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LIMITATIONS OF REPORT 
 
This consultancy report was compiled and carried out by IGE Consulting Limited (‘IGE’) for the client, as defined in the main report (the 
‘client’), on the basis of a defined programme and scope of works and the terms of a contract between IGE and the client. IGE undertook 
this with all reasonable skill and care, taking into account the limits of the scope of works required by the client, the prevailing site 
conditions, the time scale involved and the resources, including financial and manpower resources, agreed between IGE and the client. 
IGE cannot accept responsibility to any parties whatsoever, following the issue of this report, for any matters arising which may be 
considered outwith the agreed scope of works. 
 
Unless otherwise agreed this report has been prepared exclusively for the use and reliance of the client in accordance with generally 
accepted consulting practices. This report may not be relied upon, or transferred to, by any other party without the written agreement of 
its author. If a third party relies on this report, it does so wholly at its own and sole risk and IGE disclaims any liability to such parties. 
 
It is IGE's understanding that this report is to be used for the purpose described in the ‘Brief’ section of this report. That purpose was a 
significant factor in determining the scope and the services to be provided. Should the purpose for which the report is used, or the proposed 
use of the site change, this report may no longer be valid and any further use of, or reliance upon the report in those circumstances by 
the client without IGE’s review and advice shall be at the client's sole and own risk. 
 
The information contained in this report is protected by disclosure under Part 3 of the Environmental Information Regulations 2004 
pursuant to the provisions of Regulation 12(5) without the consent in writing of a Director of IGE. 
 
This report is a function of the date it was written and should be read in light of any subsequent changes in legislation, statutory 
requirements and industry practices. Ground conditions can also change over time and further investigations or assessment should be 
made if there is any significant delay in acting on the findings of this report. The passage of time may result in changes in site conditions, 
regulatory or other legal provisions, technology or economic conditions which could render the report inaccurate or unreliable. The 
information and conclusions contained in this report should not be relied upon in the future without the written advice of IGE. In the absence 
of such written advice of IGE, reliance on the report in the future shall be at the client's own and sole risk. Should IGE be requested to 
review the report in the future, IGE shall be entitled to additional payment at the then existing rate or such other terms as may be agreed 
between IGE and the client. 

 
The observations and conclusions described in this report are based solely upon the scope of works agreed between the client and IGE. 
IGE has not performed any observations, investigations, studies or testing not specifically set out or mentioned within this report. IGE is 
not liable for the existence of any condition, the discovery of which would require performance of services not otherwise contained in the 
agreed scope of works. For the avoidance of doubt, this report is strictly limited to the nature of contamination contained within the ground 
and groundwater at the site. The report does not cover environmental aspects such as air or noise pollution and ground vibrations and 
the like. In addition, ecological matters relating to wildlife, flora and fauna have not been investigated as part of this report. In particular, 
the site has not been inspected for the presence or otherwise of invasive species (e.g. Japanese Knotweed). It is recommended that the 
client appoints a specialist in this subject to carry out a detailed inspection / survey of the site if its presence is suspected. Where mention 
has been made to the suspected presence asbestos or asbestos-containing materials this is for indicative purposes only and does not 
constitute or replace full and proper surveys.  
 
Throughout the report the term ‘geotechnical’ is used to describe aspects relating to the physical nature of the site (such as foundation 
requirements) and the term ‘geo-environmental’ is used to describe aspects relating to ground-related environmental issues (such as 
potential contamination). However, it should be appreciated that this is an integrated investigation and these two main aspects are inter-
related. The geo-environmental sections are written in broad agreement with BS 10175:2011+A2 2017.  
 
