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1. PHASE 1 - PRELIMINARY RISK ASSESSMENT. 

1.1. Introduction. 

T. J. Booth Associates have been appointed by Mr Zulqurnain Shah to compile a phase 1 preliminary risk assessment (PRA), to a 
plot of land on the corner of Boarshaw Road & Clough Street, Middleton. 

The site is currently a vacant plot of land.  The proposal is for the erection of a new building that will serve as a ground floor shop, 
and an upstairs 1st floor residential flat. 

The site has an approved outline planning permission, ref: 24/00646/OUT, for the: “erection of a two storey building comprising 
of a retail unit at ground floor and one, two bedroom apartment at first floor”. 

It also has a more recent reserved matters application for the same, under planning ref: 25/00177/REM. 

As part of the reserved matters decision notice, there was a condition relative to environmental assessment of the site: 

 

This report provides a desk-based study based on current UK guidance for environmental investigation within the construction 
industry.  Principal to the assessment is the potential for contamination pollutant linkages via the Land Contamination Risk 
Management (LCRM) source-pathway-receptor methodology.  Assessment of potential pollution linkages is primarily undertaken 
in strict accordance with BS 5930:2015, BS 10175:2011+A2:2017, CIRIA C665, and BS 8485:2015+A1:2019 et al. 

 

1.2. Proposed Development.  

The proposal is for the construction of 1No two-storey masonry building.  It will have a shop on the ground floor accessed from 
the front of the building via Boarshaw Road. 

There will be a two bedroomed flat to the 1st floor, accessed via a separate entrance staircase to the rear of the building. 

The plot is small and there is little external space.  There will be enough room around the perimeter of the building for a pathway 
only, and two car parking spaces.  Refer to Proposed Plan in the Appendix. 

 

1.3. Historic Maps. 

DATE ON-SITE OFF-SITE/SURROUNDING AREA 

c1851 Site is part of vacant land in open fields 
- likely agricultural. 

Terraced dwellings form the closest development, nominally 10-20m 
northwest. 

Boarshaw Clough Dye Works is approximately 80-100m north. 
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White Brook is the main river flowing through the local area, noted 
approximately 80m west and flowing south.  There is a tributary from the 
west of Whit Brook noted on the same latitude as the Application Site. 

c1893 Site is part of vacant land between 
sparse development in the local area. 

Residential dwellings and amenities such as public houses noted along 
Boarshaw Road in the vicinity of the site. 

Mill ponds noted approximately 120-150m north associated with What is 
now noted as Boarshaw Bleach Works. 

Boarshaw Mill (cotton) noted c75m southwest. 

Another unnamed works noted 100m southeast with associated mill pond.   

Some areas of made ground noted around both the unnamed site and 
Boarshaw Mill. 

c1910 No change. Some minor development in the local area primarily associated with 

dwellings along the local highways. 

Boarshaw Mill now noted as a raising & finishing mill. 

Much of the tributary from the west to Boarshaw Clough is now 
infilled/culverted. 

c1922 No change. Some further minor development in the local area. 

The tributary from the west to Boarshaw Clough is now totally 
infilled/culverted. 

c1932 No change. The works to the north is now noted as Boarshaw Bleach, Dye & Print 
Works. 

There is now a new Boarshaw Bleach Works to the south adjacent 
Boarshaw Mill.  Tanks noted in the adjacent unnamed works site. 

Much residential development in the local area.  

c1954 No change. Residential dwellings now line almost the full extent of Boarshaw Road 
especially around and to the east of the site where housing estates are 
erected. 

Land to the rear of the site (approximately 25m northeast) has now been 
turned into a residential garage site, with the entrance to it from Boarshaw 
Road to Clough Street adjacent the Application Site. 

c1960 No change. No change. 

c1992 Footpath noted through the site. No change. 

c2003 No change. No change. 

 

1.4. Present Day Maps. 

Site boundaries, outlines of structures and buildings: Present day maps show the site to be vacant and generally comprising an 
unmade surface. 

The site is surrounded by small buildings, generally residential dwellings 
and residential commercial amenities. 

There is a car park to the rear at the end of Clough Street. 

Ground contours, natural drainage features: The site is generally level, with a gentle gradient from east to west in the 
order of 92.6 to 92.20m aOD. 

The local area falls toward Whit Brook to the west. 

Watercourses: The site is close to the valley bottom, with Whit Brook generally remaining 
an open watercourse 70m west. 

Below ground obstructions: None noted. 
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1.5. BGS Geology. 

Superficial geology: The site is underlain by glaciofluvial sheet deposits, Devensian - sand & 
gravel. 

Bedrock geology: The site is underlain by the Pennine Lower Coal Measures Formation - 
mudstone, siltstone and sandstone. 

Coal seams: The closest coal seams are 110m northeast and 40m southwest. 

