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1. Introduction 
 

1.1 In this proof of evidence (‘proof’) we present agricultural land assessment evidence 

for the Cliffe and Cliffe Woods Residents Development Group (‘CCW RDG’) (Rule 6 

party), in response to an appeal submitted pursuant to section 78 of the Town and 

Country Planning Act 1990 by Trenport Investments Ltd (‘Appellant’).  

1.2 The CCW RDG has been in constant communication with Medway Council (“LPA”) 

throughout the process of application by the appellant and has extensive knowledge 

of the application. The CCW RDG is formed of local residents from the Cliffe area 

where the proposed development is situated, as such we have extensive knowledge 

of the local area and direct links with the affected community. 

1.3 We have reviewed the application documents submitted to the LPA online portal, the 

officer’s report (‘OR’) and decision notice and are satisfied that the LPA’s decision was 

robust and justified and that we can provide evidence in support of it. 

1.4 The Cliffe and Cliffe Woods Residents Development Group is made up of members of 

the Cliffe and Cliffe Woods community. The CCW RDG was formed as a response by 

the local residents to the appellants proposed development. In March of 2022 the 

CCW RDG became an unincorporated organisation and as of March 2023 the group 

has over 760 members. An asset of community value was issued on the APCM sports 

ground and is held by the CCW RDG.  

1.5 Rule 6 status was granted to the CCW RDG and will be used to demonstrate the 

communities views and opinions regarding the appellants proposed development. 
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Whilst none our members are from the world of planning we will draw upon the 

expertise and experiences of our community to present robust technical objections. 

1.6 This CCW RDG evidence should be read in conjunction with other proofs prepared by 

the CCW RDG as follows: 

• CCWRDG/POE-01 - Environmental Impact

• CCWRDG/POE-03 - Public Consultation

• CCWRDG/POE-04 - Health Impact

• CCWRDG/POE-05 - Transport

• CCWRDG/POE-06 - Relocated Sports Ground Access and Site Suitability
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2. Purpose of Evidence 
 

2.1 The purpose of this evidence is to highlight the issues identified with the Agricultural 

Land Assessment submitted by the appellant, and the impact of those issues have on 

the appellants reports with regards to local and national planning policy. 

2.2 This evidence also details issues not addressed by the appellant in the document 

submitted with the planning application. 

2.3 Lastly this evidence provides details on non-compliance with planning process that 

could potentially result in unlawful development. 

2.4 Provide evidence in support of RfR 01, 03 & 04. 
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3. Evidence 
 

3.1 The Agricultural Land Classification and Soil Resources report by Reading Agricultural 

Group has a significant omission from the methodology used to determine the soil 

grading. Irrigation has not been considered within the methodology but, should as per 

page 27 of Appendix 1 – MAFF Agricultural Land Classification of England and Wales. 

3.2 Irrigation is and has been present on the site on all three agricultural land areas of the 

proposed development, two of which are demonstrated below in the Fig 1 & Fig 2. 

 

 Fig 1 – Irrigation in use on the areas of agricultural land to the East of Church Street 

2019 
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Fig 2 – Irrigation in use on the areas of agricultural land to the West of Church Street 

2019 

3.3 A suitable water source for the irrigation measures on site are provided by water 

abstracted from ground water as shown in the appellants Ground Conditions Report. 

The report details 3 separate well locations all for use for irrigation via the established 

irrigation mains laid to supply all three areas with irrigation water. 

3.4 The Agricultural Land Classification and Soil Resources report has limited information 

with regards to the testing of the soils and indicates that droughtiness is the limiting 

factor when assessing the soil classification. This limiting factor is often within a few % 

of Grade 2 for the Grade 3a classifications, specifically trial pits 4 & 5. Given the 

significant error of omission in this report regarding irrigation, only a small error to the 

soil structure analysis would result in the upgrading of most of the land to Grade 2. 

3.5 Appendix 2 - Letter from Soil Environment Services Ltd confirms the absence of 

irrigation from the report and states it to be a significant error that indicates the 

report should not be relied upon to accurately determine the soil grade. 
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3.6 The report then goes on to say that had irrigation measures been considered as per 

official guidance then the soil grades should be of grade 2 in place of a 3a grade and 

grade 1 in place of 2 grade soils.  

3.7 At the minimum the ALC should be 12% Grade 1 and 88% Grade 2 presenting a 

significant upgrade to the agricultural versatility of the land, with a further increase in 

Grade 1 land resulting from potential other significant errors made in the report. 

