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1 INTRODUCTION

1.1 A planning application has been made for the construction of a crematorium building and
associated structures, car parking, access and landscaping spaces.

1.2 The site comprises 4.5 hectares of agricultural land.

1.3 The application was accompanied by an Agricultural Land Classification survey report.
That identified that the site comprises land of sub-grade 3a “good” quality agricultural
land.

1.4 The Officer's Report to Committee for the application sets out on page 3 that the
Applicant has not submitted a sustainability and options appraisal to address criteria (d) to
(g) of policy SO DM 1 of the Local Plan. It is concluded that the proposal conflicts with
the policies and “given the lack of a sustainability and options appraisal there is not
considered to be an adequate justification for an exception”.

1.5 In the absence of that information the application is recommended for refusal. The
Summary to the officer's report, the whole of which is reproduced in Attachment A, is
that the development represents sustainable development where the need has been
established. It is concluded that this is not the only available site. The principle of
development is considered contrary to the Local Plan because, inter alia, it is located on
high grade agricultural land.

This Report
1.6 This report provides the missing evidence, analysis and information required in respect of

policy SO DM 1. In addition and to accompany this report there is a detailed Soil
Resources and Survey Plan submitted in parallel with this report.

1.7 This report:
i) sets out the relevant policy in section 2;
i) describes the soil resources in section 3;
iii) assesses the SO DM 1 criteria in section 4;

iv) ending with conclusions in section 5.
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2 THE RELEVANT POLICY

The NPPF
2.1 The National Planning Policy Framework (2019) does not prohibit development of the
higher quality agricultural land.

2.2 Paragraph 170 requires that planning policies and decisions should contribute to and
enhance the natural environment by, inter alia, recognising the economic and other
benefits of the best and most versatile agricultural land. Such land is defined in Annex 2
as land in grades 1, 2 and 3a of the Agricultural Land Classification.

2.3 Footnote 53 notes that “where significant development of agricultural land is
demonstrated to be necessary, areas of poorer quality should be preferred to those
of a higher quality”.

2.4 There is no definition of what constitutes “significant” development for the interpretation of
this policy. However the “Guide to assessing development proposals on agricultural land”
(Natural England, January 2018) advises local planning authorities to “take account of
smaller losses (under 20 hectares) if they’re significant when making your
decision”, suggesting that 20 ha is a suitable threshold for defining “significant” in many

cases, but that a smaller quantum might be significant if there is litle BMV in an area.

25 The site extends to 4.5 ha. This is therefore 22.5% of the threshold for consultation with
Natural England. It is what Natural England’s guidance describes as “smaller losses”,
only likely to be important if BMV is rare in the local context.

Local Plan
2.6 Local Plan policy SO DM 1 addresses soils.

2.7 The supporting text section 11.1 sets out that most of the coastal plain is of grades 1, 2
and 3a. It explains how soils should, so far as possible, be preserved for reuse on site or
off site. It explains the need for applications on high quality land to provide an economic
status of the land, and a plan demonstrating how soils are to be conserved and, if
necessary, how the losses can be mitigated.

2.8 The first part of policy SO DM 1 sets out that the use of land of grades of 1, 2 and 3a will
not be permitted unless the need for the development outweighs the need to protect the
land in the long term.
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The requirement to protect BMV land can be outweighed if it is demonstrated through a

sustainability and options appraisal that (in brief):

a) preservation of lower quality land is important because it has ecosystem services;

b) any site preferred for development is demonstrated to be the best and most
sustainable option;

c) the development meets the requirements of the countryside policies.

Where development is permitted it should, so far as possible, use the lowest quality 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 resources plan;

e) site appraisal documents demonstrate that consideration has been given to Defra’s
Soil Strategy for England;

f)  the productivity of the land is demonstrated using gross margins as per the Soils and
Agricultural Land Assessment Report;

g) and the Applicant has submitted a soil resources plan regarding soil protection and

any surplus material can be used in a Productive Green Environment.
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3 THE SOIL RESOURCE

3.1 The site extends to 4.5 ha.

3.2 An Agricultural Land Classification was reported in January 2019. The ALC is set out in
Attachment B.

3.3 The whole site comprises deep, virtually stoneless, weakly-structured silt loam topsoils
over a silt loam subsoil. The soils become more slowly permeable between about 40 and
50cms depth. The whole site falls into ALC sub-grade 3a.

