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1.0 QUALITY ASSURANCE 

Castledine Environmental confirm that all reasonable efforts have been 

made to ensure that the information outlined within this report is accurate.  

Castledine Environmental would further confirm that due care, attention 

and technical skill were used in the creation of this report. 

2.0 LIMITATIONS 

The conclusions and recommendations made in this report are limited to 

those based on the findings of the investigation.  Where comments are 

made based on information obtained from third parties, Castledine 

Environmental assumes that all third-party information is true and correct.  

No independent action has been undertaken to validate the findings of 

third parties. The assessments and interpretation have been made in line 

with legislation and guidelines in force at the time of writing, representing 

best practice at the time. 

This survey has not included asbestos within existing structures, invasive 

plant species, geotechnical considerations or any elements unconnected 

with potential ground contamination at the site.  If required, such surveys 

should be undertaken by suitably accredited organisations.   

There may be other conditions prevailing at the site which have not been 

disclosed by this investigation and which have not been taken into account 

by this report.  Responsibility cannot be accepted for conditions not 

revealed by the investigation. 
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3.0 INTRODUCTION 

Castledine Environmental have been appointed by Ms. Garland to 

undertake a Phase 3 Remediation Strategy and Verification Plan on a site 

at Ratcliffe House Farm, Ratcliffe House Lane, Ratcliffe, Culey, 

Atherstone, Leicestershire CV9 3LZ. 

4.0 SCOPE 

Castledine Environmental have prepared this report for the sole use and 

reliance of Ms. Garland and his appointees for the purpose of ensuring 

compliance with: 

• Paragraph(s) 174, 179, 183 & 184 of the National Planning Policy 

Framework (NPPF) 2023. 

• Part C1 of the building regulations. 

• Support of Planning Application No. 23/01207/P3CQ. 

 

This report may not be used or relied upon by any unauthorised third 

party, or for any other proposed use than that specified above, without the 

explicit written agreement of Castledine Environmental.  

The report consists of a Remediation Strategy and Verification Plan in 

accordance with: 

• BS10175:2011+A2:2017, Investigation of potentially contaminated 

sites. Code of practice; 

• BS 8485:2015+A1:2019 Code of practice for the design of 

protective measures for methane and carbon dioxide ground gases 

for new buildings; 

• LCRM “Land Contamination Risk Management”; and 

• CIRIA C795 “Retrofitting Hazardous Ground Gas Protection 

Measures in Existing or Refurbished Buildings”.  

The objectives of the report are:- 

• Report the existing information relating to the soil contamination 

and the ground gas regime within the area of the site; and 
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• Set out the remediation measures and validation processes to be 

followed on site to ensure the site development does not pose a 

risk to human health. 

This report has been produced in order to discharge any relevant planning 

conditions outlined by the Local Authority and Environment Agency; 

however, further requirements may be imposed after the findings of this 

report that may need to be addressed at a later date. 

5.0 SITE DESCRIPTION 

The site is located in Atherstone, Leicestershire at National Grid Reference: 

433677,298839 and is approximately 0.1ha in area.  

The site is rectangular in shape and is orientated slightly north east to south 

west. The site is located within a wider, associated farmyard and is directly 

bounded by a wooded area to the north, a parking and turning area 

associated with the adjacent dwelling to the east, a concreted yard area 

directly south and west with 2 No. large barns located directly west and 

north west of site.  

The site interior comprises a large, relatively modern and well-maintained 

Dutch-barn, with the southern face of the structure being open and very 

limited exterior areas. Access to site was provided via a private access 

route of approximately 0.37km length and leading southwards off Ratcliffe 

House Lane, to the north of site.  

The barn was seen to be constructed of concrete flooring and walling, 

timber cladding and steel structuring with corrugated roofing materials 

(which post-date asbestos regulations). The southern half of the roofing was 

seen to be occupied by solar panelling. The interior of the structure was 

seen to be in use for the storage of various large tractors and their 

associated trailers and agricultural attachments.  

Some minor staining, including a small oil stain was noted atop the concrete 

within the barn, however, the concrete was seen to be intact and in a good 

condition.  
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The eastern face of the structure is then occupied by storage units, which 

are outside the site boundary, however are adjoined to the barn itself. 

