields of ¢ narrow range of sropsy pripally coredls and
grass ot bower viekds of 5 wider range of crops o hugh veelds of grass which can be graesd o
harvested aver most of the vear

Graded Poor Qualidy Agrvgitpryd Tand

§and wath sovses lmatatons whueh syuficanily cestrny the fange of trops andfor the fevel of
vielda Bt i sindy sused (0 grass vath oooasonad aesblt ortps {s'g coreals ged forage crops}
the yields of which e varable  Tnmost chimates veelds of grasy may be moderate o hugh
but there sray be difficdues woathasbon The grade also malades very deoughty soable land

Grade § Very Poor Dwality dAgriuiterst Lang

Land wath severe limuationg wiech restrict dise 1 parmanent pasture oF fough Franmg pioe
foe Gotasivdal pronver forage srops
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APPENDEX ¥

BOIL BATA

Costenty
Savple loosdon way
Sowahbrevations ~ axplawatery gty
Sl pat Sescombens

Sod bonag descripiions (bormyg and Sosteon fevels)
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SOHE PROFILE DESCRIFTIONS EXPLANATORY HOTE

Bk gt and supey bureg wfnmmion solhwotsd daeuge ALG Saddenri s beld o o sompuiss datadass:
Thus mses wdshons and abbrevationg 2% st out below

Horng Heudss Infornston
1 RN BER sspomal 108 b god pupave and & figede god niltvencs
I USE Land use at the e of suevpy The felbowng abliovestus arowsad

ARA Arahie WHT  Whest BAR Bariox

LER Coreals AT Qats MER Maze

GSR {hisead rape BEN Faotd beans BRA  Brsscie

Y Posutoes RY Sugat boeg FOB Podder wops

§A% Liarnind FRT Soft s top T LW Fallow

FGR Permunens LEY Loy grass RER  Roughgrasug
pasture

sR Saruh CFW  Comfrous woodiand  OTH Othe

W Docdoous BOHEE Hog ormueslr AR Ser Asuly
segadiand

HIH Heakland HET HorteoRusal grops PLEY Poughd

4  DLEYSPL Dopth woontuwetres {mn) to pleveg sndfor showdy pomenble layers

F AP IWHEAT/POTS) Crop adpsted sensiably seager oxpagity

& MRIWERLTPOTS) Missters Baluwe (Crop sdpustad &7 coup adpested Dy
T BRT Bt gende ssveding 1o seed doonghiteess

§ anyof e foboving ooy ace sondensd sipuficant Y wall B cotred ' the selevant
b

MREL  Mesochef lbmtston FLOOD  Fleadnsk  EROSN  Sod'wosion nsh
EXF Expovre lintanon FROSY  Frosiproe BIST Pestorbod langd
CHEM  Chenuoad brotation

@ LMY Thene howtston o had quatiey “The Salioenng shbrevaasiong aos used

QU Oversli Chosts AR Aspeat BT Topeod Sees.

FR Fout Bk OR Gradewg R Mooods!

FL Flood Rk TX  TYopsod Toxue - BW Sond Bepth

CH Cheeminal WE Witiess WK Woskabildy

BR Deougltt R Froson Rk Wi Sod Wetwes/Droughnaces:
X Bsposwe
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Sod Pz and Asger Bormgs

P OPEXTURE. sool rotues olasses sos deenind b thie Sollovang alitwewations

% Sand L8 Loy Sed St Sendy Loas

BEL  Saady 8tk Leas €L Clay Lodm L By Clyy Lo
49 S8 Lo BCL Saadeflay Leany O Ty

8¢ Sandy Clay L S Clay oL Crpsmc Losm

# Pest 8P Sandy P LF Loumy Pt

¥ Praty Loam 'S MZ Hianos Light Bdw

For s s ooy sand, Mody b and swdy st loam slasses the pradormmant siss of sand
Frachion vl by sdivatod by the sue ot Sallovang pesfixes

£ Fuse (ove thas 66%% of e zand loss thaw 0 Zmend
M Medum (ess hap 555 Noe sund and less than 339 comrse s}
o 3 han 339 of the sand Turger than § Sauny

Fheclay foam and =ity elay ban chsses wall be seledivided sotteting o the Sy coitadt
8 Madion (2T clay) - B Hewr (39 35% 0k