 

1.6. Boreholes Records. 

Only 1 borehole in the local area which is 125m south.  The borehole recorded clay superficial deposits to 4m deep, with coal 

measures beneath. 

 

1.7. Groundsure Environmental Data. 

1.7.1. Historical Industrial Sites. 

Historical industrial land uses: Site relating to bleach works, dye works, and unspecified mills and works locally. 

Historical tanks: Closest is 58m southwest. 

Historical energy features: Closest is a substation 77m southwest. 

Historical petrol stations: None with 500m. 

Historical garages: Closest is a 330m northwest. 

Historical military land:  None noted. 

1.7.2. Waste & Landfill. 

Active or recent landfill: None with 500m. 

Historical landfill (BGS): None with 500m. 

Historical landfill (LPA/mapping 
records): 

1No. refuse tip noted 447m north. 

Historical landfill (EA/NRW 
records): 

1 record as follows:  434m N - Site Address: Land at Stanycliffe Bridge, Rochdale Road, 
Middleton, Manchester, Greater Manchester.  Waste Licence: n/a.  Site Reference: D067. 
Waste Type: n/a.  Environmental Permitting Regulations (Waste) Reference: n/a.  Licence 
Issue: n/a.  Licence Surrender: n/a. 

Historical waste sites: None with 500m. 

Licensed waste sites: None with 500m. 

Waste exemptions: 1 record as follows:  35m E - 221 Boarshaw Road Manchester M24 2wq.  EPR/RF0735P 
W/A001.  Treating waste exemption.  Non-agricultural waste only.  Sorting and de-naturing 
of controlled drugs for disposal. 

1.7.3. Current Industrial Land Use. 

Recent industrial land uses: Numerous sites within the local area.  None closer than 63m west (infrastructure/electrical). 

National geographic database 
(NGD) current or recent tanks: 

None noted. 

Current or recent petrol stations: Nearest is 301m northwest (now obsolete). 

Electricity cables: None noted. 

Gas pipelines: None noted. 
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Sites determined as contaminated 
land: 

None noted. 

Control of major accident hazards 
(COMAH): 

None noted. 

Regulated explosive sites: None noted. 

Licensed industrial activities (Part 
A(1)): 

None noted. 

Licensed pollutant release (Part 
A(2)/B): 

Closest is 309m southeast. 

Licenced discharges to controlled 
waters: 

Closest is 71m west – sewage storm overflow. 

1.7.4. Hydrogeology & Hydrology. 

Superficial aquifer: Secondary A - Permeable layers capable of supporting water supplies at a local rather than 
strategic scale, and in some cases forming an important source of base flow to rivers. These 
are generally aquifers formerly classified as minor aquifers 

Bedrock aquifer: Secondary A - Permeable layers capable of supporting water supplies at a local rather than 
strategic scale, and in some cases forming an important source of base flow to rivers. These 
are generally aquifers formerly classified as minor aquifer. 

Groundwater vulnerability: Combined classification: Productive Bedrock Aquifer, Productive Superficial Aquifer. 

Groundwater abstraction licenses: Closest is 775m southeast (commercial). 

Surface water abstraction licences: Closest is 902m southeast (commercial). 

Potable water abstraction licences: 0 records within 2000m. 

Source protection zone: Not within a Source Protection Zone.   

1.7.5. Environmental designations. 

Sites of Special Scientific Interest 
(SSSI): 

Closest is 849m northeast (Rochdale Canal). 

Conserved wetland sites (Ramsar 
sites): 

None noted within 2000m. 

Special Areas of Conservation 
(SAC): 

Closest is 849m northeast (Rochdale Canal). 

Special Protection Areas (SPA): None noted within 2000m. 

National Nature Reserves (NNR): None noted within 2000m. 

Local Nature Reserves (LNR): Closest is 614m north (Hopwood Woodlands). 

Designated Ancient Woodland: Closest is 987m north (Hopwood Clough). 

1.7.6. Natural Ground Subsidence. 

Potential for shrinking or swelling 
clay ground stability hazards: 

Very low risk. 

Potential for running sand ground 
stability hazards: 

Very low risk. 

Potential for compressible ground 
stability hazards: 

Negligible. 

Potential for collapsible ground 
stability hazards: 

Very low risk. 

Potential for landslide ground 
stability hazards: 

Very low risk. 
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Potential for ground dissolution 
stability hazards: 

Negligible. 

1.7.7. Radon. 

Estimated properties affected: Less than 1%. 

Radon protection measures 
required: 

None. 

 

1.8. Mining Remediation Authority. 

Mine Shafts, Pits, Adits/Entries: No coal entries within 20m of the site boundaries.  

Past Recorded Underground 
Mining. 

No recorded workings noted beneath the Site. 

Present/Future Underground 
Mining. 

Not known to be a risk. 

