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Site Investigation Report

Bradgate
Site Plan

Site Plan Not to Scale

This plan is diagrammatic only and has been prepared to illustrate the general position of the property and its relationship to nearby drains and trees
etc. The boundaries are not accurate, and do not infer or confer any rights of ownership or right-of-way.
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Site Investigation Report

Bradgate
TPBH1

Client Bradgate Surveying Limited Ref 2872

Name

55 Hulmes Rd
City Manchester Postcode M40 1GP

Logged By: Started: Trial Pit/Borehole Location
Ryan Lay 24/11/2025 Front Left Comner within Cellar
Completed: Bore Type Total Depth of Boring:
Ryan Lay 24/11/2025 Hand Auger 2700mm
Trial Pit: 1 Backfilled: Groundwater Depth Roots:
Borehole No: 1 24/11/2025 None Observed None Observed

Address

Site Team:

Date

Key:

D - Disturbed |
Graphic Log = e

Depth (m)
Shear Vane
Reading

Note: Cellar floor approximately 2200mm below external
ground level

Sample Type
Sample Number
Blow Counts
(blows/75mm)

0.0 =——i Brickwork 150mm below ground level
0.] =——1 D 1 131

0.2 m—

Brown, Very Stiff Clay at 150mm
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0.6 —

0.7 e

0.9 m—
10—— D | 2 | 140+

Brown, Very Stiff Clay at 1000mm

[ —
1.3 e
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15 == D | 3 | 140+ : S Brown, Very Stiff Clay at 1500mm
16 m—— Bt P e
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1.8 —

1.9

20 = D | 4 | 140+
2.1 —

Brown, Very Stiff Clay at 2000mm

22 —

D 4 ——
25 = D | 5 | 140+
26 —

Brown, Very Stiff Clay at 2500mm

e S, e Borehole Closed at 2700mm, auger not cutting, ground to stiff

2.8 m—

2.9 m— Dry on completion

3.0 m—

3.2

3.4 e

3.6 m——
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Site Investigation Report
Site Images One

Bradgate

Completed By Ryan Lay Date 24/11/2025
Address 55 Hulmes Rd, Manchester, M40 1GP
Name |Ref |2872

Rear of Property Rear Right Hand Side of Property

A\E

—

Conservatory Exterior

TPBH1 Underside TPBH1 Sample(s)

TPBH1 Completion TPBH2 Location TPBH2 Underside




Site Investigation Report

Site Images Two

Completed By

Ryan Lay

Date

Bradgate

24/11/2025

Address

55 Hulmes Rd, Manchester, M40 1GP

|Ref

SWG2 Close-Up




12122125, 4:16 PM Inspection Report - 2672 V40 1GP

7‘ f?ﬁ . Er?dgatel ISurv:'ayn;g ITtd 2872 M40 1GP
roressional inspection services Report: RPT-2025-0302

8 support@bradgate.group & 03301755670

g Surveying Ltd

Table of Contents

Project Overview

Inspection Summary

Detailed Findings

Section 1: Section 1

Section 2: Section 2

Section 3: Section 3

Guide to Defect Codes

Inspection Methodology

Limitations & Disclaimers

Report Reference:

This document contains confidential information and is intended solely for the addressee.
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12/22/25, 4:16 PM Inspection Report - 2872- M40 1GP

Detailed Findings

Section ® SVP1—IC1 - Downstream 100

A 8 obs
1 ® VC- Vitrified Clay @ Foul
L R e e e e e S —— s— (
| | | | ! J Il
X ® 2 b & 3 =)
T 9 S 3 g S g3

0.00m Survey Start Point

0.80m Line Deviates Down ® 0:07

Band: Full

Remarks: "pipework travels directly
downwards to 0.8m "

1.80m Remark ®© 0:21

Remarks: "Enters shared run goes
left) unsure of pipe did'

2.50m Remark ® 1:31

Remarks: "Inlet at 9 o clock - FWG1"
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12/22/25, 4:16 PM

6.50m

8.10m

9.40m

9.60m

Inspection Report - 2872- M40 1GP

Roots

Band: Fine

Roots

Band: Fine

Remarks: "Also displaced joint"

Remark

Remarks: "Backdrop into bottom of
inspection chamber"

Finish Node Point

Remarks: "Unable to feed camera
further - end of survey"
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12/22/25, 4:16 PM

