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Phase I Desk Study and Preliminary Contaminated Land Risk Assessment 

 

1.  Introduct ion 

This report is an account of a Phase I Desk Study and Preliminary Contaminated Land Risk Assessment carried out 

by GeoAssist Limited at the request of Henderson Homes as the developers of the site on Cavendish Road, 

Didsbury. 

The work was commissioned following an instruction to proceed issued by Henderson Homes on 22nd September 

2022. 

The purpose of this Phase I investigation is to provide information in order to ensure that the site: 

· Is assessed in accordance with the UK government methodology outlined online in Land Contamination 

Risk Management (LCRM) 

· Satisfies the relevant requirements of the Updated National Planning Policy Framework February 2019  

· Is suitable for the intended proposed land use. In this case, as residential with gardens and associated 

landscaping. 

The approximate grid reference for the centre of the site is 383750, 392600 and the total area of the site is 

approximately 1,200 m2. The area of the site is outlined with a red line on the site plan in Appendix A1 and the 

proposed site development plan forms Appendix A3.  

2.  Descr ipt ion of  the S ite   

The site is a brownfield site in a residential suburban area of Didsbury located on land off Cavendish Road, 

Didsbury. The site forms an irregular shape, and the topography of the land is relatively level with the surrounding 

Land and property. 

At the time of the site visit, the site was fenced off from public access and the surface cover was formed by long 

grass and shrubs.  

A nursing home forms the Eastern boundary of the site and new build apartment blocks and properties form the 

southern and western boundary to the site with Cavendish Road and the site access present to the north. No visual 

or olfactory observations of contaminants were noted during the site walkover.  

Photographs from the site visit form appendix A2 to this report. 
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3.  Historica l  Researches 

3.1 Histor ica l  M app ing  

Examination of the historical maps of the area confirm that a hospital used to be located on the site. 

A series of historical maps and ordnance plans have been reviewed as part of this search. The following table 

highlights plans and maps that are of particular significance for the purpose of this report. Where possible, 

reference to the large scale (1:1,250 & 1:2,500) plans and maps has been made in preference to those at smaller 

scales (1:10,560 & 1:10,000) as the details on the smaller scale plans and maps are often lacking because of the 

lower resolution at which they were originally drafted.  
Date of 
Mapping 

Scale Potentially contaminative 
Feature within 250m of 
site boundary 

Remarks Direction 
from site 

Distance from 
site(m) 

Feature still 
present on recent 
edition  

1848 1:10,560  Agricultural 
Land 

On site 0 No 

  Pond Features Infilled by 1894 N 30 No 
1894 1:2,500 Railway land  N 100 Yes 
1894 – 1895 1:10,560  No significant 

change 
   

1907 1:2,500  No significant 
change 

   

1908 – 1911 1:10,560  No significant 
change 

   

1911 1:10,560  No significant 
change 

   

1923 1:10,560  No significant 
change 

    

1933 1:2,500  No significant 
change 

   

1934 1:10,560  Open land 
potentially 

occupied by 
Withington 

Hospital 

   

1938 1:2,500  No significant 
change 

   

1955 1:10,000  No significant 
change 

   

1956 – 1958 1:1,250  No significant 
change 

   

1965 – 1966 1:10,000  No significant 
change 

   

1971 – 1975 1:1,250 Withington Hospital access 
road  

 On site 0 No 

1980 – 1986 1:1,250 Hospital Building  On site 0 No 
1981 – 1985 1:10,000  No significant 

change 
   

1989 1:10,000  No significant 
change 

   

1992 1:1,250  No significant 
change 

   

1999  1:10,000  No significant 
change 

   

2022 1:10,000  Site cleared    
A comprehensive list of the Ordnance Survey historical maps as referred to is attached in Appendix B1 to this 

report.  
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3.2 Anecdota l  Histor ica l  Informat ion  

Anecdotal historical information has not been provided as part of this investigation.   

3.3 Previous Intru s ive Invest igat ion  

No previous intrusive ground investigations are known to have been undertaken on the site. The issues to be 

covered in the present investigation are to provide information in respect of any potentially unacceptable geo-

environmental risks arising from previous land uses in the immediate area of the site, including from ground gas, 

and the potential for any sources of contamination to impact future site receptors for the proposed scheme, 

including humans and controlled waters, via confirmed established pathways.   