3.4 As set out in the tables in Appendix KCC4 and described in the profile description in
Appendix KCC5 of Attachment B, the topsoil depth is about 27-28cm, with the lower
topsoil down to 43-51cm. Below that is the subsoil.

3.5 The soil resource is described in detail in the Soil Resource and Management Plan,
bound separately
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4 THE LOSS OF BMV IN POLICY TERMS

National Policy

4.1 The loss of 4.5ha of BMV in these circumstances is not contrary to national policy, and no

such allegation is made in the officer’s report.

4.2 The area is identified on the Predictive BMV Land Assessment as comprising land in the
“high” likelihood of BMV (>60% area bmv), as reproduced below. The only areas of low
likelihood are those affected by flooding in the river valleys.

Insert 1: Predictive BMV Map
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4.3 Based on the old “provisional” MAFF ALC sheets from the 1970’s, which do not
differentiate between sub-grades 3a and 3b, the land quality of Arun District is well above
average. Nationally, as set out in Natural England’s Technical Information Note 049,
about 40% of Grade 3 land is subgrade 3a. In areas such as Arun the proportion is
probably higher, but even taking the national average it is clear that 59% of agricultural
land in the District is BMV (16.6% Grade 1, 22.9% Grade 2, 19.5% sub-grade 3a, total
59%).

4.4 This compares to about 42% nationally as compared below.
Insert 2: Percentage of Land in Grades

England Arun District
Grade Published Predicted Published Predicted
1 3.1 16.6
16.2 22.9
3 55.0 48.8
(3a) 22.0 19.5
(3b) 33.0 29.3
4 16.1 11.7
5 9.6 0.0
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45 An analysis of recent Planning Inspectorate decisions relating to the loss of BMV
agricultural land identifies that with very few exceptions, on smaller sites (and in particular
those under 10ha) the loss of BMV land is not considered to be “significant”. This
analysis is set out in Attachment C.

4.6 Accordingly the loss of 4.5ha of subgrade 3a, the lowest quality within the BMV category,
in an area of generally high quality agricultural land, is not contrary to policy.

Local Plan

4.7 The Local Plan policy SO DM 1 requires, for the first part, that the loss of BMV land
should not be permitted unless the need for the development outweighs the need to
protect the land in the long term.

4.8 The need for the development is a planning matter but is identified and accepted in the
officer report.

49 Criteria a) to ¢) set out circumstances where the protection of bmv land can be
outweighed. These are where:
a) lower grade agricultural land has greater benefits;
b) any site is the best and most sustainable option;
c) the development meets the requirements of policy.

410 It is evident that the area generally is high quality agricultural land. Criteria a) to ¢) are
planning balance matters beyond the scope of an agricultural assessment, but it is clear
in the officer’s report that there is no conflict with criteria a) to c).

411 ltis identified that the conflict comes because no Soils Resources and Management Plan,
sustainability and options appraisal was submitted. Such a Plan is how provided, and

forms a separate document.

412 That report identifies that there are three key areas within the site, as shown below:
o Zone 1 where most soil will be stripped prior to construction and landscaped areas
will be restored towards the end of the construction period;
e Zone 2 where topsoils will be stripped prior to ditch and swale construction;
e Zone 3 where soils will generally be left on site. Part of this area will be used for
storing soils from Zones 1 and 2, and those areas will need to be relieved of

compaction.
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Insert 3: Site Plan Showing Zones for Soil Handling and Restoration

413 It is identified that a member of staff should be placed in charge of overseeing the soil
management and restoration works, and that they must be familiar with both the soil
report and the Code of Construction.
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5 CONCLUSIONS

5.1 At the present time the case officer is recommending refusal on the basis of a lack of a
sustainability and options appraisal, soil resources and mitigation strategy.

5.2 All those matters are addressed in this report and the separate Soil Resources and

Management Plan.

