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ALC Technical Note
Monks Cross, York

1.0

BACKGROUND

1.1

Land Drainage Consultancy Ltd. (LDC) has been asked by Redrow PLC to provide a technical note to
review the Agricultural Land Classification (ALC) status of 59.72ha of land located at Monks Cross to
the northeast of York, North Yorkshire.

1.2

The study area is being assessed for potential development as housing and public open space and is
centred over OS National Grid Reference SE62575583.

1.3

This report has been prepared by David Royle of LDC in support of a planning application for the
proposed development

David has worked in a consultancy capacity advising on the impacts of

development on soil resources and agricultural land classification for 30 years and is a member of
the British Institute of Soil Scientists and his membership number is 57334837. He is further
registered under the Construction Skills Certification scheme as a land remediation specialist and his
registration number is 05752140. David is qualified under the Fertiliser Advisers Certification and
Training Scheme (FACTS) and his membership reference number is FE/1220.

2.0

REPORT OBJECTIVES

2.1

The objectives of this report are to:
•

Provide a desktop assessment of published Agricultural Land Classification data held for the
site,

3.0

•

Summarise the nature and extent of ALC grades impacted by the proposed development,

•

Compare the ALC grade of land in the application site with local, regional and national statistics,

•

Comment on current policy relevant to the development, and

•

Describe potential mitigation available within the scope of the development.

METHODOLOGY
Guidance

3.1

The following guidance has been used in this assessment:
•

Agricultural Land Classification of England and Wales. Revised Guidelines and Criteria for
Grading the Quality of Agricultural Land (MAFF, 1988),

•

Agricultural Land Classification: protecting the best and most versatile agricultural land:
Technical Information Note TIN049, (Natural England, 2012),

•

Guide to Assessing Development Proposals on Agricultural Land (Natural England, 2018),

•

The Code of Practice for the Sustainable Use of Soils on Construction Sites, DEFRA 2009,

•

Good Practice Guide for Handling Soils, MAFF, April 2000,
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•

Soil Texture: Technical Information Note TIN037, (Natural England, 2008),

•

The Nutrient Management Guide, ADHB/Defra. 2017,

•

Safeguarding our Soils, A Strategy for England, Defra, 2009

•

Planning policy guidance

Desktop study

3.2

A desk study has been undertaken to review data sourced from:
•

Ordnance Survey 1:10,000 mapping,

•

ALC data held on Defra’s MAGIC website,

•

Natural England’s ALC archive,

•

Soil Survey 1:250,000, Sheet 1, Northern England,

•

Cranfield’s LANDIS website,

•

British Geological Survey (BGS) Website (1:50,000 mapping),

•

Aerial photographs reference from Google Earth, and

•

Flood risk information

Consultation
3.3

A consultation has been made to Natural England’s Agricultural Land Classification team at
Worcester requesting available survey detail for the proposed site area.
Mapping

3.4

Data obtained from the desktop assessment has been overlaid, by LDC, onto an Ordnance Survey
(OS) 1:10,000 plan.

3.5

ALC grades have been measured from the MAGIC website and OS overlay to provide spatial data
on their distribution within the site.
Scope and limitations

3.6

This assessment assumes that detailed surveys by others have been undertaken according to
relevant guidance. It further assumes that historical maps and plans have been accurately uploaded
to published websites.
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4.0

FINDINGS
Agricultural Land Classification
Provisional Maps (1:250,000)

4.1

ALC distribution for the UK was mapped by MAFF in 1988 at a scale of 1:250,000. Whilst these maps
are based on a now obsolete grading system with no subdivision of grade 3 land, they provide an
indication of potential ALC grade at a high level. A copy of this data, extracted from Natural
England’s MAGIC website, is shown at Appendix 1 and indicates the site is likely to be occupied by
land of ALC Grade 3 quality.
Detailed Surveys

4.2

Natural England’s MAGIC website shows that approximately 5 surveys of land have been completed
within a 5km radius of the application site at a detailed level. These surveys are illustrated at
Appendix 2 and show a distribution of ALC subgrade 3b (moderate quality) land together with
subgrade 3a (good quality) and locally grade 2 (very good quality).

