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1 INTRODUCTION   

 

1.1 This report considers the likely agricultural land quality of land extending to 4.4 ha north of 

the B5429, St Asaph (the Site). 

 

1.2 The Site area is shown approximately outlined in red on the aerial image below.   

Insert 1. The Site (boundary approx.) 

  

 

1.3 This report is a desk-based consideration of agricultural land quality for the Site.  A 

detailed Agricultural Land Classification (ALC) survey has been commissioned, but field 

survey has not yet been possible.  The ALC results, and this report, will be updated in due 

course once the detailed land quality is known. 

 

1.4 However, as analysed in this report, the Site is a small site and the loss of agricultural 

land, whatever the quality, will not be significant development and should not constrain 

the non-agricultural development of the Site. 

  

1.5 This report describes or sets out: 

 (i) the Site and predicted land quality in section 2; 

 (ii) planning policy and guidance in section 3; 

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

 (iv) ends with a summary and conclusions in section 5. 
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1.6 This report has been prepared by Kernon Countryside Consultants Ltd. We specialise in 

assessing the effects of development proposals on agricultural land and businesses.  
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2 THE SITE AND PREDICTED LAND QUALITY  

 

 The Site  

2.1 The Site extends to approximately 4.4 ha, rounded to the nearest 0.1 ha of agricultural 

land east of St Asaph.  The Site consists of two small sized arable fields.   

 

 Agricultural Viability of the Site  

2.2 The site has slight limitations to being brought into productive arable use.  The larger field 

to the south of the Site is irregular in shape and has been in maise, as evidenced by 

satellite imagery.  The smaller field in the north of the Site measures less than 0.5 ha, and 

as such is not viable for modern agricultural practices.  

 

 Land Quality  

2.3 The quality of agricultural land is determined by an agricultural land classification (ALC). 

This considers the long-term physical limitations of land for agricultural use. Factors 

affecting the quality of agricultural land are climate (temperature, rainfall, aspects, 

exposure, etc.), site considerations (slope, micro-relief, flood risk) and soil (texture, 

structure, depth, stoniness, etc.) and the important interactions between them. These 

factors affect soil wetness and droughtiness and influence the choice of crops that can be 

grown and the level of consistency of yields.  

 

2.4 The ALC divides land into five Grades, being Grade 1 to Grade 5. The largest graded 

area is Grade 3, which is divided into Subgrades of Subgrade 3a and Subgrade 3b.  The 

current guidelines and criteria for the ALC were published by the Ministry of Agriculture, 

Fisheries and Food (MAFF) in 1988, but updated by Defra in December 2025. 

 

2.5 The ALC is further described in the Welsh Governmentôs ñFrequently Asked Questionsò 

(FAQ) booklet (May 2021), which has been reproduced in Appendix KCC 1. ALC surveys 

involve sampling soils at a density of one point per hectare.  

 

2.6 The predictive Agricultural Land Classification Map (version 2, 2020) provides the best 

available information to predict the grade of the land. 

 

2.7 The Site is shown on the Predictive ALC as Subgrade 3a. 
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Insert 2. Predictive Mapping of the Site  

 

 

 

2.8 It will be noted that a small area of Site is also shown as ónon-agriculturalô however, this is 

considered to be due to the woodland directly to the north of the Site and the mapping. 

The mapping works on a basis of 50mx50m quadrants. Therefore, it can appear blocky in 

nature. This also has limitations by the overlaying of non-agricultural mapping across 

agricultural land, as can be seen on Insert 2. Therefore, it can be assumed that the whole 

Site is predicted to be of Subgrade 3a quality.   

 

2.9 The Site itself has not been previously surveyed, however land surrounding the Site has 

been, as can be seen on datamap.gov.wales.  The closest survey to the Site is to the 

west, approximately 2 miles away.  The previously surveyed site was found to be mostly 

of Subgrade 3b land with smaller areas of Subgrade 3a.  
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Insert 3: Historical ALC Surveys 

 

 

 

2.10 The Site is flat with some very slight undulations. In comparison to the surrounding land 

and villages the Site is of a comparable height in most cases being lower than the 

surrounding area. 

