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.-

Contaminated
Land

Further Actlon

Potential Liabliitles have been identified under Part 2A of the Environmental
Protection Act 1990 (or where appropriate, equivalent requirements under the
planning regime) and/or the Water Resources Act 1991. To quantify these you may
decide to undertake a more detalled assessment through the recommendation{s} set
out below.

What is the overall on-site risk? Low
What is the overall off-site risk? Moderate to High
What is the environmental sansitivity rating? High

The proposed redevelopment of the Sita is fikely to require further nvestigation to satisfy
planning conditions. The local planning authonty should be consulted about the degree of
investigation necessary at this stage, but the risk of contamnation at the site i3 such that a
Phase [ nvestigation (sof and groundwater analysis) wilt probably be required.
Furthermore, the findings of the investigation may highlight a reguirement for remediation

Argylt can liaise with the locat planning authortty to hegotiate the scope of the nvestigations
and tnereby minimise associated costs Argyll's fees for agreeng the next stage of
Investigation with the Local Authority are charged at £70 per hour plus VAT and wa would
expect complete the work in less than five hours. Please contact us on 0845 458 5250 if
you would ke further assistance

www.argyllervironmental.com Intelligent Due Diligence

AEL-0018-LSRE-715195
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On-site sources

Argyll's
Comment

Off-slte sources

Argyll's
Comment

Pathways and
receptors

Argyll's
Comment
Additional

Sources of
information

No potentally contaminative historical lana uses were identified at the Site from 1:10,0CC
and 1:10,260 scale maps.

As a resuft of the historical and current use of the Site. there 1s a low risk of contaminants
being present

The following patentially contaminative nistorical land uses were 'dentified in groximily to
the Site from 1:1C,000 and 1:10,560 scale maps: factory or works - use not specified
{47m soutn west) ¢.1914-1955, oli, petroleum & gas refining & storage (57m south west)
c.1847-1933 and rarurzl and man-made 1extle marufacture and products (84m souin
c.189C.

Furthermore, the following waste site was identified which may be able to impact uoon
the Site: a Historical Landfill Site (3m south east) operationai from December 1345,

The rustorical and current use of the surrounding area s Tharefore Lansidered 1c prosent
meoderate 1o high risk of affecting the Site . .

Witk reference to Ervironrnent Agency data, the superficial hydrogeology underlying the
Site is classified as an Unproductve Stratum (deposits of neglizitie permezbility! and e
bedrock nydrogeology is classified as a Secondary {A) Aquifer {aeposits witn moderate
permeability).

in terms of the overlying soils, these are given a L (class L) vulnerabilty classification.
According to Information provided by the Environment Agency the Site does not e within
a groJdndwater Source Protection Zone (SPZ). Tnere ars ro ansiraction licerces located
within 500m. The nearast water feature is located 41m north east.

Residential properties are located on Site. No designates eco-recepiers were identified
witnin a 50Cm radius of the Site.

Overall, the Stte 18 thetafore consiserad to have a high environmertal sensitivity

The followng additcnal nisicrical map packs were used 1o proguce this report.
«  Envirgcheck Ref: 82868573 centred on 3720973, 441999.

Sonsagnng tre imormation revewed duning this assessmert. 4 numiber of plausitle
somanant inkages nave been derifed. Sail and grourdwater liabilities coulo arse
wnether or not regevelopmernt '8 considerad,

Pleags refer 1o nsk analysiz methodoiogy sechon for further guidance and definition of
terms.

www.argylienvironmental.com Intelligent Due Diligence
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Subsidence's

Ground
Ingtability Not identified

Low - The level of subsidence risk assoclated with thig aite Is low as It is equal to or
below the Insurance subsidence incidence profile for England and Wales, This is
based on analysis of historic insurance subsidence ncldence data within 0.5

kiiometres of this postcode.

The Site may not be susceptible to ground Instability from man-mads or natural

sources
Could the Site be susceptible to ground instabillity No
from natural socurces?

Could the Site be susceptible 1o ground instabllity No

from man-made/mining activities?

None requirad

"Tha Subsidence risk rating is based on the postcode and is not specific to the property. It is the largest geokazard in the UK and accounts
for over 75% of Building Insurance subsidence incidents, it is particularly related to the influence of tree roots in clay shrinkage soil {60% of the

total incidents) or leakage from drains (15% of the total incidents).

www.argyllenvironmental.com Intelligent Due Diligence
AEL-0016-LSRE-715195 5 18th March 2016



Natural or Mining No naturzl or mining related hazards have been identified in the immediate vicinity of

Related Hazards the Site.

COMAH No Control of Major Accident Hazards {COMAH: sites are located witnin 50Cm.
Masts and Power No telecommunication base stations are located within100m of the Site.

Lines

Argyll's This report 18 primadly 3 cesiktop assessment of potertial soll and groundwaer
Comment lablities. We aisc comrmen: whether the above Environmental Hazards are relevart.

Comact defails are provided at the end of tivs report.

www.argyllenvironmental.com Intelligent Due Diligence
AEL-0016-LSRE-715195 6 18th March 2016



Ashestos If the buildings at the Site were constructed or renovated during the period Consider carrying out
between 1850 and 1988, then the fabric of these bulldings may contain an Asbestos Survey
asbestos in a variety of forms. No leglslation is currently in place for
residentlal properties that are privately owned (.e. have no managed
communal areas}, however risk from asbestos exposure may remain
particularly if renovation or refurbishment work is proposed.

Energy Under the Energy Performance of Buildings (England and Wales) Regulations Check for EPC or
Performance 2012 and the Energy Performance of Buildings (Scotland) Regulations 2008, conduct anergy
Certificate there is a requirement for all buildings to have an Energy Performance assessment

Certificate (EPC) upon their construction, sale or lease (and in some cases
when the building is modifigd).

Whilst thrs assessment 1s pnmarily a desktop assessment of potential soil and groundwater liabilities,
the above potentiat llability considerations that fall outside the scope of the Risk Analysis Methodology

Argylr have bsen identified

Oommsent Additional sources of information may be avallable for the Ste. These sources couid Include previous
environmental reports {including audits, contaminated land Investigation and remediation reports),
valugtion reports (ncluding property observation checklists), a Land Quality Recard. and property
desds. Argylt Environmental would be pleased to review any reports that are available and revise this
report accardmgiy. This may entail additional fees depending upon the volume and compiexity of
information availlable. Please contact Us for further information.

www.argyllenvironmental.com Intefligent Due Diligence
AEL-001B6-LSRE-715195 7 18th March 2016



Tabular Summary

Current Land Use
Mapping

Statutory
information

Waste

Current industrial
Land Use

Historical Land
Use Mapping

Historical Land
Use

Aquifer
Designations and
Geology

Environmental
Sensitivity

Natural and
Mining Related
Hazards

Flooding

This section presents a tabular summary of information found for the Site and surrounding area.
The cats is presented in three cuffer zores for ease of raference: cata found at the Ste, from 1-
250m and from 251-500m.

If a database ras been searched the rumbaer of records found will be displayed uncer the velevant
search band. if a database is not available or has not baen searched, this will be represerted by
the abtrevistion N/A under the relevant search bard.

This section provides information on current land uses ard is divided into thvee sections, statutory
information, waste ana current ‘ndustrial uses. It is preceasd by a map.

This section presents detailed statutory information for the Site and surrounding area (up to 500m
deperding upon datasetl. The Map ID of sach feature is indicated wnere applicable) foliowed by
spectic information on each feature and its distance ard direction from the Site.

If no data is identified ther the section will be omitted.

This section presents detaled information on waste and landfil sites for the Site and surrounding
area (up to 500m depending upon dataset}. The Map ID of sach feature is indicated (where
applicable) followed by specific information on eacn feature and fts distance and direction from
the Site.

If no data is identified ther the section will be omittec.

This section prasents detalled inforrmation on currert land use for tne Site and surrounding area
{0-259m). The Map I of each festure is indicated {where applicaoie} followed oy specific
information on each feature and its distance and direction from the Site.

I ro data is identfied then the section will be omitted.

The Histonical L.and Use Map presents 1:10,CC0 scale anc selected 1:2,500 scale (tanks and
energy facilities) historical land use information within 250m of the Ste boundary.

This section presents selected information on historical land use for the Site and surrounding area
{0-250m). The Map 1D of each feature is indicated (where applicable) followed by specific
information on each feature and its disiarce and direction from the Site.

if no data is identified ther the sect on will oe omitted,

This section is preceded by two maps that present information relating to the aguder designations
tereath ihe Site. Tre first of these maps indicates the desigraton of the Superficial geology. The
second map presents the aguifer designaticn of the solic geclogy.

These maps zre followed by detalled information In relation to aquifer designations/groundwater
vuinerability and geology at the Site and surrounding area {0-300mj.

if no data is inentified the~ the section will be omitted.

Tnig sector presents detaled information on the environmentai sersitivity of the Site anc
surrourding area {ug to 500m deperding upon dataset) and is preceded oy twe maps. Tne tirst
shows sreas witn statutory designations, the second shcws scurce protection zones. The Map 1D
of eacn feature is indicated fwhere apglicabla) followen by specific information on each featurs
ard its distance and direction fom tre Site,

If no data is ident fied the~ the section will be omitted.

This section cortaing information on natural and mining related hazards which may affect the Site.
These include subsidence. ragon and mining.

