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Sub-10,000-Square-Foot Industrial Lettings Have Fallen
Away in Recent Quarters

Demand for Small Industrial Units Is Falling
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.3 CoStar-

Scurce: CoStar Group, August 2022 Mote: Chart includes industrial lease deals sized between 1,000 and 10,000 square feet

By Grant Lonsdale
CoStar Analytics
15 August 2022 | 7:00

Take-up of industrial units between 1,000 and 10,000 square
feet slumped in the second quarter as rising inflation and
interest rates hit confidence among small businesses.

Leasing activity in the small size bracket came in around 3
million square feet in the three months to June, down 23%
from the three previous months and 45% below the 5.3
million square feet recorded in Q2 2021.



Last quarter’s take-up was even weaker than the figures in
the second quarter of 2020 when the country was in
lockdown.

Recent business surveys by the Confederation of British
Industry, the Institute of Chartered Accountants in England
and Wales and Lloyds Bank show firms have become
increasingly worried about the health of the economy.

The S&P Global/CIPS UK Manufacturing PMI fell to a 25-
month low in July as output and new orders fell on the back
of the cost-of-living crisis, which is hitting consumer
spending and could tip the UK economy into recession.

Gross domestic product contracted by 0.6% in June, with
production output down 0.9%, according to the Office for
National Statistics.

In a separate release the statistics agency said producer
prices (input costs) were rising faster than factory gate prices
(output costs), suggesting firms’ profits are being eroded.

Narrowing margins are causing some smaller warehouse-
using businesses to shelve growth plans, according to
industry sources.

One source who asked not to be named said they were “still
seeing good levels of demand for larger warehouses but
smaller units are struggling a bit”.

In a July trading update, multilet specialist Industrials REIT,
whose portfolio consists mainly of smaller warehouses, said



it completed 27 new lettings across in the second quarter,
down from 54 in the previous three-month period.

Meanwhile, CoStar’s data shows annual net absorption in
warehouses smaller than 10,000 square feet has turned
negative for the first time in a decade.

The amount of vacant space in these smaller industrial
buildings has risen by 22% since the end of last year to 7
million square feet, its highest level in four years and a figure
likely to climb as deliveries increase.

Rising vacancy is already beginning to curb rent growth in
the smaller segment of the market, which plateaued at 7.8%
year-over-year in the second quarter, ending a seven-quarter
sequence of acceleration.

So how concerned should smaller warehouse landlords be?

Although recent data shows the market is cooling down, that
was always likely after the pandemic boosted demand for
industrial units across the size spectrum.

Owners of smaller warehouses can perhaps take comfort
from CoStar’s forecasts, which call for net absorption to turn
positive again next year.

However, with occupiers’ cost bases under pressure, the days
of 5%-plus annual rent growth may soon be in the rear-view
mirror.

olonsdale@costar.co.uk
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Placé o

Fletcher Rae is the architect on Langtree's scheme. Credit: via Merrion Strategy

Pair of Oldham industrial schemes
in line for consent

10 November 2023 10:09  Dan Whelan ~ Comments (0)

v ]inlOl&

Langtree and Marshall CDP are hoping for approval when their projects, totalling
310,000 sq ft, go before the council’'s planning committee next week.

Hollinwood Junction
Developer: Langtree
Planner: Spawforths
Architect: Horizon Fletcher Rae

Langtree’s 190,000 sq ft scheme forms part of the £40m Hollinwood Junction project
and comprises 13 units off Junction 22 of the M60.

Oldham Council appointed Langtree to deliver the Hollinwood Junction scheme in
2007. So far, remediation of the site and a Costa Coffee drive-thru have been
delivered.



The 190,000 sq ft industrial proposals form the main chunk of the development and
the wider project is also expected to incorporate retail, leisure, and up to 150 family
homes.

The developer is targeting a BREEAM ‘excellent’ rating and will utilise translucent
fascia materials throughout the scheme to allow for maximum natural light within
each unit. The proposals also include extensive landscaping, according to Langtree.

The site was previously occupied by a gas holder, demolished in 2020.
Oldham Council's planning officers have recommended the project be approved.

To learn more about the development, search for reference number FUL/351218/23
on Oldham Council's planning portal.

Leonard Way

Developer: Marshall CDP

Planner: in-house

Architect: in-house

Marshall CDP wants to build two units on a 12-acre site off Leonards Way in Royton.

The larger of the two units would offer 77,500 sq ft of industrial space and 5,000 sq ft
of ancillary offices spread across two floors. The second unit would provide 42,000 sq
ft of industrial accommodation and 2,500 sq ft of office space.