 Insert 4: Topography Map of the Site  

  

 

The Site 
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2.11 The site has been in arable use since 2020, prior to this the Site was in grassland for the 

grazing of sheep, as found from historical satellite imagery from Google Earth  

 

2.12 The Siteôs soils are expected to be comprised of slightly acidic loamy and clayey soils, 

from looking at the Soil Survey of England and Wales (Sheet 1) and the associated 

legend. These soils found at the Site have impeded drainage and as such land work in 

the spring can be limited due to fear of damaging soil structure. The Siteôs soils belong to 

the Salop association (711 Clifton), these soils are subject to seasonal waterlogging and 

as such are normally resigned to being grassland. The average field capacity days for the 

area are expected to be 208 days.  
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3 PLANNING POLICY AND GUIDANCE  

 

 Planning Policy Wales  

3.1 Planning Policy Wales (PPW) (edition 12, February 2024) sets out in paragraph 3.58 that 

land of Grades 1, 2 and 3a is the ñbest and most versatile and should be conserved 

as a finite resource for the futureò. 

 

3.2 Paragraph 3.59 sets out policy that seeks to develop land of poorer quality in preference 

to BMV land unless considerations outweigh the agricultural considerations.  

 

 Local Plan  

3.3 The Denbighshire County Council Local Development Plan 2006 ï 2021 (adopted 4 June 

2013), has no policies of relevance regarding the use of BMV agricultural land.  

 

3.4 Denbighshire has begun work on its new Local Development Plan 2018 ï 2033.  The 

Local Development Plan is currently at the Preferred Strategy Stage (May 2019). The 

preferred strategy makes no reference to the use of BMV agricultural land for 

development.  

 

Guidance  

3.5 The Welsh Government Guidance Note v2.1 (May, 2021) that accompanies the Predictive 

Agricultural Land Classification Maps is set out in Appendix KCC2 . This describes the 

purpose of the Predictive Map. 

 

3.6 The Guidance Note identifies that where land is shown on the predictive ALC as likely 

falling within Grade 1, 2 and 3a of the ALC, field surveys will be required. Such land is 

defined in Planning Policy Wales (Edition 12, 2024, Paragraph 3.58) as the ñbest and 

most versatile agricultural landò, and is afforded a degree of protection, as described 

above. 

 

3.7 The Survey Decision Flowchart in the Guidance Note shows that, where land is shown 

the Predictive Map as Grades 3b, 4 and 5 then ñSurvey Not Requiredò. 
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4 POLICY ASSESSMENT AND CONSIDERATIONS  

 

4.1 Under the Guidance Note, it is necessary to assess the agricultural land and the 

implications of its development 

 

4.2 Under the Guidance Note, where land is shown as potentially of Grades 1, 2 or 3a, survey 

is normally required. If land, following survey, was identified to be of BMV quality, the 

implications of that would then need to be considered. 

 

4.3 The site is small, in agricultural terms. It extends to 4.4ha. The threshold for consultation 

with the Welsh Government is 20 ha of BMV, therefore this Site is arguably not significant 

development of agricultural land.  

 

4.4 The site, at 4.4ha spread across two field parcels, is of negligible agricultural use, and is 

not capable of being exploited to the full potential of Subgrade 3a quality for anything 

other than small scale arable farming or grassland. 

 

Land Quality  

4.5 The Site has not been previously surveyed. The predictive mapping shows the Site as 

Subgrade 3a land quality. Without a detailed survey, which is underway the site cannot be 

guaranteed as being wholly of BMV quality. However, for this report it shall be assumed 

the site is of BMV quality.  

 

Economic Benefits  

4.6 Whilst PPW does not require planning decisions to recognise the economic and other 

benefits of best and most versatile agricultural land, assessing the benefits of the BMV 

land allows for the small benefits provided by this land to be quantified. 

 

4.7 There is no research that we are aware of that seeks to analyse the productive or 

economic advantages of BMV to non-BMV land. In the absence of any empirical data, 

any economic assessment is inevitably crude. 

 

4.8 Taking standard budgeting textbooks, such as the Nix Farm Management Pocketbook 

(extracts from which have been reproduced in Appendix KCC3 ), it is possible to show 

the difference between moderate and high yields, as an illustration. We have taken a 

cereal crop and a break crop for illustrative purposes.  
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4.9 Taking the crude measures for a Winter Feed Wheat and a Winter Oilseed Rape, the 

differences are shown below. This assumes, for the purposes of this report that the Site is 

of BMV land quality.  