4.3

A detailed survey of land within the proposed application site was completed by the ADAS Statutory
Resource Planning Team in Leeds in 1988 (Job No ALCL21588d). Further surveys were undertaken
on adjacent and nearby land between 1988 and 1993. These surveys were completed to assess the
quality of land impacted by the Local Plan for York.
Consultation

4.4

The results of a consultation to Natural England are shown at Appendix 3. This indicates that hard
copy plans of the raw survey data for the site are not available.
Agricultural Land Classification Grades

4.5

The following grades of land (estimated) have been mapped, by Natural England, within the site
boundary and measured by LDC. These are shown at Appendix 4.
Subgrade 3a: Good quality agricultural land (approximately 36.02 ha or 60% of application site area)

4.6

This land is good quality and Best and Most Versatile (BMV). It is capable of producing consistently
high yields of a range of agricultural crops including cereals, oilseed rape, and/or grass and is likely
to be suited to spring cropping. In wetter years the land is likely to be slightly less flexible leading to
moderation of yields and quality and root crop production is likely to be limited. The distribution of
this subgrade within wider tracts of ALC subgrade 3b land mean that, in practical terms, the land
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cannot be farmed separately and from a development perspective would be very difficult to
separate.
Subgrade 3b: Moderate quality agricultural land (approximately 18.95 ha or 32% of application site
area)
4.7

This land is of moderate quality and suited to a narrow range of mainly winter sown combinable
crops and grassland. The ability to grow root crops is limited by the heavy topsoil texture, poor
topsoil/subsoil structure and wetness issues particularly in late autumn, overwinter and spring. In
dry/average years yields may be respectable or good for combinable crops and grass. However,
during wetter years there are likely to be difficulties with arable cultivations, sowing, maintenance,
harvesting, surface wetness and timeliness of access leading to increased production costs and
decreasing yields.
Non-agricultural land (approximately 4.75 ha or 8% of the application site area)

4.8

This comprises land in urban use including Monks Cross Link Road which bisects the centre of the
site, several Farm Access Tracks, White Horse Farm and outbuildings to the north and a disused
railway in the east.

4.9

A summary of the ALC grades found across the site is shown in Table 1 and on the plan at Appendix
4.

Table 1. Monks Cross: Summary of ALC Grades within Site Area
ALC Grade

Area (Ha)

% Site Area

% Agricultural Area

Subgrade 3a

36.02

60

66

Subgrade 3b

18.95

32

34

Urban/Non Agricultural

4.75

8

0

Total

59.72

100

100

Spatial Context of ALC Grading Relative to Local, Regional and National ALC data
4.10

Table 2 compares the ALC grade distribution for the site with the grades published data for York
District, North Yorkshire County and with National distribution.

4.11

The data are a comparison with DEFRA statistics for the areas compiled from the digital 1: 250,000
scale Provisional ALC map, originally published as a regional series of paper maps in 1977, and
Ordnance Survey Boundary Line 2003. These have been adjusted to take account of the areas only
of agricultural land and do not include land in non-agricultural or urban use.
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Best and Most Versatile (BMV) land
4.12

The development has the potential to impact on up to 55 ha of agricultural land and 36.02 ha of ALC
subgrade 3a BMV land. The proportion of Best and Most Versatile Land (66%) within the site is
similar to that estimated in the York District (64% grade 2/subgrade 3a). The proportion of BMV
land affected is more than might be expected in the North Yorkshire Area (34%) and also Nationally
(44%). It should be noted that Regional and National Statistics include higher proportions of ALC
grades 4 and 5 which affect this comparison.
Table 2. Monks Cross: Comparison of ALC grades with published DEFRA Statistics
ALC Grade

% of Agricultural Area
Site

York District

North Yorkshire

National

Grade 1

0

0

1

3

Grade 2

0

34

14

16

Subgrade 3a

66

30

20

28

Subgrade 3b

34

30

19

27

Grade 4

0

3

18

16

Grade 5

0

3

29

10

100

100

100

100

Total

NB: The reference data were created prior to the sub-division of Grade 3 into Sub-grades 3a and 3b. Consequently, there may be
limitations to the statistics which reflect the high-level mapping from which these statistics were derived. Approx. 3a/3b
breakdown assumed to be 50:50.
Data have been adjusted to reflect land in agricultural production, excluding non-agricultural or urban use

4.13

The distribution of ALC grades on this site is similar to that likely to occur in the District which is
corroborated by surveys of land in close proximity.