The site, a former gasworks, already benefits from planning approval for a single
180,000 sq ft unit, granted in August 2020.

Oldham Council's planning officers have recommended the project be approved.

To learn more about the development, search for reference number FUL/351141/23
on Oldham Council's planning portal.

Your Comments

Name (optional)

Comment
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DELIVERING ETHICALLYv OUR PROPERTIES DEVELOPMENTS JOINTVENTURESv PORTFOLIO MANAGEMENTv ABOUTv CONTACT

Approval granted for next phase of Hollinwood Junction
13 industrial units over 192,000 square feet. BREEAM ‘Excellent’

. T

Developer Langtree today (15™ November) secured detailed planning permission for the next phase of its £40m Hollinwood
project, being delivered in partnership with Oldham Council.

Permission has been granted for 13 high quality Industrial units ranging from ¢.5,000 to c¢.42,000 square feet providing a total
of 192,000 square feet of distribution and manufacturing space, with associated parking and service yards.

The wider scheme is expected to create 760 jobs and will incorporate retail, leisure, employment space and up to 150 family
homes. The site is adjacent to Junction 22 of the MB0 Motorway, southwest of Oldham town centre.

"We're delighted that our partnership approach has secured this development, which will provide a variety of high-quality
workspaces to support Oldham’s continued economic growth,” said Josh Downes, senior development manager at Langtree.

“It's a prime location and provides room for local employers to expand whilst offering high-grade space to new occupiers
attracted by Oldham'’s skilled workforce.”

Clir Arooj Shah, Leader of Oldham Council, said:

“The approval of the next phase of Hollinwood junction marks a significant milestone for Oldham.
“The state-of-the-art industrial units will improve our local economy for our communities and create new jobs for Oldhamers.

“This collaboration with Langtree will make sure Oldham keeps growing and becomes an even better place to live, work and
isit.

"And with the site right next to Junction 22 of the MB0, it makes it a desired destination for innovation, offering easy access for’
businesses across the UK and beyond.”

The developer will achieve a BREEAM ‘excellent’ rating and will utilise translucent fascia materials throughout the scheme to
allow for maximum natural light within each unit. The proposals also include extensive landscaping.

The properties will be accessed by the recently constructed highway roundabout on Albert Street which services the
successful Costa drive-through developed by Langtree in an earlier phase. The site was previously occupied by a large gas
holder, demolished in 2020.

Architects Fletcher Rae designed the industrial scheme and B8 has been appointed agents on the scheme. Work will now
commence preparing tender documents for contractors to bid to deliver the development.



“Our ambition is to be in a position to start on in Q3 2024 so it's full speed ahead with detailed design and the procurement of
a high-quality contractor,” said Josh Downes.

Langtree

info@langtreepp.co.uk

5
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8  SECURE OPEN STORAGE LAND
8.2 ACRES FOR SALE

REAL ESTATE

Greengate, Chadderton, Manchester, M24 1RU

c. 8.2 Acres

B Hard standing open storage land
W Lighting and services available

B Secure Site

B Close proximity to J20 & 21 of the M60 Motorway 01 61 375 6000

www.b8re.com
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REAL ESTATE

LOCATION / DESCRIPTION

The site is accessed from Greengate in
Chadderton, which is mid way between
junction 20 and 21 of the M60 motorway,
comprising c.8.27 acres of open storage.

The site is fully secure with palisade fencing
and gated access, as well as all mains
services.

Approximately 6 acres is hard standing.

e mE; " Bl e LT B
y 't Al = “agmy 1RrEReR ansee

REAL ESTATE

DISPOSAL TERMS

The site is available as a whole for sale on
terms to be agreed.

Pricing details available upon application.

0161 375 6000

www.b8re.com
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REAL ESTATE

VIEWINGS

savills.co.uk
0161 375 60008 0161 236 8644

For further information please contact B8 Real Estate or Savills:

Steve Johnson & Anthony Mellor Jon Atherton & Jonathan Williams
Email: steve@b8re.com / anthony@b8re.com Email: JAtherton@savills.com
Tel: 0161 375 6000 Tel: 0161 236 8644

8 0161 375 6000

REAL ESTATE www.b8re.com
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17/01/2024, 23:24 Energy performance certificate (EPC) — Find an energy certificate — GOV.UK

Energy performance certificate (EPC)

Linney Lane Motors Energy rating Valid until: 16 January 2034

Linney Lane
SHAW
OL2 8HB

Certificate number: 7206-8092-8474-3646-2333

Property type General Industrial and Special Industrial Groups

Total floor area 302 square metres

Rules on letting this property

o You may not be able to let this property.

