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sufficiently address the proposed end use of a managed residential development. Given the site history

it is not proportionate to request further pre-commencement investigation, but it is recommended that

further assessment and investigation is warranted alongside the post demolition watching brief during

site enabling works. This can be considered as an addendum to the submitted Remediation Strategy

and a proposal for this work should be submitted before a decision is made of this application.

In line with the National Planning Policy Framework, there is the potential for contamination on this

site, therefore, we recommend that the following contaminated land conditions are placed on any

grant of permission:

• CL02 - REMEDIATION STRATEGY & VERIFICATION PLAN

• CL03 - REMEDIATION & VERIFICATION

• CL04 - UNEXPECTED CONTAMINATION

• CL05 - CONTAMINATED LAND CONDITION 05: IMPORTED SOIL

• CL06 - COMMENSURATE REMEDIATION MEASURES

• INFORMATIVE

Reason: To prevent unacceptable risk to Human Health and Controlled Waters and to prevent pollution

of the environment in accordance with the aims and Paragraphs 187(f), 196 and 197 of the National

Planning Policy Framework (December 2024).

If permission is granted, in order for this Section to be satisfied that this development does not pose a

risk to human health or the environment, the following information needs to be submitted to the

Council for approval:

(i) A enabling works site assessment and investigation proposal.

(ii) (ii) Confirmation of remedial actions post enabling works.

(iii) (iii) A materials management plan, if the CL:AIRE Definition of Waste Code of Practice is to

be used.

(iv) (iv) After completion of site works, a verification report is required to validate that the work

undertaken conforms to the remediation proposals received and agreed by this Section.

Assessment of Existing BSL Recommendations

BSL have re-assessed our recommendations based on conversation with Watson Homes and they have

stated that their vibro contractor will be happy with the existing geotechnical data at the site meaning

the need for additional geotechnical data is now no longer required.

BSL also note that for conservatism environmental testing results were screened against criteria for

residential without homegrown produce, which would still apply for the change in end use to

apartments, and BSL recommended remedial measures to comprise a watching brief and the

implementation of a clean cover system in areas of soft landscaping which will include an engineered

break layer such as a geotextile membrane or a hard dig layer.

BSL therefore believe that given there is sufficient geotechnical data, and the already applied

conservative screening values which now suit the end use as well as stipulating the requirement for

the clean cover system with engineered break layer; supplementary site investigation is no longer
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required and that undertaking additional gas monitoring to bring the number of visits and time period

during which they were undertaken in line with guidance for the change in end use. Should be

sufficient.

The above approach has been verbally discussed and agreed with Sally Shaw over the phone and

confirmed via email between the 16th October 2025 and 6th November 2025, appended, who stated

that there is already strong scientific reasoning through the use of ternary plots to classify the site as

CS1, and that two additional monitoring visits using the existing on site wells should be confirmatory

to this. In addition, she stated that the watching brief during demolition and enabling works should

be documented with testing undertaken on any previously unidentified contamination, should it be

encountered. Based on discussion provided the above is actioned, the documented watching brief can

be considered as part of validation and be a post commencement condition.

Confirmatory Monitoring and Updated Ground Gas Risk Assessment

Summary of Existing Data

Ground gas and groundwater monitoring standpipes were installed in 3 boreholes and subsequently 4

monitoring visits were undertaken between 2nd September and 28th October 2022, in line with the

recommendations of CIRIA C665 for the previously proposed end use. All gas monitoring was

undertaken using GFM436 infrared gas meter with integral electronic flow analyser.

The highest methane concentrations recorded was 0.2% in WS02 on the first visit, whilst the highest

carbon dioxide concentrations were recorded in WS01 (7.8% v/v) on the final visit. A maximum positive

steady state flow of 0.1l/hr was used to derive GSVs for the site.

GSVs for both methane and carbon dioxide classified the site as CS1; however, due to concentrations

of carbon dioxide greater than 5% v/v being recorded at the site then guidance suggests consideration

to upgrade the site to CS2 which would require ground gas protective measures.

Given this, a lines of evidence approach was adopted, including reference to the recent 2018 paper by

Wilson et al (Ambisence and EPG Ltd) “Using ternary plots for interpretation of ground gas monitoring

results”. This approach provided lines of evidence to suggest that the slight elevations of carbon

dioxide could be attributed to microbial respiration and that the site should remain classified as CS1

not requiring ground gas protection measures.

Confirmatory Monitoring

It was confirmed by Sally Shaw of Bury council that the above rationale provides strong scientific

reasoning to classify the site as CS1 and that confirmatory monitoring on existing wells could be used

to support the decision to classify the site as CS1.

A total of two additional monitoring visits were undertaken to bring the monitoring regime in line with

the recommendations of BS8485.

The additional visits were undertaken using a GFM436 infrared gas meter with integral electronic flow

analyser, as was used previously. Flow measurements on each standpipe (l/hr) were taken.

Measurements of the percentage volume in air (%v/v) of oxygen (O2), carbon dioxide (CO2) and

methane (CH4) were recorded in addition to the percentage Lower Explosive Limit (%LEL) of methane
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(Note: 100% LEL equates to 5% by volume), the atmospheric pressure (mb) and average temperature

during the visit (°C).

The gas monitoring visits recorded peak and steady state conditions. Peak results are those that occur

on opening the valve on the borehole tap. Steady state conditions are those that occur a period of

time afterwards when the initial (accumulated) gases have been purged from the borehole.

Complete gas monitoring results are appended and have been assessed below.

Permanent Ground Gas and Vapours Results

A total of six ground gas monitoring visits have been carried out between the dates of 2nd September

2022 and 29th October 2022, with the two additional confirmatory monitoring visits undertaken on 7th

and 26th November 2025.

From the two additional monitoring visits, the methane concentrations were not found to exceed the

limit of detection of 0.1% v/v, whilst the highest carbon dioxide concentrations were found to be 4.8%

v/v. Flows were not detected above the limit of detection of 0.1 l/hr.

Assessment of Results

The results from the supplementary monitoring visits for flow, carbon dioxide and methane all fall

below what has previously been encountered and used to assess the site as CS1.

On this basis, BSL believe the lines of evidence approach previously used to classify the site as CS1 is

appropriate and ground gas protection measures will not be required for the residential structures

proposed.

Conclusion and Outstanding Works

Based on the above rationale, the site is classified as CS1 and ground gas protection measures are not

required.

As agreed with Sally Shaw of Bury Council in the aforementioned email chain, a documented watching

brief will need to be undertaken during the demolition and enabling phase of works for unexpected

contamination that may not have been previously identified during the site investigation.

In addition to this, a clean cover system is required to be installed in all areas of soft landscaping

comprising 450mm of ‘clean’ validated topsoil over a 100mm hard dig layer or warning barrier

membrane/geotextile. Validation requirements are for imported topsoil and subsoil and any materials

to be re-used to be tested for chemical suitability, and once installed, validation pits are to be

excavated at a frequency of one pit per circa 25m x 25m area of soft landscaping, as specified in the

BSL Remedial Strategy, ref. CM/C5102/12216 Rev B.

In agreement with the remedial strategy, and in line with the above, no recommendations have

changed.
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We trust the above meets your requirements. If you have any queries, then please do not hesitate to

contact the undersigned.

Yours sincerely

For Brownfield Solutions Ltd

Produced by: Checked and approved by:

J E Massey N Swallow

BSc (Hons) AMIEnvSc BSc (Hons) MSc MIEnvSc

Geo-Environmental Consultant Principal Geo-Environmental Consultant

Enc Ground Gas Monitoring Results

Calibration Certificates

Email correspondence with Sally Shaw.