Inspection Report - 2872- M40 1GP

Section ® FWG1 — Section1 - Downstream ™ 100

2

® VC- Vitrified Clay @ Foul

133 @

0.00m

1.40m

Survey Start Point

Finish Node Point

Remarks: "Enters Section 1- travels
left, end of survey"
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12/22/25, 4:16 PM Inspection Report - 2872- M40 1GP

o Section ® SWG2 — Soakaway - Downstream ™ 100 5 Sl
3 ® VC- Vitrified Clay @ Stormwater
[ e ol !
2 : %
5] 3 §§
£

0.00m Survey Start Point

0.90m Remark ®© 3:18

Remarks: "Enters run - travels
vertically downwards"

2.40m Finish Node Point © 4:51

Remarks: "Enters what looks like to be
a soakaway "
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FLAWLESS

SO I TE%S

REPORT NUMBER:
BSL371

CLIENT:
Bradgate Surveying Ltd
Office 2, The Dairy
Newtown Grange Farm Business Park

SITE ADDRESS':

55 Hulmes Road,
M40 1GP

DATE OF SITE VISITT:
24 November 2025

DATE RECEIVED BY LABORATORY:
01 December 2025

J. Garrett - Director

DATE REPORTED:
29 December 2025

E Client supplied information.
22 Francis Road, Braintree, Essex, CM7 2NR www.Flawless-Soils.com
Tel : 07778442814 Email - Enquiries@flawless-soils.com 28443

Registered in England Company Reg. No. 14487335
VAT No: 443 1025 40 Ref: SumRep (Issue 1, Rev 1 & Issued 01.10.25)
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Laboratory Summary Results

Page 2 of 5

& 1]
OurRef: BSL371 Date Sampled': 24/11/2025
Location' : 55 Hulmes Road, M40 1GP Date Received : 01/12/2025
Client: Bradgate Surveying Ltd Date Tested : 01/12/2025
Address: Office 2, The Dairy, Newtown Grange Farm Business Park, Leicestershire Date of Report : 29/12/2025
Sample Ref1 Water Soil Liquid Plastic Plasticity | Liquidity | Modified Soil Filter Paper Soil Oedometer Estimated Roots In situ Organic pH Sulphate Content
TP/BH Depthf Type Content Fraction Limit Limit Index Index™® | Plasticity | class* Contact Sample Strain Heave Present or Shear Vane Matter Value (g/n Class®
No! (m) >0.425mm Index™ Time Suction Potential (0d) | NoRoots Observed™' | strengtn®' om S0, S0,
(%) [1] (%) [2] (%) [3]1 § (%)[41] (%) I[5] [5] (%) [6] [7] (d) (kPa) [8] [9] (mm) [10] [11] (kPa) [12] § (%) [13]] [14] [15] [16] [17]
1 u/sS0.150| D 194 <5 a4 15 29 0.15 29 Cl

1.0 D 18.1 <5

1.5 D 184 <5

2.0 D 18.3 <5

25 D 18.6 <5
Test Methods / Notes Key
[1] BS EN ISO 17892-1: 2014 + A1 : 2022 [11] Roots present 3t depth or below. Info taken from logs if provided D Disturbed sample ( small )
[2] Not recorded if <5%, otherwise measured as agreed with client [12] Values of shear strength were determined in situ using 3 pilcon  hand vane. B Disturbed sample ( bulk )
[3] BS EN 1SO 17892-12 : 2018 + A2 : 2022 Clause 5.3 - 1 Pt Test - Cone 80g/30° [13] E010 based on Walkely-Black methodology. Completed by DETS UKAS no. 4480. u Undisturbed sample
Note: One-Point Correction Factors obtained from Table 1, Clause 5.3.2, BS 1377-2 : 2022 [14] BS 1377 : Part 3 : 2018 + Al 2021 Clause 12. PH testing by K4 Soils Ltd UKAS no. 2519. Full report provided upon written request. w Groundwater sample
[4] BS BSEN IS0 17892-12 : 2018 + A2 : 2022 Clause 5.5 [15] BS 1377 : Part 3 : 2018 + Al 2021 Clause 7.6. Sulphate testing by K4 Soils Ltd UKAS no. 2519. Full report provided upon written request. ENP Essentially Non-Plastic by inspection
[5] BS BSEN IS0 17892-12 : 2018 + A2 : 2022 Clause 6.5 [16] 50, =12 x50, us Underside of Foundation
[6] BRE Digest 240 - 1993 [17] BRE Special Digest One (Concrete in Aggressive Ground) August 2005 HE&F Hair & Fibrous Roots
71 BS 5930 : 2018 : Figure 8 - Plasticity Chart for the dassification of fine soils Note: If the SO, content falls into the DS~4 or D5-5 class, it would be prudent to consider the sample as falling into the D5-4M or DS-5M D&D Dead & Decompasing Roots
18] BRE IP 4/93 dlass respectively unless water soluble testing is topr DEV Deviation
19] DIHM One Dimensional Swell / Strain Test. Oedometer testing by GSTL UKAS no. 2788. Full report provided upon written request. * MNon UKAS accredited testing.

