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Executive Summary 

Introduction EHS Projects (EHS) was commissioned by Tulip Ltd (the ‘Client) to undertake a Site 
Condition Report for Tulip Ltd, Pool Industrial Estate, Pool, Redruth, TR15 3RT 
(hereafter referred to as the ‘Site’). 
 
The purpose of this report is to support an Environmental Permitting Regulations 
(EPR) permit application and provide information regarding the condition of the Site. 
 

Subject Site  The Site comprises an approximate 3.36 ha plot of land centred on National Grid 
Reference 167580, 41420 approximately 2.6km west of Redruth Railway Station.  
 

Surrounding Area The surrounding land uses include: 
 

• North – the Site is bound to the north by a thin stretch of undeveloped land with 
residential dwellings and Agar Road beyond. 

• East – the Site is bound to the east by several industrial and commercial 
developments including a roller-skating rink, a distribution service, and a 
manufacturer. 

• South – the Site is bound to the south by a road (Wilson Way) with industrial 
land beyond. 

• West – the Site is bound to the west by a packaging supply shop with industrial 
and commercial land beyond. 

•  

Site History Earliest available mapping (1800) shows that the Site is undeveloped with a Pit in 
the north-eastern corner of the Site. The Site appears to be first developed in the 
late 1980s and the site layout alters a few times and appears to have once been a 
Pottery and an Engineering Works. The Site appears in its current layout from 2016. 
The earliest Google Maps street view (2009) shows that the Site was occupied by 
the food products supplier – Tulip Ltd. 
 
Historically the surrounding areas largely comprised a mixture of mines, residential, 
industrial and commercial buildings with Tin and Copper mines, and various works 
such as engineering and printing works. There have also been railway lines in the 
vicinity of the Site.  
 

Current Site Use The Site is currently occupied by a food products manufacturer. The Site is accessed 
via Wilson Way and comprises two main buildings (slicing hall and curing facility) with 
other facilities including chiller and refrigerated storage, plant room and effluent 
treatment plant in addition to office space, and adjacent car parking. 

Geology, 
Hydrogeology and 
Hydrology 

British Geological Survey records indicate that the Site is absent of superficial 
deposits and is directly underlain by bedrock geology comprising the Mylor Slate 
Formation (Hornfelsed Slate and Hornfelsed Siltsone), which is classified by the 
Environment Agency (EA) as a Secondary A Aquifer. 
 
The database indicates that there are no surface water features on the Site. The 
nearest surface water feature is located 388m north-west, which appears to be a 
drainage ditch. The Site is located within a Flood Zone 1 (low probability). 
  
The environmental database indicates that the Site is not in an area that has potential 
for groundwater flooding to occur at surface. 
 



 
 

 

EHS Projects Ltd Company Number 04845638 
Registered Office: EHS Projects Ltd, Landmark House, 20 Broomgrove Road, Sheffield S10 2LR 

iv 
 

Summary of Site 
Walkover 

The Site currently comprises an active food manufacturing business with associated 
loading, storage and car parking areas. During the Site walkover every effort was 
made to access all areas of the Site. However, the condition of internal and 
subsurface effluent drainage systems could not be ascertained. There was no 
evidence of spills, staining or corrosion observed at the Site. The walkover has 
identified the following potential contamination sources: 
 

• An above oil storage tank associated with the Site sprinkler system; 

• Above ground storage tanks associated with effluent treatment chemicals and 
sludge; 

• Below ground concrete tanks for the reception and balancing of effluent prior to 
treatment; 

• Storage of chemicals in IBCs for industrial cleaning and food hygiene purposes; 
and 

• An electrical substation located to the southeast of the Site. 
 

Summary of 
Environmental Risk 

EHS consider the Site to be generally moderate risk with respect to contaminated 
land liability due to the Site and surrounding areas having over 100 years of industrial 
use and therefore a high potential for soil and groundwater contamination. 
 
Any potential contaminant risks are mitigated by the presence of concrete hard 
standing across the majority of the Site, which will act as a barrier between any 
residual contamination and site users and mitigate any potential pathways to 
controlled waters. It is also understood that regular checks comprising visual 
inspections are made on chemical storage and bunds at the Site along with checks 
on the effluent plant operations. Tanks on Site are compliant to oil storage 
regulations which will protect the Site in the event of tank failure. 
 