T MOTTLE COL Mol oo usmy Minssl sotation

F MOTILE ABUN Mot sbusdance sypresssd as & percentage of thy matnk or savfice

desenbed

¥Folow <2% € common 220% 8 many 2040% VM very aaey SU%y
£ CMUOTTLE CORY ‘Monls contist

¥ Tt it oty dvadit ondy o choss mespoctive

B doeaasy worthes o venldy soo

4 Fronument - potiling 48 vonsprvesus and owe o the optaanding Salues of the Borees
F 0 PED OO Ped face colour using Munscll sotason

§  GLEY . Wibesed hossoa s gleved s Y will Appre s thw ool 1 shightly gleved an §
il appesr

T STONELITH Stows Labology  one of the Sallossng 35 uaed

334 2 hasd socks and stones ERET  soft Hae gramed samdsene:

Ea:d o wpdlicotes sty rocks . CH O shalk

MEET  soft enedieny grained sandstons o8 gravel wah poms o8} sl

& soft weathend 35 gravelwith nos porpus thant)
sroousimttaarphis ook sty

Seans onstents {¥Zon, o and Wil ar gven 1 percestagen (by volume)
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£ STRUCY e dygres of dovelopmumt, mizy and shage of soif pody s desonbed oy abs
folloswints nOWNNS

Disgree of devalngenont . WR woaldy developed M moderedy developoed
BY stronphy developed

Fad e F fae M st
L8 AR
Ped shape & single gram M HRASEIVE
GR grarisdar AR angmiar blocky

VAR sub spilarBacky PR prismatie
L sty

B COMNSEST Soil sousisience 18 dentnbed vy the Riflovany sotaiits

k. Juoge B8 fism T
VE very fiyble YR vary forn
FR fuable M eutresmely fom

0 SHBS STR Subsod sirvetin! condiaon recasded for thy parpost of exlovisting proils
decughboess & pond M moderss ¥ pooe

1 OPOR Swi pevonty I sl horveon dad loss thaw 0 3% bopeses M3 men @™V wall sppese
s e

i IV I the profile 1w unpesctesble 10 ooting Y vl sppear w g cobune o 8 afpsoptiste
bogiseg

13 SPL Shovidy permevbie fayer 3 the soul Do @ shossdy poomsable s Y wall sppesr st
fE i

13 CALL Wihe soof honson 13 Safearesus 2V will sppear i this solugie

13 Diher notabons

AFW. avalable waiprcapacay (e mm) adposted for whest
APR svaiable water sapraty {n i) sdiusted for potatons
MBW  nosho el whegt

BT roowwdure balane polatoes
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Appendix KCC3
Extracts from the Pocketbook for Farm

Management

39 KCC2243 ALC&C Sept 23

ARUN DISTRICT COUNCIL AL/11/24/0UT



40 KCC2243 ALC&C Sept 23

ARUN DISTRICT COUNCIL AL/11/24/0UT



Ak

B 444 o, 41 b
7 .\.“ ;
St ) = ik b
. %

pod

3

5

Y

2.

o

~

b

4

o
e o

7y s Peisd
Yk 4]
uN. Caps

= i P

2

%

R4

KCC2243 ALC&C Sept 23

41

ARUN DISTRICT COUNCIL AL/11/24/0UT



P

1w

bt
ot o s R S X1

o
w5
b
25

ek

PR
YR <)

SN

N

R

Ny

&

A

-
AL LIS

n

KCC2243 ALC&C Sept 23

42

ARUN DISTRICT COUNCIL AL/11/24/0UT



Appendix KCC4
Guide to Assessing Development

Proposals on Agricultural Land (Natural
England. 2021)
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1. Policies to protect agricultural land and
soil
Developers and local planning awtharities (LPAs) should refer o the following

government policies and legislation when considering development proposatls that
affect agricultural land and soifs, Thay aim {o protect:

» the besi and most versatile (BMV) agricuitural land from significant,
inappropriate or unsustainable development proposals

« afl solls by managing them in & sustainable way

Matural England uses thess policies © aﬁvs&e o de\seiﬁpmsam proposals as a

A s iainsdannefe
At in the planning gma::ess

ey

R

1.1 A Green Future: Our 25 Year Plan to improve the
Environment 2018

i ; ) sats out the
gmemmani s 25-year plan fo mprove the health af the &me:mnment by using
natural resources more susiainably and efficiently. i plans o

