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1.0 INTRODUCTION 

1.1 Context 

This Remediation Validation Report has been produced by Brownfield Solutions Limited (BSL) on behalf 

of St Michaels UK Propco 2 Ltd / Domis Construction Ltd for a site off Jacksons Row, Manchester. 

1.2 Objectives  

The objective of the validation works is to provide evidence demonstrating implementation of 

appropriate remediation measures.  The remedial works were carried out in order to make the site 

suitable for the proposed mixed residential and commercial end use, as per the BSL Phase II Geo-

Environmental Assessment Report & Outline Remedial Strategy, reference CM/C5128/11668 Rev F, 

dated January 2024, which is understood to have been accepted by the Local Planning Authority 

(Manchester City Council). 

1.3 Proposed Development 

The proposed development is for mixed residential and commercial end use comprising a 41-storey 

building with commercial uses in the ground level and basement level, with the remaining storeys 

comprising a mix of offices, a hotel and residential areas and associated hardstanding areas as shown on 

the proposed development plan, Drawing No. S73-000 provided to BSL by the client. 

1.4 Previous Reports and Correspondence 

The following reports and correspondence with regulators are applicable to the site and should be read 

in conjunction with this validation report: 

• BSL, Geo-Environmental Assessment Report & Outline Remedial Strategy, reference CM/C5128/11668 

Rev F, issued January 2024.  

• BSL, Piling Risk Assessment, reference JM/C5125/12015, issued April 2023.  

It is assumed that the Local Planning Authority will have provided the above reports to the appropriate 

statutory consultees and the recommendations therein have been accepted. 

1.5 Limitations 

This report has been carried out based on information obtained from a number of areas, BSL have 

assumed that this information is correct.  

There may be other conditions prevailing on the site which are outside the scope of work and have not 

been highlighted by this report and therefore not been taken into account by this report. Responsibility 

cannot be accepted for such site conditions not revealed by the assessment. 

This report has been prepared for the sole use and reliance of the Client, St Michaels UK Propco 2 Ltd / 

Domis Construction ltd.  No other third parties may rely upon or reproduce the contents of this report 

without the written permission of Brownfield Solutions Ltd (BSL). If any unauthorised third party comes 

into possession of this report, they rely on it at their own risk and BSL do not owe them any Duty of Care.   

This report has been based on the proposed planning layouts provided.  Any subsequent change to the 

planning layout may have an impact on the validity of recommendations made within this report.  
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Furthermore, new information, changed practices or new legislation may necessitate revised 

interpretation of the report after the date of its submission.  

The site plans enclosed in this report should not be scaled off.  Any site boundary line depicted on plans 

does not imply legal ownership of land.   

Any recommendations made in this report should be confirmed with the Regulatory Authorities to 

ensure compliance. 

  



   AH/C5128/13796 

Remediation Validation Report 3 St Michaels UK Propco 2 Ltd / Domis Construction ltd 

   St Michaels, Jackson Row, Manchester 

2.0 GROUND MODEL SUMMARY 

2.1 Description of Site 

The site is located off Jacksons Row, Manchester, M2 5NH.  It is situated approximately 200m south-west 

of Manchester City centre, centred on National Grid Reference 383645, 398043 as shown on the Site 

Location Plan, Drawing No. C5128/01. 

The main site features and potential issues identified during the intrusive investigations are detailed 

below.  

2.2 Environmental Setting 

Site History 

The map evidence indicates that the site has had various residential and commercial historical uses 

including a public house, police station, car parking and a synagogue. 

Published Geology 

From the Phase I Desk Study Assessment and published geology, it was anticipated that ground 

conditions would comprise the following sequence of strata (top down):  

• Made Ground; over 

• Glacial Fluvial Deposits (sands and gravels); over 

• Chester Pebble Beds (Sandstone).  