If no data is identified then the section wil be omitted.

This section contains information: on the risks associated with flooding. it includes maps and data
associated with Flooding from Rivers or Sea, Tne Environment Agency Risk of Flocding from
Rivers and Sea, Groundwater Fiooding, Surface Water Ficoding, Historical Floocing and Other
Information such as the Detailed River Network.

® Landmark Infermation Group Limited 20186, All Rights Reserved. The copyright on the information and data as contained in the Data section of this Report
{"Report”] is the praperty of Landmark Inforration Group Limited (*Landmark”) and several other Data Providers, including {but not limitec to) Ordnance Survey, JBA,
Britisn Geslogical Survey, The Ervironmeni Agency, and English Nature, and must not be reproduced in whole or in part by photocopying or any other method.

www.argyllenvironmentai.com
AEL-0016-LSRE-715195 8
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Tabular Summary

Statutory Information

Local Authority Poliution Prevention and Controls

Local Authority Integrated Poliution Prevention and Controls
Integrated Pollution Controls

Integrated Pollution Prevention And Gontrol

Registered Radiocactive Substances

Distiharges Cin-alta

0o 0o oo

Discharge Consents

Water Industry Act Referrals

Contrcl of Major Accident Hazards Sites
Explosive Sites

Notification of Installations Handling Hazardous Substances
_Planning Hazardous Substance Consents

Contrayantions

Contaminated Land Register Ertries and Notices
Local Authority Pollution Prevertion and Control Enforcements
Enforcement and Prohibition Notices

Planning Hazardous Substance Enforcements

Substantiated Poltution Incident Register

Prosecutions Relating to Authorised Processes

Prosecutions Relating to Controlled Waters

o oo o0 oo

o0 0o 00D

VWaste

BGS Recorded Landfill Sites 0
Integrated Pollution Control Registered Waste Sites 0
Licensed Wasts Management Facilities (Landfill Boundaries) 0
Licensed Waste Management Facillties {l_ocations) 0
Local Authority Recorded Landfill Sites 0
Registered Landfill Sites ¢]
Ranjistared Waste Trangfer Siteg C
_Registerad Waste Treatment or Disposal Sttes 0
Historical Landfill Sites 4]

Current Land Use

Currant Potentially Contaminative Usas On-sits
Contermparary Trade Directory Entries 0
Fueai Station Entriss
Crther Featurss On-slta
Telecommunication Base Stations 0
Overhead Transmission Lines 0

'Telecommunication base stations are only searched to a radius of 100m from the Site boundary,

www.argyllenvironmental.com
AFL-0016-LSRE-715195 9

1-260m 251-500m

0 N/A

0 N/A

0 N/A

0 N/A

0 N/A
1-250m 251+500m

4 N/A

0 N/A

0 0

0 0

0 0

0 0

0 0

0 N/A

0 N/A

0 0

0 0

0 0

s N/A

0 N/A

1 0
1-250m 251-500m

¢ WA

0 N/A
1-250m 251-500m

o' N/A

0 N/A
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Historical Land Use

Potentially Contaminative Industrial Uses {Fast Land Use)

Historical Tanks And Energy Facilities

Former Marshes
Paotentially Infllled Land (Non-Water)
Potentially Infiled _Land (Water)

Groundwater Vulnerability

Sucerficial Aquifer Designations
Bedrock Aquifer Cesignations
Groundwster Vuinerabllity

cow Permeacility Drift Ceposits
BGS 1:625,C00 Sclid Geclegy

Environmental Sensitivity

Areas of Cutstanding Natural Beauty
Environmertally Sensitive Areas
Forest Parxs

Local Nature Reserves

Marine Nature Reserves

National Nature Reserves
Naticral Parks

National Sceric Areas

Nitrate Sensttive Areas

Nitrate Vulneraole Zornes

Samsar Sites

Nearest Surface Water Feature
Sites of Specal Scientific Interest
Special Areas of Conservation
Special Protection Areas

Water Absiracticrs

Source Protection Zones

Natural and Mining Related Hazards

Collapsible Grourd Staclity Hazards

Compressibie Ground Stability Hazards

Ground Dissolution Stability Hazaras
Landsiide Ground Stability Hazards

Running Sard Ground Stability Hazaras
Shrinking or Swelling Clay Subsidence Hazards

_ Non-Coal Mining Hazarcs

3Ground stability hazards are only searched to a radius of 50m from the Site boundary.

www.argyllenvironmental.com
AEL-0016-LSRE-712195
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QO 0 o000 000000000 oo0

3 N/A

o N/A
0 N/A
c N/A
c N/A
3 0
0 0
0 N/A
N/A N/A
N/A N/A
0 N/A
0 N/A
0 N/A
0 0
0 0
0 0
0 N/A
0 VA
N/A N/A
N/A N/A
0 0
1 N/A
0 0
0 0
0 0
0 0
0 N/A
c* N/A
o N/A
o N/A
o NA
0 N/A
i N/A
1 NA
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Natural and Mining Related Hazards
‘Radon Potential ' 1 N/A N/A
1

N/A N/A

_Brine Compensation Areas o]

Coal Mining Affected Areas 0 N/A N/A
Natural and Mining Cavities 0 0 N/A
Mining Instability 0 ¢ N/A
BGS Recarded Mineral Sites 0 0 N/A

Energy and Infrastructure

Ol and Gas Exploration No N/A

Wind Energy No N/A

Solar Energy No N/A

Other Renewable Energy No N/A

High Speed 2 No N/A

Crossrail No N/A
Tabular Summary Explanation

Argyll has carefully selectad a range of datasets which are considered eppropriate for the Intended use of this repor:. Each dataset /s ssarched to a set radius from the
Site boundary and the tabular summary is divided Into different search bands accordingly. If a database is searched and Information s found, then the numier of
recorde avalleble are detailed In the table above, if the databese was searched and no data was found, then a zero will be present. if a database was not searched
then the abbreviation N/A will be found, indicating this infarmation was not available at the radlus searched.,

Landfii Site Information

Pegistered landfill site boundarles (where available), are shown on the map as a red diagonal hatched polygon and raferred to In the map legend as Registerad Landfil
Sites. At present no complete national dataset exists for landfill site boundaries, therefore a poirt gric reference provided by the data supplier is used for some landtil
sites. The point grid refarences supplied provide only an approximate paosition, and can vary from the site entrance to the centrs of the sita. A point cannot properly
define landfill boundarles therefore Landmark constructs 2 250 metra or 100 metrs *buffar zone around the point to wam of the possible presence of landfill. The
“buffer® zone is shown on the map as an orange crosshatchad area and is referred 1o in the map legand as Potential Landfill Buffer.

Local Authority landfill data. is sourced from individual local authorities that were able to provide information on sites operating prior to the introdustion of the Control of
Polkttion Act (COPA) in 1874. Appropriate authorities are fisted under Local Authority Landill Coverage with an indication of whether or not they ware able to make
lendfill data available. Details of 2ny records idsmtified are disclosad, You should be aware that if the Iocal authority had landfil data but passed it to the relevant
Ervitonment Agency offics, it dues not necessarily mean that local authority landfil data is now ncludad in our cther Landill datasets. In addition if no data has been
made available for all or part of the search area, you should be aware thet a negative responss under ‘Local Authorty Recorded Landfill Sites' does not necessarily
conflrm that no local authority landfllls esist.

Subsidence Hazards

Information on subsidence hazards is provided by the British Geological Survey (BGS). Information present within 250m of the Site is reported under Natural and
Mining Related Hazards. Due to the leval of detail of this data and the complexities of the rsal world, the BGS recommends a precautionary apprmach wihen Lising
i infurmation and eciviges taking the worst reating noted for each dataset within the viclnity of a praperty. Mherefors, Argyll raports the pressnce of & graund
stablity or non-coal related mining hazard in the Risk Analysls section based on the highest reading found within 50m of the Site boundary.

www.argylienvironmental.com Intelligent Due Diligence
AEL-0016-LSRE-715195 11 18th March 2016
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Discharges

Discharge Consents

| i raet

1 Operator: United Utilities Water Limited, Property Type: Sewerage Network - Pumping 218m Sw
Station - Water Company, Location: Riverside Sps, Low Moor, Clitheroe, Lancashire,
Authortty: Environment Agency, North West Region, Catchment Area: Not Given, Permit
Ref: 017160135, Permit Version: 1, Effactive Date: 31st July 1881, Issued Date: Not
Supplied, Revocation Date: Not Supplied, Dischargs Type: Sewage Discharges -
Pumping Statlon - Water Company, Discharge Environment: Freshwater Stream/River,
Recsiving Water: River Ribble, Status: Pre National Rivers Authority Legislation where
issus date < 01/09/1989, Positional Accuracy: Located by supplier to within 100m.

2 Operator: United Utilities Water Limited, Property Type: Sewerage Network - Pumping 244m SW
Statlon - Water Company, Location: Low Moor Ps, Adj Roundabout, Ribbla Valley,
Lancashire, Authority: Environment Agency, North West Region, Catchment Area: Not
Given, Permit Ref: 01RIB0012, Permit Version: 1, Effective Date: 1st January 1995,
lssued Date: Not Supplied, Revocation Date: 13th April 2009, Discharge Type: Storm
/emergency overflow, Discharge Environment: Into And/Or Watercourse, Receaiving
Water: S.W. Systern, Status: Post National Rivers Authority Legisiation where issue date
> 31/08/1988, Posltlonal Accuracy: Located by supplier to within 100m.