= protect the best agriculiural land

» put 8 valus on soils as part of our natursl capital
s manage soifs in o sustainable way by 2030

s rastore and protect peatiand

1.2 National Planning Policy Framework (NPPF)

LP%s should use the NPRF {0 make decisions ahout the natural and local
snvironment

« protect and enhance landscapes, biodiversity, geology and solls

s recognise soils g8 a natural capiial asset! thet provide important scosystem
services

s gonsider the sconontic and pther benefits of BMY agriculiurat land, and try to
use greas of poorer qualily land instead of higher quality land

s pravent sol, aln waler, or nolse pollution, or land instability from new and
exisiing developmant

46 KCC2243 ALC&C Sept 23
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far full details,

1.3 Town and Couniry Planning {Development Managemant
Procedurs {England) Order) (DMPO) 2015
Planning suthorities must consull Natursl England on all non-agricultural

a;);}imatsms that resuit in the %os;a of mar@ imﬂ :2*3 he:::tares {ﬁa\ of 8&&\,’ iami if the
iam:i ss et mciucied i a : - W st

cummaiwe loss of SMV Eamﬁ from ihe pr@;aos&ci deve‘apmem ¥its paﬁ af a phasead
slovelopment.

This iy required by &

smuid tak{a aecaun’: m‘ the vaiue Gf wﬁs am:i
1ol 2 {o enable informed cholces on the Riture use
0? agricuttural iand within the g}iannmg system.

2. LPAs: consult Natural England

You must consult Natural England for developmant proposals that are both:

» kely fo cause the loss {or ikely cumulative loss) of 20ha or more of BMY land
s notin accordance with an approved developmeant plan

Natural England will advise you on the level of impadt the proposal may have on
BV agricultursl land. Natural England will teke into account the type of
development and fis likely long-term effects

Ematl SOVl nrwrite I

Matural England consuliation service
Hornbeam House

Elactra Way

Crawe Business Park

Crewe

Cheshirs

CW1 8Gd
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3. LPAs: how to use agricultural land
classification {ALC)
You can use ALD to help inform decisions an the appropriate sustainabls

devalopment of fand.

ALC uses a grading system to enabis you fo sssess and compam the quality of
agricultural land 0 England and Waiss.

A combination of climate, pography and soll characterstics and thelr unigue
interaction deternings the limitation and grade of the land. These affect thee

« range of crops that oan be grown
» yield of crop

s consistency of yield

« gostof producing the crop

4. About ALC grades

ALG g graded from 1o &,

The highest grade goses o lend that

~ gives & high vieid or outpid

» has the widesi range and versatility of use
s praduces the most consistent yield

» teguires less input

BAMY agricuiturat land s graded 1 1o 3a.

4.1 Grade 1 - excelient guality agriculiural land

Land with no or very minor imitations, A very wide range of agricultural and
harticelural crops can be grown and commonly inclutdes:

s fop frull, for example tres frull such oy apples and pears
s soft fra, such as raspberdes and blackberries
= satad orops

» weinterharvested vegetables

Yields are high ang less varighie than on land of ower quaiity.
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4.2 Grade 2 - very good guality agriculiurast land

Land with rinor mittations that affec! crop visdd, cultivations or harvesting. A wide
rangs of agricuiiurgl and hodlouitural crops can usually be grown, Qo soms land n
the grade {here may be reduced flsxibility due lo difficullies with the production of
the more demanding crops, such as winter barvesied vegelables and arable rost
crops. The level of vigld is generally high but may be ower or more variable than
grade 1,

4.3 Grade 3 ~ good to moderate guality agricultural land

Land with moderate limitations that affect the cholce of crops, timing and type of
cultvation, harvesting or the level of viekd, Whare more demanding crops arg
grown vislds are genarally lower or more variable than on land ingrades Tand 3,

4.4 Subgrade 3a ~ good guality agricuftural land

Land capable of cansistently producing moderate to high yvields of a narmow range
of arable crops, sspeciaily cenaals, by moderate vields of crops insluding

= ppreals

¢ GUESS

« nilseed rapa

* potatoes

s sugar beet

» less demanding horfioultural crops

4.5 Subgrade 3b — moderale qualily agriculiural land

Land capable of producing muoderate velds of & narrow range of orops, principaily;
s cereals and grass

» iower vields of & wider range of crops

« high yisids of grass which can be grazsd or harvested over most of the year

4.8 Grade 4 -~ poor guality agricultural land

Land with severe limitations which significantly restrict the rangs of arops of level of
yiedds, B is mainly sulted to grass with oocasional arable crops for example cersals
and forgge oraps) the yvields of which are vadable. In moist climates, yields of grass
may be modensis o high but thers may be diffficultiss using the land. The grade
alen includes arable land that s very dey because of drought,
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4.7 Grade 5 ~ very poor guality agriculiural land

Land with very severs imifations that restrict use to permanent pasture o rough
grazing, except for cccasional pionser formge orops.