The Site’s current use and continued use as a food manufacturers and the ongoing 
checks and audits of the Site indicate that it’s unlikely that the Site poses a 
significant risk to users and the baseline condition of the Site.  
 

 

This Executive Summary is part of this complete report; any findings, opinions, or conclusions in this Executive 

Summary are made in context with the complete report.  EHS recommends that the user reads the entire report 

for all supporting information related to findings, opinions, and conclusions
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1 Introduction 

1.1 Purpose 
EHS Projects Limited (EHS) was commissioned by Tulip Limited (the ‘Client) to undertake a Site Condition Report 

for Tulip Ltd, Pool Industrial Estate, Pool, Redruth, TR15 3RT (hereafter referred to as the ‘Site’). 

A Site location plan is presented as Figure 1 in Annex A.  

The purpose of this report is to support an Environmental Permitting Regulations (EPR) permit application and 

provide information regarding the condition of the Site. 

1.2 Scope of Services 
This report presents the findings of a desk study based on the following information: 

• Historical uses of the Site and surroundings; 

• Current use and condition of the Site; 

• Environmental setting in terms of geology, hydrogeology, hydrology and surrounding land uses; 

• Relevant publicly available environmental records. 
 

The Environmental Desk Study assessment was conducted with due regard to the following guidance: 

• Environment Agency: H5 Site Condition Report guidance 

• The National Planning Policy Framework. 

• BS5930 (2015) Code of Practice for Ground Investigations; and, 

• BS1075 (2013) Investigation of Potentially Contaminated Sites – Code of Practice; 

• Contaminated Land Report (CLR) 11 Model Procedures for the Management of Land Contamination. 

1.3 Significant Assumptions 
This report presents EHS’s observations, findings, and conclusions as they existed on the date that this report 

was issued. This report is subject to modification if EHS becomes aware of additional information after the date 

of this report that is material to its findings and conclusions. 

The reliability of information provided by others to EHS cannot be guaranteed to be accurate or complete.  

Performance of this Site Condition Report is intended to reduce, but not eliminate, uncertainty of environmental 

conditions associated with the subject site; therefore, the findings and conclusions made in this report should 

not be construed to warrant or guarantee the subject site, or express or imply, including without limitation, 

warranties as to its marketability for a particular use. EHS found no reason to question the validity of information 

received unless explicitly noted elsewhere in this report. 

1.4 User Reliance 
This report was prepared for Tulip Limited. Reliance on the Report by any other third party is subject to 

requesting and fully executing a reliance letter between EHS and the third party that acknowledges the EHS 

Standard Terms and Conditions with the Client, to the same extent as if they were the Client thereunder.   

EHS has been provided with information from third parties for information purposes only and without 

representation or warranty, express or implied as to its accuracy or completeness and without any liability on 

such third parties part to revise or update the information. Where reliance has been provided by third parties 

to potential purchasers this is noted in our report. 
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2 Site Description 

2.1 Location 
The Site comprises an approximate 3.36 ha plot of land centred on National Grid Reference 167580, 41420 

approximately 2.6km west of Redruth Railway Station.  

The Site location is presented as Figure 1 in Annex A. 

2.2 Subject and Surrounding Area 
The Site is located to the north of Wilson Way. The Site is currently occupied by a food products manufacturer. 

The Site is accessed via Wilson Way and comprises two main buildings (slicing hall and curing facility) with other 

facilities including chiller and refrigerated storage, plant room and effluent treatment plant in addition to office 

space, and adjacent car parking. The Site has an average elevation of approximately 115m above Ordnance 

Datum (aOD). Topographically the Site is relatively flat. 

The Site layout is presented as Figure 2 in Annex A. 

The Site is located within an area of mixed industrial, commercial and residential land use. Land uses in the 

immediate vicinity include the following principal features: 

Table 1: Summary of Surrounding Land Use 

Direction Land Use 

North 
The Site is bound to the north by a thin stretch of undeveloped land with residential dwellings 

and Agar Road beyond. 

East 
The Site is bound to the east by several industrial and commercial developments including a 

roller-skating rink, a distribution service, and a manufacturer. 

South The Site is bound to the south by a road (Wilson Way) with industrial land beyond. 

West 
The Site is bound to the west by a packaging supply shop with industrial and commercial land 

beyond.  
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3 Review of Publicly Accessible Information 

3.1 Environmental Setting 
The environmental setting of the Site can influence the susceptibility to, and relative magnitude of, 

environmental impacts and liabilities associated with on and off-site sources of contamination. The following 

section presents a summary of environmental reviews conducted on publicly available records. 