3 Operator: United Utilties Water Limited, Property Type: Sewerage Network - Pumping 244m SW
Station - Water Company, Location: Low Moor Ps, Adj RoundaboLt, Ribbie Valley,
Lancashire, Authority: Environment Agency, North West Region, Catchment Area: Not
Supplied, Permit Ref: 01nb0012, Permit Versior: 2, Effective Date; 14th April 2008,
Issued Date: 14th April 2009, Revocation Date: Not Supplied, Discharge Type: Public
Sewage: Storm Sewage Overflow, Discharge Environment: Freshwater Stream/River,
Receiving Water: S.W. Systemn, Status: Varied under EPR 2010, Positional Accuracy:
Located by supplier to within 10m.

4 Operator: Shirebourne Fark Limited, Property Type: Other Tourist/Short Stay 248m SwW
Accommagation, Location: Shirebum Caravan Park Waddington Road, Edisford Bridge,
Clitheros, Lancashire, Bb7 3b, Authorlty: Environment Agency, North West Region,
Catchment Area: Ribble, Permit Ref: 017190786, Permit Version: 1, Effective Dats: 5th
June 2003, Issued Date: 5th June 2003, Revocation Date: 1st May 2014, Discharge
Type: Sewage And Trade Combined - Unspecifiad, Discharge Environment: Freshwater
Stream/River, Receiving Water: Bashall Brook Trib R. Ribble, Status: New Consent
(Water Resources Act 1991, Section 88 & Schedule 10 as amended by Environment
Act 1995}, Posttional Accuracy: Located by supplier to within 10m,

Contraventions

Substantiated Pollution Incident Register
Jop i Ditalls istance:
5 Authority: Environmaent Agency - North West Region, North Area, Date: 27th September 220m E
2011, Incident Ref: 926435, Pollutant: 1.0ther Sewage, Water Impact: Category 4 - No

Impact, Air impact: Category 2 - Significart Incident, Land Impact: Category 2 -
Significant Incidert, Poslitional Accuracy: Located by supplier to within 10m.

Waste/Landfill Sites

Local Authority Landfill Coverage
Lancashire County Gouncil - Had landfill data but passed it to the refevant environment agency
Ribble Valley Borough Gouncll - Had landiill data but passed it to the relevant environment agency

www.argylfenvironmental.com Intelligent Due Diligence
AEL-0016-LSRE-715185 13 18th March 2016



Historical Landfill Sites

6 Licence Halder: Not Suoplied, Location: Low Moor, Clitheroe, Lancashire, Name: 3m SE
Ashworths Farm, Operator L.ccation: Not Supplied, Boundary Accuracy: As Supglied,
Provider Reference: EAHLID07240, First Input Date: 318t Decemnter 1245, Last Imput
Date: 31st December 1945, Spacified Waste Type: Not Supplied, EA Waste Ref: 0,
Regis Ref: Not Supplied, WRC Ref: 230C/0195, BGS Ref: Net Supplied, Other Ref:
K1/03/045

wwww. argyllenvironmental.com intelligent Due Diligence
AEL-0016-1.SRE-715195 14 18th March 2016
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Historical Potentially Contaminative Uses

Potentially Contaminative Industrial Uses {Past Land Use)

1 Factory o~ works - use not specified, Date of Mapping: 1914-1955. 47m sw

2 Qil, petroleum & gas refining & storage, Date of Mapping: 1847-1933. 57m sw

3 Natural and man-made textile manufacture and products, Cate of Mapping: 1820, B4m S
www.argyllenvironmental.com Intelligent Due Diligence:

AEL-0016-LSRE-715195 16 18th March 2016



Aquifer Designation (Superficial)

i o’r’—@—ll—\ s i
burn
- _:_"‘_' B

Srephan

wndge
Aquifer Designations
g ::r:h Buffor Principal Aquifer
¢ Bearing Reference Paint D Secondary A Aquifer
N ] secondaryB Aquiter
‘. 1
D Secondary Undifferentiated
D Unproductive Stratn
- Unknown g
www.argyllenvironmental.com Inteligent Du Diigerce
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Aquifer Designation {Bedrock)

——

burn

Low
Moor

' Low Moor
Farm

“Hridge 7

"7 Site Boundary
{7 Search Buffer
 Bearing Reference Point

4+
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Aquifer Designations
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Principal Aquifer
Secondary A Aquifer

Secondary B Aquifer

Secondary Undifferentiated
Unproductive Strata

Unkriown
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Groundwater Vulnerability
Hydrogeology

Superficial Aquifer Designations

Unproductive Strata On Site -

The rock layers or drift deposits have a low permeability that have negligibie significance

for water supply or river base flow.

Secondary Aquifer - Undifferentiated 18m w
These aquifers have a variable permeability, ylelding varying amounts of groundwater at

different locations but not capabile of supporting water supplies at a more than a local

scale.

Secondary Aquifer - A 95m w
These aquifers are formed of modarately permsabis layers capable of supporting water

supplies at a local scale, and in some cases forming an impartant source of base flow to

rivers.

Unproductive Strata 127m w

The rock layers or drift deposits have a low permeabllity that have negligible significance
for water supply or river base flow.

nations

Bedrock Aquifer Desi

Secondary Aquifer - A On Site -

These aqulfers are formed of modsrately permeable iayers capable of supporting water
supplies at a local scale, and in some cases forming an important source of base flow to

rivers.
Groundwater Vulnerability
Map Id  Oastajs Distance  Dirsiction

Soil Classification: Soils of Low Leaching Potential - Solls in which pollutants are uniikely Cn Site -
to penetrate the soil layer because water movement is largely horizontal or they have

large ability to attenuate diffuse pollutants. Lateral flow from these soils contribute to

groundwater recharge elsewhere in the catchment, Map Scale: 1:100,000, Map Name:

Sheet 10 Central Lancaghire.

Geology

osits

Low Permeability Drift Dey

Low permeability drift deposits oceuring at the surface and overlying Major and Minor On Site -
Aquifers are head, clay-with-fiints, brickearth, peat, river terrace deposits and marine
and estuarine alluvium, Map Shest: Sheet 10 Central Lancashire, Scale: 1:100,000.

Low permeability drift deposits ocouring at the surface and overlying Major and Minor 195m w
Aquifers are head, clay-with-flints, brickearth, peat, river terrace deposits and marine
and estuarine alluvium, Map Sheet: Sheet 10 Central Lancashire, Scale: 1:100,000.

BGS 1:625,000 Solid Geology

Permlan Rocks (Undifferentiated). On Site -
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Sensitive |

Sl

f/
| Stephen ,.i-’r

“Hridge f !;f’ ‘T\

Sensmve Land Uses

{7 Sit= Boundary [4] Local Nature Reverve Ramsar Site

7 Search Buffer [H marine Matus Reserve *\_ Nearest Surface Water Feature

>ﬂ< Bearing Reference Point £} National Nature Resarve (=] Site of Special Sclentific Interest

+ Natioral Park [] special Aren of Conservation

{1 Aren of Outstanding Natural Beauty [1] Matorsl Scenic Area EZ special Protection Area

E Environmentally Sensitive Area m Nitrate Sensitive Area © Water Abstraction

T Forest Park [7] Witrate Vulnerable Zone offa Historicai Fiood Liability
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Low Moor
Farm

ow N

Source Protection Zones

7 Site Boundary . inner zone (Zone 1}
©7 search Butter ner zone - subswrface activity only (Zone 1c} Total estchment - subsurface activity only (Zone 3c)
¥ Bearing Reference Polnt

I rotst catchment zone 3

z OCuter zone {Zone 1} Special interest (Zons 4)

Quter zone - subsurface activity oniy {Zone 2¢) . Source Protection Zone Borshole
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Environmentally Sensitive Features

Nearest Surface Water Feature
Map D  Demis Distatica  Dirsalion
1 Surface water festiire identified in proximity. 41m NE

Natural and Mining Related Hazards

Subsidence
Coflapsible Ground Stability Hazards
Maplh [etals Distance:  Chrsction
Risk: Vary Low, Source: British Geologlcal Survey, Natioral Geoscience Information On Site -
Service.

Compressible Ground Stability Hazards
Mep'ID Dstals

Distanea  Dimagtian

Risk: No Hazard, Source: British Geological Survey, National Geoscience Information On Site -
Service.

Ground Dissolution Stability Hazards

Map B Detals, Diztarca  Direction
Risk: No Hazard, Source: Sritish Geological Survey, National Geoscience Imformation On Site -
Service.

Landslide Ground Stability Hazards

Map D Deially Distanos  Directian
Risk: Very Low, Source: British Geological Survey. National Geoscience Information On Site 7
Service.

Running Sand Ground Stability Hazards

Map D Detdiz Bistancn Direction
Risk: Very Low, Source: British Geological Survey, Natioral Geoscience Information On Site -
Service.

Shrinking or Swelfing Clay Subsidence Hazards

Map D Detgiis Dimarca  Direction
Risk: Very Low, Scurce: British Geological Survey, National Geoscience Information On Site -
Service.
Risk: Low, Source: British Geological Survay, National Geoscience Irfarmation Service. 13m w

Non-Coal Mining Hazards
Man D) Datals figtanca Direstion

Risk: Highty Unlikely, Source: British Geological Survey, National Geoscience 158m SE
Information Service.