Unrecorded Probable/Potential 
Shallow Underground Workings: 

However, no probable workings are shown within the Site boundaries. 

Past/Present/Future Surface 
Mining/Opencast: 

None noted locally. 

Mining Geology and Subsidence: Not noted. 

Hazards and Mine Gas: Unknown. 

Development High Risk Area: The Site is NOT within a Development High Risk Area. 

Abandonment Plan Data: No data available. 

 

1.9. Local Authority Details. 

No data noted. 

 

1.10. Site Reconnaissance (August 2025). 

Details of existing structures: The site is a small plot of vacant land on the corner of Boarshaw Road and Clough Street. 

The west site boundary comprised the external wall to a neighbouring building, which is the 
only structure, other than a telegraph pole and litter bins to the front on the Boarshaw Road 

pathway. 

Adjacent properties: There are commercial takeaways to the west neighbouring the site. 

Boarshaw Road and Clough Street form the south and east boundaries respectively. 

To the north of the site is a small doctors practice & car park. 

Land elevation falls to the northwest beyond the doctors practice, with the residential 
dwellings beyond this at the bottom of a retaining wall. 

Water levels, directions of flow and 
rates in rivers: 

The nearest watercourse was Whit Brook noted approximately 100m west. 

Old mine or quarry workings: None noted on site reconnaissance. 

Obvious/immediate hazards to 
health/safety: 

None noted on site reconnaissance. 

Areas of discoloured soil, polluted 
water, vegetation, and significant 
odours: 

Made ground only noted on the site surface. 
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1.11. Identification of Source-Pathway-Receptor. 

1.11.1. Environmental Summary. 

The site has not been subject to historic industrial activity.  It was originally agricultural land, and later vacant land in between 
sparse residential development.  It has remained vacant until the present day. 

The local area has primarily comprised a residential use throughout its history, although there have been some mills/works in the 
local area – most of these are now disused or redeveloped. 

The site reconnaissance has recorded made ground/hardcore on the surface of the site, although considering the site has never 
been used for anything, the made ground is expected to be superficial, and relatively thin.  

There may be minor contaminants in the upper made ground although these are likely to be minor and immobile. 

There has been coal mining in the local area, although the Mining Remediation Authority records suggest there is little risk to the 
site. 

There site is not in a radon risk area. 

1.11.2. Potential Contaminant Sources. 

ORIGINAL ASSOCIATED SOURCE CONTAMINANT/S 

Made ground. Metals, PAHs, sulphates, asbestos, 
VOCs, SVOCs. 

1.11.3. Potential Pathways. 

The potential pathways to/from the Development Site include (not an exhaustive list but a summary of the main points): 

PATHWAY MEDIA 

Soil and dust ingestion Soil and indoor dust 

Consumption of home-grown 
fruit and vegetables 

Produce 

Skin contact (indoors) Indoor dust 

Skin contact (outdoors) Soil 

Inhalation of dust (indoors) Air 

Inhalation of dust (outdoors) Air 

Vapours (indoors) Air 

Vapours (outdoors) Air 

1.11.4. Potential Receptors. 

Future residential users. 

Construction phase workforce. 
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1.12. Preliminary Conceptual Model. 

POLLUTANT 
RISK 

IDENTIFIER 

SOURCE CONTAMINANT 
TYPE 

POTENTIAL 
PATHWAY 

RECEPTOR POLLUTION LINKAGE CONSEQUENCE PROBABILITY RISK 

PL1 General 
contaminants in 
upper site 
soil/made 
ground, and 
effects on 
humans/animals
/ecology as a 

receptor. 

Metals, PAHs, 
inorganics, 
organics, 

asbestos. 

Direct ingestion, 
aerial ingestion, 
dermal contact, 

drinking water. 

Crops. 

 

Primarily human - 
Site construction 
operatives & future 

site users. 

The site hasn’t had a specific use historically, and although there 
is some hardcore made ground across the site surface, the 
proposal doesn’t comprise soft landscaping so the pathway will be 

removed, and the pollution linkage broken. 

Minor. Unlikely. Very low 

risk. 

PL2 Potential historic 
use of hazardous 
PSRAS chemicals 
& effects on PE 

water pipes. 

Hydrocarbons, 
BTEX & MTBE, 
VOCs/SVOCs, 
phenols, cresols 
and chlorinated 
phenols. 

Contact with water 
pipes/services. 

Water 
pipes/services & 
human/pet end 
users. 

 

There is no historic use of the site noted in the desk study, that 
would have contributed PSRAS chemical to the site. 

The also site fronts the main road, and water pipes will be via the 
pavement direct to the dwelling, and thus will not be routed 

through any made ground. 

There is no significant source, the pathway will be removed, and 

the pollution linkage broken. 

Minor. Unlikely. Very low 
risk. 

PL3 Hydrocarbon 
contaminants in 
upper site 
soil/made 
ground, and 
effects on 
groundwater or 
watercourses as 
a receptor. 