3.4 En vironmenta l  Data  Search  

An Environmental Data Search report referenced 301701255_1_1 , has been used for background data on this site 

and is included as appendix C1. 

3.4.1 Histor ica l  Land uses  

The Environmental Data Search Report referenced 301701255_1_1, summarises past and present use of the site 

and adjacent areas up to 250m indicates that it is highly unlikely to have been significantly impacted from historical 

contaminative land uses on the site.  

Information interpreted from the historical ordnance survey plans of the site indicate that the site and the 

immediate surrounds (250m) are unlikely possess the potential to be significantly impacted by land contamination 

associated with historical industrial land uses from both on and off-site sources.  

3.4.2 Statutor y Author isat ion s ,  In c idents and  Register s   

The Environmental data search report referenced 301701255_1_1, confirms that within 250m of the site boundary 

there is/are:  

§ No Active Discharge Consents  

§ No Local Authority Pollution Prevention and Control 

§ One Pollution Incident to Controlled Waters –recorded as category 3 - minor incident, located 229m west 

of the site and occurred in 1995.  

Given the age of, and distance from the site of the recorded incidents and consents, it is considered unlikely that 

the present site layout and any proposed development will have been or will be significantly impacted by any of 

the listed statutory authorisations, incidents and registers. 

3.4.3 Land f i l l  & Other  Waste  S ites  

The Environmental data search report referenced 301701255_1_1, indicates that Manchester City Council had 

landfill data but passed it to the relevant environment agency. The Environment Agency England and Wales have 

supplied the following landfill and waste site data.  

Table 3.4 A summary of the landfill data as provided by the Environment Agency England & Wales & the 

environmental data search report referenced 301701255_1_1 
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Site name Material deposited Operational period Approximate 
distance from site 
(m) 

Direction from 
site 

Historical Landfill Sites within 250m 
Non-Identified 

Licensed waste management Facility within 250m 
Non-Identified 

The potential for ground gas generation from registered landfill sources and subsequent ingress into the proposed 

development is classified as low given the distance from the site to recorded potential sources of landfill gas. 

3.4.4 In -F i l led Land  

Data from the County Series Surveys and the Ordnance Survey plans of the area along with information supplied 

within the environmental data search report referenced 301701255_1_1 confirms that there are likely to be small 

areas of infilled ground within 250m of the site. A low to moderate risk from contaminated ground/ground gas has 

been assigned from this source due to the distance and age of any potentially infilled land.  

4.  Geologly & Hydrogeology 

4.1 Si te  Geology 

The relevant BGS 1:10,000 scale published geological map of the area SJ 89 SW and SJ 89 SE dated 2008, shows the 

site to be located over Glaciofluvial Sheet Deposits of Devensian Sand and Gravels. The BGS Lexicon indicates that 

boreholes in the area show that the Glaciofluvial sands and gravels are underlain by Glacial Till (Boulder Clay). The 

overall thickness of the drift deposits is not readily discernible.  

The underlying solid geology is shown as being Wilmslow (Sherwood) Sandstone Formation, of the Triassic Period 

No faults are shown as passing beneath the site. 

4.2 Radon Affected  Ar ea 

The Environmental data search report referenced 301701255_1_1, indicates that the site is in a lower probability 

radon area (less than 1% of homes are estimated to be at or above the action level). The site is in an area where no 

radon protective measures are necessary in the construction of new dwellings. 

4.3 Hydrogeology and  Groundwater  Vu ln erab i l i ty  

The Bedrock Aquifer Designation as determined by the British Geological Survey is: Principal Aquifer -  These are 

layers of rock or drift deposits that have high intergranular and/or fracture permeability - meaning they usually 

provide a high level of water storage. They may support water supply and/or river base flow on a strategic scale.  In 

most cases, principal aquifers are aquifers previously designated as major aquifer. The Superficial Aquifer 

Designation as determined by the British Geological Survey is mainly: Secondary A - permeable layers capable of 

supporting water supplies at a local rather than strategic scale, and in some cases forming an important source of 

base flow to rivers. These are generally aquifers formerly classified as minor aquifers 

4.4 Surface  Water  

The plans of the site confirm that there are no surface water features within 250m of the site boundary. 