3.1.1 Geology and Hydrogeology British Geological Survey (BGS) geological mapping and Environment 

Agency (EA) hydrogeological mapping indicate the following geological progression beneath the Site: 

Table 2: Summary of Geology and Hydrogeology 

Geology 
Geological 

Description 
Aquifer Status 

Aquifer 

Description 

Superficial: None 

Recorded 
N/A N/A N/A 

Bedrock: Mylor 

Slate Formation 

Hornfelsed 

Slate and 

Hornfelsed 

Siltstone  

Secondary A Aquifer 

These are 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.  

The Site is underlain by bedrock geology comprising the Mylor Slate Formation with no superficial deposits 

recorded. 

There are no BGS records of any boreholes on the Site. There are several records for boreholes in the vicinity of 

the Site. The nearest available borehole record deeper than 10m is for a borehole located approximately 0.6km 

west of the Site, which showed topsoil overlying fragments of Slate with fragments of quartz in a matrix of Clay 

to approximately 2.3m below ground level (bgl), which in turn was underlain by a grey-brown partly laminated 

micaceous Slate with many veins of quartz to approximately 12.0mbgl.  

The database identifies no groundwater abstractions within a 500m radius of the Site.  

The Site is not located within an Environment Agency (EA) designated groundwater Source Protection Zone. 

3.1.2 Coal Mining  

The database indicates that the Site is not within an area affected by coal mining. 

3.1.3 Radon 

BGS records indicate that the Site is in a higher probability radon area where more than 30% of homes are 

estimated to be at or above the Action Level. On this basis, the BGS states that “full radon protective measures 

are necessary in the construction of new dwellings or extensions”. 
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3.1.4 Hydrology 

The database indicates that there are no surface water features on the Site. The nearest surface water feature 

is located 388m north-west, which appears to be a drainage ditch. The database indicates that there are no 

surface water abstractions within a 500m radius of the Site.  

The Site is located within a Flood Zone 1 (low probability).  

The database indicates that the Site is not in an area that has potential for groundwater flooding to occur at 

surface.  

3.1.5 Sensitive Land Uses 

There are no Nitrate Vulnerable Zones (NVZ) located within 500m of the Site and some residential properties 

located within 500m west of the Site, otherwise there are no other sensitive land uses within 500m of the Site. 

3.1.6 Summary of Site Sensitivity  

The Site is considered to be of low environmental sensitivity, based on the following key factors: 

• The published geology indicates that the Site is underlain by Mylor Slate Formation bedrock. 

• The EA has classified the Mylor Slate Formation as a Secondary A Aquifer. 

• The Site is not located within an EA designated SPZ. 

• There are no groundwater and surface water abstractions within 500m of the Site.  
 

3.2  Environmental regulatory Database Review 
The following environmental data has been obtained from a Landmark Envirocheck Report (Annex B), which 

includes a search of databases held by regulatory bodies including the EA, BGS, the Department for the 

Environment, Food and Rural Affairs (DEFRA), City, District and Borough Councils and County Councils. The table 

below summarises key features identified on-site and within the 500m search radius. 

Table 3: Summary of Environmental Regulatory Database Review 

Database On-site 0-500m Description 

Contaminated land 

register entries 

0 0 Not applicable (N/A) 

Current registered 

landfills 

0 0 N/A 

Closed landfills 0 3 The nearest historical landfill is located 297m south of the 

Site which received deposited waste including inert, 

industrial, commercial and household waste. The licence 

holder was Kerrier District Council. 

Current registered 

waste transfer 

facilities 

0 0 N/A  
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Database On-site 0-500m Description 

Current registered 

waste 

treatment/disposal 

facilities 

0 0 N/A 

Closed waste 

transfer/ treatment 

facilities 

0 2 The two recorded closed registered waste transfer facilities 

are for the same licence holder, Biffa Waste Services Ltd, 

located 18-20m southwest of the Site. Authorised waste 

included contaminated rubbish, bags and sacks, Cornwall 

Cat.A: ‘Solid Soil-Like’, Cornwall Cat.B: ‘Slight Soluble’ and 

Limited Cat.C: ‘Solid Putrescible’.  

Contemporary Trade 

Directory Entries 

1 129 The trade directory entry for on site is for the manufacturing 

of food products.  