Radon

Radon Potential

_ﬁ STANCE
The property is i a lower probability racen area, as less than 1% of homes are above On Site -
the action leve!, Source: Briish Geological Survey, National Geoscierce Information
Service.
www.argyllenvironmental.com inteliigent Due Diligence
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Radon Protective Measures

Map D Detalls Distarde  Directioh
None, Source: British Geologicat Survey, National Geoscience Information Service. On Site

www.argyllenvironmental.com
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m Energy & infrastructure Summary

-—

Fizk Evalugtion
Energy & (
infrastructure
Not ldentified
O Recommendaiions
None required.
Eneng; il Resull Distance
Oil and Gas 5 the property in an area licensed for onshore energy  No N/A
Exploration exploration and production?
is the property within 2km of a well used for energy No N/A
exploration or extraction?
Wind Energy is tre groperty within 4km of existing or proposed No N/A
wing farms o wind turbines?
<% solarEn s th rty within 24m of existing or g N N/A
o/t o ergy s the property in 2«m of existing or propose o
LI solar farms?
Other Renewabls  Is the property within 2km: of existing or croposed No N/A
Energy renewable power plarts?

s the property within 4km of the proposed H32 rail No N/A
iink?
.‘!_ Crossrall is the property within 2km of the Crossrail rail ink? No N/A
- i'-
www.argyllenvironmental.com Intelligent Due Diligence
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4l Flood Risk Screening

[ ——

ey
Hizk IzsL8 Evalugation

1. insurabliity Is the Site likely to ke insurable at standard terms? No

2. Development f developrment is proposed would a detalled Flood  Yes (Fuil)
Risk Assessment be required?

3. Flooding What is the overall risk of flooding, assuming High
dsfences fail or are absent or over-topped?

4, Flood Defences Are there existing flood defences that might benefit  Yes
the Site?

5, Effect What is the risk of flooding when these defences High

are operational?

Flood Analysis
River Coastal Ground Surface Other®
Water Pluvial
High = —
Moderate ta High
Moderate
Low to Moderate
N - —
Negligible Ca .
Argyll's The west of the Stte i located within a Flood Zone 3 owing to its proximity to the River

I Ribble located 71m west and historically flooded in 1965. Although fiood defences have
Comment heen identified along the banke of the rvar, the Site remans at a high risk of flooding
eccording to the Risk of Flooding from Rivers or Seas (RoFHS) dataset. You therefors
may wish to consider further assessment to inform the nstallation of property-levet
protection measures.

As the Site les within a Fiood Zone 3, any proposed redevelopment will need to be
accompanied by a Flood Risk Assessment (FRA} In accordance with the Natiorial
Planning Pollcy Framework (NPPF). The FRA should aim to guide Site design and layout
In order to mitigate flood nsk from all sources to future Site users and neighbounng
properties.

Post redevelopment buildings and contents insurance will be dependent upon the
inclusicn of any recommendations outlined in the FRA,

Z0ther factors influencing flood risk include historic flood events, geological indicators of flooding, proximate surface water features and elevation
above sea level.

www.argyllenvironmental.com Intelligent Due Diligence
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&3

Recommendations

1. Because Sie s pong 10 be redevelooes and 18 situatea within an Environment Agency
defined Slood Zone, a Flood Risk Assessment FRA; should e subrmied in ine with
government National Planning Policy Framewor« and assoclated technical guidanrce
(NPPF;. The aim of NPPF is ¢ prevent further development i areas of high flooa risk
which wouid place people and property at »sk. Froposed development in Flood Zones 2
or 3 rmust first undergo the Sequential Test to determine 1t alternative sites at a lower nsk
of fiooding are avaianie. Provicad suffcient eviaence can be provited to satisty the
Sequential Test, the proposed development must then pass the Exception Test The
Exception Test would require the developer to provide evidence that the developrment
peovides wider sustanaile benefits to the community that outweighs any flood nsk, that
the developmert will be safe and that flood nek can be managed effectively without
mcreasing the nsk of flooding elsewhere. This FLOODSOLUTIONS Commercial report can
be used to help develop an FRA, but further assessment would be recuired i order to
confinm the amount of additionat work which may be reguired.-As an intial step we wolld
recormmend an upgrade to 2 FLOODSOLUTIONS Corsult report. Thus will assess the risk
of floocding at the Site In greater detal and and provide a detaled proposal for a sutable
FRA. The cost of thus report will range from £500 to £1000 plus VAT and can be delivered
within approximately 10 workong days. .

2. It would be prudert to ask the vendor to confimn whether or not it 1s aware of arny
previous flooding at the Sie.

3. Yau may wish jo obtan nsuwrances lermnya prior to completion of this transaction

www.argylienvironmental.com Intelligent Due Diligence
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Current Flood Risk

Flood and Groundwater Risk

¢ Client Site & Area at risk of flooding from one source

#™ Area at risk of flooding fom
more than one source

Area at risk of
groundwater flooding

metres 9

0 50 100 200 *. Mot 2l feattires in legend . . i

¢ : i ) may be presen: in above map MNoming| scale at Ad paper size - 1:3,500 ;

i

Sondzns Ddnance Sy daty ‘:cms_\-;l capyright and ﬂn}é:z‘u; EEE ght 20D o - 1
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@ Additional Considerations

[tem Summa
Riparian A ripariar owrer describes enycne who owns a procerty where there ‘s a watercourse within or
Ownership aciacant 10 the bouncaries of their property.

Under common law, a riparian owner hes rignts and responsipilties relating 1o the stretch of
watercourse tha: falls witnin or basice the boundaries of their land. Their pramary responsipility is to keep
the watercourss free of any obstructions that could hinder normal water flow. If the riparian owner fails
to carry out their responsibilties, this couid result in civii actior.

A ripariar: owner should also check beore carrying olt any works near to the edge of a river, as such
works may be subject to tyelaws. If infinged, ‘his could lead to enforcement action by the Environmert
Agancy.

There is a presumption that the boundary between properties akoutting a watercourse is the centre line
of that waterceurse. To confirm whether this is the case, a solicitor should check the deeds or the Index
Map.

The Environment Agency has puilished usefid guldance “Living or: the edge” for cwners of fand or
property alongside & watercourse. Sometimes, the Environment Agency or otner crganisations
managing flood risk, may have statutory rights of access tC properties which adjoin a watercourse, This
may be for mainterance, repair or rebulilding of any part of tne watercourss or *or access to or repair of
monitoring equipmerit.

Development Sitas which lie close =0 {but do not adioin] a watercourse, may be subject to planning controls should

Control redsvelopment be considered. The Environment Agency are normally consulted regarding any
development within 2Cm of 2 Main Rivar and Internal Drainage Boards snoulz e simiarly contacted
regarding deveiopments close to drainage channels. Navigation authorifies ae normally consulted
regarding any development within 250m of a canal, eithough this varies on a gite by site basis.

The Environment Agency should also be contactad with regards to development (other thar minor
development) in Flood Zeones 2 and 3.

Sewer Flooding i times of extreme rainfall evertts sewers can overflow and cause local flooding. Ofwat's ‘DGS - At Risk
Registers’ record praperties that have flooded from sewers and are at risk of flooding again, with
separate registers for interna! and external flooding. The At Risk Registers are maintained by each of the
ten water and sewerage companies in England and Wales and details of properties subject 1o sewer
flooding are normally kept for bstween two and five years. These registers are not necessarily complete
as not alt episodes of past flooding may e recorded. The answer to this question is based on replies
given by the relevant water and sewsrage provider to specific enguiries. The response provided is
based on the information held. Sometimes, the water and sewerage provider is unable to confirm
whether the Site has flooded, but provides a response cased on all properties connected to a local
sewer network (normally up to ten houses). This is due to the way In which the data is coliected.

Argyll's f L whilst s assessment s primanky 3 flocd nsk sareening report, you may wish G consider the abieve
Comment potential tattity consicerations that fall outsioe the scope of e Floca Risk Screenid Mathodology
Araylt car provice adartional information on rpadian owrershen, develooment control gee sewer fooding.
The cost of this additonal infarmation 1S from £50 + VAT and any aisburssments
www.argyllenvironmental.com Intelligent Due Diigence
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Risk Management Options
Flooding can usually be managed by the installation of flood protection measures either on/within the building(s) or
across the Site. Flood protection measures can be divided into two categories; flood resistance and flood resilience.

Both flood resistance and flood resilience solutions can be integrated with design proposals for new build properties
or retro-fitted to existing properties. Specific flood protection packages can often include both resistance and
resilience measures, What is suitabie will depend on a number of factors including flood sourcs, likely flood depths,
property design and age.

Research conducted by CLG Sustainable Buildings Division and The Environment Agency revealed that installing
flood resistance measures may be inappropriate where likely flooding will be deep. Certain types of building
construction are unable to resist the pressure ioad placed on the exterior skin of the building by retained flood
waters. Generally a flood depth between 0.6m and 1.0m above ground level is used as a benchmark to decide
whether to consider flood resilience measures rather than rely on flood resistance measures. This is dependent on
the age and construction of the property.