  



 

 
 

LIMITATIONS OF INVESTIGATION WORK 
 
Desk Study References 
 
This report is based upon IGE’s observations of existing physical conditions at the site gained from a walkover survey of the site together 
with IGE’s interpretation of information including documentation, obtained from third parties and from the client on the history and usage 
of the site. Reliance has been placed on this publicly available data obtained from the sources identified in the main report. When using 
the information, it has been assumed that it is correct. The findings and recommendations contained in this report are based in part upon 
information provided by third parties, and whilst IGE have no reason to doubt the accuracy and that it has been provided in full from those 
it was requested from, the items relied on have not been verified. No responsibility can be accepted for errors within third party items 
presented in this report. IGE did not attempt to independently verify the accuracy or completeness of information, documentation or 
materials received from the client or third parties, including laboratories and information services. IGE is not liable for any inaccurate 
information or conclusions, the discovery of which inaccuracies required the doing of any act including the gathering of any information 
which was not reasonably available to IGE and including the doing of any independent investigation of the information provided to IGE 
except when otherwise provided in the terms of the contract between the client and IGE. 
 
Historical Mapping 
 
Historical Ordnance Survey maps do not provide a comprehensive description of a site history. They provide details of the site from a date 
prior to the publication of the map (i.e. a snapshot in time). The period between map editions can be substantial (i.e. several decades). 
Not all map series are available for every date range in many areas of the UK and therefore there will be gaps in this mapped record for 
some sites. Potentially contaminative land uses could have been present and removed during such periods and may therefore not form a 
part of this particular record. In addition, there will be potentially contaminative land uses which are not identified on the map records such 
as small scale storage / use of hazardous materials, illegal / unlicensed waste disposal activities etc. Different map series identify different 
features utilising different symbols which can result in features that remain on-site being removed from maps. Some features are also not 
mapped for security reasons (e.g. airfields and other military installations). These areas are mostly shown as blank areas on historical 
maps.  
 
Site Walkover 
 
During the site walkover reasonable effort has been made to obtain an overview of the site conditions. However, during the site walkover 
no attempt has been made to enter areas of the site that are unsafe or present a risk to health and safety, are locked, barricaded, 
overgrown, or the location of the area has not be made known or accessible.  
 
Flooding 
 
Flooding in this report is defined as flooding caused by the sea, ditches, rivers, streams, ponds, lakes, reservoirs and the like. It does not 
extend to flooding caused by surcharged piped drainage systems and investigations into flooding of this nature are excluded from this 
report. 
 
Extent of Contamination Studies 
 
Site sensitivity assessments have been made based on available information at the time of writing and are ultimately for the decision of 
the regulatory authorities. The conclusions and recommendations sections of the report provide an overview and guidance only and should 
not be specifically relied upon without considering the context of the reporting in full. The conclusions resulting from this study are not 
necessarily indicative of future conditions or operating practices at or adjacent to the site. 
 
Intrusive Investigation 
 
Where field investigations have been carried out these have been restricted to a level of detail required to achieve the stated objectives 
of the work. Ground conditions can also be variable and as investigation excavations only allow examination of the ground at discrete 
locations, the potential exists for ground conditions to be encountered which are different to those considered in this report. The explored 
extent of the site area depends on the soil and groundwater conditions, together with the position of any current structures and 
underground facilities and natural and other activities on site. In addition, chemical analysis was carried out for a limited number of 
parameters, based on an understanding of the available operational and historical information, and it should not be inferred that other 
chemical species are not present. 
 
The groundwater conditions entered on the exploratory hole records are those observed at the time of investigation. The normal speed of 
investigation usually does not permit the recording of an equilibrium water level for any one water strike. Moreover, groundwater levels 
are subject to seasonal variation or changes in local drainage conditions and higher groundwater levels may occur at other times of the 
year than were recorded during this investigation. 
 
 
 
 



 

 
 

Exploratory Holes 
 
Where exploratory holes have been carried out as part of this investigation, the spacing has been determined to provide a reasonable 
indication of the general ground conditions across the site, but the number has ultimately been limited by commercial constraints. The 
findings of the exploratory holes relate specifically to the exploratory hole locations and are no absolute guarantee of the ground conditions 
between such locations. Due allowance should be made for the possibility of variation in conditions between exploratory hole locations. 