A large number of trade directory entries within 500m of the 

Site are inactive. The active ones include a hospital, recycling 

services, garage services, cleaning services and printers.  

Licensed radioactive 

substances 

0 0 N/A 

Enforcements, 

prohibitions or 

prosecutions 

0 0 N/A 

Active Discharge 

Consents 

0 1 The nearest active discharge consent is located 261m north-

east of the Site and is for sewage discharge (storm 

overflow/storm tank). The operator is South West Water. 

Pollution incidents 0 1 The incident was located 115m south-west of the Site where 

miscellaneous foam entered freshwater stream/river. The 

incident was classified as Category 2 (Significant Incident). 

Petrol station entries 0 2 There are two entries, both appear to be for the same site 

with one with its status as obsolete and operated by Powell’s 

Garage and the second one open and operated by Morrisons 

Redruth. The Morrisons operated fuel station is located 

122m north-west of the Site. 

 

3.3 History of the Site and the Surrounding Area 
The history of development on the Site and immediate surrounding area was investigated with reference to 

historical Ordnance Survey (OS) mapping and aerial photographs. The findings are presented in subsequent 

sections below. 
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3.3.1 Historical Mapping A summary of the development history of the Site and immediate surrounding area 

obtained from historic OS mapping and aerial photographs (Annex B) is detailed in the table below. 

Table 4: Summary of Historical Mapping 

Edition and 

Scale 
On-site Activities Off-site Activities (within ~ 250m) 

1800 

(1:2,500) 

 

 

The Site appears to be undeveloped with 

a pit in the north-eastern corner of the 

Site.  

The immediate surrounding area is a mixture 

of mines, residential and undeveloped land. 

Approximately 25m northeast of the Site are 

residential dwellings. The Carnbrea Mine 

(Tin and Copper) occupies land to the south, 

approximately 200m from the Site. East Pool 

Mine (Tin and Copper) occupies land to the 

west of the Site, approximately 100m to the 

west, and Wheal Agar (Tin and Copper) 

occupies land to the north of the Site, 

approximately 100m away. A main road runs 

east to west approximately 75m north of the 

Site, the Great Western Railway runs east to 

west approximately 200m south of the Site, 

and a railway line runs north to south from 

the Great Western Railway line, 

approximately 130m east of the Site.  

1908 

(1:2,500) 

The Site remains predominately 

undeveloped with the pit still present. A 

small rectangular feature/development 

appears next to the pit. The north-eastern 

corner of the Site appears to be bound by 

the edge of a residential garden. 

The residential land to the north-east has 

extended to the north of the Site, 

approximately 20m away, with the main 

road and Wheal Agar mine beyond.   

1938 

(1:10,560) 

No significant change.  No significant change. 

1963 

(1:10,000) 

No significant change. The mines in the surrounding area appear to 

be disused, however, pits and old shafts still 

occupy the land.    
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Edition and 

Scale 
On-site Activities Off-site Activities (within ~ 250m) 

1967-1987 

(1:1,250 and 

1:2,500) 

The pit and small rectangular feature are 

no longer present, the Site remains 

undeveloped. 

 

The Site is bound to the north by a playing 

field and residential gardens, with residential 

land beyond. A TV factory is present 

approximately 30m east of the Site, with 

Druid’s Road and residential dwellings 

beyond. The railway line to the east of the 

Site no longer appears on maps. The Site is 

bound to the south by Wilson Way, with a 

bakery depot located approximately 20m 

south-east of the Site, and a printing works 

and sheepskin processing works located 

approximately 50m south-west of the Site. A 

factory is located approximately 20m west of 

the Site and a caravan site is located 

approximately 100m west of the Site. There 

is a TV Repair Works approximately 220m 

west of the Site, and general engineering 

stores and builders merchants stores 

approximately 100m west of the Site.  

1988-1989 

(1:1,250) 

Partial Map 

The Site appears to be split into two 

sections, west and east. The western 

section is occupied by a large 

development identified as a pottery, with 

a tank to the north of the development. 

The eastern section is occupied by a large 

development identified as an engineering 

works, with a tank and substation present 

on Site.   