This property has an energy rating of G. The landlord cannot grant a tenancy to new or existing
tenants, unless an exemption has been registered.

From 1 April 2023, landlords will not be allowed to continue letting a non-domestic property on an
existing lease if that property has an energy rating of F or G.

Properties can be let if they have an energy rating from A+ to E. The recommendation report sets out
changes you can make to improve the property’s rating.

Energy rating and score Properties get a rating from A+ (best) to G
(worst) and a score.

Thi rty’ ting is G.
Is property’s energy rating is G The better the rating and score, the lower your

property's carbon emissions are likely to be.

Under 0 A+
Net zero CO2
5175 C
76-100 D
101-125 E

https://find-energy-certificate.service.gov.uk/energy-certificate/7206-8092-8474-3646-2333?print=true 1/3



17/01/2024, 23:24 Energy performance certificate (EPC) — Find an energy certificate — GOV.UK

How this property compares to others

Properties similar to this one could have ratings:

If newly built

If typical of the existing stock

Breakdown of this property’s energy performance

Main heating fuel Natural Gas

Building environment Heating and Natural Ventilation
Assessment level 3

Building emission rate (kgCO2/m2 per year) 159.26

Primary energy use (kWh/m2 per year) 901

Recommendation report

Guidance on improving the energy performance of this property can be found in the recommendation
report (/energy-certificate/4884-0745-4033-9160-4285).

https://find-energy-certificate.service.gov.uk/energy-certificate/7206-8092-8474-3646-2333?print=true 2/3


https://find-energy-certificate.service.gov.uk/energy-certificate/4884-0745-4033-9160-4285
https://find-energy-certificate.service.gov.uk/energy-certificate/4884-0745-4033-9160-4285

17/01/2024, 23:24 Energy performance certificate (EPC) — Find an energy certificate — GOV.UK

Who to contact about this certificate

Contacting the assessor

If you're unhappy about your property’s energy assessment or certificate, you can complain to the
assessor who created it.

Assessor’'s name Lionel Braceiner
Telephone 07813139837
Email lionel@bandheco.co.uk

Contacting the accreditation scheme
If you're still unhappy after contacting the assessor, you should contact the assessor’s accreditation

scheme.

Accreditation scheme Elmhurst Energy Systems Ltd
Assessor’s ID EES/019534

Telephone 01455 883 250

Email enquiries@elmhurstenergy.co.uk

About this assessment

Employer B & H Eco Ltd

Employer address 14 Limefield Road, Salford, Manchester, M7 4LZ

Assessor’s declaration The assessor is not related to the owner of the
property.

Date of assessment 12 January 2024

Date of certificate 17 January 2024

https://find-energy-certificate.service.gov.uk/energy-certificate/7206-8092-8474-3646-2333?print=true 3/3


mailto:lionel@bandheco.co.uk
mailto:enquiries@elmhurstenergy.co.uk
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Remedial Strategy Report
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1.0 INTRODUCTION

This Remedial Strategy Report has been prepared at the request of Bellway
Homes Ltd (Manchester). Final instructions to proceed with this report were
received in February 2023.

This report pertains to a ¢. 6.5 Ha site located to the south of Linney Lane,
Shaw, c. 15km north east of Manchester city centre, at the approximate
postcode OL2 8HB. The National Ordnance Survey Grid Reference for the
centre of the site is 394307E, 409300N. An aerial photo of the site is included
below, and a Site Location Plan is contained in Appendix 2.

4
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Figure 1 — Aerial image of the site dated 7! March 2023, looking south east. Demolition works in progress. Site
boundary shown in red.

The above photograph was taken during demolition works in March 2023. The
rubble of four former mills and associated infrastructure was being processed
and a portion of the slab of the south easternmost mill was still in-situ but was
in the process of being broken out at the time of the site investigation. The
demolition is being undertaken (at the time of writing) by Metropolitan
Demolition for the vendor. Consequently, IGE Consulting have no control over
the scope of these works, but it is understood that only minimal sub-surface
excavations have been completed, e.g., cropping of piled foundations etc. At
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the time of production of Revision B in November and December 2023, the
demolition works were completed and the ‘live’ services had recently been
disconnected to permit the investigation works noted in previous revisions i.e.

substation and former tank locations.