5.3 Therefore the Applicant has overcome the issues, and the proposed reason for refusal 1

is no longer appropriate.
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Attachment A
Summary to the Report
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Attachment B
Detailed Agricultural ALC
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1 INTRODUCTION

Purpose
1.1 This report sets out the findings of an agricultural land classification of approximately 5

hectares of agricultural land lying between Gravett’s Bridge and Gravett’s Lane.

The Site
1.2 The site is part of a single field, which is cultivated and ready for sowing.

The Agricultural Land Classification System
1.3 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 agricultural use. The ALC system divides agricultural land into five
grades. Grade 1 of the ALC is described as being of excellent quality and Grade 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) in 1988 (‘Agricultural Land Classification of England and Wales: Revised
Guidelines and Criteria for Grading the Quality of Agricultural Land’?).

1.4 Agricultural land within Grades 1, 2 and Subgrade 3a of the ALC is considered the “best
and most versatile agricultural land” (BMV) as defined in the National Planning Policy
Framework (2018). This is land which is most flexible, productive and efficient in
response to inputs. Further details of the ALC system and policy implications are set out
by Natural England in its Technical Information Note 049, given as Appendix KCC1.

! Agricultural Land Classification of England and Wales: Revised Guidelines and Criteria for Grading the Quality of
Agricultural Land’, October, 1988. The Ministry of Agriculture, Fisheries and Food (MAFF) was incorporated within the
Department for Environment, Food and Rural Affairs (Defra) in June 2001
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2 FACTORS AFFECTING LAND QUALITY

2.1 The site was surveyed in December 2018 and has been graded according to the current
Defra guidelines and criteria (MAFF 1988). Five points were examined with spade and
auger over the site and a single profile was excavated and described to look in more
detail at the soils covering this piece of land. The auger locations of the soil survey are
shown on Plan KCC2670/01.

Climate
2.2 Climate affects the grading of land through the assessment of an overall climatic limitation
and also through the interaction with soils.

2.3 The Met Office (1989) provides the key climatic variables for this site. The figures quoted
in the table below are from a point roughly in the centre of the site.
Table 1: Climate and altitude data

Grid reference SU 9870 0140
Altitude 4m AOD

Average annual rainfall 733mm
Accumulated temperature 1544 degree days
>0°C (Jan-June)

Moisture deficit, wheat 122 mm

Moisture deficit, potatoes 120 mm

Field capacity period 150 days

2.4 The climate of this area is typical of a position on the Sussex Coastal Plain with moderate
amounts of rainfall and high temperatures. There is a high plant-water demand reflecting
the high summer temperatures and the field capacity period, that period when soils are
potentially wet, at 150 days, accords with the moderate rainfall amounts of the area. The
combination of rainfall and temperature imposes no direct climatic limitation upon land

quality over this ground.

25 The field is about 4m AOD and there is very little relief. Gradient has no negative impact
and is not a limitation to land quality.

2.6 The soils have a very high available water content and hold sufficient water to sustain
plant growth in most season. Soil drought is, therefore, not a limitation to land quality.
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2.7 The soils in this low lying area are often affected by a fluctuating groundwater table which
will be within about 40cm depth in the wettest periods of winter, and soil wetness is likely
to be limiting to land quality. The soils have a slowly permeable substrate, which also
contributes to the general soil wetness of this land

Geology and Soils
2.8 The surface of this ground is covered with silty drift (brickearth) which supports deep

water retentive soils. Detailed soil mapping (SSEW 1967) shows soils of the Park Gate
series over this small area with both deep phases and shallow phases over calcareous

materials present.

Relief and Drainage

2.9 The ground is very gently sloping towards the south with drainage to the Ryebank Rife,
which forms the southern limits of the survey area. The principal movement of excess
water is mainly by vertical flow to a relatively shallow water table, although high

groundwater in winter will favour conditions for surface flow.
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3 AGRICULTURAL LAND CLASSIFICATION

Published ALC Data
3.1 There is no published ALC survey data for this site.