5. LPAs: carry out ALC assessments {o
support your planning decisions

For an overview of ALC ugse:

v D T T
RS Wrwvanelar

sl 4 R {grade S land is
3a and 3k

not divided inte subgrades

\3 = :Q\

These maps are nol &t g scale sultable or accursie for assessment of individual
fields or sites.

You can assess f a development proposal is fikely to affect BMY agricultural tand
by using the | ALEA b

Mol

s

6. Use ALC to support your planning
decisions

Use ALC survey data to assess the loss of land or quality of land from a proposed
development. You should take account of smaller losses {undst 20ha) if they're
significant when making vour decision. Your decision should avoid unnecessary
joss of RMY {and,

8.1 Protect soll

You should make sure development proposals include plans o0
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s a@vodd past sxtraction

s protect solls from conlamination

8.2 Carry outl naw surveys

i therg's not enough information Trom previous data, you may need 1o have a new
field survey 1o plan for development or to inforrg g planning decision. You should
use soil scientists or expadenced soff specialists fo cary out new surveys. They
should bes

» mambers of the British Sovisty of Soll Science, the British institide of Agricultural
Consulians or similar professiong! body

« oxperienced in soit description and ALC gssessments

8.3 Survey requirements

For a detailed ALT assessment, a soil specialist should normally mske boreholas;

= gvery hectare on a regular gnd on agricutivral land in the proposed development
area

= up 1o 1.2m deep using a hand-haid auger

They shoudd:

« dig small ingpection pits by hand to & minimum depth of tm o add supparting
swvidance to the borehols data

» dig pits where there’s a changs in maln soll type and ALC grade o provide @
goad depiction of the sile

s combing the survey residis with loca! climale and sile dals to plot on an
Crdnance Survay {O8) base map

» s a base map al an appropriate scale for detaiied waork, such a8 110,000
sonle
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7. Developers: check if your proposal affects
agﬁmﬁ%&mﬁ land

and if m &u:iabie data ex;ais y(m may ne.eé {0 cary aut a §
support your planning application.

7.1 Free and @hargaabie advice

LR
Al content is avattable undar the Qpen Government Licence
¥3.0, sxeapt whare otherwise stated & Crown copyright
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Appendix KCC4KCC5

Arun Soils Assessment
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WESTERGATE
ARUN SOILS ASSESSMENT

ARUN DISTRICT COUNCIL AL/11/24/0UT

September 2023

Purpose of this Document

Arun District Council Local Plan Policy DM1 part f states “the productivity of the land is
demonstrated using a methodology for assessing gross margins as contained in the

Arun Soils and Agricultural Land Assessment report”.

There is no explanation in the policy or the supporting text about what policy

judgement/planning weight arises from such an assessment.

The Arun Soils and Agricultural Land Assessment Study (2013)

Agricultural productivity is referred to in that study in section 5, which cross references
Appendix 1, see Attachment A. The relevant text and the Annex are attached to this

document.

The calculation came up with an Average Annual Gross Margin (AAGM) for comparative
purposes. Paragraph 6.1.6 identified one hectare of high yielding land (Grades 1 and 2, see
Appendix 1) as £750/ha, and average yielding land (Subgrades 3a and 3b, see Appendix 1)
as £490/year.

The main report went on to compare the AAGM of four strategic development sites. The report
did not provide any commentary about how to make a planning judgement from the results of
the AAGM.

Calculating AAGM for this Site
The methodology is set out in Appendix 1 of the report, Attachment A.

To be able to assess this, there is a three part process:

1. The total area of the crop ~+ total farmed area x 100 = % of the land covered by each
crop;
2. Gross Margin (taken from John Nix (53 Ed.) x % of the land covered by each crop =

the number of ha per 100ha which the crop would occupy given that crop mix; and
3. The number of ha per 100ha which the crop would occupy given the crop mix + 100 =

the gross margin of the crop within 1 representative ha.