The Site is part of Pool Industrial Estate. The 

Site is bound to the east by unnamed 

developments, likely industrial or 

commercial developments which are part of 

Pool Industrial Estate, with Druid’s Road and 

residential dwellings beyond. The south of 

the Site is bound by Wilson Way Road, with 

several developments, including a 

Government Training Centre, beyond. A 

precast concrete works is present 

approximately 250m south of the Site. The 

land to the west of the Site is occupied by 

numerous developments, most of them 

unnamed. Some of the developments are 

identified as warehouses, general 

engineering stores and builders merchants 

stores. 
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Edition and 

Scale 
On-site Activities Off-site Activities (within ~ 250m) 

1990-1993 

(1:1,250) 

 

 

 

The development occupying the western 

section of the Site has expanded.  

No significant change. 

 

1994 

(1:1,250) 

A small unnamed rectangular 

development appears in the north-

eastern corner of the Site. The 

developments on Site are no longer 

labelled. 

No significant change. 

1999 

(Aerial 

Photo) 

The Site remains occupied by the two 

developments, with associated car 

parking.  

No significant change.  

2013 

(1:10,000) 

The developments have slightly 

expanded. Two small circular features and 

one small square feature appear in the 

north-western corner of the development 

on the western part of the Site. 

No significant change.  

 

2016  

(Aerial 

Photo) 

The Site layout has changed to its current 

state, the development to the east of the 

Site has been demolished and a new 

development appears in the north of the 

Site. The east of the Site comprises a car 

park. 

No significant change.  

2019 

(Aerial 

Photo) 

No significant change. No significant change. 

 

3.3.2 Planning Department Records 

The Cornwall Council, planning portal was searched to appraise the history of planning applications for the Site. 

The database records show 12 applications in the last 90 years, however, only one application appeared relevant 

to the Site: 

• Aug 2014. Prior notification for the proposed demolition of existing factory unit, ref PA14/07308. 
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3.3.3 Summary of the History of the Site and Surrounding Area 

Based on the information obtained by EHS, the history of the Site and surrounding area can be summarised as 

follows: 

• Earliest available mapping (1800) shows that the Site is undeveloped with a pit in the north-eastern 
corner of the Site. Mapping records show that the pit was absent (presumed infilled) by 1967-1987. 

• The Site appears to be first developed in the late 1980s and the Site layout alters a few times and 
appears to have once operated as a pottery and an engineering works. 

• The Site appears in its current layout from 2016. The earliest Google Maps street view (2009) shows 
that the Site was occupied by the food products supplier – Tulip Limited. 

• Historically the surrounding areas largely comprised a mixture of mines, residential, industrial and 
commercial buildings with tin and copper mines, and various works such as engineering and printing 
works. There have also been railway lines in the vicinity of the Site.  

3.4 Previous Environmental Assessments, Investigations or Remediation 
No previous investigation reports have been provided for review.  
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4 Site Assessment 

4.1 Methodology  
Steve Power (EHS) visited the Site on Tuesday 17th December 2019 to perform a site walkover. Grahame Hocking 

(SHE Manager) was present during the walkover. 

During the walkover every effort was made to access all areas of the Site. The drainage infrastructure and roofs 

of buildings could not be accessed and inspected. 

Photographs of the site reconnaissance are presented in Annex C. 

4.2 Site Overview 
The Site is located to the north of Wilson Way road. The Site is currently occupied by a food products 

manufacturer. The Site is accessed via Wilson Way and comprises two main buildings (slicing hall and curing 

facility) with other facilities including chiller and refrigerated storage, plant room and effluent treatment plant 

in addition to office space, and adjacent car parking. 

The Site is located within an area of mixed industrial, commercial and residential land use. Land uses in the 

immediate vicinity include the following principal features: 

• North –  The Site is bound to the north by a thin stretch of undeveloped land with residential dwellings 
and Agar Road beyond. 

• East – The Site is bound to the east by several industrial and commercial developments including a 
roller-skating rink, a distribution service, and a manufacturer. 

• South – The Site is bound to the south by a road (Wilson Way) with industrial land beyond. 

• West – The Site is bound to the west by a packaging supply shop with industrial and commercial land 
beyond. 
 

There are 21 processing lines across slicing (19 slicing lines), curing (in line and offline), smoking (five smokers, 

freezing and packing operations. All activities are undertaken internally within the slicing and curing buildings. 

The curing process includes injection, tumbling, sealing, smoking and air drying of pork products which feeds 

into the adjacent slicing facility cured products that are blast frozen, prior to being pressed to achieve a uniform 

shape, then sliced on high speed lines before packaging and despatch. 

