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1 INTRODUCTION  

 

1.1 This report considers the agricultural land quality issues relating to an area of 

approximately 2.5ha of agricultural land at Cae Incline Fields, Bangor.  

 

1.2 The area is shown outlined in red on the insert below.  

 Insert 1. The Site (boundary approx.)  

  

 

1.3 The Site is being proposed for non-agricultural development.  

 

1.4 This report:  

 (i) describes the agricultural land quality in section 2; 

 (ii)  sets out the planning policy of relevance in section 3; and  

 (iii)   provides an assessment in section 4.  

 

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

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

 

 The Site  

2.1 The Site extends to approximately 2.5ha of grassland, as shown outlined in red on the 

Google Earth aerial image below. The land is made up of two land parcels, with woodland 

and a residential settlement to the north, a crematorium to the west and agricultural land 

to the east and south. 

 Insert 2. Google Earth of the Site  

  

 

 Land Quality  

2.2 Agricultural land quality is measured by a system of Agricultural Land Classifications 

which was devised in the 1970’s by the Ministry of Agriculture, Fisheries and Food 

(MAFF), and was last amended in 1988.  

 

2.3 The system is described in the Welsh Government’s “Frequently Asked Questions” (FAQ) 

booklet (May, 2021), which has been reproduced in Appendix KCC1.  

 

2.4 As described in the FAQ booklet, agricultural land is divided into five grades, with Grade 3 

divided into two subgrades: 3a and 3b.  

 

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

available information to predict the grade of land.  



 

 6 KCC3857 ALQC Dec 24 Final 

2.6 The Site is shown on the Predictive ALC as Grade 2, Subgrade 3a and non-agricultural 

quality land. This can be seen in the insert below.  There is a tiny amount of Subgrade 3b 

at the southern end. 

 Insert 3. Welsh Predictive Mapping  

 

Predictive Agricultural Land 

Classification (ALC) Map 2 
 

 

 

2.7 The Welsh Government’s Frequently Asked Questions (Appendix KCC1) defines Grade 

2 land as “very good” quality land, with “minor limitations on crop yield, cultivations 

or harvesting. Wide range of crops but limitations on demanding crops (e.g. winter 

harvested veg)”.  

 

2.8 Subgrade 3a is described as “good” quality land “capable of consistently producing 

moderate to high yields of a narrow range of arable crops, especially cereals or 

moderate yields of a wide range of crops including cereals, grass, oilseed rape, 

potatoes, sugar beet”.  

 

2.9 Subgrade 3b is described as “Moderate” quality land, with “Moderate yields of cereals, 

grass and lower yields of other crops”. 

 

2.10 The map is predictive, identifying key limitations that mean that land cannot be better than 

a specific grade. The system produces pixilated “quadrants” of 50m by 50m (0.25ha). No 

field survey was involved.  

 

2.11 The Site extends as a whole to 2.5ha. This is a small area in agricultural terms with a 

significant mixture of grading. As set out in the FAQ document, ALC surveys are normally 

undertaken at one auger point per hectare. Small areas of land of differing quality lying 

within wider areas of other land are often not mapped separately.  
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2.12 The ALC guidelines advise that “where soil and site conditions vary significantly and 

repeatedly over short distances and impose a practical constraint on cropping and 

land management, a “pattern” limitation is said to exist”.  

 

2.13 If a field survey identified a mix of grades over a small area, as the map indicates, it is 

probable that the overall grading would be limited to the most extensive area of ALC 

grade found, and therefore, an overall ALC grade of Grade 2 and Subgrade 3a.   

 

2.14 Sampling for ALC is usually carried out at one sample per hectare. The small area of 

Subgrade 3b would not be separately mapped. The whole Site, therefore, can be 

considered to be a mixture of Grade 2 and Subgrade 3a.   
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3 PLANNING POLICY   

 

 Planning Policy  

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

agricultural land of grades 1, 2 and 3a is the “best and most versatile and should be 

conserved as a finite resource”.  

 

3.2 Paragraph 3.58 notes that the best and most versatile agricultural land (BMV) should be 

considered as a finite resource for the future.  

 

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

to BMV land unless other considerations outweigh the agricultural considerations.  

 

 Local Plan  

3.4 Policy PS6 of the Anglesey and Gwynedd Joint Local Development Plan 2011 – 2026 

(adopted 2017) only permits development “where it is demonstrated with appropriate 

evidence that they have fully taken account of, and responded to (inter alia) … 6 

safeguarding the best and most versatile agricultural land, promoting allotments, 

support opportunities for local food production and farming in order to reduce the 

area’s contribution to food miles”. 

 

3.5 The site has, historically, been allocated for development.  However there are policies in 

place that support housing developments. This includes policies:  

• SO15 which states that there is a requirement “to ensure that a sufficient range 

of housing sites are available”; and  

• SO16 which states a need to “provide a mixture of good quality and affordable 

housing units, or a range of types and tenures to meet the housing 

requirements of all sections of the population”. 

 

3.6 The policy also states that there will be a consistent minimum 5 year supply of land for 

housing purposes within the District.  
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4 ASSESSMENT  

 

 Guidance  

4.1 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.  

 

4.2 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 “best and 

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

above.  

 

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

the Predictive Map as Grades 3b, 4 and 5 then “Survey Not Required”.  