Guideline Costs for Resistance Measures

Building Feature Cost Estimate for Baffles {+ VAT}
Standard (200mm) single door IE750

Standard (1800mm) double entrance door i 2950

Large roller shutter door (Up to 2,745mm span) 1£1,420 (inc channel)

Standard garage door i£1,400 - £1,575

Standard window (up to 1,240mm span) £750

l.arge window (1,240mm to 2,150mm span) £550 - £700

Single air brick £60/£90

Douicle air brick £80 - £230

Buikling Feature Cost Estimats for Tanking (+ VAT)
Tanking {of bassment, walls or floors) i £25 - £60 per metre?

System Component Tcost Estimate for Piumbing (+ VAT)
Simple non-return valve E£35 /£170

Sophisticated non-retum valve [£670 / £900

The costs above are for indicative budget purposes only. They are based on installing components of a standard
design and colour. if the Sits requires bespoke products, these are likely to cost more (for example, if the Site is in a
conservation area, different colours may be required).

If you require a property specific assessment of which measures are suitable, and a more accurate cost
appraisal, Argyll wiil need to compiete a FLOODSOLUTIONS Consuit Report. This report normally costs from
£600 to £1,000 (plus VAT) and provides more detailed Information on the Iikelihcod and, in particular, the
depth of all potential types of flooding. Argyll can also arrange for one of a panel of specialist contractors to
provide a tailored estimate for flood protection measures.
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Tabular Summary

Currant Fiood Bisk On-site 1-250m 261-500m

Flooding From Rivers or Sea i G 0
Flooding From Rivers or Sea {in an Extreme Flood) 2 i 0
Areas Bengfiting from Flood Defences C C 0
Flood Storage Areas 0 G 0]
Flood Defences 9] 0
Risk of Flocding from Rivers and Sea 1 Z 0
‘Groundwater Flood Risk 1 i o
Surface Water Flooding (1:75 year rainfall event) 0 3 0
Surface Water Flooding (1:200 vear rainfall event) o 3 0
Surface Water Flooding (1:1000 year rainfall evert) 0 3 0
Dam or Resarvolr Fajlure 0 0 0

Historlcal Flooding

Historleal Flood Everits { 0 0
1

Geological indicators o Flaading 0

Site Information Hasponse

Height of Site Above Sea Level 53.23m

Distance of Site Boundary to Nearest Water Feature 40.5m
Tabular Summary Explanation

Argyll has carsfully selected a range of datasats which are considered appropriate for the intended use of his report. Each dataset is searched to a set radiug from the
Site boundary and the tabular summary is divided inta different search bands accordingly. If a database is searched and information is tound, then the number of
records available are detalled i the table abova. If the databese was ssarched and no data was found, then a zero will be present. If a database was not searched
then the abbreviation N/A will be found, Indicating this information was not available at the radius searched.
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Current Flood Risk

Flooding from River or Sea (Flood Zone 3)

Detalls Distance  Heply or

Direction

Are there any flood plains within 500m? <501Tm YES

Type: Fluvial Models, Source: Environment Agency, Head Cffice, Boundary Accuracy: On Site -
As Supplied.

Flooding from River or Seain an Extreme Flood (Flood Zone 2)

Details Distanca  Heply or
Diraction

Are there any flood plains {extreme flood) within 500m? <501m YES

Type: Fluvial Models, Source: Environment Agency, Head Office, Boundary Accuracy: On Site

As Supplied.

Type: Fluvial Models and Fluvial Events, Source: Environment Agency, Head Office, On Site

Boundary Accuracy: As Supplied.

Type: Fluvial Events, Source: Environment Agency, Head Office, Boundary Accuracy: 131.8m w

As Supplied.

The Site (or part of i; 1s at a high risk of flooding from mvers and the sea._ as defined by the regulatory body's
Hood Map. The nisk of annual flooding is greater than 1% (from nvers) or greater than 0.5% (from the sea).
Properties m Flood Zone 3 may have difficudty m oitaining flood msurance (most nsurers will only cover risks of
less than 1.33% annus! probability). All deveiopment proposals would nesd o bs accompanied by a Flood Risk
Azsessment, in accordance with NPPF. Devslopments such as emergency services stations. basement
dwetlings and caravans, mobde homes and park homes for permanent residential use, etc. are not compatible
with this level of nsk. Significart planning constraints would apply to such developments as residential, care
homes, hotels, short-let caravan parks, camping, etc. Parts of the Site may be within an area of land where
water has to fiow or be stored In times of flood {>5% annual risk of flooding) within which severs planning
constraints apply. It i recommended *hat a FloodSoluhons Consult Report is undertaken to further define the
flood nsk Issues and potential development constraints.

Flood Defences

Distance  Raply or

Diraction

Are there any flood defences within 500m? <50tm YES

. | The Stte is below the base level at a flocd defence. Thers may therefore be a residual nsk of flocding should the
protection standard of the defences be exceeded (and the defences overtopped) or should the defence line fail.
" AFloodSolutions Consult Report could be undertaken in order to further define these risks.

Areas Benefiting from Flood Defences

Digtanca.  Heply o

Uiraction
Does the Site or any areas within 500m beneflt from flood defences? <501m NO
www.argyllenvironmental.com Intelligent Due Diligence
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"\ The Site is over 500m from an Area Benefiting trom: a Flood Defence. as defined by the regulatory body. The
i . residual nsk that the Site may flood if the protection standard of any flooc defsnces Is exceeded, or If the
defences fall, 1s insignficant

Flood Storage Areas

Detals Ciglance .  Reply or

Diraction

Are there any flood storage areas within 5C0m <50"m NO

'f“ “"ﬁ The Stte is over 500m from a Flood Storage Area (FSA) as defined by the regulatory body. These areas store

{‘,ﬁ flood water duning flood everts. it i$ unkely that any FSA presents any associated flood nisk to the Site,

Risk of Flooding from Rivers and Sea

Detajls [Figtancae  Raply or

Directian

What is the flood likelihood category for the Site? On Site high

() The Stte for part of it) has beeti defined as being at sigrificant fleod risk within the regulatory body's nsk

I :_,_}:} assesermant. This classfication relates to the locality as a whels, rather than the indwdual site and relates only to

- the nisk of coastal or aver flooding. Flood iInsurance may be difficutt to obtam for properties on the Site
Nevertheless, 1t is recommended that a FloodSolutions Consult Report 1s undertaken to further define the flood
risk to the Sits. @
The Environment Agency Data
The data In the Risk of Flooding from Rivers and Sea Property Flood Likelihood Database 1s sourced from The
Environment Agency s National Receptor Datasat (NRD). The iformation provided includes the flood likelhood
category low, moderate, or significant aceording to the flood likelihcod analysis. Some areas may be classified
as having no result. This occurs where there i no output data from the analysis. but the area falls within the
extrerne flood outline {with a 0.1% or 1 in 1000 chance of flooding n any year)
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Groundwater Flonding Risk

Detaijis Distance  Rephy or

Direction
What is the risk of groundwater fiooding at the Site? On Site low

Surface Water Flooding

Information from ESI indicates that there is a low risk of groundwater flooding in this area with a retum period of 1
in 100 years. There will be a remote possibility that incidence of groundwater flooding could lead to damage to
property or harm to other sensitive receptors at, or near, this location. For sensitive land uses further consideration
of srte topography, drainage, and histoncal information on flaoding In the local area should be undertaken by a
surtably qualified professional. Should there be any flooding it is likely to be limited to Seepages and wetsrlogged
ground, damage to basements and subsurfacs iInfrastructur » and should pase no significant risk to Ife. Surface
water flooding, however, may be exacerbated when groundwater levels are high

ES| Data

ES! provides data to Argyll n relation to groundwater flooding. Through research and development, budding on
therr expertise tn addressing groundwater flooding Issues far the Environment Agency and other clients in the UK,
ESI has developed aigorthms and calibrated predictions of the nsk of groundwater flooding occurring in England
and Wales. This differs from other suppliers of data regarding groundwater Wooding which anly report on the
susceptibility of groundwater flooding Susceptibilty merely has o be identified, whereas risk must be quantified.
The resuiting map 1s a 50x50m classtication o groundwater flooding nsk into four categories (Negligible, Low
Moderate end High). ESI's dlassifications are based on the level of nsk, combining seventy and uncertainty that &
stte will suffer groundwater flooding within a return peniod of about 100 years,

The map is a general purmoss ndicative screening tool. and is mtended to provide a useful inttial view for a wide
variety of applications. Howsver, 1t does not provide an altermative to a site specific assessment, and a detalled risk
assessment should be used for any site where the iImpact of groundwater flooding would have significant adverss
cONsequencas.

Distanca Reply ar

Diraction

What i the risk of surface water flooding at the Stte following & 1 in 75 year rainfall OnSite  neglgble
evert?

What is the risk of surface water flooding at the Site following a 1 in 200 year rainfall On Site negligible
event?

What is the risk of surface water flooding at the Site following 1 in 1,000 year rainfafl On Site negligibie
evert?