Scope

This Remedial Strategy Report is to be used for submission to the Local
Authority as part of a planning application as it is the Client’s intention to
develop the site into a low-rise residential development comprising 118 No.
houses with private gardens and 27 No. apartments together with new publicly
accessible open space, landscaping, de-culverting of the River Beal, car
parking and other necessary works with access from Linney Lane and Beal
Lane. This is subject to final detailed design. A plan of the proposed
development is included below:

Figure 2 — An extract from Astle Planning & Design Limited ‘Planning Layout’ (ref: PLO1 rev. T, dated: 06.03.2023).



1.2

A proposed development plan is contained in Appendix 2.

The site is the first build phase of a wider development area, extending off-site
to the south, which was granted outline planning (Ref: OUT/345898/20) for a
‘Residential development (use class C3) together with new publicly accessible
open space; landscaping; de-culverting of the River Beal, surface water
drainage infrastructure, car parking and other necessary works with access
from Linney Lane and Beal Lane following the demolition of existing buildings
and structures'. The later phase to the south is outside the scope of this report.

Until Spring 2023, the site comprised four large mill buildings, concrete and
tarmac hardstanding and externals. The site as of Summer 2023 has been
demolished to underside of slab by Metropolitan Demolition e instruction of the
previous site owners (not Bellway Homes). It is understood a completion report
detailing location of piles, obstructions, stockpiles etc will be provided. This

report follows, and should be read in conjunction with, the following reports:

e CCG ‘Geotechnical & Geo-Environmental Site Investigation at Shaw
Distribution Centre, Shaw, Oldham’ (ref: CCG-C-20-11693.REV1,
November 2020).

e IGE Consulting Ltd. ‘Phase 2 Geo-Environmental Ground Investigation
Report Revision B (ref: 3818-02/B, dated: August 2023).

To avoid repetition, detailed findings of the above reports have not been
reproduced in this report, but selected parts of the IGE Phase 2 Geo-
Environmental Ground Investigation Report (Revision B) have been

summarised for clarity and completeness.

Brief

The brief was to design an appropriate Remedial Strategy for the site based
upon the proposed development outlined in Section 1.1 following the findings
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and recommendations of the IGE Consulting Ltd. ‘Phase 2 Geo-Environmental
Ground Investigation Report Revision B (ref: 3818-02/B, dated: August 2023).
This includes the following objectives:

Provide details on the Human Health, Controlled Waters and Ground
Gas risks.

Undertake a remedial measures options appraisal.

Recommend detailed remedial requirements to mitigate these Human
Health, Controlled Waters and Ground Gas risks.

Recommend any other remedial measures deemed necessary for the
proposed development.

Detail the validation requirements for all recommended remedial
measures.

Assess the possible risk to sensitive receptors associated with the
proposed piling methodology of choice.

The limitations of the report are contained in Appendix 1.

Third Parties

This report has been prepared for the sole use of Bellway Homes Ltd.

(Manchester). The report must not be copied or passed onto any third party or

used for any purpose other than which it was prepared without the permission

of the author. This report is copyright.



2.0 BACKGROUND

2.1 Engineering Requirements / Setting

In order to design the appropriate remedial strategy to mitigate the
environmental / contaminated land risks, it is prudent to understand the
geotechnical requirements of the scheme together with the anticipated build

type of the proposed development.

2.1.1 Proposed Site Levels

Due to the risk of flooding, as shown in the below drawing, site levels are
proposed to be significantly increased across the site. The following diagram
shows the approximate upfill across the site in blue text — this is the difference
between the pre-demolition level and finished level. Also, a flood compensation
pond is to be placed — as noted in Figure 2 above in the eastern site section.

%
o
3
>
i}
1y
£
] B

e s S ey e no s

Figure 3 - Extract from IGE drawing 'Approximate Uplift in Levels (Based on Previous FRA)', ref: 3818 SI-01 P1,
dated: July 2022. Blue numbers = approximate upfill in metres above current ground level. Note: the proposed layout
has changed since this drawing was produced, however, this is indicative only.



Detailed cut and fill drawings are enclosed in Appendix 2, the below
assumptions are noted on these drawings. Upfill up t oc. 2.0m to formation level
i.e. FFL—-900mm for piled plots or -600mm for vibro plots. Below table indicates
the depth assumption and includes the -600mm required for the cover system,

this is modelled as a sperate item .

Grovips Depths L
Filed Piots S00mm
Vibao Piofs GO0mm
Drveway: 450mm
Gardens GlCmm
Roachay TEOMM
Pubdic Cper Space 300min

Totl

The upfill specification of the material to be utilised to achieve the noted

proposed levels is discussed below.