 
Extent of Contamination Testing 
 
The extent of contaminated land testing carried out on samples obtained from the site has been determined in accordance with the latest 
legal guidance issued by the government to provide, with reasonable certainty, the probable general levels of contamination present on 
site that could pose a significant hazard to human health or waters. The extent of site investigation works including chemical testing has 
also been limited by reasonable commercial constraints. Although extensive testing of samples has been carried out, the volume of 
samples taken for testing are a minute fraction of the total volume of soils and groundwater present on site. Therefore, there is a residual 
risk that undetected pockets of contamination may be present on site, situated between testing locations.  
 
When investigating or developing potentially contaminated land it is important to recognise that sub-surface conditions may vary spatially 
and temporally. The absence of certain ground, ground gas, contamination or groundwater conditions at the positions tested is not a 
guarantee that such conditions do not exist anywhere across the site. Site sensitivity assessments have been made based on available 
information at the time of writing and are ultimately for the decision of the regulatory authorities. The conclusions resulting from this study 
are not necessarily indicative of future conditions or operating practices at or adjacent to the site. 
 
Extent of Geo-Environmental Studies 
 
This report is strictly limited to the nature of contamination contained within the ground and groundwater at the site. The report does not 
cover environmental aspects such as air or noise pollution and ground vibrations and the like. In addition, ecological matters relating to 
wildlife, flora and fauna have not been investigated as part of this report. In particular, the site has not been inspected for the presence or 
otherwise of invasive species e.g. Japanese Knotweed. It is recommended that the Client appoints a specialist in this subject to carry out 
a detailed inspection / survey of the site if its presence is suspected. Where mention has been made to the identification asbestos or 
asbestos-containing materials this is for indicative purposes only and does not constitute or replace a full and proper survey. If an 
Unexploded Ordnance (UXO) report has been obtained within the report, it has been so on the basis of Health and Safety concerns and 
no assessment has been made other than transcribing the recommendations of the sub-contractor contained within the report. In terms 
of a potential contaminative source, unless ordnance has been manufactured / stored on site, UXOs will only be determined as a 
contaminative source following a positive identification on site.  
 

PLANNING CONTEXT 
 
The National Planning Policy Framework (NPPF, 2025) states that the purpose of the planning system is to contribute to the achievement 
of sustainable development. In order to do this the planning system has three overarching objectives, one of which directly relates to the 
potential for pollution and contaminated land: 

 ‘environmental objective - to contribute to protecting and enhancing our natural, built and historic environment; including 
making effective use of land, helping to improve biodiversity, using natural resources prudently, minimising waste and pollution, 
and mitigating and adapting to climate change, including moving to a low carbon economy’. 

 
In accordance with this environmental objective, Paragraph 125 clarifies that ‘making effective use of land’ includes to: 

 ‘give substantial weight to the value of using suitable brownfield land within settlements for homes and other identified needs, 
and support appropriate opportunities to remediate despoiled, degraded, derelict, contaminated or unstable land’. 
 

In accordance with this environmental objective, Paragraph 187 clarifies that’ conserving and enhancing the natural environment includes: 
 ‘preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected 

by, unacceptable levels of soil, air, water or noise pollution or land instability’; and 
 ‘remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate’. 

 
Paragraph 196 of the NPPF states that planning policies and decisions for developments should also ensure that: 

 ‘a site is suitable for its proposed use taking account of ground conditions and any risks arising from land instability and 
contamination. This includes risks arising from natural hazards or former activities such as mining, and any proposals for 
mitigation including land remediation (as well as potential impacts on the natural environment arising from that remediation)’; 
and, 

 ‘after remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the 
Environmental Protection Act 1990’; and 

 ‘adequate site investigation information, prepared by a competent person, is available to inform these assessments’. 
 
This report has been prepared and authorised by staff that are competent as defined in the NPPF. 

 



LIMITATIONS OF REPORT 

 

This consultancy report was compiled and carried out by IGE Consulting Limited (‘IGE’) for the client, as defined in the main 

report (the ‘client’), on the basis of a defined programme and scope of works and the terms of a contract between IGE and the 

client. IGE undertook this with all reasonable skill and care, taking into account the limits of the scope of works required by the 

client, the prevailing site conditions, the time scale involved and the resources, including financial and manpower resources, 

agreed between IGE and the client. IGE cannot accept responsibility to any parties whatsoever, following the issue of this report, 

for any matters arising which may be considered outwith the agreed scope of works. 