@ JBA Risk Management Data

Surface Water Flooding - information regarding the nsk of natural surface water or pluvial flooding. The risk s
classified by JBA nto four categories, negligible, low {more than 0.1m), medium {more than 0.3m) and high
(more than 1m) which reflact varying depths of potertial surface water flooding during a range of rainfall everts
including 1 75 year, 1.200 year and 11,000 year cvents

www.argyllenvirocnmental.com Inteiligent Due Diligence
AEL-0016-LSRE-715195 33 18th March 2018



Historical Flooding

Historic Flood Events

Distancs Feply or

Diection

Have any historic flood events cccurrec at the Site or within 500m? <50tm YES

) The regulatory body's records Indicate that the Site has fiooded in the past A prudent purchaser should ask
v e relevant authortties and the Site owner whether they are aware of any previous flooding at the Stte or In the
S surrounding area. it would be possible to ask the regulatory body for more details of the recorded incident of
past flooding. However, thew records are not comprehensive. Please contact us for further mformation.

Environment Agency Data

Historic Flood Outlires - The £A nas collated extansive records (inchuding outhnes,) of fiooding from rvers, the
gsea or groundwatar which have occurred in England and Wales since 6. 1956 Tris mformartion comes from
various sourcas mcluding maps, aeried photographs and private records. It is not necessarily comprehensive

Geological Indicators of Flooding

Cetaits Distancea Raply o

Clraction
Are there any geclogical deposits which indicate tne Site may have been flooded in <26m NO
the past?

"™ Data from the British Gedlogical Survey (BGS) indicates that the type of deposfta In the locality of the Site are
. .J.r not ot the type normaly associated with fioodplairis. However, thrs data should only be considered as

7 complementary to the regulatory body's Flood Map. This RGS data does hot indicate the likelihood of flooding,
since such deposis may be due to flood events which ocourred thousarids of years ago. Refer to the other
assaEsments N this report for an overall assessment of flood sk,

British Geological Survey Data

Geological Indicators of Flooding ~ The BGS Geadlogical Indicators of Flooding (GIF) data set s a digital map
ased on the BGS Digttal Geological Map of Great Britain at the 150,000 scale (DiGMapGB-50}. It was
produced by charactensing Superficial [Onft) Depoaits ont DIGMapGB-50 in terms of therr lely vuinerability to
flooding, either from coastal or infand weter flow and reflects areas which may have floeded in the recert
geological past. This normally relfates to flooding which happened many thousands of years ago.
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Other Flood Information

Height Above Sea Level
Detaile Direction  Reply or
Dirgiation
Maximum height of the Site above sea level On Site 54.80m
Minimum height of the Site above sea level On Site 51.50m
Average height of the Site above sea level On Site 53.23m

The Site 15 at a relatively high elevation above ssa level. However, this is not in itself indicative of the anssnce of
flood nsk and reference should be made to other assessments within this report,

Distance to Water Featuras

Datalis Direstion f:lﬁ_l:l-|'p' of
Direction
Ara there any water features within 500m? <501m YES
Surface water feature 40.5m N
Suriace water feature 248.1m Sw

There Is a water teature shown on the Ordnance Survey within 250m of the Site. This does riot represent a flood
nsk n self, but its presence has besn taken into account in the overall risk assessment m this Report.

Dam or Reservoir Failure

Detalla Distance  Reply or
Qirection

Is there a risk of the Site being affacted by the failure of a nearby dam or reservoir? On Site NO

.

@ Nesther the Ste nor areas near to t will be lialy 1o fiood i a dam or reservorr in the surrounding area failed.

JBA Risk Management Data

Dam or Reservorr Failure — JBA has modelied approximately 1700 dams and reservoirs across the UK which
are constdered to pose the greatest risks to peopls and property These modeis are able to predict the areas
likely to flaod on all sides of a feature, should an element of it fai e.g. & wall, dam or earth bund.
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Argyll Environmental Limited
1% Flocr

98 - 59 Queens Road

Brighton

BNT 3XF

www argyllervironmenial, com

Ersura Limized (for Environmental insurance)
1% Flocr

98 — 89 Queens Road

Brighton

BN 3XF

WAL BNSLIE, GO, Uk

Envircnment Agency National Customer Contact Centre {NCCC)
PO Box 544

t ancashire Courty Council Waste Management Groeup
Environment Directorate

W loncaghire.gon.uk
Rible Valley Borough Council Ewironmenial Health Department
Council Offices

iy rEieyalen, QoK

British Geological Survey Enquiry Service
British Geological Survey

mg.ggs.ac,uh

Please nots that the Environment Agency / SEPA have a charging policy in place for snguiries. When contacting these
agencies please mention that this data as ceen received from the Landmark database, alternatively Argy

Telephane 0845 458 5250
orgers@argyllsnviro.com

Telephone 0845 652 8585
Fax 0845 652 BGEE
info@ensura.co.uk

Telephone 63708 506 506
Telephone

Telephone 01200 425113
Fax: 01200 28339
Telgphone 0115 936 3143

Fax: 0115 936 3276
enquiries@ngs.ac.uk

Uimited wouid be pleased to assist with consuitation 1o the above podies. Please contact us for a quotation.
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The Site Solutions reports have besn designed to assist in making informed decisions during property transactions,
The Report is a desktop assessment of direct liabilities (Liabilitles) which could affect the owner /occupier of the Site
and arise under Part 24 of the Environmental Protection Act 1990 and/or equivalent requirements under the
planning regime and/or the Water Resources Act 19914, (Relevart Legislation). If a rigk is identified, then a number of
options for finding out mors about the risk, managing It or transferring it are proposed.

The assessment of environmental liability under the Relevant Legislation is based upon the principls of dstermining
the presence of a plausible contarminant-pattway-receptor relationship (a contaminant linkage). A ‘contaminant’ is a
source of contamination, a ‘pathway’ is a medium through which the contamination can mobilise and ‘a recaptor’ is
a person or entity that could be detrimentally affected by the contamination. If all three are Identified, then a
‘plausible contaminant-pathway-receptor relationship’ may be present. By definition, this Is one which Argyll belioves
could result in significant harm, a significant possibility of significant harm or significant poliution or the possibility of
significant pollution to Controlled Waters,

In our assessment we use the following test to decide if there is a potential liability affecting the Site. For the purpose
of this assessment a site where a potential Liability has been identified is defined as follows:

A Site which, from the information assessed by Argyll, is considered to have the potential of being affected by

The term Liabilities is defined within the scope of this assessment to mean, remedial works under Part 2A of the
Environmental Protection Act 1990 (or where appropriate, equivalent requirements under the planning regime)
and/or the Water Resources Act 1991 which may result in direct liability for the site owner/occupier,

The assessment within the Report has been produced and quality checked by a team of qualified environmental
professionals. The assessment is based upon a manual review of the data contained within the Data Section of this
Report and of 1:2500 and 1:1250 (where available) scale historical mapping.

1.The Contaminated Land Regime; and

2.The Environmental Damage Regulations (EDR} 2009.

The Environment Agency has designed a generic framework for conducting ecological risk assessment (see
Assessing Risk to Ecosystems from Land Contamination, R&D Technical Report P29g, EA 2002), This recommands
a tiered approach in fing with best practice for human heatth and controlled water risk assessmerit arid defines
Relevant Ecological Receptors as any of the Relsvant Types of Recaptor as set out in Tabie 1 of Defra Statutory
Guidance on Contaminated Land dated April 2012

Argyll assesses Relevant Ecological Receptors as part of its assessment process. To do S0 it uses the Argyll
EcoRisk model which was developed and tested in consultation with leading experts and is based on the
Environment Agency framework.

The Environmental Damage (Prevention and Remediation) Regulations 2009 were introduced on 1 March 2009 to
implement the provigions of the European Commission's Environmental Liabifity Directive into taw In England 5. The
aim of EDR is to prevent and remedy damage to protected species or natural habitats or & site of special scientific
interest, surface water, groundwater or to land. 'Ervironmental damage' has a specific meaning in the Regulations,
and covers only the most severe cases, Existing legislation with provisions for environmental liability remains in place.
The Regulations apply on land in England and on the seabed around the UK up to the limits set out in the
Continental Shelf Act 1964, and to waters in the Renewable Energy Zone, which extends approximately 200 miles
out to sea.

Argyll does not consider the standard of current operations, but reports the potential for environmental damage
based on the location of EDR Receptors around the Site,

* Water Erwironrment (Controlled Activities){Scotland) Regulations 2005 where appropriate.
° Environmental Damage (Prevention ang Remmediation) (Wales) Regulations 2009 or Environmental Damage (Prevention and Ramediation)

(Scotland) Regulations where appropriata,
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When conducting either assessment, Argyll will primarily assess information provided in the Data section of the
Report. However, in some cases Argylt may choose o supplemsnt this with freely avallaile public information such

as that provided by Natural England and/or information provided by the Argyll Europa System.

Liability Assessment

In this section Argyll will report on any potential soil and groundwater liabifties which it considers are associated with
the Site. Our assessment of Liability is based upon the proposed and current use of the Site (as supplied by the
client} in line with current Bovernment guidance.

There will be one of the following three responses:
lAssassment [Uabllity Statement & explanation t Defra Category” |

'PASSED ! Within the scope of this assessment no Liabllities have been 13 or4

! identified. No further action is required.

t | This statement indicates that within the scope of this assessment, no
lissues have been identified that are fikely to resuit in significant cost
liabilities under Relevant ltegisiazi_on.

