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1 INTRODUCTION  
 

Purpose 

1.1 This report sets out a review of the agricultural land quality of a 17 hectare Site on the 

south western edge of Bromham, Bedford.   This report follows the issuing of the 

Council’s (Bedford Borough Council) Scoping Opinion, where they state in the opening 

paragraph that “the site is located on Grade 2 agricultural land”.  

1.2 This report provides a more accurate review of the agricultural land quality both across 

the Site and in the local area, sets out the relevant national and local planning policy 

relating to the development of agricultural land and provides an assessment of the non-

agricultural development of the Site against the relevant planning policy.   

The Site 

1.3 The Site, which lies on the south western edge of Bromham, extends to approximately 17 

hectares of agricultural land.  The majority of the Site comprises a single arable field with 

the remainder, which lies on the eastern edge, comprising a small grassland field.  

1.4 The Site is bordered to the north by the Northampton Road and in the west it is bordered 

by the A428.  The eastern boundary and part of the southern boundary adjoin existing 

urban development.  With the remainder of the southern boundary adjoining open 

farmland.    

The Author 

1.5 This report has been prepared by Kernon Countryside Consultants Limited (KCC).  KCC is 

a specialist consultancy advising farmers, developers and local authorities on farm 

business, diversification and development proposals.  We are familiar with many different 

types of agricultural, horticultural and equine enterprises, and many forms of rural 

economic diversification, and the planning policy governing such enterprises. 
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2 AGRICULTURAL LAND CLASSIFICATION 
 

2.1 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).  

2.2 Agricultural land within Grades 1, 2 and Subgrade 3a of the ALC is considered the “best and 
most versatile agricultural land” (BMV).  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 KCC 1. 

 Review of Published Data 

2.3 The Site is shown on the provisional agricultural land classification map (MAFF 1983) as 

attached as Plan KCC 1 as being within an area of very good (Grade 2) quality land.  It 

would appear that it is this data upon which the Council have based their findings. 

2.4 However the published map is provisional and was designed to be used for areas larger 

than about 80 hectares in extent.  Since the map was constructed there have been 

changes to the classification.  The effects of the interaction between climate and soils are 

now more clearly stated, which puts the land quality more clearly into the local context.   

2.5 As advised in TIN049 these plans “are not sufficiently accurate to use in the 
assessment of individual fields or development sites and should not be used other 
than as general guidance.” 

2.6 A review of www.magic.gov.uk has identified that the Site, as part of a larger area, was 

the subject of a detailed Agricultural Land Classification Survey which was carried out in 

October 1991.   This survey was carried out in accordance with the current MAFF 1988 

ALC Guidelines and accordingly provides an accurate assessment of land quality across 

                                                 
1 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 

http://www.magic.gov.uk/
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the Site, superceding the data on the provisional ALC plans upon which the Council 

appear to be relying.     A copy of the survey is attached at Appendix KCC 2. 

 ALC Grading of the Site 

2.7 The survey identified the Site to comprise a mix of Subgrades 3a and 3b agricultural land.  

The distribution of Grades is set out below in Table KCC 1 and is illustrated at Plan KCC 
2.  
Table KCC 1: ALC Grading across the Site 

Grade Description  Area (Ha) Area (%) 

3a Good  14.5 84 

3b Moderate 2.7 16 

TOTAL  17.2 100 
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3 POLICY CONTEXT 
 

 National Planning Policy and Guidance  
 

3.1 National planning policy is set out in the National Planning Policy Framework, published in 

March 2012 (the NPPF).  Paragraph 112 states that: 

 

“Local planning authorities should take into account the economic and 
other benefits of the best and most versatile agricultural land.  Where 
significant development of agricultural land is demonstrated to be 
necessary, local planning authorities should seek to use areas of poorer 
quality land in preference to that of a higher quality”  

 

3.2 Annex 2 of the NPPF defines “best and most versatile agricultural land” as “land in 
grades 1, 2 and 3a of the Agricultural Land Classification”.   

