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	Planning Specialist Observations

	Specialism(s)
	Contaminated Land

	Officer
	Simon Snape

	Site
	QUEENSMEAD SCHOOL
QUEENS WALK
RUISLIP

	Proposal
	Demolition of the existing Block B (including basement plant room, adjacent canopies and water tower) and the erection of a new 1974sqm two storey school building including associated access and two free standing canopies

	Planning Ref
	12933/APP/2020/1023
	Date
	25/03/2020



	
	
	Objection
	Condition
	Informative
	Comments
	Discharge of Condition

	-
	Yes
	-
	See below
	-




1	Summary of Comments:

I have conducted a review of the following documents as submitted with the application:

· Title: Desk Top Study, Queensmead School, Ruislip; Ref: 5000407-XX-XX-DOC-C-0002; Dated: October 2018; Prepared by Ridge & Partners LLP

· Title: Ground Condition Assessment, Queensmead School, Ruislip; Ref: 5000407-RDG-XX-ST-C-0001 GCA; Dated: November 2018; Prepared by Ridge & Partners LLP


The details within the Desk top Study (DTS) include a Preliminary Risk Assessment and Conceptual Site Model which were produced in accordance with authoritative guidance.

The DTS concludes that land at the site was assessed to represent a generally Very low risk – (describing a low possibility that harm could arise to a designated receptor. In the event of such harm being realised it is not likely to be severe). This information concurs with details of the site which are held in the Council's GIS mapping records concerning land contamination.

However, the DTS does indicate slightly elevated risks may be present from potential ground gas and soil contaminants associated with made ground materials identified at the site. Therefore, the report includes a recommendation for a contaminant screen of the Made Ground and shallow natural soils to be conducted.

The supplementary geo-environmental screening was conducted in conjunction with a geotechnical investigation involving physical and chemical characterisation of soils within the development area.

The results of the geoenvironmental screening conclude No elevated results have been detected and therefore no particular recommendations are required for remediation or protection of site workers during construction.

However, I recommend the following conditions be imposed if planning permission is granted:


Condition 1 - Previously Unidentified Contamination 
(i) If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the local planning authority) shall be carried out until a remediation strategy detailing how this contamination will be dealt with has been submitted to, and approved in writing by, the local planning authority. The remediation strategy shall be implemented as approved. 

(ii) Upon completion of the approved remedial works, this condition will not be discharged until a comprehensive verification report has been submitted to and approved by the LPA. The report shall include the details of the final remediation works and their verification to show that the works have been carried out in full and in accordance with the approved methodology.

REASON To ensure that the development does not contribute to, and is not put at unacceptable risk from or adversely affected by, unacceptable levels of contamination and/or water pollution from previously unidentified contamination sources at the development site. in accordance with Hillingdon Local Plan: Part 2 (January 2020) Policies - DMEI 11: Protection of Ground Water Resources and DMEI 12: Development of Land Affected by Contamination.


Condition 2 - Imported Materials Condition
No contaminated soils or other materials shall be imported to the site. All imported soils for landscaping purposes shall be clean and free of contamination. Before any part of the development is occupied, all imported soils shall be independently tested for chemical contamination, and the results of this testing shall be submitted and approved in writing by the Local Planning Authority. All soils used for gardens and/or landscaping purposes shall be clean and free of contamination.


REASON To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems and the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Hillingdon Local Plan: Part 2 (January 2020) Policies - DMEI 11: Protection of Ground Water Resources and DMEI 12: Development of Land Affected by Contamination.


2	Reason for Refusal (if objecting):

N/A


3          Observations

The reports indicate the site is directly underlain by Bedrock Geology of the London Clay Formation which, in terms of aquifer classification, is unproductive 

There are no records of Superficial Deposits directly below the site.

The geo-environmental reporting identifies land conditions at the site generally represent a Very low risk – (describing a low possibility that harm could arise to a designated receptor. In the event of such harm being realised it is not likely to be severe) this information concurs with details of the site which are held in the Council's GIS mapping records concerning land contamination.




Name: Simon Snape.                  			

Title: Contaminated Land Officer.

Date: 03/06/2020
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