These units were seen to be constructed of brick with concrete flooring 

(again, noted to be in a good condition). The units were seen to contain a 

quad bike and chemical / pesticide tank and sprayer attachment and 

associated agricultural items.  

The remaining areas on site then comprise a thin strip of soft-landscaping 

to the rear (north) of the barn, where some made ground gravels were 

noted underfoot, beneath the vegetation; and the concreted yard / vehicle 

movement area directly south of the barn. Just offsite and directly north 

west of site a propane tank was noted. 

The storage and usage of heavy machinery, the minor staining noted 

beneath the machinery and the potentially asbestos containing, corrugated 

roofing materials are considered potential sources of contamination noted 

on the site walkover. Topographically, the site is level. 

Photos of the site can be found as Appendix D of the previous Phase I 

Report for the site. 

6.0 FINDINGS AND RECOMMENDATIONS FROM PREVIOUS REPORTS  

The following previous reports have been referred to and should be read 

in conjunction with this report: 

• Phase 1 Land Contamination Risk Assessment for site at Ratcliffe 

House Farm, Atherstone, Leicestershire – Produced by Castledine 

Environmental in May of 2024 and referenced: 3730D  

• Phase 2 Land Contamination Risk Assessment for site at Ratcliffe 

House Farm, Atherstone, Leicestershire – Produced by Castledine 

Environmental in October of 2024 and referenced: 3779D  

The most pertinent information is summarised in the following sections. 



3833D P3 Garland - Atherstone  Castledine Environmental 

-5- 

6.1 SUMMARY OF SOIL CONTAMINATION 

The previous report for the site found that the site is currently occupied by 

a Dutch-barn – in use for the storage of heavy farm machinery and 

adjoined storage units – and limited exterior areas comprising both 

concrete and a thin strip of soft-landscaping, which have been present on 

site since at least circa.2006.  

Accordingly, a Phase 2 Site Investigation has been carried out on site, 

comprising trial pitting and environmental sampling. The results of the 

investigation showed that hydrocarbon impacted made ground deposits 

exist on site (and likely beneath the subbase to the existing barn). 

Environmental sampling results identified:  

• Benzo(b)fluoranthene GAC of 2.6mg/kg by readings of 7.25mg/kg 

and 11.19mg/kg at the locations of TP01 at 0.30m depth and TP02 

at 0.20m depth, respectively;  

• Benzo(a)pyrene GAC of 2.2mg/kg by readings of 7.83mg/kg and 

10.47mg/kg at the locations of TP01 at 0.30m depth and TP02 at 

0.20m depth, respectively; 

• Dibenzo(a,h,)anthracene GAC of 0.24mg/kg by readings of 

1.42mg/kg and 1.72mg/kg at the locations of TP01 at 0.30m depth 

and TP02 at 0.20m depth. 

• Aromatic C21-C35 (1282mg/kg) exceeds the TAC of 1100mg/kg at 

the location of TP02 at 0.20m depth. 

6.2 SUMMARY OF GROUND GAS REGIME  

The previous report for the site identified no significant potential sources of 

ground gas generation, with ponds in the local area remaining persistent 

until the present-day (allowing for vertical release of any ground gases) 

and an unspecified pit located approximately 354m east of site (infilled by 

circa.1965-1966) has been discounted as a potential hazards to site, as no 

credible pathways are present (no superficial geological deposits present 

and bedrock geology – Gunthorpe Member – is predominantly low in 

permeability) nor has any clear pressure gradient been identified nor 

topographical difference noted. 
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6.3 SUMMARY OF HAZARDOUS VAPOURS (REASSESSMENT)  

The previous report considered the storage of plant / farm machinery on 

site along with noted, very small-scale staining of hydrocarbons atop the 

concrete within the barn and the general agricultural usage of the site to 

be potential sources of hazardous vapours which should be investigated 

further. Accordingly, hydrocarbon sampling was carried out on site, which 

identified:  

• Aromatic C21-C35 (1282mg/kg) exceeds the TAC of 1100mg/kg at 

the location of TP02 at 0.20m depth. 