The external surfaces of the Site and internal roadways are predominantly concrete hardstanding which is in a 

good state of general repair. The surface of the external contractor’s carpark between the slicing and curing 

plants is unmade ground covered with stone chippings. A limited number of parking spaces are utilised in this 

area. External areas to the north-east corner of the Site is used for the storage of redundant machinery and 

pallets with a small mound of spoil of topsoil heaped towards the corner of the Site adjacent to the northern 

and eastern boundary fence. With the exception of metals waste skips, all waste and Animal By-products (ABP) 

storage is located on areas of high integrity concrete in areas that are served by the foul drain to the on-Site 

effluent treatment plant.   

Adjacent to the slicing hall on the western boundary there is Dissolved Air Filtration (DAF) effluent treatment 

plant with associated treatment chemical and sludge storage. Firewater sprinkler tanks (x2) and diesel pump are 

located in the north-west corner of the Site  

The Site is serviced by a manned 24hour security and is fully enclosed by a chain and link perimeter fence. The 

roadways and perimeter are covered by CCTV cameras. There is no history of unauthorised access or historical 
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records of any pollution incident. The Site received a noise complaint during the alterations made in 2018 to the 

air handling units serving plant.  

4.3 Above and Underground Ground Storage Tanks (AST/UST) 
There were three areas with ASTs observed on the Site, with the locations shown on Figure 2. These are 

associated with the on-Site effluent treatment plant (DAF cell) comprising self-bunded plastic tanks of 32% 

sodium hydroxide (3,000 litres) and aluminium sulphate (4,500 litres) located on concrete plinths, a bunded IBC 

of sulphuric acid (50%) and further smaller volumes of polymer and flocculant stored within the effluent 

treatment building. Sludge is conveyed from the DAF cell to concrete bunded 10,000 litre rigid plastic conical 

sludge tank.  

The Site has a self-bunded oil storage regulations compliant diesel fuel tank for refuelling of on-Site MHE 

equipment and the sprinkler pumps. The only other bulk tanks are two large firewater storage tanks to the north-

western corner of the Site associated with the water sprinkler system and bulk gases (carbon dioxide and 

nitrogen) on the western boundary of the Site and adjacent to the contractors parking serving the production 

process and refrigeration plant. 

Factory effluent is collected in a concrete pit (constructed ca. 1992) which is cleaned and visually inspected every 

two weeks and subject to annual clean and inspection by a specialist third party contractor. Effluent is conveyed 

to a 90,000m3 underground resin coated concrete aeration tank which is cleaned and inspected by a specialist 

third party contractor. 

It is understood that regular checks and audits are made at the Site which includes inspections of the effluent 

plant operations and storage of substances. 

4.4 Hazardous substances 
The operations across the Site is associated with the use and storage of hazardous substances. Chemicals were 

observed as being stored in IBCs on drip trays adjacent to engineering stores and on hardstanding adjacent to 

the western boundary. Chemicals observed as being stored in IBCs included: glycol, sulphuric acid (50%) and 

disinfectant associated with industrial cleaning and food hygiene. 

A locked chemical hygiene store is located to the south west of the site and western boundary adjacent to the 

effluent plant in addition to chemicals being stored within the effluent treatment building itself. 

Regular checks are made, which comprises visual inspections on storage facilities and bunds at the Site.  

4.5 Waste Management 
Waste and ABP  materials are stored on areas of hard standing served by the foul drains that discharge to the 

on-Site effluent treatment facility. All containers were observed to be of high integrity with no losses of materials 

or hydraulic fluids from the on-site general waste compactor.   

4.6 Electrical Substations 
There was one electrical substation observed within the Site boundary of the Site. This was situated between 

the slicing plant and curing facility and assumed to have been installed during the construction of the main 

facility. It is understood that this substation is owned by UK Power Networks and was not accessible at the time 

of the Site walkover. It is assumed that the owner would be responsible for maintenance. The presence of 

polychlorinated biphenyls (PCBs) is unknown.  
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4.7 Soakaways 
There were signs of drainage across the Site, evident by sewage and rainwater covers in the adjacent courtyard. 

4.8 Asbestos Containing Materials (ACMs) 
An asbestos survey was not conducted as part of this scope of works. The age of some of the buildings indicates 

that that ACMs may be present therefore its presence should not be discounted. 

4.9 Evidence of Spills, Staining or Corrosion 
There was no evidence of spills, staining or corrosion to the external areas of the Site.  

4.10 Non-Natural Mounds or Depressions, Excavations and Fill 
One small non-natural mounds was observed in the north-eastern corner of the site.  