Given the distance to the nearest surface water receptor it is highly unlikely that surface water in the area will be 
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impacted by the passage of water through the site in its present condition or following the proposed residential 

development and consequently the risk to surface waters is classified as low. 

4.5 Subsur face Water  

At present there is no evidence to suggest that the site in its present state or the proposed development will 

impact subsurface water receptors and consequently the risk to subsurface waters is classified as low. 

 

4.6 Water  Abstract ion s  

The Environmental data search report referenced 301701255_1_1, indicates that there are no active water 

abstractions within 200m of the site and the site does not lie within a source protection zone. The Environment 

Agency England and Wales has defined Source Protection Zones (SPZs) for 2000 groundwater sources such as wells, 

boreholes and springs used for public drinking water supply. These zones show the risk of contamination from any 

activities that might cause pollution in the area. The closer the activity, the greater the risk. The maps show three 

main zones (inner Zone I, outer Zone II and total catchment Zone III). 

5.  Mineworkings & Mineral  S ites  

Information provided by the Coal Authority as part of the Environmental data search report referenced 

301701255_1_1 indicates that the property is in an area which might not be affected by coal mining.  

The report from the Coal Authority referenced 51003313862001, confirms that: 

§ The property is not within a surface area that could be affected by any past underground mining.  

§ The property is not within a surface area that could be affected by present underground mining 

§ The property is not in an area where the Coal Authority has received an application for, and is currently 

considering whether to grant a licence to remove or work coal by underground methods. 

§ The property is not in an area where a licence has been granted to remove or otherwise work coal using 

underground methods. 

§ The property is not in an area likely to be affected from any planned future underground coal mining. 

§ No notices have been given, under section 46 of the Coal Mining Subsidence Act 1991, stating that 

the land is at risk of subsidence. 

§ There are no recorded coal mine entries known to the Coal Authority within, or within 20 metres, of the 

boundary of the property. 

§ The Coal Authority is not aware of any damage due to geological faults or other lines of weakness that 

have been affected by coal mining. 

§ There are no licence requests outstanding to remove coal by opencast methods within 800 metres of the 

boundary. 

§ The property is not within 800 metres of the boundary of an opencast site for which a licence to remove 

coal by opencast methods has been granted. 
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§ The Coal Authority has not received a damage notice or claim for the subject property, or any property 

within 50 metres of the enquiry boundary, since 31 October 1994. 

§ There is no current Stop Notice delaying the start of remedial works or repairs to the property. 

§ The Coal Authority is not aware of any request having been made to carry out preventive works before 

coal is worked under section 33 of the Coal Mining Subsidence Act 1991. 

§ The Coal Authority has no record of a mine gas emission requiring action. 

§ The property is not in an area where a notice to withdraw support has been given. 

§ The property is not in an area where a notice has been given under section 41 of the Coal Industry Act 

1994, cancelling the entitlement to withdraw support. 

 

The professional opinion of the Coal Authority report summarises that: 

According to the official mining information records held by the Coal Authority at the time of this 

search, there were no areas of concern relating to coal mining. 

The site is not located within a Coal Authority High Risk Area 

Consequently, the risk to the proposed development on this site in respect of past, present or future coal workings 

or brine extraction is classified as very low. 

6.  Designated Environmental ly Sensit ive S ites 

The environmental data search report referenced 301701255_1_1 indicates the site is not situated within, or 

within 250m of, an environmentally sensitive site.  

7.  Un exp lod ed Or dnance (UXO) Assessm ent  

An preliminary UXO report for the site has been prepared for the site by Alpha Associates which has concluded a 

Low Level of HE bombs during WWII in the area and the presence of UXO on the site as likely. As a result, GeoAssist 

have taken additional steps to further characterise the risk from UXO at the site Including from additional sources 

of information not utilised in the Alpha Associates Report.  

These Include: 

§ A high level knowledge of the underlying Geology  

§ Detailed Plans and analysis of the Site   

Consequently, The UXO risk at the site has been recategorized as Low for the ground investigation phase of the 

development.        



Monet Lod ge,  Cavend ish Road , Didsbury  

 

 
-10- 

GeoAssist Limited Report Number 6103/VMD Sept 2022 

8.  Conceptual Site  Model  

The table below is the preliminary conceptual site model based on the information available at this time.  