 

Unless otherwise agreed this report has been prepared exclusively for the use and reliance of the client in accordance with 

generally accepted consulting practices. This report may not be relied upon, or transferred to, by any other party without the 

written agreement of its author. If a third party relies on this report, it does so wholly at its own and sole risk and IGE disclaims 

any liability to such parties. 

 

It is IGE's understanding that this report is to be used for the purpose described in the ‘Brief’ section of this report. That purpose 

was a significant factor in determining the scope and the services to be provided. Should the purpose for which the report is used, 

or the proposed use of the site change, this report may no longer be valid and any further use of, or reliance upon the report in 

those circumstances by the client without IGE’s review and advice shall be at the client's sole and own risk. 

 

The information contained in this report is protected by disclosure under Part 3 of the Environmental Information Regulations 

2004 pursuant to the provisions of Regulation 12(5) without the consent in writing of a Director of IGE. 

 

This report is a function of the date it was written and should be read in light of any subsequent changes in legislation, statutory 

requirements and industry practices. Ground conditions can also change over time and further investigations or assessment 

should be made if there is any significant delay in acting on the findings of this report. The passage of time may result in changes 

in site conditions, regulatory or other legal provisions, technology or economic conditions which could render the report inaccurate 

or unreliable. The information and conclusions contained in this report should not be relied upon in the future without the written 

advice of IGE. In the absence of such written advice of IGE, reliance on the report in the future shall be at the client's own and 

sole risk. Should IGE be requested to review the report in the future, IGE shall be entitled to additional payment at the then 

existing rate or such other terms as may be agreed between IGE and the client. 

 

The observations and conclusions described in this report are based solely upon the scope of works agreed between the client 

and IGE. IGE has not performed any observations, investigations, studies or testing not specifically set out or mentioned within 

this report. IGE is not liable for the existence of any condition, the discovery of which would require performance of services not 

otherwise contained in the agreed scope of works. For the avoidance of doubt, this report is strictly limited to the nature of 

contamination contained within the ground and groundwater at the site. The report does not cover environmental aspects such 

as air or noise pollution and ground vibrations and the like. In addition, ecological matters relating to wildlife, flora and fauna have 

not been investigated as part of this report. In particular, the site has not been inspected for the presence or otherwise of invasive 

species (e.g. Japanese Knotweed). It is recommended that the client appoints a specialist in this subject to carry out a detailed 

inspection / survey of the site if its presence is suspected. Where mention has been made to the identification of asbestos or 

asbestos-containing materials this is for indicative purposes only and does not constitute or replace full and proper surveys.  

 

LIMITATIONS OF INVESTIGATION WORK 

 

Where field investigations have been carried out these have been restricted to a level of detail required to achieve the stated 

objectives of the work. Ground conditions can also be variable and as investigation excavations only allow examination of the 

ground at discrete locations, the potential exists for ground conditions to be encountered which are different to those considered 

in this report. The explored extent of the site area depends on the soil and groundwater conditions, together with the position of 

any current structures and underground facilities and natural and other activities on site. In addition, chemical analysis was carried 



out for a limited number of parameters, based on an understanding of the available operational and historical information, and it 

should not be inferred that other chemical species are not present. 

 

The groundwater conditions entered on the exploratory hole records are those observed at the time of investigation. The normal 

speed of investigation usually does not permit the recording of an equilibrium water level for any one water strike. Moreover, 

groundwater levels are subject to seasonal variation or changes in local drainage conditions and higher groundwater levels may 

occur at other times of the year than were recorded during this investigation. 

 

Exploratory Holes 

 

Where exploratory holes have been carried out as part of this investigation, the spacing has been determined to provide a 

reasonable indication of the general ground conditions across the site, but the number has ultimately been limited by commercial 

constraint and / or client specification. The findings of the exploratory holes relate specifically to the exploratory hole locations 

and are no absolute guarantee of the ground conditions between such locations. Due allowance should be made for the possibility 

of variation in conditions between exploratory hole locations. 