More volatile hydrocarbon fractions (VPH) are all below LOD, with heavier 

end (above EC10-12) not considered particularly volatile. Additionally, the 

made ground has been seen to be 0.35-0.50m in depth, and therefore not 

considered to be a significant source of vapours at this thickness, with the 

overlying concrete base seen to be in a very good, intact condition and as 

such, will act to protect the overlying development. Additionally, any 

remaining hydrocarbons would be considered a diminishing source, and 

further degradation will occur over time, and no evidence of hydrocarbon 

contamination has been identified within the underlying natural strata. 

7.0 CAPPING OF SOFT LANDSCAPING AREAS 

Guidance found in Section A.3 of BS3882:2015: ‘Specification for Topsoil’ 

states that the minimum rooting depth for grass, shrubs and trees should 

be at least 450mm, 600mm or 900mm, respectively; however, in this case, 

it is recommended that a minimum of 600mm of pre-certified, clean 

materials are imported to site and laid in areas of proposed soft-

landscaping. As a matter or prudence and to avoid remixing of residual 

site soils and imported, fresh soils, it is recommended that all areas of 

soft-landscaping are emplaced atop a high-visibility, woven geotextile. 

Prior to the spreading of the imported material, the receiving area should 

be decomposed to increase the underlying permeability, to further plant 

growth and sustainability.  
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Prior to the placement of imported material, it should be tested. Material 

can be sourced from other developments and commercial companies. 

Dependent on the source of the material it can be classified as either from 

a ‘Greenfield/Manufactured’ or ‘Brownfield/Screened’ source. 

Broadly speaking material can be classified as follows: 

• Greenfield - if it can be demonstrated that it has not been 

developed and that no past contaminative uses have occurred at 

the site. 

• Manufactured – from a commercial company who manufacture 

material by mixing or blending mineral soils (subsoil or sand) with 

an organic amendment (compost). 

• Brownfield – material from a donor site that has previously been 

developed. 

• Screened – material from a company who deal with skip/demolition 

waste which is screened for unsuitable material i.e. bricks, wood, 

plastic etc. 

Brownfield and screened material are more likely to be of a lesser quality 

and will require more robust testing to prove their suitability therefore 

Greenfield or Manufactured material will be used. Imported soil must not 

contain materials such as plastics, metals, asbestos, glass, tarmac, 

demolition rubble etc. 

Any supplied testing results from a commercial company must be from the 

actual material to be imported and be no more than two months old. This 

should be provided to the relevant Local Authority prior to importation.  

If certificates are not supplied then testing should be done before being 

brought to site, the testing should be carried out by a UKAS accredited 

laboratory. If certificates are not supplied then testing should be done 

before being brought to site, the testing should be carried out by a UKAS 

accredited laboratory. Castledine Environmental can carry this out, should 

certification not be provided to the relevant Local Authority. The testing 

should be carried out by a UKAS accredited laboratory and there should 

be either:  
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• One sample per 250 m3 with a minimum of three tests. 

For soil from a single source, a minimum of:  

• 3 No. samples for every 15m3 (for smaller quantities, a minimum of 

3 No. tests will be required). 

Each test must include as a minimum: 

• Standard metals/metalloids (should include as a minimum 

As,Cd,Cr,CrVI,Cu,Hg,Ni,Pb,Se,Zn); 

• PAH (16 USEPA speciation); 

• Asbestos; 

• Total TPH;  

• pH; and 

• Pesticide suite (from agricultural sources). 

Environmental samples of imported materials will be tested inline with 

current CLEA Soil Guideline Values and relevant Generic Acceptance 

Criteria (GAC) and SGVs.  

Imported material should preferably not be stockpiled on site but placed in 

the intended area straight away so as to not cause cross contamination. 

Test results for the intended imported material must be submitted to 

the local authority and approved before being brought onto site. 

All transfer notes and/or receipts for the soil should be retained. 

The thickness of the soil placed will require evidence either via 

photographs during its placement or by digging of post placement 

verification trial holes. 