54 KCC2243 ALC&C Sept 23



10

11

12

13

Within the report it explains that soils are graded Grades 1 and 22 and considered able to
produce high yields. Soils which are of Grades 3a and 3b are considered to produce average

yields.

The ALC of Westergate is a mixture of Grade 2, Subgrade 3a and Subgrade 3b. This is shown
in the ALC map below.

Insert 1. Distribution of Grades

A
s
ik,

2.

Crade

Srade 2

NN Gradde 3a

Crade 30

Girade §

Sragle &
Mow-agriculiural § net
suFvEyed

Y U

Accordingly:
e 6.2ha is high yielding; and

e 10.3ha is average yielding.

Part of the site that was not surveyed is expected to be similar quality, i.e. mostly a 3a/3b mix

and hence average yielding. We assume a proportion of Grade 2 also.

Using the John Nix Pocketbook for Farm Management 2022 (53™ Ed.) the gross margin for

each average yield is taken as part of the calculation.

We have used the crop data for West Sussex from the 2021 DEFRA statistics. Using the Gross

Margins, the calculation table is at Attachment B.
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The AAGM per hectare is £341.88..

The AAGM for the 10.5ha surveyed as 3a and 3b is £3,589.74.

If we take just the cereals, the GM for cereals (high yield) is £1,515/ha. For the 6.2ha of Grade
2 the GM would be £9,393. Not all crops have average and high yields in John Nix, so if we
take the AAGM (average) at £341.88, that is 29% of the cereal GM. Multiplying the cereal

(high) FM by 28% gives an AAGM estimate of £439.35.

Therefore, the AAGM for the 6.2ha of Grade 2 is £2,724.

To estimate the AAGM of the unsurveyed land we assume the average AAGM for the surveyed
area being £439.35 plus £3,589.74 divided by 16.7 hectares, equals £241.26. For 2.4ha not
surveyed the AAGM is £579.02. This reflects a similar mix of Grades 2, 3a and 3b.

Conclusion

Policy DO DM1 requires a productivity assessment.

The productivity assessment of the Westergate is as follows:

Table 1. ALC Grades

Area Ha GM (£)
Grade 2 6.2 2,724
Subgrade 3a and 3b 10.5 3,590
Non-agricultural / Unsurveyed 24 579
Total 19.1 6,893

56

KCC2243 ALC&C Sept 23



Attachment A

Extract Arun Soils
Report
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53 The reviginder @ land provisionstly mapped 25 being ot Subgods I quality temds tooonur
Py areas & which Park Gate solts are mapped These soils are layey o foamy in texture

and ars typicaily seasonally waterlogged.

Agciculiural Froguclivity mArug Advrand Warthing Districs

BA. The isteost Dafra statisties (ROI0) an agricaltural and wse I Anar are oo bined with thase

from the neighBouring districts of Adur and Worthing,  In 2083, the total farmed ares
i3 g &

aornss the thvas distoicis wag 13,738 hagtares, which indoded:

& A2006s cevesl qrops;

& 3.33%ha other arable srops {exciuding ceresls);

S

s 331he of frull and vegetables; snd

2.5, The distrbution of four orop types stross Sron Distvint {ootiined i blved w2018 are
sepromented in Pigute §, and car b seen in the context of West Sussex foutlined i saedd

and the wider south cast England region.

58, oy these Sgures, It can by soen that coreal and olbvead rape crops do nnt meke Wpas
substantial & contribuion to the overdl sutpat of Qe distried, a3 they dain

ather arsas of West Sumex and the south east. The difference may be attributed o the

potential for the relstively high quadity land of Argn Distrit o prodoce goas velds of
higher value frult and vegetable crops.
5.7 The produntivity o crogs s terms of sconomins aoross the Rrategic Develophipnt Bles

been sstimarad wing wrop statisticy for Wast Sussek, obtaised from Defra and standard
prosy marging for 013 1o grosees Bv averags sanusl gross magia {AAGRY, sxprossed in

serens of pEr uolt ates aid acress the whole site. The Al mcthodotagy oo sssessing the