2.1.2 Proposed Foundations
The proposed low rise dwellings are to incorporate the use of a mix of ground

improvement in the form of vibro stone columns and piled foundations (varying
types). Given the information obtained from the site investigation works and
discussions with the demolition contractor, significant ground obstructions /
features i.e. historic foundations are present which will require identifying and /
or removal to their full depth.

The location of any ground obstructions is being recorded as part of the
demolition works (to underside of existing concrete slab / hardstanding) by
Metropolitan Demolition upon completion of their works. It is recommended that
these are provided to IGE Consulting for review when available. An example is
contained in Appendix 2, which illustrates the former piled foundations
associated with the former mill located in the north western site section.

The proposed foundations, based on an indicative Foundation Zoning Plan
based upon existing ground conditions. However, the proposed remedial works

are to include the re-engineering site materials to permit ground improvement



i.e. vibro stone columns across the site (subject to detailed works permit (or
other mechanism) for processing the on stie registered landfills).

The proposed plots in the north eastern site corner are the sole plots which

following remedial works will require a piled foundation solution.

4 INDIZATIVE S Pt
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Figure 4 - Extract from IGE Consulting drawing Indicative Foundation Zoning Plan (Planning Layout Rev T)' (ref:
3818 SI-08 P1). Red = Driven Piled Solution. Pink = Pre-bored CFA / Driven Piled Solution. Blue = Vibro Stone
Columns. Please note this plan is DRAFT and subject to change.

A full version of this plan is contained in Appendix 2.

2.1.3 Ground Floor Slabs
The low-rise residential dwellings will be constructed with suspended Pre-Cast

Concrete (PCC) block and beam floor slabs. An open void will be present
beneath the floor slab construction (measuring not less than 150mm deep). The
void will be vented via telescopic vents linked to air bricks positioned on two
opposing elevations of each dwelling. The air bricks will be located at 1m
centres, providing not less than 6000mm? ventilation area each and finished

not less than 100mm above finished ground level (to prevent blockage going



2.1.4

forward). All sleeper walls (i.e., sub-floor slab building compartments) will be
vented via missed blockwork (or air bricks) at 1.5m centres.

Proposed Drainage / River Realignment

Given the aforementioned increase in site levels across the site, the proposed
drainage routes are to be placed above existing site levels. The exception
relates to the invert level of the flood compensation pond which is ¢ 500 —

600mm below existing site levels.

Figure 5 — Dark blue = proposed river realignment. Green = proposed new river channel. Light blue = existing infilled
reservoirs /landfills. Yellow circles show areas where proposed levels may be at or lower than existing ground levels
in the landfill areas.

The yellow circles above show the areas where the proposed levels (i.e., the
new river channel and the invert level of the proposed flood compensation

pond) are at or lower than the current site levels, in the envelope of the landfills.

The shallow material overlying the backfilled reservoirs, are not regarded to be
designated as the landfill materials. Consequently, further works required
during the enabling works to determine whether the ‘landfill” materials will be
disturbed or not and permitting / disposal of landfill materials is required.
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2.2.1

2.2.2

Conceptual Site Model Summary

As stated within the IGE Consulting Ltd. ‘Phase 2 Geo-Environmental Ground
Investigation Report Revision B (ref: 3818-02/B, dated: August 2023) the below
conceptual site model summaries are noted:

Human Health

Pathways between the site soils and the end user will be broken by the addition
of c.1 - 2m of upfill material. However, due to the unknown presence of potential
unrecorded hotspots and the necessity to ensure that the upfill is suitable for

use, remediation was recommended.

Ground Gas

The ground gas regime at the site has been designated as Characteristic
Situation 2 (CS2) in line with BS8485+A1 (2019). Therefore, as the proposed
houses are Type A buildings, 3.5 points of protection will need to be achieved.

Based upon any prospective upfill material is acceptable, the CS2 designation
is regarded as a worse case. Further assessment following remedial works to
potentially re-assess the site to a lower designation will be dependent on

commercial and time constraints to permit these works.