Hydrogeology 

The superficial deposits beneath the site are classified by the Environment Agency as Unproductive 

Strata, whilst the Sherwood Sandstone Formation is classified by the Environment Agency as a Principal 

Aquifer.   

The site does not lie within 500m of a Source Protection Zone.   

There are no active groundwater abstraction licences within 2000m of the site. 

Feature Description 

Site Area The site covers approximately 0.2 hectares. 

Site Access Access to the site is gained off Jackson Row to the north and Bootle Street to the south 

of the site. 

Current Land Use  

and Site Features 

The site comprises of an active construction site, operated by Domis Construction Ltd.  

Potential Sources of 

Gross Contamination 

No potential sources of gross contamination have been identified.  

Vegetation  No vegetation is present onsite. 

Topography The site is topographically flat. 

Site Boundaries  The site is bounded by Jackson Row to the north, Bootle Street to the south, a public 

house to the south-east, a construction site to the north-east, and a multi-storey block 

of residential apartments to the west. 

Surrounding Area The site is set within the centre of Manchester City and is surrounded by residential 

apartments, office blocks and retail/hospitality units. 
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The closest BGS boreholes do not show any groundwater at shallow depth.  

Hydrology 

The nearest watercourse to the site is the Rochdale Canal, which lies at a distance of 270m south east of 

the site. 

Potential Environmental Constraints 

There are no landfill or waste treatment sites within 250m of the subject site.   

Radon 

Information from the environmental database report indicates the property is in a Radon Affected Area, 

as less than 1% of properties are above the action level.  Therefore, no radon protective measures are 

necessary in accordance with BRE Report 211 ‘Radon – Guidance on protective measures for new 

dwellings’ 2015 Edition.   

UXO Risk 

A non-specialist review of online Zetica mapping indicates the site to be in an area where the bomb risk 

is a moderate.    

2.3 Ground Conditions 

Observed Geology 

Made ground was encountered in all the exploratory holes down to between 1.20m bgl and 2.85m bgl.  

Tarmacadam/concrete was encountered across site to between 0.06m and 0.10m bgl.  Underlying the 

tarmacadam was a sub-base generally comprising fine to coarse gravel. These strata were encountered 

to 0.25m and 0.30m bgl.   

The sub-base was underlain by made ground gravel or sand with varying amounts of finer and coarser 

material as minor constituents. 

The superficial deposits comprised a gravelly sand.  The gravel predominantly comprised quarts and 

sandstone.   

These strata were encountered from the base of the made ground at 1.20m bgl and 2.85m bgl, proven 

to a maximum depth of 4.70m bgl.  

Bedrock was encountered from depths of 3.40m to 4.70m bgl and proven to depths between 19.00m 

and 45.00 bgl. The bedrock comprised a destructured sandstone recovered as gravelly sand. This is 

considered to be part of the Sherwood Sandstone present in the area.  

2.4 Groundwater  

Groundwater was encountered in three exploratory holes during the site investigation.  The depths and 

locations are shown in the table below: 

Location  Depth during site works (m bgl) 
Depth during monitoring period 

(range) (m bgl) 

BH01 NGW 10.75 – 11.07 

BH04 NGW 11.30 – 11.60 

BH05 NGW NGW 

BH07 NGW 17.52 – 17.55 

*NGW- No groundwater.  

  



   AH/C5128/13796 

Remediation Validation Report 5 St Michaels UK Propco 2 Ltd / Domis Construction ltd 

   St Michaels, Jackson Row, Manchester 

3.0 SUMMARY OF RISK ASSESSMENTS 

3.1 General 

The previous site investigation has confirmed the following:  

• Localised Heavy Metals contamination hotspots.  

• Localised Asbestos contamination hotspots. 

3.2 Human Health Risks 

A low risk from soils contamination has been identified in respect to human health for a commercial end 

use due to the presence of localised heavy metals and areas of trace levels of asbestos.   

