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Application No: O/23/96467
Address: Land adjoining Chalcroft Business Park, Burnetts Lane, West End, SO30 2HH
Description: Outline application for up to 4,130sqm of commercial floorspace (Use Classes E(g)(ii), (iii) and B8) to include farm shop (Use Class E(a)) of up to 327sqm, parking and yard areas (including accessible spaces), landscape buffers and acoustic mitigation. Formation of vehicular and pedestrian access to estate road. Access considered only

Thank you for consulting us on the above application. We have reviewed the information provided and note the following:
The proposed uses have the potential to give rise to impacts from noise and air pollution, either directly, or from loading and unloading and material movements, or from associated vehicular movements on site and local roads.
Residential dwellings are located adjacent to the application site and may therefore be subject to adverse impacts from the proposed change of use.
The application is supported by reports into the impacts of air pollution and noise, both by Phlorum, namely, Noise Assessment Chalcroft 3 – Paddock Land, dated Report number 12372v1, November 2023, and Air Quality Assessment Chalcroft 3 – Paddock Land  reference: 12372 (AQ) v1, dated October 2023.

Noise:
The noise report considers the noise impacts on nearby residential uses based on the proposed layout included in Figure 1.
It includes the results of a 24 hour noise survey. Impacts of loading and unloading, and vehicle movements on the site are modelled, along with noise impact from vehicles on the highway.
Noise from fixed plant and machinery, or break out noise from the units is not considered. Detail of the assumptions underpinning the assessment of delivery noise and vehicle noise on site are not included.
A noise barrier is proposed to be constructed between the development and Burnetts Way, with a design criteria of a BS4142 +5dB rating as satisfactory.

Whilst we have a number of concerns with the approach to the noise assessment and do not accept its conclusions at this time, our primary concern at this time is with the chosen layout of the development. A good acoustic design process would indicate a layout which used the buildings making up the development to act as a barrier and screen noise arising form external activities from the noise sensitive uses nearby. The noise report only looks at ways to mitigate noise from the layout chosen.

Air Quality:
Comments to follow.


Contaminated Land:
The outlined application is supported by several reports, one of which is the ‘Tier 1 Preliminary Risk Assessment for Chalcroft Business Park (Paddock Development) produced by Horizon Consulting Engineers (October 2023), reference HCE0641.PRA.Paddock for contaminated land. This report indicates the site comprises agricultural fields since 1869 map records until today, with no developments within the site boundary. Adjacent land uses comprise a depot site for MoD immediately to the northwest of the site from 1950s to 1990s (including large store buildings connected via railway tracks, boiler house, chimney, garage with tank, generators, store rooms, etc). In 1990s, the MoD site was redevelopment to form the now Chalcroft Business Farm. A total of 5 residential dwellings are noted to the east (in front of Burnetts Lane) and 2 the north. A railway is noted immediately to the south of the site. A crematorium is noted at 231m to the south of the site.

The site geology comprises topsoil over Wittering Formation (clay, sandy clay) in the majority of the site, and Earney Sand Formation (silty sands) to the south, which are both Secondary A Aquifers. The site is not within a Source Protection Zone, and no groundwater abstractions were noted in the vicinity of the site. There is a potential for small amounts of made ground to be present on site due to historic developments on the adjacent site. The nearest surface water feature identified was a ditch at 66m to the north. No surface water abstractions were noted. 3 water discharges were identified 232m to the northeast of the site (soakaway from domestic properties). There are no historical landfills in the vicinity of the site. The site is not within a radon risk area, and no significant ground gas is expected. 

The CSM indicates low risk from agricultural use of the site to humans and controlled waters, and low risk from off-site historical use of adjacent site. However, it recommends that unexpected contamination protocol (section 5.3) is follow during all construction works and confirmatory chemical testing of soil samples in conjunction with any geotechnical investigation to be carried out. 

Based on the considerations above, I agree with the information contained in the Preliminary Report, and recommend that an intrusive site investigation should be undertaken to further assess the potential presence of made ground from adjacent developments, and chemical testing (including herbicides, pesticides) to confirm the site is free of contaminants. In regards ground gas risk, we would expect to see considerations in line with CL:aire technical bulletin RB17. Also, if any material is to be re-use/ imported from site evidence of this material to be suitable for the intended use should be provided to the LPA prior use.

In summary, in terms of contaminated land, I do not object to the principle of the development; however, the followings conditions are suggested:

Site investigation
No work shall commence on site until the following has been submitted to, and approved in writing by the LPA:  
a.    A site investigation report documenting the ground conditions of the site and incorporating chemical and gas analysis in accordance with UK Land contamination risk management (LCRM) national guidance, BS10175:2011+A2:2017, BS 8576:2013, CL:aire RB17, and as agreed with the LPA. This document should also include reference to the agreed Preliminary Investigation Report (Horizon Consulting Engineers, October 2023).
b.    Detailed site-specific scheme for remedial works and measures to be undertaken to avoid the risk from contaminants and/or gases when the site is developed and proposals for future maintenance and monitoring. 
Such a scheme shall include nomination of a competent person to oversee the implementation of the works.

Reason: To minimise the risk from land contamination for the safety of the future occupiers of the development and neighbouring properties. 

Verification Report
Before any part of the development is occupied or used, unless otherwise first agreed in writing by the Local Planning Authority (LPA), a verification report demonstrating the effectiveness of the remediation works carried out as set out in condition X(b) and a remediation completion certificate confirming that the approved remediation scheme has been implemented in full shall both have been submitted to and approved in writing by the LPA. The verification report and remediation completion certificate shall be submitted in accordance with the approved scheme and undertaken by a competent person in accordance with the Environment Agency’s LCRM.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised.

Watching brief
A watching brief should be followed at all times during construction works and confirmation of this shall be submitted to by the Local Planning Authority (LPA) prior to completion. In the event that previously unidentified contamination is found during the watching brief it must be immediately reported to the Local Planning Authority. Work shall then cease until an investigation and risk assessment, and where required a remediation scheme, has been submitted to and approved in writing by the Local Planning Authority. Where a remediation scheme is required by the Local Planning Authority, the development shall not be brought into use until a verification report for the remediation work has been submitted to and approved in writing by the Local Planning Authority. All works shall be undertaken by a competent person in accordance with best practice as outlined in BS10175:2011+A2:2017 and LCRM. Any gas monitoring deemed appropriate is to be in accordance with best practice as outlined in such documents as BS8576:2013, BS 8485:2015+A1:2019, Claire RB17 and CIRIA C665. Reason: To minimise the risk from land contamination for the safety of the property’s occupiers.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised.


Considering the above we wish to make the following comments:

With respect to noise impacts and mitigation on the nearby noise sensitive receptors we do not support the application at this time. We are concerned that the proposed layout will lead to the nearby dwellings being subjected to excessive levels of noise, a matter which could be largely addressed by a better site layout. We also have number of concerns about the methodology of the noise assessment, including the omission of noise assessment in respect of noise arising from the activities to be carried out within the units amongst other things.

On air quality our comments will follow shortly.

With respect to land contamination, we are satisfied that any concerns could be addressed by condition.
Should you wish to discuss the matters raised here I shall of course be pleased to do so.
Yours Sincerely,
 
 
 
 
Neil Scott
 
Senior Pollution Control Officer
 