4.11 Invasive Species 
This assessment did not include an invasive species survey. EHS did not observe any invasive plant species 

growing at the Site during the walkover. 

4.12 Summary of Site Walkover Observations 
EHS have noted the following potential sources of contamination during the walkover: 

• The Site currently comprises an active food manufacturing business with corresponding loading, 
storage and car parking areas; 

• The condition of internal and subsurface effluent drainage systems could not be ascertained; 

• Above ground oil storage tank associated with the Site sprinkler system; 

• Above ground storage tanks associated with effluent treatment chemicals and sludge; 

• Below ground concrete tanks for the reception and balancing of effluent prior to treatment; 

• Storage of chemicals in IBCs for industrial cleaning and food hygiene purposes; 

• There was an electrical substation located to the southeast of the Site; and 

• There was no evidence of spills, staining or corrosion observed at the Site. 
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5 Preliminary Environmental Risk Assessment 

5.1 Conceptual Site Model 
The methodology of this risk assessment uses the source-pathway-receptor pollutant linkage to provide a 

qualitative appraisal of environmental risks and potential liabilities associated with soil and groundwater 

contamination at the Site.  

The conceptual site model (CSM) is prepared based on the current continued food manufacturing use.  

Table 5: Conceptual Site Model: Potential Contaminant Sources 

Source 
 

Pathway 

 

Receptor 
Risk 

On-Site Sources 

Former and current 

industrial and 

commercial land uses 

including engineering 

works and food 

manufacturer giving 

rise to potential 

inorganic and organic 

contamination. 

Storage of chemicals on 

Site. 

Above and 

underground storage 

tanks for oil or effluent.  

 

Potential presence of 

Made Ground from 

previous development 

of the Site and infilling 

of historical pit. 

 

Existing electricity 

substation. 

 

Dermal contact, 

ingestion and 

inhalation pathways 

Current site users 

Low 

The majority of the Site 

is covered in concrete 

hard standing which is 

in general good 

condition and would 

mitigate against contact 

with potential 

contaminants.  

 

Neighbouring residents 

Low to Moderate 

Presence of bedrock 

geology (Mylor Slate 

Formation) which is 

classified as a 

Secondary Aquifer may 

allow for some 

migration of potential 

contamination off-site. 

 

Leaching of 

contaminants and 

vertical migration into 

groundwater 

Controlled waters 

Low to Moderate 

Presence of sensitive 

groundwater bodies 

underlying the Site 

(Secondary A Aquifer) 
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Source 
 

Pathway 

 

Receptor 
Risk 

Potential contaminants 

such as heavy metals, 

hydrocarbons, 

asbestos, ammonia and 

PCBs. 

may be sensitive to 

contaminant release at 

surface or via 

contaminated infilled 

materials, if present.  

The presence of 
concrete hard standing 
will mitigate potential 
pathways. It is also 
understood that 
regular checks 
comprising visual 
inspections are made 
on chemical storage 
and bunds at the Site 
along with checks on 
the effluent plant 
operations. Tanks on 
Site are compliant to oil 
storage regulations 
which will protect the 
Site in the event of tank 
failure. 
 

Off-Site Sources 

Surrounding historical 

and current industrial / 

commercial land uses 

including engineering 

and printing works and 

former mines. 

 

Potential contaminants 

such as heavy metals, 

hydrocarbons and 

asbestos.  

Dermal contact, 

ingestion and 

inhalation pathways 

Current site users 

Low 

The majority of the Site 

is covered in concrete 

hard standing which is 

in general good 

condition, which would 

mitigate against contact 

from any potential off-

site contaminants. 

 

Migration via 

groundwater 
Controlled waters  

Low to Moderate 

Presence of sensitive 

groundwater bodies 

underlying the Site 

(Secondary A Aquifer) 
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Source 
 

Pathway 

 

Receptor 
Risk 

may be sensitive to 

contaminant release at 

surface or via 

contaminated infilled 

materials, if present. 

The presence of 
concrete hard standing 
will mitigate potential 
pathways. It is also 
understood that 
regular checks 
comprising visual 
inspections are made 
on chemical storage 
and bunds at the Site 
along with checks on 
the effluent plant 
operations. Tanks on 
Site are compliant to oil 
storage regulations 
which will protect the 
Site in the event of tank 
failure. 
 