ARG of oae hettare of landis givas in Appaadiz 1. For the purposs of this assessrueat, it

is assevind that land of Geades ¥ sudh 3 will consistently produne Bigh coop yiekds, avel that

fannd oF Subgrades 3a and 30 will produce average orop visdds, it i else sssumed that it

antd vegetahle crops are grows iy on Bigh suelipy land.
& ¥
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ERNS Eppaoaic Frodfuciiviy

Based oo the wedicted nd guality distribution, i inestimated that around 38he I Igh

vielding tand. The ARSEM of one hectare of high yvisldng land hae been caleulated st £750,

and therefors the ARG & thy BREGQ sh the region of 57,000,

i

The revmicing 98he of the sgricuitueal fand of Subgrades 32 amd 3b s considorad o be
capable of produting sweragd oy yields 2 hettare of average yields of crops,
exciuding frult and vegetables, Has an AAEM of around E490 poryeat. The AAGM of thess

Srops by 9BBa af the BRED site s thersfors satimatad at around 48000

fre tokal, agriculturs 2t the SREU site {5 axtimated 1o bave sn AREM of sround £75 008 per

.-1

yEEn

&AF inpactof Revetppmeant
Rost of the site is pradicted 1o be of hest and most vessatilo quality, with the exception of
some Subgrade Zh guality lamd n the national planning contexy, toss of Subgrade 3b fnd
i5 not considerad to be of as v osignidicsnee 95 Jogs of best and maost versattls jand

Thsrafors aativast dansing palicy states that Subgrade 3b should be usad in preference of

Grades 1, 2 and 3¢
The loss of the bwo acrthermmost fields wouls bave the mast sighificant smpact in terms of
loss of sgricultursl land and goonoraic productivity, as thay are of frade 1 ang 2 quality
ang have the mowt potentialto suppart high valise harboultural and fisld cropgs, Az much of
the romatagder of the ares s slse of best and mast &, e
resulting impact of development of the SGREQ shie i kel be congidered a nujor
negative effect,

32 Barsham, Fastergate svd Westargate {Thees Villages)

&271 Sie Context

£
¢

The Site i sppridmately v north of Bognor Regl end iv gely codgsed by 8 are
formed by the villages of Barsham, Fasterpate ardd Westergate. The Site Is dizsented frovg

gasy to west by @ rafway Hing and in total i extimated 3t sround 180ha.

Yot
S
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Appengi . Methodology for sssessing lnd gross marging

The valus of sgriceltues! land bas been selculsted on e per kactare basly, using two vahies: high-and
average, which refer to'the patentisl toop vields chiainatle from the jand, it has been assumad o
s sfudy that lng of sgtiealterad land quality Geades 1 and 2 {excellent To very good quality land}
witl produice Mgl erogs vields, and that lond of Subgrades 32 and 30 (good 1o moderste quaiity lend)

wili produce average crop vields.

{lsing $ood and fanming Statistics ehtained from Defea’s June 2000 survey resulty; the cropping mix
aorsss the total fasrming area of West Sussex sowid be catculpted. Valyes for horticultural crops ware
included in the assessment of igh vielding land, but were replaced with a0 equivalent areg of wheat
crop for the average vigiding land, a3 this is 2 mare representative aop for the gssodates land

capabiity.

The values of pach crap within the cropping mix wiere derived frome the Jobin Nik Farin Managemeant
Handbook 537 edition 12013}, which gives pross margin vatues Tor high and average yields of crops

per hedtars grown.

The pefcentage of the tutal land ares coversd by eagh crop {£8%] was calculated by dividing the

aren of the orog {TCA} by the toute! farmiad area {TA) of Wegt Sussex, and multinlying by 108
TOASIAT 100 = CAY%

The gioss miargin of sne hectare {Ghha} of a giver erop (Laken frote Nix, 2013 was multiplied oy the
gercantage of the total Tarmed sred in West Sussex ocoupled by that prop (DA% This figure
represants the number of fisatares ouy of 100 hettares (e 100%) which the dropwaould otcupy given
the crgp mix of West Susses. Ulviding this by 100 gives the regreseniative gross margls of the crop

within ane representative hectars {GMragh
Sbat AN 100 = GMrsp

Somw cereal crap examples are giver below

33
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Attachment B

Arun Soils Assessment
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Plan KCC1

Provisional Agricultural
Land Classification Map
(1983)
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Plan KCC3

Agricultural Land Classification
around Westergate

Site edged red (extract from
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Plan KCC4
Extract from Provisional Agricultural
Land Classification map

Arun District edged black
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