t

[10] Estimated Heave Potential calculated by GSTL UKAS no. 2788. Full report provided upon written request.
Test results reported relate only to the items tested.

This report shall not be reproduced except in full without approval of the laboratory.

Flawless Soil Testing Ltd - 22 Francis Road, Braintree, Essex, CM7 2NR

Client supplicd information.

28443

Version: SumRep (Issue 1, Rev 1 & Issued 01.10.25)
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Laboratory Summary Results

OurRef: BSL371 Date Sampled': 24/11/2025
Location' : 55 Hulmes Road, M40 1GP Date Received : 01/12/2025
Client: Bradgate Surveying Ltd Date Tested : 01/12/2025
Address: Office 2, The Dairy, Newtown Grange Farm Business Park, Leicestershire Date of Report : 29/12/2025
Sample Ref1 Water Soil Liquid Plastic Plasticity | Liquidity | Modified Soil Filter Paper Soil Oedometer Estimated Roots In situ Organic pH Sulphate Content
TP/BH Depthf Type Content Fraction Limit Limit Index Index™® | Plasticity | class* Contact Sample Strain Heave Present or Shear Vane Matter Value (g/n) Class*
No! (m) >0.425mm Index™ Time Suction Potential (0d) | NoRoots Observed™' | strengtn®' om S0, S0,
(%) [1] (%) [2] (%) [3]1 § (%)[41] (%) I[5] [5] (%) [6] [7] (d) (kPa) [8] [9] (mm) [10] [11] (kPa) [12] § (%) [13]] [14] [15] [16] [17]
2 U/S0.650| D 239 <5 50 19 31 0.16 31 CH

1.0 D 203 <5

1.5 D 19.2 <5

2.0 D 17.7 <5

Test Methods / Notes Key

[1] BS EN IO 17892-1: 2014 + A1: 2022 [11] Roots present 3t depth or below. Info taken from logs if provided ) Disturbed sample  small )

[2] Not recorded if <5%, otherwise measured as agreed with client [12] Values of shear strength were determined in situ using 3 pilcon hand vane. B Disturbed sample { bulk )

3] BS EN ISO 17692-12 : 2018 + A2 : 2022 Clause 5.3 - 1 Pt Test - Cone 805/30° [13] E010 based on Walkely-Black methodology. Completed by DETS UKAS no. 4480. u Undisturbed sample

Note: One-Paint Correction Factors obtained from Table 1, Clause 5.3.2, BS 1377-2 : 2022 [14] BS 1377 : Part 3 : 2018 + A1 2021 Clause 12. PH testing by K4 Soils Ltd UKAS no 2519. Full report pravided upon written request. w Groundwater sample

141 BS BSEN 15O 17862-12 : 2018 + A2 : 2022 Clause 5.5 [15] BS 1377 : Part 3 : 2018 + A1 2021 Clause 7.6. Sulphate testing by K& Sois Ltd UKAS no 2519. Full report provided upon written request. Ene Ezsentially Non-Plastic by inspection
[51 BS BS EN 150 17892-12 : 2018 + A2 : 2022 Clause 6.5 [16]50, = 1.2 x50, uss Underside of Foundation

[6] BRE Digest 240 1993 [16] BRE Specia! Digest One (Concrete in Aggrezzive Ground) August 2005 HaF Hair & Fibrous Roats

[71 BS 5930 : 2018 : Figure 8 - Plasticity Chart for the dassification of fine soils Note: If the SO, content falls into the D54 or DS-5 class, it would be prudent to consider the sample as falling into the DS-4M or DS-5M Dap Dead & Decompasing Roots

81 BRE IP /93 diass respectively unless water soluble jum testing is tope i DEV Deviation

9] DIHM One Dimensional Swell / Strain Test. Ocdometer testing by GSTL UKAS no. 2785. Full report provided upon written request. * Non UKAS accredited testing.