 Table 1. Assessment of Economic Farmed Land  

Item Winter Feed Wheat  Winter Oilseed  Rape  

Average  High Average High 

Yield (t/ha) 8.2 9.4 3.5 4.0 

Output (£) £1,667 £1,889 £1,435 £1,640 

Gross margin (£) £988 £1,210 £825 £1,030 

Uplift (£) - £222 - £205 

 John Nix Pocketbook for Farm Management, September 2025 

 

4.10 The ALC quality is not known exactly, assuming a worst-case scenario and the Site is 

wholly of BMV quality, 4.4 ha of BMV would be lost.  

 

4.11 Assuming a worst-case scenario, 4.4ha of BMV land to non-BMV land would create an 

economic benefit of around £970 per annum (£900 - £970). Hence the economic benefits 

of a parcel of land this small are limited.  

 

4.12 Other benefits of BMV can be interpreted as food production. In 2025 the UK produced in 

the order of 20 million tonnes of wheat (Cereal and oilseed production in the UK 2025, 

Defra, 20 January 2026). If the Site were to be of BMV quality, the 4.4 ha of land would 

create a production boost of 5.3 tonnes per annum for wheat. For oilseed rape a 

production boost of approximately 2.2 tonnes per annum could be seen.  

 

4.13 Accordingly any economic or other benefit is predicted to be limited.    

 

Is Poorer Quality Land Available?  

4.14 Paragraph 3.59 of PPW states ñLand  in  grades 1, 2 and 3a should only be developed 

if there is an overriding need for the development, and either previously developed 

land or land in lower agricultural grades is unavailableò.  

 

4.15 The map below shows the grading of the land around the Site. Whilst there are some 

small areas that are predicted to be of Subgrade 3b quality to the south, the majority of 

land immediately around the Site are also predicted to be of best and most versatile land 

quality being mapped to be of Grade 2 and Subgrade 3a quality. 

 

 



 

 11 KCC4144 ALQC Feb 26 Rev Draft 

Insert 5. Predictive ALC Mapping  

 

 

 

4.16 From the predictive ALC mapping there is no land likely to be of a lower Grade to that of 

the Site available in the vicinity. The areas of Subgrade 3b present on the map border the 

Clwydian Range and Dee Valley AONB.  

 

4.17 As part of the Site selection process, Inspire Architects were commissioned to identify 

suitable locations, a significant number of sites were assessed within a 135km2 area.  The 

location of the Site has been chosen due to the lack constraints associated with the 

proposed use.  The Site has no constraints against the proposed use including but not 

limited to, aviation obstructions, road access and topography.  

 

4.18 The Site has good road access being just off the A55, which is critical to the charityôs 

requirements and rapid response vehicles, has no pylons or other flying obstructions that 

can cause risks and the topography of the Site is mostly level. Further evidence regarding 

the site selection is set out in the Site Search Report and Planning Statement.  Due to the 

site-specific requirements, constraints and lack of identified suitable or available sites, the 

Site albeit mapped as Subgrade 3a on the predictive maps, is the only viable site.  

 

 Past Development in the Surrounding Area  

4.19 To the west of the Site, an application for 1,715 dwellings was approved in 2016, 

40/2013/1585.  There is no Officer or Committee report available for the application. The 

site made use of 94.4 ha of land of which 38.9 ha were found to be Subgrade 3a.  

The Site 
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Insert 6. Development in the Surrounding Area  
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5 CONCLUSION 

 

5.1 The Site extends to approximately 4.4 ha of land rounded to the nearest 0.1 of a ha.  

 

5.2 The Site has not yet been subject to an ALC survey. The predictive ALC map indicate that 

the Site is expected to be of Subgrade 3a quality.  An ALC survey is underway and this 

report will be updated in due course. 

 

5.4 The potential economic effects of the parcel of land are limited, likely no more than £970 

per annum, in the theoretical scenario of this being of BMV quality. 

 

5.5 The potential food production benefits of the parcel of land are limited, likely no more than 

5.3t/annum of wheat, in the theoretical scenario of this being BMV quality. 

 

5.6 It is unlikely that there will be lesser quality land available for development that is suitable. 

As evidenced by the predictive mapping. 

 

5.7 Whilst detailed ALC results are not yet known, in the event that the whole Site is of BMV 

quality, it will not comprise a significant amount of BMV and there will not be any 

significant economic or other impacts. 

 

5.8 Accordingly given the small size of the field parcels, and the limited ability to exploit the 

land as good quality, the loss of agricultural land should not constrain development. 
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