3.3 Risks to Controlled Waters 

The below summarises the Conceptual Site Model in respect to the controlled waters risk, based on the 

Geo-Environmental Assessment Report and Supplementary Investigation Letter Report: 

• The superficial deposits beneath the site are classified by the Environment Agency as unproductive 

strata, whilst the Sherwood Sandstone Formation is classified by the Environment Agency as a Principal 

Aquifer.   

• There is no indication under present conditions of significant pollution of controlled waters and 

conditions following development of the site will not be any worse. 

• The site does not lie within 500m of a Source Protection Zone and there are no active groundwater 

abstraction licences within 2000m of the site. 

• The nearest watercourse is the River Irwell over 400m away, which provides considerable distance for 

attenuation and contaminant degradation. 

• BGS boreholes along the line of the river do not indicate the presence of any shallow groundwater.    

Based on the above, no further action was deemed to be required. A separate Piling Risk Assessment 

carried out by BSL concluded a negligible to low risk from the proposed replacement type piled solution.  

3.4 Summary 

A summary of the findings of the previous investigations and assessments where a risk is present (i.e. an 

unacceptable source-pathway-receptor linkage) which requires mitigation is presented in the table 

below.  

Source Receptor 

<- Poses an unacceptable risk to -> 

Hot spot of heavy metal contamination (lead) and asbestos Human Health 
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4.0 REMEDIATION STRATEGY 

4.1 Outline 

Based on the site investigations undertaken at the site and the contaminant sources identified within the 

CSM, the following require appraisal to determine the most suitable remedial options: 

• General Made Ground – localised contamination in the form of lead and asbestos has been identified 

within the made ground, presenting a risk to human health (site end users). 

4.2 Site Remediation Requirements.  

Following an options appraisal within the Phase II Geo-Environmental Assessment Report and Outline 

Remedial Strategy (ref. CM/C5128/11668 Rev F) remedial measures were selected for each of the 

identified sources. Full details are available within the Outline Remedial Strategy, with the key 

requirements summarised in the table below.  

Source  
Contaminants of 

Concern 

Remediation 

Method 
Further Details / Remedial Requirements 

1 – Made Ground  Asbestos, Lead 
Removal of the made 

ground 

Based on the risk assessments undertaken, 

removal of the made ground is required due to 

the presence of elevated lead and trace levels of 

asbestos within localised areas. 

In addition to the specific remedial requirements listed in the tables above which are intended to 

mitigate the risks from known sources, it was recommended that a watching brief be maintained during 

the groundworks and construction for any evidence of contamination and BSL consulted for advice. 

With reference to the remedial requirements, “clean” soils are defined by the site-specific Human Health 

Remediation Targets which are derived from C4SLs/S4ULs for a commercial end use.  

Materials Management Plan 

In order to enable the excavation and re-use of materials on site as part of the enabling works under the 

current regulatory regime and waste regulations, a Materials Management Plan was produced and 

declared to CL:AIRE.   
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5.0 SITE REMEDIATION AND VALIDATION 

5.1 General 

The remediation process was undertaken over several stages and site visits were undertaken between 

the dates of August 2023 and July 2024.  

A summary of the site works undertaken is detailed below. 

5.2 Source 1: Lead Impacted Soils 

The approximate locations of the known lead and asbestos impacted soils and remedial requirements 

are outlined on the Hazardous Waste Location Plan, Drawing No. C5128/05 Rev A. 

23rd-24th August 2023 – Hazardous Waste Removal. 

Trial pits (TP01-TP12 and ASB01-05) were undertaken in the north-east and west of the site where 

exceedances of heavy metals (lead) and asbestos were identified to delineate the extents of the 

contamination and areas classified as hazardous waste. The total dimensions of the excavation were 

72m2 x 2.85m (total volume = 205.2m3) from Hotspot 1 and 35m2 x 1.85m (total volume = 64.75m3) from 

Hotspot 2. The approximate locations are indicated on the Hazardous Waste Location Plan.   