[PASSED : Within the scope of this assessment r;o Liabillties have been
| identifled. However, your attention is drawn to the prudent enquiries
' suggested below. |

' This statement indicates that within the scope of this assessment, no
issues have heen identified that are likely to result in significant cost
iabilities under Relevart Legislation. However, & client may wish to obtain
;  further information about other issues disclosed in the Report, which |
: . could be material. !

} T == e ==

\FURTHER ' Potential Liabilities have ben identified under Part 2Aofthe - Potentially 1 or 2
iACTlON 'Environmental Protection Act 1990 {or where appropriate, equivalent

3oréd i

|  requirements under the planning regime) and/or the Water Resources
‘Act 1991% To quantify these you may decide to undertake a more
' detalled assessment through the recommendation(s) set out balow.

| This statement indicates that within the scope of this assessment, an
ligsue of a number of issues have been identified that are likely to resuft in
! signifficant cost liabilities under Relevant Legislation. In this event,

; | recommendations are made, in order that additional information is

i ' collected so that the liabilities may be more accurately assessed.

= According to Defra's updated Statutory Guidance on Contaminated Land, Regulators have a four-stage testto
decide when land is and is not contaminated. Category 1 and Category 2 gites would encompass land which is
capabie of being determined as contaminated land, whereas Category 3 and Category 4 sites would encompass
tand which is not capable of being determined as contaminated land.

Limitations of the Report

The Site Solutions reports have been designed to satisfy standard environmental due-diligence enguiries. as
recommended by the Law Society's contaminated land warning card. Itis a ‘ramote’ investigation and reviews only
irformation provided by the client and from the databases of publicly available information that have been chosen to
enable a desk based environmental assessment of the Site. The Report does not include a site investigation, nor
does Argyll make specific information requests of the regulatory authorities for any relevant information they may
hold. Therefore, Argyll cannot guarantee thet all land uses or factors of concern will have been identified by the
Report.

The information in the Data Section of the Report is derived from a number of statutory and non-statutory sources.
While every effort is made to ensure accuracy, Argyll cannot guarantee the accuracy or completeness of such
information or data. Argyll will not accept responsibility for inaccurate data provided by external data providers.
Further information regarding our risk assessment metnodology is provided in the Products and Services User
Manual which is available free of charge from the client area of our website www.argyjlenvironmental.com. For
further information regarding the datasets reviewed within our assessment, please contact one of our technical team
on 0845 458 5250. This report is provided under The Argylt Environmental Terms and Conditions for Data Reports,
a copy of which is avallable on our website.

&yater Enviccnment {Contralled ActivitiesiScctiand) Regulations 2005 where appropriate.
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Flood Risk Screening Methodology

This section of the report is a desktop flood risk screening, designed to enable property professionals to assess the
risk of flooding at residertial sites. it examines three areas; how flood risk affects the availability of insurance for a
site; how flood risk affects the potential to redevelop a site; and the overall risk of flooding at a site {taking into
account any flood defences present). The report considers current Government guidance including the National
Planning Policy Framework (NPPF) and the agreemnent between insurance companies and central Government. The
report has been produced and quality-checked by qualified flood risk specialists using the data contained in this

report.

Executive Summary and Consultants Comment

In this section Argyll will summarise in a staternent whether any significant flood risks have been identified and
whether insurance is likely to be available at Standard Terms.

There will be one of the following three responses:

'Assessment Risk Statement
PASSED The Site is not considered to be at a significant risk of flooding. Insurance is likely to be availabig

( at standard terms,

PASSED The Site is located within an area which is at risk of flooding. In most cases Insurance should be
( available at standard terms, However, this will be dependent on site specific factors and we
recommend contacting your insurance broker before proceeding with any transaction,

l

FURTHER The Site Is located within an arsa which is at risk of flooding and as a resuff Insurance may not be

ACTION avallable at standard terms, However, this will be dependent on site specific factors and we
récommend contacting your insurance broker before proceeding with any transaction,
L

Insurance Availability

may access additional information which could affect their assessment.

Under the Association of British Insurers' Revised Statement of Principles on the Provision of Floading Insurance
{July 2008), the genaral noficy of member compariies is that flood insurance for domestic properties and small
businesses should continue to be availabie for as many customers as possible unti] 1st July 2013, by which time a
longer term solution should be implemented. The premiums charged and other terms will reflect the risk of flooding
but insurance will be available:

1. for properties where the flood risk is not significant (generally defined as no waorse than 1.33% or 1-in-75
years annual probabiiity of flooding}; and

2. to existing domestic property and small business Customers at significant fisk, providing the Envirornment
Agency has announced plans to reduce that rigk within five years, such as improving flood defences, (The

commitment to offer cover will extend to the new owner of any applicable property subject to satisfactory

information about the new owner),

However, for significant rigk areas where no improvermnents In flood defences are planned, and in all cases other than

to properties built after 1st January 2009. Different guidance applies to these (ses Climata Change - Guidance on
Insurance Issues for New Developments from Www.abi.org.uk),

The responses to the Qquestion 'Is the Site likely to be insurable at standard terms?’ assume the Site is an existing
domestic property or small business and makes no allowance for previous claims arising from any type of fiooding,
nor for non-flood related risks such as subsidence.
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| Response Meaning

!__——__—.,4— e — e et e e e e e — ———— RIS |
|Yos . 1 The Site is Ikely to be considered acceptaile by insurance compenies at standard terms and

i | flood Insurance should not be difficult to obtain. No further action reguired.

;l No @The Site is not likely to be considerea acceptable by insurance com panies at standard terms, on

' the basis of current information. Further work may be required in order 0 obtain acceptaple
' | insurance terms tor tne flood risk. This coule: include a more datailed risk assessment or the use
| of accredited products, fiood resifient materials and terrporary defences to defenc the property.

Development Risk

Argyll comments on whether a full or partial Flood Rigk Assessment (FRA} would be required in accordance with
National Planning Policy Framework (NPPF). The answer to Question 2 (on page 3) is indicative only and is based on
the size of the Site (as supplied by the client) and the information in the data section of this report.

NPPF sets out Government policy on development and flood risk. Its aims are to ensure that flood risk is taken into
account at all stages in the planning process to avoid inappropriate developrment in areas at risk of flooding, and to
direct development away from areas of highest risk. Where new development is exceptionally necessary, NPPF alms
10 make it safe, without increasing flood risk elsewhere, and, where possible, reducing flood risk overall.

A separate Drainage impact Assessment may be required in addition to an FRAto demonstrate that development of
the Site will not adversely affect fiood risk elsewhere.

PR —_— e

: Response : Meaning

'!...__f,__,_______.______.f___- - — e e R — )

{¥es (Full ' if the Site was redeveloped, 2 full Flood Risk Assessment is fkely to be required which should 1

! ' include a Drainage Impact Assessment.

;Yes {Drainage) # the Site was redevelopad, 8 full Flood Risk Assessment may not be required however, given the ;

i gze of the Site, a Drainage Impact Assessment may ke necessary. i

No if the Site was to ke redeveloped, no further flood assessment is likely to be required. 5
Flood Risk Rating

Argyll provides an overall flood risk rating based on an assessment of the data provided within this report. It does so
by asking two guestions:
3. What is the overall risk of flooding, assuming flood defence fall or are absent or overtopped?

The answer to Question 3 (on page 3) provides a worst case scenario assuming there are either no defences in the
area, that any defences in the area could fail, primarily as a result of river or coastal flooding, or are overtopped by
excessive flood volumes.

4. Are there existing flood defences which might benefit the Site?

The answer to Question 4 (on page 3) is based on the presence of any flood defences in the dataset provided by
the Environment Agency within 500m of the Site. it should be noted that a residual risk of flooding may be present if
such defences failed. Flood defences do not generally protect the Site against groundwater and surface water
flooding.

If defences are present within 250m, a further question is asked:

5. What is the risk of flooding when these defences are operational?
This assesses the risk from flooding, assuming these defences work as intended and neither fail nor are overtopped.
Questions 3 and b are answered by one of six standard responses.
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Response Meaning

Negligible The overall flood risk rating for the Site is assessed to be 'Negligible'. Existing datasets do not
indicata any risk at the Site itself, or any feature within the iocality of the Site, which would be
expected to pose a threat of flooding. It is not considerad that any further investigations are

necessary in regard to fload risk.

Low The overall fiood risk rating for the Site Is assessad to be 'Low’, Although large sites {over 1
hectare) would require a Drainage Impact Assessment to accompany any planning application, it
Is not considered necessary to undertake any other further Investigations into the flood risk to the
Site.

Low to Moderate The overall flood risk rating for the Site Is assessed to be 'Low to Maderate'. The presence of
such features as flood defances, flood storage areas and watercourses within the locality of the

Site suggests that there may be a risk of flocding to the Site itself. Further investigations could be
undertaken to further assess this risk.

Moderate The overall flood risk rating for the Stte is assessed to be 'Moderate'. Information from existing
datasets suggests that thers are certain features which may present a rigk to the Site and fts
occupants, Further assessment would normally be suggested as a prudent measure to clarify the
risk of flooding at the Site.

Moderate to High The overall flood risk rating for Site Is assessed to be "Moderate to High', Information fram
existing datasets suggests that there are certgin features which may present & significant risk to
the Site and its occuparnts. Further assessment is usually recommended In order to clarify the risk
of flooding at the Site.