 

 Assessment  

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

implications of its development.  

 

4.5 Setting aside the land quality, this is a small and awkwardly-shaped field, especially at the 

southern end where it becomes so narrow that it is not normally farmed.  The width is very  

narrow for farm machinery, and not suitable for grazing animals as they will poach the 

land quickly as they walk over it.  It is not suitable for arable uses due to the restricted 

width. 

 

4.6 The Council has, historically, allocated the site, accepting that poorer quality land was not 

available in the alternative. 

 

4.7 Therefore in this assessment we consider, first, the agricultural importance of the site, 

then turn to consider if poorer quality land is available. 

 

 Agricultural Use of the Site 

4.8 A field survey has not been carried out in this case. The Site extends to approximately 

2.5ha of agricultural land. As an approximation (based on measurements from the Welsh 

Predictive Mapping) the Site is made up of the following:  
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Table 1. Site Area  

ALC Grade Description Ha (rounded) % (of total Site) 

Grade 2  Very Good 0.7 28 

Subgrade 3a  Good 1.7 68 

Subgrade 3b Moderate <0.1 <1 

Non-agricultural  Woodland 0.1 4 

Total  - 2.5 100 

 

4.9 It is evident from aerial photography that the site is used as grassland.  Land to the east is 

used as arable land, on rotation with grassland, but the site itself has only been used for 

grassland.  In practical terms, therefore, its agricultural use is limited.  In practical terms, 

given the shape of the field, it is not “versatile”. 

 

 Land Quality in the Wider Area 

4.10 Bangor is bordered, mostly, by land of a similar quality (ie Grades 2 and 3a), on the 

predictive ALC.  The land quality around Bangor is shown below.  There are large areas 

of Grade 5 “very poor” land, but this is mostly steep and rocky, and not suited to 

development. 

 Insert 4. ALC Around the Settlement 

 

Predictive Agricultural 
Land Classification 

(ALC) Map 2 
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4.11 Land to the west/northwest is shown as mostly Grade 2, except for the narrow scarp 

adjacent to the road, as compared below. 

 Inserts 5 and 6. Land to the West 

  

 

4.12 Land to the north is shown as Grade 2 and 3a.  This area, shown below, includes the site.  

The golf course is Grade 5, on slope (it is assumed). 

 Inserts 7 and 8. Land to the North 

  
 

4.13 Land to the south of the site, around Llandygai, is shown as almost all Grade 2 and 3a, 

with small patches of Subgrade 3b (similar to the site).  This land is mostly in arable use 

and is clearly more versatile than the application site.  The area to the south is being 

developed. 
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Inserts 9 and 10. Land to the South 

  
 

4.14 Land to the south, around Penrhos Garnedd, and to the west of the hospital, is mapped 

as a mixture of mostly Subgrades 3a and 3b.  It is largely in arable use. 

 Inserts 11 and 12. Land to the South 

  
 

4.15 None of these areas are notably poorer quality than the site.  Poorer quality land is not 

available. 

 

 Assessment 

4.16 The site is small, at 2.5 ha, and a mixture of mostly Grades 2 and 3a with small patches 

shown as non-agricultural and Subgrade 3b. 
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4.17 In practical terms the site is of limited agricultural use.  It is a long, narrow field, very 

narrow in parts, and not suited to arable uses.  From review of aerial images it appears to 

have been in grassland uses, not arable, which is expected given the limitations. 

 

4.18 At 2.5 ha the site is well below the threshold for consultation with the Welsh Government 

(20 ha). 

 

4.19 In EIA terms, the Institute of Environmental Management and Assessment (IEMA) set 

development of less than 5 ha as “minor development”.  The site is half of this size (IEMA 

Guide: A New Perspective on Land and Soil in Environmental Impact Assessment, 

February 2022). 

 

4.20 Analysis around the settlement shows that there are no other areas of poorer quality land 

available.  Almost all areas are mapped as a mixture of Grades 2 and 3a. 
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5 CONCLUSIONS 

 

5.1 The predictive mapping indicates that the Site could contain small areas of Grade 2, 

Subgrade 3a, Subgrade 3b and non-agricultural. 

 

5.2 Due to the small areas of the grading it is likely that the Site would be mapped as the 

dominant grading at the Site and therefore being Grade 2 and Subgrade 3a land quality.  

 

5.3 Despite the BMV quality land, the small Site extending to 2.5ha of agricultural land would 

be only 50% of the threshold of what constitutes as “minor” development under the IEMA 

guidance.  

 

5.4 The small Site area also causes practical difficulties with regards to farming the Site and 

due to the mixture of grading, the areas of differently classified land could not be exploited 

to benefit from its grading, and the narrow and awkward shape is not suitable to arable 

farming.  The land seems to have only been used as grassland. 

 

5.5 In addition, the Proposed Development Site is allocated for housing under the Local 

Development Plan and residential development is also supported by local planning policy.  

 

5.6 When looking at the land quality around the settlement, it is clear that high quality land is 

not a rare resource, with most land mapped as Grade 2 and Subgrade 3a, with minimal 

areas of lower quality agricultural land available. 

 

5.7 Based on the above, it is considered that only limited weight should be given to the loss of 

this small area of agricultural land, and that poorer quality land is not available. 
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