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7. Conclusions 

Potential contamination risks are identified which should be confirmed through further works. However, 

considering the proposed end use for the Site as commercial premises, the overall risk rating for the Site 

is assessed as low.  

Potentially Unacceptable Risks 

Potential contaminant linkages identified for the Site are as follows: 

 Potential for vapour risk to future Site users and structures from current and historical contamination 

sources such as the oil tank at The Elms Farm, historical railway line and electrical substation; 

 Future Site users contacting potential unrecorded ground contamination in areas where future soft 

landscaping is proposed; 

 Construction workers contacting potential ground contamination in shallow soils during redevelopment 

of the Site, or potential asbestos during demolition of The Elms Farm; and 

 Chemical properties of natural soils beneath the Site causing chemical attack to future buried 

structures and services. 

The recommendations of this report outline preliminary remedial and mitigation measures that require 

confirmation through additional works. However, once successfully implemented the risks are anticipated 

to be Low. Therefore, the NPPF requirement that on completion the Site can no longer be captured under 

the Part IIA regime is expected to be met. 
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8. Recommendations 

The following actions are recommended to address the potentially unacceptable risks identified: 

 Undertake geotechnical and geo-environmental intrusive ground investigation to provide geotechnical 

parameters across the Site for foundation and buried services design, and target potential 

contamination sources identified to confirm the risk to future Site users. This investigation could be 

undertaken following planning permission for the development, secured by way of an appropriately-

worded planning condition;  

 Construction workers should be provided with, and use appropriate PPE while undertaking works at 

the Site; 

 Works at the Site should be completed in-line with the Control of Asbestos Regulations (2012); and 

 Construction workers should be asbestos awareness trained; 

 Construction materials and stockpiled soils during the works should be appropriately stored to prevent 

dust emissions to nearby roads, farms and the wider MIRA complex; 

 Potential asbestos was identified within The Elms Farm buildings structures. A Demolition Asbestos 

Survey should be prepared for these buildings identifying any potential asbestos risks within the 

structures;  

 The potential for UXO should be further investigated to confirm the risks to future works at the Site. 
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APPENDICES 

A. Site Plans 

  

• Site Location Plan 

• Site Plan 

• Proposed Outline Development Plan  

• Conceptual Site Model 
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B. Site Photographs 

 

• Plates 1 – 12  
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Figure B1: Site Photographs
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WIB13833-118: MIRA Land South of A5

www.watermangroup.comReproduced from the Ordnance Survey maps with the permission of the Controller of Her Majesty’s Stationery Office,© Crown copyright, Waterman Infrastructure & Environment, Pickfords Wharf, Clink Street, London SE1 9DG.  Licence number LAN1000628.   

© WATERMAN INFRASTRUCTURE & ENVIRONMENT

Site entrance from A444 to the south View north across The Elms Farm fields The Elms Farm buildings

Barn structures and workshops at The Elms Farm Rear of workshop buildings with earth mound Stable buildings at The Elms Farm
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WIB13833-118: MIRA Land South of A5

www.watermangroup.comReproduced from the Ordnance Survey maps with the permission of the Controller of Her Majesty’s Stationery Office,© Crown copyright, Waterman Infrastructure & Environment, Pickfords Wharf, Clink Street, London SE1 9DG.  Licence number LAN1000628.   
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Oil storage tank at The Elms Farm Electrical substation at north-western Site boundary Heaped crushed asphalt, hardcore and brickwork at eastern Site boundary

Northern pond, observed dry at time of walkover Waste metal at southern pond View south across the Site from A5 road
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C. Ground Gas Risk Assessment  

 

 

 



Table C.1:	Waterman Ground Gas Risk Assessment Tool 

Parameter Select parameter

Assessment 

score

Impact on ground gas 

risk to completed 

development Reasoning Supporting guidance and reference

Is there an existing Ground Investigation 

report for the Site? No 0

Refer to available 

online resources i.e. 

BGS online

Information from online resources such as the 

Groundsure/Landmark Environmental report and BGS 

datasets will provide a general understanding of the likely 

ground conditions at the Site.

Is the Site within 20m of an area of 

former coal mining or landfilling? No 0 Reduces risk

The absence of coal mining or landfills close to the Site 

removes a s gn f cant potential source of ground gas risk

           

Developers (2017) [Section 2.2, Page 7] 

CL:A RE: Research Bulletin RB17 A Pragmatic Approach to Ground Gas Risk Assessment 

(November 2012) [Section 3, Page 3] 

EPG: Ground Gas Information Sheet 3 Screening approach for landfill gas migration around 

landfill sites (November 2018) [Page 2] 

Is the Site in an area at risk of radon? No 0 No impact on risk

The propo ed development s unlikely to include any rado  

protective measures that could also mitigate ground gas 

risk.