3.2 Data available in the Government's Nature on the Map series for land quality shows
where ALC survey data is available locally, and is set out in Appendix KCC2. Nearby
surveys show a mix of quality, from Grade 2 to the south west, with land to the immediate
south shown as being Subgrade 3b.

Resulis of ALC Survey
3.3 The location of the auger sample points is set out on Plan KCC2670/01. The site data for

these points is set out in Appendix KCC4, and a soil profile description is given in
Appendix KCC5.

3.4 Subgrade 3a quality land has been identified across the whole of this small site. The
bulk of the soils examined are deep and virtually stoneless with weakly structured silt
loam topsoils. In the recently cultivated example described below, there are few roots,
but many fine fissures. The immediate silt loam subsoil is brown and strongly mottled,
indicating periodic waterlogging. Structures are weakly formed and the horizon is
relatively permeable, allowing excess surface water to drain vertically. The soils become
heavier in texture between about 40 and 50cms depth and the subsoil is of weakly, but
coarsely structured medium silty clay loam and presents a slowly permeable layer that
restricts vertical drainage. The matrix is strongly mottled and there are many

manganiferrous conceptions and stains, which indicate a fluctuating water table.

3.5 The similarly textured deeper subsoil is of mottled silty clay loam with weak prismatic
peds and is slowly permeable. In places the deep subsoil is of structureless chalky
material derived from the underlying chalk or slip material from the higher land of the
South Downs, which lie to the north.

3.6 The profiles described in the bulletin covering the detailed soil survey (Hodgson 1967) fit

closely with the soils examined in the current survey.

3.7 The results are shown on Plan KCC2670/02.
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Wider Pattern of Land Quality
3.8 Soils developed in Brickearth cover large areas of the low lying ground of the coastal plain

(see Appendix KCC3). The areas dominated by freely drained profiles and those with
only slight wetness (Hook (hK) and Hamble (hL) series) will be of Grade 1 and Grade 2
quality. The seasonally wet soils of the Park Gate series (Pz) have a wetness limitation
and will be mainly of Subgrade 3a quality. The boundaries of the fields in which the
wetter soils occur are generally marked by deep ditches and these areas will have been
tile drained in the past. The wet alluvial soils, which cover broad floodplains adjacent to
the streams, will have to poorest quality (Subgrade 3b and Grade 4) land and will
generally be covered by permanent or long term grassland.

3.9 The Predictive Best and Most Versatile maps produced by Natural England show that the
site lies in an area of high likelihood of bmv (>60% area bmv), in common with most of the
land in the area, as shown below.

Insert 1: Predictive BMV Map
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3.10 Accordingly the general land quality of the area is expected to be mostly BMV.
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APPENDIX KCC1
Natural England TIN 049
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APPENDIX KCC2
Extract from Nature on the Map
Showing ALC Locally
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APPENDIX KCC3
Soil Map Showing Area Around Yapton
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Soil Map Showing Area Around Yapton
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Appendix KCC4
Site Data
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Site Data

No | Depth Colour Mottles | Stones | Texture Grade WC | Limit | ALC
(cm) matrix (%) AP-MD
Wht Pot
1 0-28 10YR 3/3 1 ZL 1 1 1l WT 3a
28-51 10YR 4/4 PM ZL
51-80 | 10YR 4/4 PM MZCL
80-120 | 10Y 4/5 PM MZCL
2 0-28 10YR 3/3 2 ZL 1 1 1l WT 3a
28-48 10YR 44 PM ZL
48-120 | 10YR 4/5 PM MZCL
3 0-27 10YR 3/3 1 ZL 1 1 1 WT 3a
27-46 10YR 4/3 PM ZL
46-70 | 10YR 4/5 PM Mn MZCL
70-120 | 10YR 4/5 PM MZCL
4 0-27 10YR 3/3 1 ZL 1 1 1l WT 3a
27-43 10YR 4/3 PM ZL
43-70 | 10YR 4/5 PM Mn MZCL
70-120 | 10YR 4/5 PM Mn MZCL
5 0-28 10YR 3/3 1 ZL 1 1 1 WT 3a
28-47 10YR 4/3 PM ZL
47-70 | 10YR 4/5 PM Mn MZCL
70-120 | 10YR 4/5 PM MZCL Ca
KEY
Texture Limitation
ZL - silt loam DR - soil droughtiness
MZCL — medium siltyclay loam WT — soil wetness
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Appendix KCC5
Profile Description
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Profile Description