 

Extent of Contamination Testing 

 

The extent of contaminated land testing carried out on samples has been specified by the client or obtained from the site has 

been determined in accordance with the latest legal guidance issued by the government to provide, with reasonable certainty, 

the probable general levels of contamination present on site that could pose a significant hazard to human health or waters. The 

extent of site investigation works including chemical testing has also been limited by reasonable commercial constraints and / or 

client specification. Although extensive testing of samples has been carried out, the volume of samples taken for testing are a 

minute fraction of the total volume of soils and groundwater present on site. Therefore, there is a residual risk that undetected 

pockets of contamination may be present on site, situated between testing locations.  

 

When investigating or developing potentially contaminated land it is important to recognise that sub-surface conditions may vary 

spatially and temporally. The absence of certain ground, ground gas, contamination or groundwater conditions at the positions 

tested is not a guarantee that such conditions do not exist anywhere across the site. Site sensitivity assessments have been 

made based on available information at the time of writing and are ultimately for the decision of the regulatory authorities. The 

conclusions resulting from this study are not necessarily indicative of future conditions or operating practices at or adjacent to the 

site. 

 

Extent of Geo-Environmental Studies 

 

The report does not cover environmental aspects such as air or noise pollution and ground vibrations and the like. In addition, 

ecological matters relating to wildlife, flora and fauna have not been investigated as part of this report. In particular, the site has 

not been inspected for the presence or otherwise of invasive species e.g. Japanese Knotweed. It is recommended that the Client 

appoints a specialist in this subject to carry out a detailed inspection / survey of the site if its presence is suspected. Where 

mention has been made to the identification asbestos or asbestos-containing materials this is for indicative purposes only and 

does not constitute or replace a full and proper survey. If an Unexploded Ordnance (UXO) report has been obtained within the 

report, it has been so on the basis of Health and Safety concerns and no assessment has been made other than transcribing the 

recommendations of the sub-contractor contained within the report. In terms of a potential contaminative source, unless ordnance 

has been manufactured / stored on site, UXOs will only be determined as a contaminative source following a positive identification 

on site.  
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APPENDIX 3 
 

WALKOVER SURVEY PHOTOGRAPHS AND PHOTOGRAPH LOCATION PLAN 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



SITE WALKOVER PHOTOGRAPHS – 03rd February 2026 

  

Figure 1 – Site access off Snodworth Road 
looking east. 

Figure 2 – Looking south east showing the falling 
topography of the northern site section  

  

Figure 3 – Looking east showing the presence of 
a pond feature in the north western site section. 

Figure 4 – Culverted watercourse feeding into 
the pond shown on figure 3. 

 

 

Figure 5 – Facing north showing the outflow of 
the pond shown in figure 3. 

Figure 6 – Looking souith east along the 
boundary showing the presence of a stream 

which was noted to become culverted and feed 
the pond. 



 
 

 

 

 

Figure 7 – Looking south, the presence of an off 
site stream which s culverted on site and feeds 
into the pond in the north western site section. 

Figure 8 – Looking east across the northern site 
section 

 

 

 
 

 

 

Figure 9 and 10 – Greenhouse and evidence of fly tipping in the northeastern site section. 

  

Figure 11 – Looking east the presence of 
another small pond was noted at the foot of a 

slope. 

Figure 12 – Looking west illustrating the 
topography of the northern site section. 

 

 

 
 

Figure 13 – Photo showing the topography of the 
southern site section facing south. 

Figure 14 – Looking south at the topography of 
the southern site section. 



 

 

 
 

 

 

Figure 15 – Presence of another small pond in 
the southern site section facing south. 

Figure 16 – Facing south showing the inflow 
from a small stream in the southern site section 

into the pond. 

 
 

 
 

Figure 17 – Looking south shallow bedrock was 
noted in the cliff face beyond the southern site 

boundary. 

Figure 18 – Topography of the southern site 
section looking north. 
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HISTORICAL ORDNANCE SURVEY MAPS 
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