4.14

The District contains a higher proportion of BMV status land than at a regional or National scale.
This is due to the geographical location, favourable climate and relief, underlying geology and the
quality of soils that have developed in the area. The District contains less poorer quality ALC grade
4 and 5 land, meaning that, proportionately, it is more likely to contain better quality agricultural
land.
Policy Context
National Planning Policy Framework (NPFF)

4.15

The National Planning Policy Framework (NPPF) includes policy guidance on ‘Conserving and
Enhancing the Natural Environment’ (Section 15). Paragraphs 170a/b/e are of relevance to this
assessment and outline the importance of protecting and enhancing the natural landscape and soils
together with considering the economic and other benefits of impacts on the best and most versatile
agricultural land.
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Local Policy
City of York Draft Local Plan (April 2005)
4.16

The draft plan includes two policies of relevance which are GP14: Agricultural Land, and Chapter 14
Minerals and Waste.
Minerals and Waste Joint Plan (Publication Draft, 2016)

4.17

The emerging Joint Minerals and Waste Plan contains relevant policy advice in
D10 Reclamation and afteruse and
D12- Protection of agricultural land and soils
These policies outline generally that …
‘Best and Most Versatile agricultural land will be protected from unnecessary and irreversible loss.
Where development of best and most versatile agricultural land is justified proposals should prioritise
the protection and enhancement of soils and the long-term potential to recreate areas of best and
most versatile land. Where relevant, development will be subject to aftercare requirements to ensure
that a high standard of agricultural restoration can be achieved. Development proposals will be
required to demonstrate that all practicable steps will be taken to conserve and manage on-site soil
resources, including soils with environmental value, in a sustainable way.’
Planning Practice Guidance (PPG)

4.18

The most relevant PPG is the ‘Guide to assessing development proposals on agricultural land’ which
states that the policies to protect agricultural land and soil ‘aim to protect the best and most versatile
(BMV) agricultural land and soils in England from significant, inappropriate or unsustainable
development proposals.’

4.19

PPG emphasises the role of Natural England as the statutory consultee in assessing the likely longterm significant effects of development proposals on these resources. It refers to using desk-based
resources to assess the impact on BMV land and states that site surveys of land may be necessary
advising local planning authorities that this data should be used to:

•

‘assess the loss of land or quality of land from a proposed development. You should take account of
smaller losses (under 20 hectares) if they’re significant when making your decision. Your decision
should avoid unnecessary loss of BMV land.’ (Para.6)
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4.20

The proportion (66%) of BMV land means that the policy objective of avoidance is not be achievable.

4.21

The York District is likely to contain a similar proportion (64%) of BMV land. Locating a site of
comparable size (59 ha) for development with no BMV land in the District is likely to be very difficult.

Mitigation
4.22

An outline of the proposed development design is shown at Appendix 5. There are limited
opportunities to mitigate the loss of BMV land subject to permanent development. ALC is a spatial
assessment and impacts are considered absolute as land will allocated to either urban or nonagricultural use. The development offers some opportunities for mitigation of the impacts on soils
which are summarised below.

4.23

There will be a requirement for topsoil and subsoil to meet the proposed development objectives.
Development will affect up to 55 ha of soil resources and LDC estimate that 31 ha (or 60%) would be
impacted directly by housing, roads and infrastructure. Up to 50% of this allocation is estimated to
require soil profiles for residential gardens, landscaping and softer end uses. and, as such, soils will
be retained for use in landscaping applications.

4.24

Approximately 40% of the development will be allocated to landscaping and softer end uses as
conservation and public open space. A 16 ha country park is proposed to the east of Monk’s Cross
Link Road. With the exception of proposed wetland features, all of this land will require functional
soil profiles to be retained in a similar condition to the existing.

5.0

CONCLUSIONS

5.1

The development has the potential to impact on up to 54.97 ha of agricultural land, of which 36 ha
(or 66%) is ALC subgrade 3a BMV land. The remaining 18.75 ha of agricultural land is moderate
quality subgrade 3b.

5.2

The distribution and proportion of BMV land (66%) means that National and local policy objectives
of avoidance cannot be achieved.

5.3

Surveys completed on land in proximity to the site show a very similar range of ALC grades. It is
likely that finding a site of comparable size (59 ha) completely devoid of BMV land in this area would
be extremely difficult. It should be recognised that the York District is occupied by higher proportion
of BMV status land than usually found elsewhere in the UK. Policy recommends the use of
alternative and lower grade land wherever practicable. It will therefore remain very important to
balance the need for this development against the losses of BMV land and its strategic significance
in the District.
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5.4

Direct mitigation of the impacts of development on agricultural land quality are somewhat limited.
Design and implementation would provide opportunities for partial mitigation of the overall impact
on the soil resource but less so for ALC grade.

5.5

If the development were to proceed, soils allocated for re-instatement should be managed to an
appropriate soil handing strategy, agreed in advance with the Local Planning Authority This can be
secured, implemented and monitored through a combination of legislative compliance, planning
conditions aligned to site working practices and oversight by trained personnel employed by the
Applicant. This is usual in schemes of this type and conditioning typically relates to the development
of a pre-agreed Construction and Environmental Management Plan incorporating a soil
management plan, proposals for land drainage mitigation, vegetation establishment, aftercare and
monitoring.