Radon

Based on the site-specific radon assessment conducted for the site, it was
noted that the site lies in an area where between 3% and 5% of homes are
above the radon action level. This finding, however, pertains to a larger search
area, and the site itself is only located within an area where between 1% to 3%
of homes are above the radon action level. The area of higher percentage of
homes above radon action level is found off-site and does not affect the off-site

development. Consequently, BR211 (2022) indicates that no radon protection

measures are necessary in the construction of new dwellings or extensions

based on the proposed development plan of the site. The following figure
illustrates the radon affected areas within the larger search area as well as the

site boundaries.
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Radon Affected Area

Small Brook

400500 ||

% Homes estimated to be at
or above the action level

0-1%

1-3%

Nook.
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5-10%

10-30%
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Figure 6: The site-specific radon affected areas map with the wider search area highlighted in red and the site area
highlighted in pink.

It is also considered necessary that no additional ground gas sources are
brought on to the site within the upfill material. Therefore, a testing strategy is
necessary to ensure all soils brought to site are acceptable in terms of ground
gas risk.

Controlled Waters

No hotspots of contamination have been found on the subject site.
Nevertheless, the potential for unrecorded hotspots cannot be ruled out. It was
therefore recommended to undertake remediation to determine the presence
of and remediate potential unrecorded hotspots that may impact Controlled
Waters. It is also necessary to remove preferential pathways into the on-site
River Beal, such as outfalls and relic drainage.

Remedial

targets and duration of remediation monitoring were also

recommended to ensure no impact upon the River Beal.



2.2.4 GConceptual Site Model Diagram

2.3

2.3.1

T
|

An extract of the Conceptual Site Model drawing is noted above. A full version
of this is contained in Appendix 2.

Piling Risk Assessment

The Piling Risk Assessment has been undertaken in accordance with guidance
by the Environment Agency, in particular, Piling and Penetrative Ground
Improvement Methods on Land Affected by Contamination: Guidance on

Pollution Prevention NC/99/73 (EA, 2001).

Piling Methodology

This piling risk assessment has been prepared to demonstrate that the
proposed piling methods are appropriate for the proposed development and do
not create preferential pathways and thus to enable the discharge of the
relevant Planning Condition. This report provides the context and framework
for piling on land affected by contamination and provides justification for the
choice of piling methodology for the proposed development and any mitigation

measures that may be required.

At the time of writing it is known that the majority of the site plots are proposed
to undergo ground improvement via vibro stone columns (VSC), with piles only

applying to the north-eastern site corner (Plots 119-130, likely to comprise only



2.3.2

2.3.3

Plots 127-130. This is due to the anticipated saturated and silty material
(reworked alluvium and made ground) which negates the use of ground
improvement. The piled foundations proposed in the north-eastern site corner

will comprise a precast 200mm / 250mm dia concrete driven piled foundation

solution, bearing onto the underlying natural superficial deposits or bedrock.

Hydrology/Hydrogeology

Water strikes were recorded within Made Ground at between 0.80m bgl and
4.00m bgl (between 170.50m and 173.62m AOD). There appears to be a
consistent presence of perched water across the site within the Made Ground.
Water strikes were only recorded in natural superficial deposits in 7 No.
locations, at between 0.80m and 3.90m bgl (between 169.79m and 173.98m
AOD). These findings are not consistent with a continuous groundwater regime
within the superficial deposits.

Superficial Aquifer
The aquifers within the natural superficial deposits are classified as a

Secondary Undifferentiated and Secondary A aquifers and are therefore

sensitive receptors. The depth to the water level within the aquifer is unknown.

Bedrock Aquifer
The aquifer within the bedrock is classified as a Secondary A aquifer of low to

medium vulnerability and is therefore a sensitive receptor. The depth to the

water level within the aquifer is unknown.

Contamination

Based on the review of the information contained within the Phase 2 Geo-
Environmental Investigation (IGE Consulting, August 2023), visual or olfactory
evidence of potential contamination was found including hydrocarbon odours in
places, but no 'gross’ contamination ‘hotspots’ have been identified anywhere

on site.



Additionally, chemical analysis revealed that:

Multiple GAC exceedances, for the ‘residential with home grown
produce’ land use scenario, were recorded for Made Ground samples
sent for laboratory chemical testing, including Asbestos, PAHs, Arsenic
and Lead.

No GAC exceedances were found within the Landfill Made Ground
deposits, or the underlying clay linings. No exceedances were found in
the natural superficial deposits.

No GAC exceedances were found within the former electricity
substation, former tank location or within the additional dynamic
sampling boreholes undertaken in November 2023.

No asbestos has been identified in any of the tested samples.

2.3.4 Ground Gas

Based upon the evidence available within the Ground Gas Risk Assessment

2.3.5

(IGE Consulting, Phase 2 Geo-Environmental Investigation, August 2023) the

site is designated as Characteristic Situation (CS) 2. 5 No. dynamic sample

boreholes were fitted with gas standpipes during the site intrusive investigation.