Building Research Establishment: BRE 211 Radon - Guidance on protective measures for 

new buildings [Section 5 Page 6]

Primary soil type assessed Sand, Silt or Mudstone 0 Reduces risk

Strata of this type do not contain material capable of ground 

gas generation, and do not represent a significant risk for 

methane generation.

CL:A RE: Research Bulletin RB17 A Pragmatic Approach to Ground Gas Risk Assessment 

(November 2012) [Section 3, Page 3]

EPG: A pragmatic approach to ground gas risk assessment for the 21st Century (2011) 

[Page 2]

Secondary soil type assessed (if 

assessing multiple strata) Sand, Silt or Mudstone 0 Reduces risk

Strata of this type do not contain material capable of ground 

gas generation, and do not represent a significant risk for 

methane generat on.

CL:A RE: Research Bulletin RB17 A Pragmatic Approach to Ground Gas Risk Assessment 

(November 2012) [Section 3, Page 3] 

EPG: A pragmatic approach to ground gas risk assessment for the 21st Century (2011) 

[Page 2]

Thickness of Made Ground (if present 

on-Site) Under 5m (with average of less than 3m) 0 Reduces risk

Made Ground of this        

organic material present to generate significant volumes of 

methane, unless t has a s gn f cantly high organ c content. 

CL:A RE: Research Bulletin RB17 A Pragmatic Approach to Ground Gas Risk Assessment 

(November 2012) [Section 3: Page 4]

Period since Made Ground emplaced (if 

present on-Site) >20 years 0 Reduces risk

After 20 years fo lowin  emplacemen  i  is likely generat o  

of methane has been exhausted. Minor volumes may 

remain within the pore space however, which can be 

CL:A RE: Research Bulletin RB17 A Pragmatic Approach to Ground Gas Risk Assessment 

(November 2012) [Appendix A, Page 10]

Existing building type (if applicable) New development proposed 0

Reduces risk only if 

appropriate protective 

measures are included 

where necessary

Construction of new buildings offers an opportunity to 

design gas protection directly into the structure , with more 

flexibility and reliability than retrofitting an existing structure. 

Requirement for gas protection is informed by ground 

conditions.

CIRIA: C665 Assessing Risks Posed by Hazardous Ground Gases to Buildings (2007) 

[Table 8 6, Page 90] 

British Standard: BS8485 Code of practice for the design of protective measures for 

methane and carbon dioxide ground gases for new buildings (2015) [Table 86 Page 90]

Development type

Type D: Industrial (Industrial units, 

warehouses, factories, retail park sales 

buildings) -2 Reduces risk

Commerical and retail spaces are likely to include large, well 

ventilated areas limiting potential for gas accumulation.

British Standard: BS8485 Code of practice for the design of protective measures for 

methane and carbon dioxide ground gases for new buildings (2015) [Section 7, Page 21]

Ground floor slab construction details Not known 0 Does not reduce risk Does not reduce risk

CIRIA: C665 Assessing Risks Posed by Hazardous Ground Gases to Buildings (2007) 

[Table 8 6, Page 90] 

British Standard: BS8485 Code of practice for the design of protective measures for 

methane and carbon dioxide ground gases for new buildings (2015) [Section 7.2, Page 23] 

Development includes a basement? No 1 Does not reduce risk

Where the development does not include a basement the 

majority of potential ground gas source material will likely 

remain beneath the Site.

British Standard: BS8485 Code of practice for the design of protective measures for 

methane and carbon dioxide ground gases for new buildings (2015) [Annex A Page 36] 

CIEH: The Local Authority Guide to Ground Gas (September 2008) [Section 7 Page 101]

If a basement is present, is this structure 

in contact with groundwater-bearing 

strata? No basement 0 Does not increase risk Not Applicable

EPG: Dissolved methane monitoring for ground gas risk assessment (September 2018) 

[Page 1]

Presence of off-Site sources with 

potential pathway to Site? No 0 Does not increase risk

Where no potential off-Site sources exist, or where there is 

no direct pathway for these gases to migrate to the Site no 

risk exists.

Total Assessed Score -1

In consideration of the above details the development is considered to be at Very Low Risk

Based on the sensitivity of the end-use receptor no further ground gas investigation or assessment required.

for ground gas issues.
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D. Consultation Information  

 

 




