Page 8 of 8

Monks Cross: Provisional ALC Mapping 1:250,000

Appendix 1

Legend
Agricultural Land Classification
- Provisional (England)
Grade 1
Grade 2
Grade 3
Grade 4
Grade 5
Non Agricultural
Urban

0
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12

km

(c) Crown Copyright and database rights 2022. Ordnance Survey 100022861.

Projection = O SGB36
xmin = 353800
0
9
18
ymin = 396000
xmax = 544600
km
ymax = 490800
Map produced by MAGIC on 12 January, 2022.
Copyright resides with the data suppliers and the map
must not be reproduced without their permission. Some
information in MAGIC is a snapshot of the information
that is being maintained or continually updated by the
originating organisation. Please refer to the metadata for
details as information may be illustrative or representative
rather than definitive at this stage.

Monks Cross: Detailed ALC Mapping

Appendix 2

Legend
Post 1988 Agricultural Land
Classification (England)
Grade 1
Grade 2
Grade 3a
Grade 3b
Grade 4
Grade 5
Not Surveyed
Other
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km

(c) Crown Copyright and database rights 2021. Ordnance Survey 100022861.

Projection = O SGB36
xmin = 458000
0
0.3
0.6
ymin = 453200
xmax = 466800
km
ymax = 457500
Map produced by MAGIC on 20 December, 2021.
Copyright resides with the data suppliers and the map
must not be reproduced without their permission. Some
information in MAGIC is a snapshot of the information
that is being maintained or continually updated by the
originating organisation. Please refer to the metadata for
details as information may be illustrative or representative
rather than definitive at this stage.

20/12/2021, 11:03
Site Check Report Report generated on Mon Dec 20 2021
You selected the location: Centroid Grid Ref: SE62705579
The following features have been found in your search area:
Post 1988 Agricultural Land Classification (England)
Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 2
076\98
Leeds
1.91
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Other
076\98
Leeds
0.49
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 3b
076\98
Leeds
18.58
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 3b
076\98
Leeds
23.86
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 2
076\98
Leeds
0.39
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 3a
076\98
Leeds
1.29
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 3b
076\98
Leeds
6.88
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Other
076\98
Leeds
1.33
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Other
076\98
Leeds
17.28
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Other
076\98
Leeds
937.07
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number
Resource Planning Team
Hectares
Hyperlink

Grade 3a
076\98
Leeds
68.64
http://publications.naturalengland.org.uk/publication/4627196472197120

Agricultural Land Classification Grade
Job Number

Grade 3b
076\98

1/2

20/12/2021, 11:03
Resource Planning Team
Hectares
Hyperlink

Leeds
9.22
http://publications.naturalengland.org.uk/publication/4627196472197120
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david.royle@ldcl.co.uk
From:
Sent:
To:
Cc:
Subject:
Attachments:

Shaw, Gill <Gill.Shaw@naturalengland.org.uk>
14 January 2022 16:37
david.royle@ldcl.co.uk
Reed, Eleanor
FW: Monks Cross York
Monks Cross Post 1988 ALC Surveys 20.12.2021.pdf

Hi David, good to hear you are still interested in ALC surveys!
I had a look at the York sites a while back to establish what was going on with the numbering and it is on our list for
correcting on Magic. The map you identified should be ALCL07698, but this is actually a composite map with a few
reconnaissance borings done to fill in the gaps. There was a survey that was carried out for your exact area in 1988
(ALCL21588d), apparently using the Revised Guidelines, but we only have a site boundary and cannot locate any
boring data. Not much help I am afraid. Some of the early Leeds RPG data wasn’t rescued during transition periods.
There are other surveys around yours, again from 1988 but also with no survey data found.
ALCL21588b
ALCL21588c
ALC06489 is to the South east and ALCL04293 is to the south.
Hopefully something in that lot will be useful to you! Do come back with any queries.
The old Leeds ALC team still in Defra/NE is dwindling, with David Askew retiring last month.
Best wishes
Gill
Mrs Gill Shaw
Senior Environmental Specialist – Soils
Specialist Services and Programmes Team
Phone: 0208 225 7107
Homebased; Post should be sent to Mail Hub, Natural England, County Hall, Spetchley Road,
Worcester WR5 2NP marked for my attention.
Please note my usual working days are Tuesday to Friday
I am one of 145,000 folk living with Parkinson’s Disease in the UK. Help us find a cure!
www.gov.uk/natural-england
During the current coronavirus situation, Natural England staff are working remotely to provide our services
and support our customers and stakeholders.
Stay alert, control the virus, save lives