 

Leaching of 

contaminants and 

infiltration into 

groundwater 

Controlled waters  Low to Moderate 

Presence of sensitive 

groundwater bodies 

underlying the Site 

(Secondary A Aquifer) 

may be sensitive to 

contaminant release at 

surface or via 

contaminated infilled 

materials, if present. 

The presence of 
concrete hard standing 
will mitigate potential 
pathways. It is also 
understood that 
regular checks 
comprising visual 
inspections are made 
on chemical storage 
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Source 
 

Pathway 

 

Receptor 
Risk 

and bunds at the Site 
along with checks on 
the effluent plant 
operations. Tanks on 
Site are compliant to oil 
storage regulations 
which will protect the 
Site in the event of tank 
failure. 
 
 

 

5.2 Other Property Related Environmental Issues 
Table 6: Summary of Other Potential Environmental Issues 

Issue Detail 

Coal Mining 
Coal Authority records indicate that the Site is not located in an area that is 
probably not affected by coal mining. 

Radon 

BGS records indicate that the Site is in a higher probability radon area where more 

than 30% of homes are estimated to be at or above the Action Level. On this basis, 

the BGS states that “full radon protective measures are necessary in the 

construction of new dwellings or extensions”. 

Flood Risk 

The Site is located within a Flood Zone 1 (low probability). The database indicates 

that the Site is not in an area that has potential for groundwater flooding to occur 

at surface.  

Asbestos Containing 
Materials 

An asbestos survey was outside of the scope of this assessment. However, given 

the age of the buildings the presence of ACM cannot be discounted.  
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6 Conclusions 

6.1 Findings 
Earliest available mapping (1800) shows that the Site is undeveloped with a pit in the north-eastern corner of 
the Site. Mapping records show that the pit was absent (presumed infilled) by 1967-1987. The Site appears to 
be first developed in the late 1980s. The layout alters a few times and appears to have once operated as a 
pottery and an engineering works. The Site appears in its current layout from 2016. The earliest Google Maps 
street view (2009) shows that the Site was occupied by the food products supplier – Tulip Limited. 
 
Historically the surrounding areas largely comprised a mixture of mines, residential, industrial and commercial 
buildings with tin and copper mines, and various works such as engineering and printing works. There have 
also been railway lines in the vicinity of the Site.  
 
Currently the Site comprises a food products supplier with large warehouses, office space and associated car 
parking on Site. 
 
EHS consider the Site is located in an area of low environmental sensitivity. The published geology indicates that 

the Site is underlain by Mylor Slate Formation bedrock, which is classified as a Secondary A Aquifer. The Site is 

not located within an EA designated SPZ and there are no groundwater or surface water abstractions within 

500m of the Site. 

6.2 Summary of Environmental Risk 
EHS consider the Site to be generally moderate risk with respect to contaminated land liability due to the Site 

and surrounding areas having over 100 years of industrial use and therefore a high potential for soil and 

groundwater contamination. 

Any potential contaminant risks are mitigated by the presence of concrete hard standing across the majority of 
the Site, which will act as a barrier between any residual contamination and site users and mitigate any 
potential pathways to controlled waters. It is also understood that regular checks comprising visual inspections 
are made on chemical storage and bunds at the Site along with checks on the effluent plant operations. Tanks 
on Site are compliant to oil storage regulations which will protect the Site in the event of tank failure. 
 
The Site’s use and continued use as a food manufacturers and the ongoing checks and audits of the Site 
indicate that it’s unlikely that the Site poses a significant risk to users and the baseline condition of the Site.  
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Annex B: Envirocheck Report 
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Annex C: Site Photographs (17/12/19) 

Southern Yard and Internal Roadway Southern Yard and Internal Roadway 

  

Western Internal Roadway Northern Internal Roadway 

  
Intake/Despatch Bays  Intake/Despatch Bays 
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Contractor Parking Contractor Parking 

  
General Waste Compactor ABP Storage Area 

  

Effluent Plant – Sludge storage Effluent Plant – Sludge storage 
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Bulk Gas Storage Oil Storage – sprinkler/MHE refuelling 

  

Elecric Substation Mound of material – north eastern corner 

  
Bulk Chemical Tanks – Effluent Plant Bunded IBCs 
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IBC of 50% sulphuric acid (effluent plant dosing) Internal stroage of dosing chemicals 

  
Engineering – waste oils Engineering chemical stores - internal 

  
 

 

 

 

 

 

 

 

 

 

 

 