0-27¢cm Dark brown (10YR 3/3) silt loam with a few small flint fragments (1%); weak
medium and fine subangular blocky structure; low packing density, very porous;
many fissures in recently prepared ground; some ploughed in straw; moist; sharp
boundary

27-43cm Dark yellowish brown (10YR 4/4) silt loam with common, clear ochreous and
greyish mottles; weak medium angular blocky structure; medium packing density,
moderately porous; common fine fissures, occasional root channels; smooth
boundary

43-64cm Dark yellowish brown (10YR 4/5) medium silty clay loam with many prominent
and clear ochreous mottles; many soft manganiferrous concretions; weak to very
weak medium angular blocky and prismatic structure; medium to high packing
density, slightly porous; few fine fissures; moist smooth boundary

64-80cms+ Similar to above but with large patches of manganiferrous stains and soft
accumulations.
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Plan KCC2670/01
Auger Point Plan
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KEY PLAN KCC2670/01
TITLE Auger Points Plan
L Auger sample location SITE Climping, West Sussex
CLIENT Southern Co-operative Ltd
NUMBER | KCC2670/01 12/18tk
DATE December 2018 | SCALE | NTS
KERNON COUNTRYSIDE CONSULTANTS LTD
GREENACRES BARN, PURTON STOKE, SWINDON,

Bl soirit

This plan is reproduced from the Ordnance Survey
under copyright license 100015226
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Plan KCC2670/02
Agricultural Land Classification
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Grade 1 TITLE Agricultural Land Classification
Grade 2 SITE Climping, West Sussex
Grade 3a 52 100 | CLIENT Southern Co-operative Ltd
Grade 3b NUMBER KCC2670/02 12/18 tk
Grade 4 DATE December 2018 | SCALE | NTS