Table 8.1 Preliminary Conceptual model. 
Potential Source 

/Hazard 
Nature of Hazard (Risk Level to 

site given a Residential end use) 
Contaminants 

Associated with 
Source 

Potential Pathway Potential Receptor 

Previous ON SITE Land uses: 
1. Previous Land 
Use Agricultural 
land 

Ground contamination 
Low Risk  

None 
  

Dermal Contact  
Ingestion  
Inhalation  

 

Site Users 
Construction workers 

Gas from in-filled ground 
Low Risk 

None 
 

Vertical and Lateral Migration 
 

Site Users 
Future Buildings & 
Services 

2. Previous Land 
Use Hospital  

Ground contamination 
Low to Moderate Risk 

 

Metals and PAH Dermal Contact  
Ingestion  
Inhalation  

Site Users 
Construction workers 

Gas from in-filled ground 
Low Risk 

None 
 

Vertical and Lateral Migration 
 

Site Users 
Future Buildings & 
Services 

Previous OFF SITE land uses within 250m as indicated by Historical Plans Including: 
3. Pond Feature 
(Infilled) 

Ground contamination 
Low Risk  

 

Metals and PAH None  Site Users 
Construction workers 

Gas from in-filled ground 
Low Risk  

 

Carbon Dioxide 
Methane 

 

Vertical and Lateral Migration 
 

Site Users 
Future Buildings & 
Services 

4. Railway Ground contamination 
Low Risk  

 

See DoE Industry 
profile  

None  Site Users 
Construction workers 

Gas from in-filled ground 
Low Risk  

 

None 
 

None 
 

Site Users 
Future Buildings & 
Services 

5. Coal Workings Geotechnical Hazard 
 Low Risk   

None 
 

Ground Collapse  
Subsidence  

Humans (site users)  
Future Buildings & 
Services 

Ground contamination 
Low Risk  

None None Site Users 
Services 

Mine Gas  
Low Risk 

None None Humans (site users)  
Future Buildings & 
Services 

 
Only sources that have not been present on site in the past, or currently, are considered within the off site category. Unless the information is deemed to be pertinent to the analysis.    

 

From the sources of information examined as part of this investigation a low to moderate potential for 

contaminated materials to be present on site has been established along with a low potential for the presence of 

ground gas. 
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9.  Conclus ions & Recommendations  

The evidence presented elsewhere within this report indicates a requirement for further investigation in the form 

of intrusive site works. The evidence presented herein has demonstrated that the site and its immediate surrounds 

have been potentially impacted by historical on-site activity and as a consequence there is a requirement on this 

site for sources of potential contamination to be targeted. Details of the exact nature and extent of the intrusive 

works are likely to include the following: 

1. A number of exploration holes to confirm the nature and type of materials underlying the site. 

2. The sampling and testing of a number of representative soil samples for a range of determinants as 

listed in the conceptual model based on the recommendations in the DoE industry profiles and 

experience to enable a more robust quantitative risk assessment to be made in accordance with the 

methods set out in CLR11. 

3. The preparation of a quantitative contaminated land risk assessment report detailing the results 

of the ground investigation, updating of the conceptual model to include the quantitative analysis 

and the implications of the results in terms of future development. 

 

9.1 Supp lemen tar y Recommendat ion s  

If the proposed development is being warranted under a guarantee scheme such as that operated by the NHBC, 

then a basic site investigation for both geotechnical and environmental purposes will be required as part of the 

standard terms of the agreement and the developer should seek to obtain such services as soon as possible.   

 

  

Matthew Benson MSc GMICE Mark Richardson MSc CEng MICE 

Geotechnical/Environmental Engineer Technical Director 
This report has been prepared by GeoAssist Limited with all reasonable professional skill, care and diligence within the terms of the contract 
with Henderson Homes. The report is confidential to Henderson Homes, their/the named persons advisors and bankers, and GeoAssist 
Limited accepts no responsibility of whatever nature to third parties to whom this report may be divulged. GeoAssist Limited owns the 
copyright in this report. All rights are reserved and unauthorised use is prohibited. Henderson Homes may use the report for their/her/his 
own purposes. 
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