The following observations were made following the completion of the full

monitoring programme:

Steady oxygen concentrations ranged between 0.2% v/v and 20.5% v/v;
Peak carbon dioxide concentrations ranged between <0.1% v/v and
8.7% V/v;

Peak and steady methane concentrations ranged between <0.1% v/v
and 4.7% v/v;

No peak or steady hydrogen sulphide concentrations were recorded
above detection limits (<1ppm);

Steady flow rates ranged between <0.1l/hr and 2.51/hr.

Registered Landfills

Two areas of the site, consisting of 2 No. infilled reservoirs per area, as of

November 2023, the western registered landfills will be processed under the

WRAP and / or environmental permit. These permitting aspects are ongoing.



2.3.6

urrizn Health

An extract of the Piling Risk Assessment Conceptual Site Model drawing is

noted above. A full version of this is contained in Appendix 2.

Risk Assessment

The risk assessment refers to the six pollution scenarios detailed within
NC/99/73 which are included in Table 1 below:

Table 1: Pollution Scenarios

1 Creation of preferential pathways, through a low permeability layer (an aquitard), to allow potential
contamination of an underlying aquifer
2 Creation of preferential pathways, through a low permeability surface layer, to allow upward
migration of landfill gas, soil gas or contaminant vapours to the surface
3 Direct contact of site workers and others with contaminated soil arisings which have been brought
to the surface
Direct contact of the piles or engineered structures with contaminated soil or leachate causing
4 degradation of pile materials (where the secondary effects are to increase the potential for
contaminant migration)
5 The driving of solid contaminants down into an aquifer during pile driving
6 Contamination of groundwater and, subsequently, surface waters by concrete, cement paste or
grout
The Piling Risk Assessment contained within Table 2 below has been
undertaken in line with guidance provided by the NHBC and Environment

Agency (NHBC/EA 2008).



Table 2: Piling Risk Assessment

Pile / Soil

1 Made Ground )
interface

Secondary A
and Secondary
Undifferentiated

Aquifer

Low to Moderate Risk: The VSC / pre-cast
concrete driven pile method does not generate
spoil during the installation process. The pile
forms a concrete seal with adjacent superficial
deposits reducing potential vertical migration
associated with the prospective pile.

Ground Gas /
Soil Vapour

Pile / Soil
interface

Buildings and
construction
workers

Direct
contact,
inhalation
and
ingestion
of dust

Contaminated
Made Ground

Construction
workers

Direct
contact
and
aggressive
attack

Contaminants
4 in soil and
groundwater

Piles and other
below ground
structures

Low Risk: The piles will have high friction
between its surface and any present cohesive
Made Ground, precluding any preferential
pathways along the sides of the pile. The VSC
may create a preferential vertical pathway
along the foundation, however based on the
existing ground gas contaminative linkage on-
site, the ground gas risk associated with the
piles is mitigated to Low.

Pathways are also present within the granular
Made Ground, hence the requirement for CS2
ground gas protection measures mitigating any
residual risk. Hence the overall design mitigates
the risk to Low.

Low to Moderate Risk: Following the intrusive
site investigation, soluble sulphate
concentrations were recorded within design
sulphate levels AC-5 / DS-5 within the infilled
reservoirs in the western site section.
Remainder of the Site is at worst AC-3 / DS-3.

Furthermore, the VSC are likely to be
constructed in the infilled reservoir, therefore
high concentrations of sulfates are likely to be
present in the area selected for piling
foundations. It should be ensured that the pile
type selected is resistant to this classification.
Once it is known that the pile selected is
resistant to DS-5, the risk will be mitigated to
Low.

Pile / Soil
interface

Contaminated
Made Ground

Secondary A
and Secondary
Undifferentiated

Aquifer

Low to Moderate Risk: Potentially
contaminated Made Ground may reach depths
beneath the piles and into the sensitive
receptors. As the site has undergone turnover,
the risk will be mitigated to Low.




IGE Consulting Ltd.

Remedial Strategy Report

Construction
Materials

Migration
through
permeable
strata

Groundwater

*Scenarios 1-6 refer to the scenarios specified in Table 2: Pollution Scenarios
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BCIS

£/M2 STUDY

Description: Rate per m2 gross internal floor area for the building Cost including prelims.

