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EXECUTIVE SUMMARY 

Site Reference Land at Cotefield Business Park, Oxford Road, Bodicote. 
 

Former Site Use No historical development has been recorded on site  
 

Current Site Use Open / previously developed brownfield land currently used as a site compound for 
construction works and an associated temporary car park.  
 

Proposed Site Use Commercial development (a food store with associated access, car parking, delivery area and 
landscaping)   
 

Conclusions and 
Recommendations 

No obvious indications of site contamination were identified at the site during the site walkover.  
Historically, other than an abstraction well, constructed for agricultural purposes, no permanent 
development has taken place within the proposed development area at the site; and, no 
significant potential sources of contamination have been identified from the site’s historical 
uses. It is understood that no groundwater contamination has been noted in the abstraction well 
present at the site, although RPS has not reviewed any laboratory data.  
 
However, it is considered that there may be the potential for localised contaminants, specifically 
hydrocarbons within the made ground due to the current use of the site as a site compound for 
construction works and the parking of vehicles may provide a potential source of general 
contamination (localised and limited, if present).  
 
There may also be made ground fill associated with the installation of the high voltage utility 
line understood to be present onsite. 
 
The overall preliminary risk associated with site contamination (if present) is considered low to 
moderate. 
 
An intrusive site investigation is recommended at the site, prior to the construction of the 
proposed development. The investigation should include due diligence geochemical sampling 
on a medium density non-targeted approach, provide an assessment of ground gas risk, and 
geotechnical assessment for the foundations of the proposed structures and pavement/car park 
design. 
 
Any site investigation works should take due diligence of the location and appropriate stand-off 
required from the underground utility, in accordance with HSG47. 
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1 INTRODUCTION 

1.1 Background 

1.1.1 RPS Planning and Development (RPS) has been commissioned by Cotefield Holdings Limited (the 
Client) to produce a Phase 1 Land Contamination Assessment for the land at Cotefield Business 
Park, Oxford Road in Bodicote, in support of a planning application for a proposed food store. A 
site location plan is presented as Figure 1.    

1.1.2 The report presents the findings of the desk study research carried out, together with the 
observations from a site walkover. The information presented in this report includes ground 
conditions at the site, historical development of the site, and preliminary land contamination risk 
assessment.  

1.1.3 It should be noted that this Phase 1 is a land condition assessment and does not purport to be an 
ecological assessment, flood risk assessment or archaeological survey. 

1.1.4 The site is not within a Coal Authority Reporting Area or mining area and therefore a separate 
Coal Authority CON29M Report is not required. Similarly a Coal Mining Risk Assessment Report 
(CMRA) will not be required as the site is outside a Development High Risk Area.  

1.2 Proposed Development 

1.2.1 It is understood that the proposed development at the site will comprise a convenience store with 
associated access, car parking, delivery area and landscaping. A plan showing the proposed 
development is presented as Figure 2.  

1.3 Objectives 

1.3.1 The objectives of this report are to: 

 Determine likely existing environmental ground conditions and site sensitivity, including 
contamination, geological, hydrogeological and hydrological conditions, through a site visit 
and a review of third-party reports; and, 

 present a preliminary conceptual site model identifying the potential risk to human health and 
controlled waters by virtue of any potential contamination at the site. 

1.4 Limitations of Report 

1.4.1 This report has been prepared for the sole use of Cotefield Holdings Limited for the purposes set 
out in this report.  Any reliance on this report by third parties shall be at that party’s own risk.  This 
report shall only be presented in full and may not be used to support any other objectives other 
than those set out in this report, except with permission of RPS.  No other warranty, expressed or 
implied, is made as to the professional advice included in this report or any other services provided 
by us. 

1.4.2 The use and reliance upon third party information during the compilation of this document has 
assumed this to be appropriate and correct but no warranty is given to that effect.  While 
reasonable care and skill has been applied in review of this data no responsibility can be accepted 
by RPS for inaccuracies in the data supplied.  Information obtained from third parties has not been 
independently verified by RPS, unless otherwise stated in the report. 
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2 METHODOLOGY 

2.1 Introduction 

2.1.1 The underlying principle in land contamination assessment is the evaluation of pollutant linkages 
to assess whether the presence of a source of contamination could potentially lead to harmful 
consequences. A pollutant linkage consists of the following three elements: 

 A source of contamination or hazard that has the potential to cause harm or pollution; 

 a pathway for the hazard to move along / generate exposure; and, 

 a receptor which is affected by the hazard. 