The chemical testing undertaken on the 23rd August 2023 to delineate the heavy metal hotspots 

identified some areas of elevated lead however only one additional sample identified the hotspot to be 

hazardous waste. The chemical testing results are presented in Appendix A within analytical report 

number 23-53821.  

BSL were not requested to attend site during the removal of the Hazardous waste soils. The Hazardous 

waste soils were excavated, and riddled to remove the fines which were considered to be hazardous and 

separate these from inert brick that made up the majority of the made ground.  The fines were placed 

on to Visqueen on the site for offsite disposal. No visual contamination was identified within the 

excavated soils other than one ACM. The records obtained of the hazardous waste removal given to BSL 

indicate 52.28 tonnes of hazardous waste soils were removed from the site.   

Following the removal of the hazardous waste soils, additional sampling and testing was not undertaken 

on the sidewalls or bases of the hotspot removal areas due to further excavation of the soils occurring. 

The entirety of the remaining made ground and natural soils, along with a significant thickness of 

weathered bedrock, were excavated to allow for the proposed development to take place, with a total 

of 50,000 tonnes of material removed from the site.  

Waste transfer notes/Consignment Notes are presented in Appendix B.  A series of photographs are also 

presented in Appendix C. 

Soil reuse 

Reuse of 362m3 of the “clean” soils, excavated from the weathered bedrock, has occurred. The soils were 

left in bunds in each corner of the proposed building for sand blinding of the raft foundation and ground 

bearing slabs. Photographs of this are presented within Appendix C. 

Watching Brief 

A watching was maintained by the Groundworks Contractor throughout the remediation and 

redevelopment of the site. To the best of BSL’s knowledge, no unexpected sources of contamination 

were identified. The ground conditions encountered during the redevelopment phase were understood 

to be consistent with those encountered during the earlier ground investigations. 
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Therefore, no additional remedial measures with respect to petroleum hydrocarbons were considered 

necessary at the site over and above those already stipulated within the approved Phase II Geo-

Environmental Assessment Report and Outline Remedial Strategy (ref. CM/C5128/11668 Rev F) and 

within this Verification report.  
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6.0 CONCLUSIONS 

6.1 General 

The remedial works described within this report were carried out between the dates of 23rd August 2023 

and July 2024. 

6.2 Heavy Metal Hotspot Excavations 

A total of two recorded hotspots of heavy metal (lead) exceedances and two hotspots of trace level 

asbestos have been encountered on site. 

The extent of the hotspots delineated by BSL on the site visit in August 2023 were excavated and 

removed off site as hazardous waste. Further removal of onsite materials comprising made ground and 

natural soils as well as weathered bedrock was also removed down to competent bedrock. The majority 

of this material was taken offsite however 362m3 of the “clean” soils remained onsite as a sand binding 
for the raft foundations and ground baring slabs of the proposed building. 

In summary, based on the above remediation and validation works, the hazardous waste at the site is 

considered to have been removed and the requirements of the Phase II Geo-Environmental Assessment 

Report and Outline Remedial Strategy (ref. CM/C5128/11668 Rev F) have been met with respect to 

hazardous waste hotspots.  

6.3 Watching Brief 

A watching brief was maintained by the Principal Contractor throughout the remediation and 

redevelopment of the site. To the best of BSL’s knowledge, gross contamination was not identified, and 

the ground conditions were understood to be broadly consistent with those encountered during the 

earlier ground investigations. Therefore, no additional remedial measures were considered necessary at 

the site over and above those already stipulated within the approved Phase II Geo-Environmental 

Assessment Report and Outline Remedial Strategy (ref. CM/C5128/11668 Rev F). 

6.4 Long Term Monitoring and Other Requirements  

BSL can confirm that there are no long-term monitoring requirements at the site and that there are no 

further requirements in respect to remediation and validation.  
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