High The overall flood risk rating for Site is assessed to be "High', with a consequent risk to life and
property. This means that existing datasets reveal significant fiood rigk Issues which need to be
addressed, Further assessment is usually recommended in order to clarify the risk of flooding at
the Site.

Flood Analysis

The flood risk gauges provide a more detailed analysis of the risk from each of the four main types of flooding — river,
coastal, groundwater and surface water. In addttion, a fifth gauge provides an analysis of other factors (.e. historic
flood events, geological deposits which are indicative of past flooding, proximity to surface water features and
elevation above sea level) that may affect the overall flood risk. For surface water flooding, only the risk rating
generated from the 1:200 year rainfall event data is included In the overall risk assessment. The data on 1:75 year
and 1:1,000 year rainfall events is provided for information only. For further information on each of these types of
flooding, please refer to the Argyll FloodSolutions User Guide.

This analysis takes into account any existing flood defences that are intended to protect the Site and assumes that
these work as designed. The analysis also takes into account the other information contained in those data sections
of the report which are relevant to that particular type of flooding. The assessment of the risk as shown in the flood
gauge should therefors take priority over the information Int the individual data sections of the report,

Limitations of the Report

The FloodSolutions Residence report has been designed to satisfy basic flood-related environmental due-diligence
enquiries for residential properties. It is a desktop review of information provided by the client and from selected
private and public databases. It does not include a site Investigation, nor are specific Information requests made of
the regulatory authorities for any relevant information (other than local water and sewerage providers). Therefore,
Argyll cannot guarantee that all issues of concem will be identified by this report, or that the data and information
supplied to it by third parties is accurate and complete.

This report includes an assessment of surface water flooding which examines the risk of the general dralnage
network overflowing during periods of extreme rainfall. This report does not make a detalled site-spacific

may cause surface water flooding such as the blockage or failure of structures on or within watercourses, drains,
foul sewers, water mains, canals and other water infrastructurs; and any history of draing fiooding at the Site or in

The Risk of Flooding from Rivers and Sea dataset provided by The Environment Agency does take account of failure
of flood defences but does rot take into account particular local or temporary factors such as blockage. The
Environment Agency data does not include fiood risk from very small catchments as models of such small scale
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catchments are not considered to be refiable for UK-wide flood risk assessments. The potential impact of climate
change on flood risk to the Site would require further study.

When answering any questions within this report, current applicable legislation is taken into account,

The data used in this report may have inherent limitations and qualifications. Further details are set out in the
FloodSolutions User Guide which is available free of charge from our website www.argvllenvironmental.com , or by
caling one of our technical team on 0845 458 5250.

This report is provided under The Argyll Environmentai Limited Conditions of Contract for SITESOLUTIONS and
FLOODSOLUTIONS Reports (May 2011), a copy of which is avaliable on our website
www.argyllenvironmental.com , or by calling one of our technical team on 0845 458 5250

Flood Glossary

Business Continulty Plan

A business continuity plan is a strategic plan of action for a business to implement in an emergency (i.e. flood event).
This plan ensures a business can continue 1o operate during emergency situations and reduces the risk of suffering
avoidabie losses. For example, It may cover such items as emergency accommodation and computer back up off
site.

Flood Evacuation Plan

A flood evacuation plan sets out clear steps to ensure the safe evacuation of staff during a flood. It will form part of
the Business Continuity Pian.

Coastal Flooding

Coastal ficoding is the inundation of land areas along the coast caused by sea water rising above normal tidal
conditions. Coastal flooding can arise from a combination of high tides, wind induced tidal surge, storm surge
created by low pressure and wave action.

Flood Resistance Measures

These measures are designed to prevent flood water from entering the buildings on Site.

Flood Resilience Measures

These measures are intended to make buildings more resilient to flood damage so that they recover more quickly
from flooding. They are not desigred to prevent flood water entering the property.

Flood Risk Assessment

A full Flood Risk Assessment (FRA) Report is a bespoke report required under NPPF far any development site within
Environment Agency Flood Zones 2 or 3 and/or any development site larger than 1 hectare. These reporis are
generally prepared following hiaison with the Local Planning Authority and the application of the sequential test.
Flood Zone 1

An area of low probability of fiooding as defined by the Environment Agency - & flood return period of 1 in 1,000 or
more.

Fiood Zone 2

An area of mediurm probability of flooding as defined by the Environment Agency - a flood return period between 1
in 100 to 1 in 1,000 for river fiooding and 1in 200 to 1 in 1,000 for coastal flooding.

Flood Zone 3a

An area of high probability of flooding as defined by the Environment Agency — & flood retum period between 1in 20
to 1 in 100 for river flooding and 1 in 200 for coastal flooding.

Flood Zone 3b

This area is a functional floodplain as defined by the Environment Agency. It is an area which Is designed to flood —a
flood return pericd of 1 in 20 or less.

Groundwater Flooding

Groundwater flooding occurs when ground water lavels increase sufficiently for the water table to intersect the
ground surface. Groundwater flooding can occur in a variety of geological settings including valleys and in areas
underlain by chalk, and in river valleys with thick deposits of alluvium and river gravels.

NPPF
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This refates to the National Planning Policy Framework and the associated Technical Guidance.

Pluvial (Surface Water) Flooding |

Pluvial flooding results from rairfall running over ground before entering a watercourse or sewer. It is usually
associated with high intensity rainfall events (typically greater than 30mm per hour) but can also occur with lower
intensity rainfall or melting snow where the ground is already saturated, frozen, developed (for example in an urban
setting) or otherwise has low permeability.

Retum Period

Retum periods are a measure of how likely flooding is to oceur. They are commonly expressed as a ratio (for
example 1 in 75 or 1:75). This means that this level of flooding is expected once in every 75 years,

River Flooding

River flooding malnly happens when the river catchment {that Is the area of land that feeds water into the river and
the streams that flow into the main river) receives greater than usual amounts of water (for example through rainfall
or metting of snow). The amount of runoff depends on the soil type, catchment steepness, drainage characteristics,
agriculture and urbanisation as well as the saturation of the catchment. The extra water causes the level of the water
in the river to rise above its banks or retaining structures,
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This search has been produced by Argyll Environmental Ltd, 1 % Floor, 98 — 99 Queens Road, Brighton, BN1 3XF.
Telephone: 0845 458 5250, e-mail: orders@argylien iro. which is registered with the Property Codes
Compliance Board (PCCB) as a subscriber to the Search Code. The PCCB independently monitors how registered
firms maintain compiiance with the Code.

The Search Code:

- provides protection for homebuyers, sellers, estate agents, conveyancers and mortgage lenders who rely
on the information Included in property search reports undertaken by subscribers on residential and
commercial property within the United Kingdom

. sets out minimum standards which firms compiling and selting search reports have to meet

- promotss the best practice and quality standards within the industry for the benefit of consumers and
property professionals

. enables consumers and property professionals to have coniidence in firms which subscribe to the code,
their producis and services.

By giving you this informatior, the search firm is confirming that they keep to the principles of the Code. This
provides important protection for you.
The Code's core principles

Firms which subscribe to the Search Code will:
« display the Search Code logo prominently on their search reports
«  act with integrity and carry out work with due skill, care ard diligence
. at all times maintain adequale and appropriate insurance to protect consumers
. conduct business in an honest, fair and professional manner
«  handle complaints speedity and fairy
. ensure that products and services comply with industry registration rules and standards and relevant laws
- monitor their compliance with the Code

Complaints

If you have a guery or complant about your search, you should raise it directly with the search firm, and if
appropriate ask for any compiaint to be considsared under their formal internal complaints procedure. If you remain
dissatisfied with the firm's final response, after your complaint has been formally considered, or if the firm has
excesded the response timescales, you may refer your complaint for consideration under The Property Ombudsman
scheme (TPOs). The Ombudsman can award compensation of up to £5,000 to you if he finds that you have suffered
actual loss as a result of your search provider falling to keep to the Code.

Please note that all queries or complaints regarding your search should be directed to your search provider in the
first instance, not to TPOs or to the PCCB.

TPQs Contact Details:

The Property Ombudsman scheme
Milford House

43-55 Milford Street

Salisbury

Wiltshire SP1 2BP

Tel: 01722 333306

Fax: 01722 332296

Email: admin@tpos.co.uk

You can get more information about the PCCB from www.propertycodes.org.uk.
PLEASE ASK YOUR SEARCH PROVIDER IF YOU WOULD LIKE A COPY OF THE SEARCH CODE
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Complaints procedure
if you want to make a complaint, we will:

*  Acknowledge it within 5 working days of receipt.

*  Normally deal with it fully and provide a final response, in writing, within 20 working days of recsipt.

Keep you informed by letter, telephone or e-mail, as you prefer, if we need more time.
= Provide a final response, in writing, at the latest within 40 working days of receipt.
- Liaise, at your request, with anyone acting formally on your behalf.

Compiealints should be sent to:

Legal Director

Argyll Environmental |_td
1¢ Floor

98 - 99 Queens Road
Brighton

BN1 3XF

Telephone: 0845 458 5250
Email: orders@argyilenviro.com

if you are not satisfisd with our final response, or if we exceed the response timescales, you may refer the complaint
to The Property Ombudsman scheme (TPOs): Tel: 61722 333306, E-mail: admin@tpos.co.uk

We will co-operate fully with the Ombudsman during an investigation and comply with his final decision.
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