Grade 5

Non-agricultural

N

Urban

Not surveyed

KERNON COUNTRYSIDE CONSULTANTS LTD

GREENACRES BARN, PURTON STOKE, SWINDON,

WILTSHIRE, SN5 4LL

This plan is reproduced from the Ordnance Survey
under copyright license 100015226
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Attachment C
Analysis of Inspector’s Decisions
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Local Planning | Appeal Ref Decision Grades Ha Inspector Paragraph Secretary of State Decision
Authority Date reference
North Devon APP/X1118/W/16 | 06/01/2017 2 2 Not significant re para 112 41 - 43 Allowed
/3154193 given ALC of area
Cheshire East APP/R0660/A/14/ | 14/01/2015 | 2 and 3a 2 Does not weigh heavily against | 32 - 33 Allowed
2216767
NW APP/G2435/W/16 | 07/07/2017 3a 3 Less than 20ha is low amount | 41 Dismissed
Leicestershire /3153781 of land
Flyde APP/M2325/W/17 | 18/08/2017 2 3 Significant Grade 2 locally. 59 Allowed
/3166394 Limited weight against
Uttlesford APP/C1570/W/16 | 11/07/2017 | 2 and 3a 3 Significant development and 18- 24 Dismissed
/3156864 greater weight
South APP/WO0530/W/1 | 07/06/2016 2 3 No evidence of availability of 27 -29 Dismissed
Cambridgeshire | 6/3144909 lesser quality. Moderate
weight against
South APP/PO119/W/17 | 06/09/2018 3a 5 Loss of land insignificant 52 -57 Allowed
Gloucestershire | /3191477
Cheshire East APP/R0660/W/15 | 18/08/2016 | 2 and 3a 5 Not significant development, 53-55 Allowed
/3132073 BMV locally, localised harm
Forest of Dean | APP/P1615/A/14/ | 08/05/2017 | 2 and 3a 5 Relatively small area, limited 72-73 Allowed
2228822 weight
Vale of White APP/N2130/W/15 | 20/05/2016 2and3 5 Not significant in context of 22-26 Allowed
Horse /3141276 20ha consultation threshold
and para 112
Vale of White APP/V3120/W/15 | 19/02/2016 1,2 and 5 Not significant in terms of para | 5-8 Allowed
Horse /3129361 3a 112, but still slight harm
Cheshire East APP/R0660/W/17 | 07/07/2017 3a 5 Would not be significant in 34-35 Dismissed
/3173355 terms of the Framework,
matter for the planning balance
Fareham APP/A1720/W/16 | 14/08/2017 1and?2 6 Not significant where 28-30 Allowed
/3156344 sequential approach engaged.
Limited harm
South Oxon APP/Q3115/W/17 | 29/05/2018 Mostly 2 7 Would not be significant. 58 - 63 Allowed
/3186858 Limited harm
Suffolk Coastal | APP/J3530/W/15/ | 25/04/2016 3a 7 A factor to be weighed in the 59 Allowed
3011466 balance
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Boston APP/Z2505/W/17 | 25/10/17 1 10 Limited by difficulties of 51 Allowed
/3170198 delivering housing in area of
high quality land
Flyde APP/M2325/W/16 | 23/01/2017 3a 11 Large amount of grade 2and 3 | 15 Allowed
/3144925 in area, minor weight against
Local Planning | Appeal Ref Decision Grades Ha Inspector Paragraph Secretary of State Decision
Authority Date reference
Forest of Dean | APP/P1615/W/15 | 11/04/2018 | 2 and 3a 11 Weight depends upon level of 14.15,14.56 | Agrees limited Allowed
/3005408 need. In this case limited weight
weight
Teignbridge APP/P1133/A/12/ | 10/09/2013 1and2 11 Loss would be small in terms 12.58 — 12.60 | Harm lessened as Allowed
2188938 of overall proportions. small in terms of
proportions
Forest of Dean | APP/P1615/W/15 | 21/12/2016 | 2 and 3a 11 Use of BMV been necessary 14.15 Housing on this site | Dismissed
/3005408 elsewhere. Extent of weight not demonstrated, contrary to
dependent on level of housing accordingly Inspector
need. Recommended appeal moderate weight recommendation
allowed. against
Uttlesford APP/C1570/A/14/ | 02/06/2015 | 2 and 3a 12 Loss modest in context of land | 49 - 51 Dismissed
2221494 quality in area. Limited weight
against
East APP/J1915/A/14/ | 03/03/2016 2 14 Loss of 14ha Grade 2 noted, 76 Moderate weight Allowed
Hertfordshire 2220854 no weight attributed against
Forest Heath APP/H3510/V/14/ | 28/07/2015 Not 20 Adverse factor that weighs 468 Adverse effect that Refused by SoS
2222871 stated against carries moderate contrary to
weight against Inspector
Warwick APP/T3725/A/14/ | 14/01/2016 2 22 No evidence housing need can | 425 Moderate weight Allowed
2229398 be met avoiding BMV against
East APP/B3410/W/15 | 18/11/2016 | 2 and 3a 23 Significant development and 11.1-11.10 | Moderate weight Dismissed
Staffordshire /3134848 BMV reasonably scare locally, against
some weight to harm
Eastleigh APP/W1715/A/14 | 09/11/2016 | 2 and 3a 23 Not substantial weight against | 115 Moderate weight Dismissed
/2228566 against
Suffolk Coastal | APP/J3530/W/15/ | 31/08/2017 1and2 31 No specific consideration given Moderate weight Allowed
3138710 against (para 28)
Leeds City APP/N4720/W/17 | 02/07/2018 | 2 and 3a 33 Earmarked for development so | 13.161 Agreed — does not Dismissed
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/3169594 does not weigh heavily in the weigh heavily
planning balance
Uttlesford APP/C1570/A/14/ | 25/08/2016 | 2 and 3a 40 Much of the area around is 15.47 S0S affords the loss | Dismissed in line
2213025 BMV and it would be difficult limited weight with
not to use if using greenfield against given much recommendation
of land in area is
BMV
63
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