8.0 POTABLE SUPPLY PIPING  

Due to the identified hydrocarbon impacted made ground and subbase on 

site (PAHs and TPH CWG), it is recommended that the local water 

supplier be contacted regarding barrier piping specification – once service 

proposals are known OR that any new potable piping is laid in a fresh, 

clean excavation and is suspended in an inert pea-gravel matrix, to 

prevent contact with residual site soils.  
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9.0 GAS PROTECTION MEASURES DESIGN 

As discussed in Section 6.3, ground gas and VOC hazards have been 

discounted as such, the need for ground gas and VOC protection is not 

considered a requirement.   
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10.0 VERIFICATION PLAN 

10.1 CAPPING MATERIAL 

10.1.1 VERIFICATION OF CORRECT DEPTH OF COVER LAYER 

• DEPTH TESTING IN SITU 

Small trial pit excavated to allow measurement of its depth by tape 

measure or measuring staff. This would normally be one pit per 

garden area. Photograph each test pit showing depth of cap. 

10.1.2 PHOTOGRAPHIC EVIDENCE FOR VALIDATING THE DEPTH OF 
COVER 

The following is guidance on photographs as additional evidence to 

support either of the above methods: 

• Proof that the depth of inert cover has been installed; 

• Proof there is a geotextile separator and visual warning membranes 

(if used) between the made ground and suitable for use soils; 

• Proof of the method of placement and different layers if appropriate; 

• Proof of the completed project; and 

• Inclusion of geographic background features which will aid locating 

the photograph. 

11.0 WATCHING BRIEF  

It remains possible that previously unexpected soil conditions may be 

encountered during the construction process. Examples may include oily 

pockets within the soil, potential for asbestos containing materials, black 

ashy materials, soils exhibiting strong odours, brightly coloured materials, 

and former demolition materials. 

Should previously undiscovered contamination be encountered during the 

demolition/construction of the new buildings the following course of action 

should be adhered to: 

1. The ground workers should report any suspected contamination 

immediately to the Client's site supervisor. The supervisor should 

contact the Client or their appointed agent who will in turn contact 
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Castledine Environmental to request an engineer to visit the site to 

assess the extent of the 'contamination'. 

2. Castledine Environmental shall make records of their inspection, 

and pass details of these to the Local Authority. 

3. Where the conditions revealed differ from those previously 

anticipated, Castledine Environmental shall take samples as 

deemed appropriate to be dispatched for appropriate chemical 

testing. 

4. Depending on the results of the testing either:  

a. no further work will be required;  

b. a further detailed risk assessment will be required; and/or  

c. Localised specific remedial measures will be necessary. 

Appraisal criteria will vary depending on the nature of the 

assessment. 

5. The results of any such testing will be sent to the Local Authority 

Pollution Control Section, Local Authority development control 

section, and the appointed building inspector. If remediation is 

required, the LA/Building inspector will be informed of the date and 

time of the proposed works. 

6. Remediation will be undertaken in accordance with a method 

statement submitted for approval. The works shall be supervised 

where necessary by Castledine Environmental who shall provide a 

Verification Report for the Local Authorities. 

7. A copy of the discovery strategy (Appendix B) should be lodged on 

site and provisions made to ensure that all workers are made aware 

of their responsibility to observe, report and act on any potentially 

suspicious or contaminated materials they may encounter. 

12.0 REPORTING 

12.1 CAPPING MATERIAL 

When the Capping layer has been completed and verified, a report should 

be produced for submission to the Local Authority. This should confirm 

that the works have been done and confirm that the site is now suitable for 

its intended use. 
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The report should contain: 

• A summary of the remediation strategy and work undertaken; 

• Copies of waste transfer note(s) and / or invoice(s) showing how 

much material has left site and its destination; 

• A copy of the laboratory analysis results for imported material; 

• Copies of the transfer note(s) and / or invoice(s) for imported 

material showing the amount imported; and 

• Good quality photographs as indicated in section 10.1.2. 

12.2 GAS PROTECTION 

Reporting of the verification activities will be completed following a site 

visit and verification of the installed gas protection measures. The 

verification report will summarise the extent to which the remedial methods 

have been achieved and supporting documentation to include site plans 

and membrane photographs. 
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APPENDIX B DISCOVERY STRATEGY  
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APPENDIX C VISQUEEN GAS BARRIER SPECIFICATIONS SHEET  
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