[10] Estimated Heave Potential calculated by GSTL UKAS no. 2788. Full report provided upon written request. ¥ Client supplied information. 28443

Test results reported relate only to the items tested.
This report shall not be reproduced except in full without approval of the laboratory. Flawless Soil Testing Ltd - 22 Francis Road, Braintree, Essex, CM7 2NR Version: SumRep (Issue 1, Rev 1 & Issued 01.10.25)



Water Content Profiles

Shear Strength Profiles

Our Ref : BSL371 Date Sampled' : 24/11/2025
Location' : 55 Hulmes Road, M40 1GP Date Received : 01/12/2025
Work carried out for:  Bradgate Surveying Ltd Date Tested : 01/12/2025
Office 2, The Dairy, Newtown Grange Farm Business Park, Leicestershire Date of Report: 29/12/2025
Soil Water Content (% In Situ Shear Strength (kPa)
12 16 20 24 28
00 0 20 40 60 80 100 120 140 160
TP/BH1 0.0
/ TP/BH2
1.0
/ 10
£ 20 €
:C_, . g 2.0
s =
3 5
e o
3.0 3.0
4.0 4.0
Notes
1. If plotted, 0.4 LL and PL+2 ( after Driscoll, 1983 ) should only be applied to London Clay ( and similarly overconsolidated Note

clay) at shallow depths.

1. Values of Shear Strength were determined in situ by use of a pilcon hand
vane of which is limited to a maximum reading of 120 kPa*.

t
Client supplied information.

Page 4 of 5



Plasticity Chart

Our Ref : BSL371 Date Samoled' - 24/11/2025
Location' : 55 Hulmes Road, M40 1GP Date Received : 01/12/2025
Work camedtauton (B)’f:'l‘::z;,e Tsl:je':;av:‘yf 'I::wwwn Grange Farm Business Park, Leicestershire g::: I?Rt::on : :;;3//::::
Low Intermediate High veryHigh Extremely High
80
a c CH ov CE

7~ =]
/ <l e
]
= =
p 5
50
S @
£ / c
s ©
g o T 6 — Line
g o
E / E E ® Results
b P 2|3
i ¢ A 3|3
| 2|lo
r T
yd 3
v S
—
10 7
//
ML M MH MV ME
o
o 20 40 60 80 100 120
Liquid Limit (%)
Comments:
1. Volume Change Potential: NHBC Standards Chapter 4.2 Unmodified Plasticity Index (Non UKAS). " Client supplied information.

End of Report
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EPSL

Independent Scientific Analysis

Bradgate Surveying Ltd Intec
Office 2, The Dairy Parc Menai, Bangor,
Newtown Grange Farm Business Park Gwynedd, North Wales
Newtown Unthank LL57 4FG
Leicestershire Tel: 01248 672652
LE9 9FL Fax: 01248 672601
55 Hulmes Road
Client Reference: BSL
Report Date: 4 December 2025
Our Ref: R64406
b Sa o[= pecie o[- ed Root Dia ete
TP/BH2:
FL (=0.65m) Prunus spp. 2 mm | Abundant
FL(=0.65m) | Hedera or Fatsia spp. 1 mm | Abundant
FL(=0.65m) | too small and decayed for identification 1 <1 mm | Absent
Comments:

1 - Possibly a Monocot species.

Prunus spp. include blackthorn, cherry, cherry-laurel, Portuguese laurel, peach, plum, and related species.
Hedera spp. include ivy; Fatsia spp. are shrubs closely related to ivy.

Signed: G S Turner

Unless we are otherwise instructed in writing, the above sample material will normally be disposed of 6 years after the
date of this report.

Y oM
gd Regigered in England No. 295427 Registered Office: Unit 4 Linnet Court, Cawledge Business Park, Alnwick, NE66 2GD S‘:_/

INVESTOR IN PEOPLE REGISTERED FIRM