Last updated: 13-Jan-2024 07:26

At 1Q2024 prices (based on a Tender Price Index of 389) and UK mean location (Location index 100)

MAXIMUM AGE OF RESULTS: DEFAULT PERIOD

£/m? gross internal floor area
Building function

(Maximum age of projects) ien | Eovest :3::2;,' ¥

New build

284, Warehouses/stores

Generally (15) 1,117 432 667

Up to 500m2 GFA (15) 2,002 726 1,109

500 to 2000m2 GFA (15) 976 508 723

Over 2000m2 GFA (15) 794 432 626

o i o BN (15) Sz, | 4t s

284.2 Purpose built

warehouses/stores

Generally (15) 1,174 432 675

Up to 500m2 GFA (15) 2,308 726 1,374

500 to 2000m2 GFA (15) 962 508 702

Over 2000m2 GFA (15) 790 432 640

i&?ei(();éc; stores/refrigerated 1517 1,049 1,109

Shell only

284. Warehouses/stores (20) 843 389 579
22-Jan-2024 14:05 © BCIS 2024

Median

877

1,412

890

664

1,014

876

1,801

876

704

1,327

699

Upper
quartiles

1,221

2,386

1,121

902

1,086

1,310

2,931

1,095

973

2,051

916

Highest

4,977

4,977

1,772

1,649

1,149

4977

4,977

1,772

1,295

2,062

1,822

Sample

39

30

14

10
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BCIS

Building function
{Maximum age of projects)

284 1 Advance
warehouses/stores (20)

284.2 Purpose built
warghouses/stores (20)

284 .5 Cold stores/refrigerated
stores (30}

22-Jan-2024 14:05

£im? gross internal floor area

Mean Lowest

1,034 581
699 389
615 -

Lower
quartiles

@ BCIS 2024

Median

699

738

Upper
quartiles

Highest

1,822

933

Sample

3

Page 2 of 2
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AHERNE

APPRAISAL SUMMARY
PROPERTY CONSULTANTS
Client: Planning Application Project: Linney Lane Motors
Net Realisation (see revenue calculation - page 2) £834,703
Outlay
Acquisition costs Variable Fixed Total
Purchase price f0 £0
Stamp duty 4.00% £0 £0
Legal fees 0.00% £0 £0
Agents fees 0.00% £0 £0
Town planning 3000 £3,000
Other 2250 £2,250
£0 £5,250 £5,250
; . 5 5 Cost
Construction costs Units Gross Area ft? Rate  ft
Units A 1 4,200 £131 £550,200
Units B & C 0 0 £0
UnitD & F 0 0 £0
Unit E 0 0 £0
1 4,200 £550,200
Other construction costs £104,000
£654,200
Contingency on construction costs @ 5.00% £27,510 £681,710
Professional fees
Architect 5.00%  on construction £27,510
Others 5.00% costs £27,510
Bank arrangement fee Fixed £1,000 £56,020
Marketing costs
Letting agents fees 10.00% £5,250
onrent PA
Letting legal fee 5.00% £2,625
Marketing costs Fixed £500 £8,375
Disposal fees
Sales agent fee 1.00% - £8,347
on net realisaion
Sales legal fee 0.50% £4,174
Marketing costs Fixed f0 £12,521
Finance
Debit rate: per annum 8.00%
Pre - . . .
; Construction Letting void
construction eriod eriod Total
period P P
Period (in months) 3 9 3
Interest
on acquisition costs £106 £330 £114 £550
on construction costs & prof fees £18,679 £12,581 £31,261
£106 £19,009 £12,696 £31,811 £31,811
Total costs £795,686
PROFIT £39,017
Performance Measures
Profit on cost (%) 4.90%
Profit on GDV(%) 4.67%

Date of appraisal summary:22/01/2024



APPRAISAL SUMMARY (cont)

ARERNE

Client: Planning Application

Revenue calculation

letting valuation
Units A

Totals

Less: acquisition costs

Net Realisation

Page 2 of 3

Project: Linney Lane Motors

Units Gross Areq ft? Lettable area  Lettable
(%) area
ft?
1 4,200 100% 4,200
0
0
0
1 4,200
@ 6.80%

Rent
ftZ

£12.50

PROPERTY CONSULTANTS

Rent PA VYield (%)  Rent free Capital value

£52,500

£0

£0

£0

£52,500

period multiplier
(months)

5.75% 3 17.3913

0.0000

1.0000
0.000

Gross Sales Value

£895,604

£0

£0

£0
£895,604

£60,901

£834,703

Date of appraisal summary:22/01/2024
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