3.8 Appendix 3 - Sale of Land Adjacent to Proposed Development gives details of 

agricultural land sold in 2017 that is adjacent to the Eastern parcel of the proposed 

development. The two plots being sold are listed as Grade 1 arable land, suggesting 

that any adjacent land would also be classified as the same soil type. 

3.9 The provisional Agricultural Land Classification map by Natural England shows that the 

likely grade of soils on the proposed site is grade 1 as shown in appendix 4 – Natural 

England Maps. Whilst the gradings presented are only for guidance at high level 

strategic planning only as set out in the published guidance notes.  However it should 

be noted that these maps indicate that the area and large tracts of the surrounding 

area would likely be Grade 1 with the next lowest neighboring classification Grade 2, 

suggesting that the local area is generally of the highest quality agricultural land. 

3.10 All grades of agricultural land from 1 to 3a are classed as “Best and Most Versatile” 

(BMV) land being that they can provide high crop yields for a variety of crops. The 

NPPF para 174b & 175 notes that BMV land should be given special consideration, and 

where possible BMV land should be preserved. 

3.11 Medway Local plan BNE48 also exists to protect BMV land, especially that of high 

grades from being permanently lost to development except under exceptional 
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circumstances. In this case the need for development being more significant than the 

BMV loss, however the BMV weighting has not considered the upgrading of the 

erroneous ALC grades. Given that the ALC grading should be Grades 1 & 2 it is most 

likely that the agricultural land value is greater than that of the housing benefits. 

3.12 The Levelling-up and Regeneration Bill proposes to make changes to the NPPF with 

regards to placing a much bigger emphasis on the retention on BMV land and resist 

the loss of such land to development. Whilst this bill has not received Royal Assent at 

the time of writing the Bill is likely to become law before any form of development on 

the site takes place and as such should be considered. 

3.13 Several other government publications also promote the use of BMV land to be 

retained for agriculture rather than development including The National Food Strategy 

Plan, 25 Year Environment Plan and A Land Use Framework for England. All these 

documents provide information to conclude that the proposed development is 

unstainable. 

3.14 Alongside the loss of agricultural land, the same land also provides habitat for several 

red list birds including, House Martins, Swifts and Swallows. The agricultural field 

setting or farmland habit areas for feeding and provides nest building materials 

especially for those of the House Martin who need access to fresh mud for their nests. 

There are several House Martin nesting sites on the perimeter of the proposed 

development site and the loss of the farmland setting would have a significantly 

detrimental impact on the bird’s ability to hunt and find nest building materials. In 

addition to House Martins, Cliffe has a healthy population of Swifts and Swallows 

who’s habitat would be similarly affected by the proposed developments impact on 

their habitat. 
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3.15 The appellant’s application has not received a statutory response from Natural 

England detailing its summary of advice regarding the loss of BMV land. As the 

development proposes to change the use of over 20ha of BMV land as per The Town 

and Country Planning (Development Management Procedure) (England) Order 2015, 

Shedule 4, Natural England are to be consulted. Whilst Natural England have appeared 

to have been consulted, their response does not consider the BMV land loss. This is 

especially relevant given that the ALC grades are erroneous and under reported to 

lower grades. A response from Natural England should be sought immediately to 

determine if the proposed developments would be lawful if approved. 

  



 

Cliffe and Cliffe Woods 
Residents Development Group 

 

9 
 

4. Summary and Conclusions 
 

4.1 In conclusion it is shown that the ALC grading provided by the appellant is erroneous 

and cannot be relied upon to provide accurate soil gradings. Given the details within 

the report, all soil gradings should be of at least one grade higher. This higher grading 

is corroborated by Natural England ALC mapping and local land sales. 

4.2 The result of the increase in soil grading will result in the application of local and 

national planning policy being applied differently with more weighting be applied to 

higher grades of land. This is further supplemented by current guidance on BMV 

retention and the governments aspirations to increase protections to BMV land. 

4.3 Loss of habitat resulting from the development of farmland will have a detrimental 

effect on the local population of red listed birds, including Corn Bunting, Yellow 

Wagtain, House Martins, Swifts and Swallows that form an essential part of the unique 

character of Cliffe. 

4.4 The lack of consultation with a statutory body regarding the loss of BMV land could 

result in unlawful development. Natural England should be consulted immediately 

regarding the loss of BMV land ensuring that the correct land classification has been 

given. Given the amount of high quality of land the proposed development will 

permanently remove from agricultural use, a situation could arise whereby Natural 

England refuse permission resulting in any development being built unlawfully. 
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