 

3.3 The national online Planning Practice Guidance (PPG) restates the contents of paragraph 

112 of the NPPF at paragraph 8-026-20140306. 

 

3.4 The Town and Country Planning (Development Management Procedure (England) Order 

2015 sets out the requirement for consultation with Natural England where development 

of agricultural land is proposed.  Natural England should be consulted where 

“development which is not for agricultural purposes and is not in accordance with 
the provisions of a development plan involves the loss of not less than 20 hectares 
of grades 1, 2 and 3a agricultural land which is for the time being used (or was last 
used) for agricultural purposes” or where the loss of less than 20 hectares of BMV 

agricultural land “is likely to lead to a further loss of agricultural land amounting 
cumulatively to 20 hectares or more” (bullet point ‘y’ of Schedule 4).     

 

 Local Planning Policy  
 

3.5 Local planning policy is set out in the Bedford Borough Council Development Plan 

Document – Core Strategy & Rural Issues Plan (April 2008).   There is no specific policy 

relating to the development of agricultural land.   
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4. POLICY ASSESSMENT 
 

4.1 A review of www.magic.gov.uk has identified a detailed soil investigation which was 

carried out across the Site in October 1991.    The detailed ALC survey has determined 

that agricultural land across the Site comprises a mix of Subgrades 3a and 3b.  Some 

14.5 hectares is identified as Grade 3a and therefore comprises of “best and most 
versatile agricultural land”.   

4.2 The Framework states that “where significant development of agricultural land is 
proposed local planning authorities should seek to use areas of poorer quality land 
in preference to that of a higher quality”.   

4.3 In this case in our opinion 14.5 hectares of “best and most versatile agricultural land” 
cannot be considered as significant as consultation with Natural England is only required 

when in excess of 20 hectares of “best and most versatile agricultural land” is 

proposed for development.   In our opinion anything less than 20 hectares of BMV cannot 

be considered as being a significant development.  

4.4 Further the detailed survey attached at Appendix KCC 2 shows that land to the south of 

this Site comprises of Grade 2 quality and on that basis by locating development on 

Grades 3a and 3b land this development will be directed at land of poorer quality.  

Therefore the development of the Site for non-agricultural development is in accordance 

with policy advice set out in the Framework.   

 

 

 

 

 

 

 

 

 
 
 

http://www.magic.gov.uk/
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5 SUMMARY  
 

5.1 This report sets out a review of the land quality of approximately 17 hectares of 

agricultural land to the south west of Bromham.   

 

5.2 A review of www.magic.gov.uk has identified that the Site was the subject of a detailed 

ALC survey which was carried out in October 1991 in accordance with the current MAFF 

ALC Guidelines.  The detailed ALC survey has determined that agricultural land 

across the Site comprises a mix of Subgrades 3a and 3b quality land.  

 

5.3 Although the Site comprises of some “best and most versatile agricultural land” at only 

14.5 hectares this is in our opinion not a sufficient quantity to be considered significant.  

Further as there is some Grade 2 land to the south the area  proposed for development 

will involve some of the poorer quality land in the local area.  Therefore the development 

of the Site for non-agricultural development is in accordance with policy advice set out in 

the Framework.   
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PLAN KCC 1 
TITLE EXTRACT FROM PROVISIONAL ALC PLAN  

SITE Land West of Bromham 

CLIENT Rainier Developments Ltd   
NUMBER KCC2513/01 11/17/vmd 
DATE November 2017 SCALE  NTS 
 

KERNON COUNTRYSIDE CONSULTANTS LTD 
GREENACRES BARN, STOKE COMMON LANE, PURTON STOKE, SWINDON, 

WILTSHIRE, SN5 4LL 
Tel 01793 771333 

This plan is reproduced from the Ordnance Survey 
under copyright licence 100015226. 
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PLAN KCC 2 
ALC PLAN OF THE SITE  
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