Potential 

hydrocarbons. 

Groundwater via 
potential leaching 
and transport of 
potential 
contaminants. 

 

Underlying aquifer 
or watercourse as 
a receptor. 

There is no historic use of the site, no tanks or potential for mobile 
contamination noted in the desk study, that would have 
contributed hydrocarbons or similar mobile contaminants on the 

site. 

There is no significant source, and the pollution linkage broken. 

Minor. Unlikely. Very low 

risk. 

PL4 Geological 
ground gas from 
coal 
seams/workings. 

CH4, CO2, other 
trace gases. 

Diffusion through 
soil, substructures, 

aerial inhalation. 

Human - future 
residential Site 
occupants.  
Explosion, 

suffocation. 

There are no coal seams or workings which coal affect the site. 

There is no significant source, no pathway, and the pollution 

linkage broken. 

Medium. Unlikely. Low risk. 

PL5 Geological 
ground gas, 
radon sources in 
Namurian 
deposits. 

Rn. Diffusion through 
soil, substructures, 
aerial inhalation. 

Human - future 
residential Site 
occupants.   

No credible pollutant linkage. 

The Groundsure data report is based on a refined site-specific risk 
analysis which has identified that the property is within a lower 
probability radon area (<1% of homes estimated to be at or above 
the action level).  No radon protection measures are required. 

Medium. Unlikely. Low risk. 
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PL6 Anthropogenic 
ground gas from 
historic/present 
landfill, infilled 
mill ponds. 

CH4, CO2, other 

trace gases. 

Diffusion through 
soil, substructures, 
aerial inhalation. 

Human - future 
residential Site 
occupants.  
Explosion, 
suffocation. 

There are no historic landfill site or significant infilled land local to 

the site. 

There is no significant source, no pathway, and the pollution 

linkage broken. 

Medium. Unlikely. Low risk. 

PL7 Alluvial ground 
gas. 

CH4, CO2. Diffusion through 
soil, substructures, 

aerial inhalation. 

Human - future 
residential Site 
occupants.  
Explosion, 

suffocation. 

There are no alluvial deposits beneath the site. 

There is no significant source, no pathway, and the pollution 

linkage broken. 

Medium. Unlikely. Low risk. 
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1.13. Conclusions.  

1.13.1. General. 

No risks have been identified in the desk study. 

No further assessment is required. 

For the avoidance of doubt, the remediation summary is below.  

1.13.2. Human Health Risk. 

1.13.2.1. Shallow soil contamination. 

There is a potential made ground, although this is likely very shallow. 

However, due to the proposed building taking up almost the entire footprint of the site, and no external soft landcaped areas, the 
risk is low. 

No remediation is required in this regard. 

1.13.2.2. Buildings & services. 

1.13.2.2.1. Water pipes. 

There is no risk of mobile contamination from the desk study. 

Water pipes will be directly routed from the pathway into the building structure and not through any made ground. 

No remediation is required in this regard, and standard PE pipe is considered sufficient for the site. 

1.13.2.3. Ground Gas Risk. 

1.13.2.3.1. Historic landfill sites. 

No risk noted.  No remediation is required in this regard. 

1.13.2.3.2. On-site refuse tips/infilled ponds/infilled land. 

No risk noted.  No remediation is required in this regard. 

1.13.2.3.3. Radon. 

No risk noted.  No remediation is required in this regard. 

1.13.2.3.4. Alluvium. 

No risk noted.  No remediation is required in this regard. 

1.13.3. Controlled Waters Risk. 

1.13.3.1.1. Surface waters. 

No risk noted.  No remediation is required in this regard. 

1.13.3.1.2. Aquifers. 

No risk noted.  No remediation is required in this regard. 

1.13.4. Additional Notes. 

Before any further work is undertaken, this report should be submitted to and agreed by the Local Planning 
Authority Contaminated Land Department/Building Control Department as necessary. 

We trust that the above clear, but should you require further advice please contact the undersigned. 

 
 

 

 



 

 

 

 

 
rep-tjba-shah-boarshaw rd & clough st-Phs1Env-070825.docx 12of61  29/08/25 

T  J  B O O T H  A S S O C I A T E S  

CONSULTING CIVIL & GEOTECHNICAL ENGINEERS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Signed……… . 

D.S.Slattery BSc (Hons). 

T J Booth Associates. 

 

 

Authorised… . 

T J Booth BSc (Hons), C. Eng. C. Env. MICE.   

T J Booth Associates.    
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3. APPENDIX A:  FIGURES. 

3.1. Location Plan. 
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3.2. Existing Site Plan. 
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3.3. Proposed Development. 
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4. APPENDIX B:  SITE WALKOVER PHOTOS. 
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5. APPENDIX C:  GROUNDSURE. 
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