From: Reed, Eleanor <Eleanor.Reed@naturalengland.org.uk>
Sent: 05 January 2022 13:51
To: Shaw, Gill <Gill.Shaw@naturalengland.org.uk>; Holloway, Julie <Julie.Holloway@naturalengland.org.uk>
Subject: FW: Monks Cross York
1
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I had a request from David Royle for an ALC map/report (in hard copy).
I have located the correct link using the ALC spreadsheet: Agricultural Land Classification detailed Post 1988 ALC
survey, York: Grimston Bar To Malton Road (York City LP) ‐ ALCL07898 (naturalengland.org.uk)
There is just a reconnaissance ALC map but no boring data nor report
The ALC maps and boring data that make up the wider York reconnaissance map do seem a bit mixed up, with the
bore data not always corresponding to the provided map.
Gill, would it be worthwhile requesting this folder from Iron Mountain?
We can pick this up tomorrow if not a simple response.
Thank
Eleanor

From: david.royle@ldcl.co.uk <david.royle@ldcl.co.uk>
Sent: 22 December 2021 09:42
To: Reed, Eleanor <Eleanor.Reed@naturalengland.org.uk>
Subject: Monks Cross Hull
Hi Eleanor,
Hope you are keeping well
I have been trying to acquire source ALC via MAGIC for the red line site area shown in the attached pdf. Its from an
area of the York Local Plan surveyed as job number 076/98 by the RPT at Leeds
Currently the land is included under the emerging Local plan and is of interest to a housing developer. It would be
very useful if we could reference the original survey/report and obtain a hard copy if this were available
Interrogating the data on MAGIC seems to be showing a plan and auger borings for separate area of the wider Local
Plan survey.
Are you able to assist in providing the source ALC data for this site?
I look forward to hearing from you
Regards
David Royle
07771 928026
Land Drainage Consultancy Ltd
Email: david.royle@ldcl.co.uk
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This email is confidential and may also be privileged and commercially sensitive. If you are not the intended recipient
please delete the message and notify LDCL immediately . You should not copy this message or forward it or use it for
any purpose or disclose the contents to any person without the prior agreement of LDCL.

From: Reed, Eleanor <Eleanor.Reed@naturalengland.org.uk>
Sent: 02 February 2021 11:09
To: david.royle@ldcl.co.uk
Cc: miles.flather@ldcl.co.uk; Holloway, Julie <Julie.Holloway@naturalengland.org.uk>
Subject: Castle Hill, Hull. Post 1988 Detailed ALC Surveys
Hi David,
Thank you for you email regarding the ALC report 076b North of Hull.
I have recently joined the team at Natural England, and will be broadly covering the agricultural land in the North of
England, including Hull.
The data you are after can be found in the following link: Agricultural Land Classification detailed Post 1988 ALC
survey, Kingston upon Hull, North Carr (Hull City Plan) ‐ ALCL07694B (naturalengland.org.uk)
The link includes the semi‐detailed ALC survey report and associated map at a scale of 1:12,500.
If there is anything else I can help you with, please don’t hesitate to get in touch.
Warm regards
Eleanor
Dr Eleanor Reed
Senior Environmental Specialist – Soils
Specialist Services and Programmes Team
Lancaster House, Hampshire Court, Newcastle upon Tyne, NE4 7YH
Phone: 07818578440
www.gov.uk/natural-england



During the current coronavirus situation, Natural England staff are primarily working remotely to provide our services and
support our customers and stakeholders. Please continue to send any documents by email or contact us by phone to let
us know how we can help you. See the latest news on the coronavirus at http://www.gov.uk/coronavirus and Natural
England’s regularly updated operational update at https://www.gov.uk/government/news/operational-update-covid-19.



Stay home. Protect the NHS. Save lives.
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This email and any attachments is intended for the named recipient only. If you have received it in error you have no
authority to use, disclose, store or copy any of its contents and you should destroy it and inform the sender. Whilst
this email and associated attachments will have been checked for known viruses whilst within the Natural England
systems, we can accept no responsibility once it has left our systems. Communications on Natural England systems
may be monitored and/or recorded to secure the effective operation of the system and for other lawful purposes.
This email and any attachments is intended for the named recipient only. If you have received it in error you have no
authority to use, disclose, store or copy any of its contents and you should destroy it and inform the sender. Whilst
this email and associated attachments will have been checked for known viruses whilst within the Natural England
systems, we can accept no responsibility once it has left our systems. Communications on Natural England systems
may be monitored and/or recorded to secure the effective operation of the system and for other lawful purposes.
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