2.1.2 For each potential pollutant linkage identified the risk is estimated through consideration of the 
magnitude of the potential consequences and the likelihood or probability of an event occurring.  

2.1.3 The environmental sensitivity of the site and the surrounding areas, and potential risks to receptors 
have been assessed using maps, information databases, information obtained from site walkover 
and other literature resources available, as listed in Section 2.3.  

2.1.4 A qualitative assessment of potential risks has been undertaken based on desk study information 
and preliminary conceptual site model is described in Section 5. 

2.2 Guidance 

2.2.1 The following guidance was followed in production of this assessment: 

 Model Procedures for the Management of Land Contamination, CLR11 (DEFRA and 
Environment Agency 2004); and, 

 BS10175:2011+A2:2017 Investigation of Potentially Contaminated Sites: Code of Practice 
(BSI 2017).  

2.3 Information Sources 

2.3.1 The sources of information used to determine environmental conditions, site sensitivity and site 
use (current and historical) are detailed below.   

 A site walkover carried out by a consultant from RPS to observe existing conditions both on 
site and the immediate surrounding land;  

 Landmark Envirocheck Report, dated 15 October 2018.  Reference number: 183076277_1_1. 
Full report included in Appendix 2, (herein referred to as the “Envirocheck Report”); 

 British Geological Survey (BGS) geology map, Sheet 218, Chipping Norton, solid and drift 
edition (1:50,000);  

 Online BGS geology map viewer; 

 Coal Authority interactive map viewer; 

 Oxfordshire County Council online planning portal; and 

 information available on statutory websites were reviewed and used in the assessment.  
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3 SITE DESCRIPTION AND ENVIRONMENTAL 
SETTING 

3.1 Site Walkover and Reconnaissance 

3.1.1 A site reconnaissance visit was carried out by consultant from RPS on 9th October 2018. The 
purpose of the site visit was to observe the current site conditions, identify potential sources of 
contamination and visual indications of possible historical contamination at the site. Selected 
photographs taken during the site visit are provided in Appendix 1.  

3.1.2 Information obtained from the site walkover is presented in the following table. 

Table 3.1: Site Walkover Information 

Site Walkover 

Site Reference Land at Cotefield Business Park, Oxford Road, Bodicote. 
National Grid 
Reference 

446820E 237490N 

Walkover Date 9th October 2018 
Size and 
Dimensions 

0.53 hectares (ha)  

Current Land Use Open / previously developed brownfield land. 
Structures At the time of the visit, the site was being used as a temporary site compound for the 

construction works for a nearby residential development beyond the site boundary. 
The site office compound and storage area for construction materials was noted in the 
northern half of the site. The southern part of the site was being used as a temporary 
car park.  

Surface Cover No hardstanding on site, however the Site is largely covered by Type 1 fill materials.  
 

Topography The northern part of the site is generally flat lying, which then slopes gently to the 
south. The eastern edge of the site is approximately 1.5 to 2m higher than the rest of 
the site.  

Site Access The site is accessed through a gate (padlocked).  
Visual Signs of 
Potential 
Contamination 

None observed, however it was observed that several vehicles park on the site. 

Utilities It was observed that a high voltage electric line is buried underground in the southern 
part of the site (running in a northwest to southeast direction in a landscaped area).  

Land Use(s) 
within the 
Surrounding Area 

North Access roads, soft landscape/empty land, Cotefield nurseries, car parking 
spaces. 

 South Cotefield Business Park, commercial properties – JS Fine Art, Car scrap and 
garage (to the southwest)  

 East Oxford Road and soft landscaped areas.  
 West Access road and soft landscape / empty land.  
Further Information 

Storage/Tanks No storage tanks were observed on site.  
Construction workers indicated that no fuel or chemical are presently stored on site.  

Waste Not observed. 
Asbestos 
Containing 
Materials (ACMs) 

Not observed. No buildings / structures were present on site.   

Invasive Species Not observed.  
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Site Walkover 

Potential 
Subsidence  

None identified. 

Restrictions for 
Phase 2 Intrusive 
Investigations 

With the exception of the high voltage line, no restrictions were observed, except for 
the soft landscaped area in the southern part of the site. The location of the high 
voltage electric line buried underground should be appropriately traced, marked and 
avoided during any site investigation works or construction.  

Surface Waters A drain is located immediately west of the site, with a northeast to southwest 
orientation.   

Evidence of 
Previous 
Investigations 

It is understood that a water well, indicated to be 35m deep is present on site. It is 
understood that the well is monitored annually by the Environment Agency for 
groundwater contamination, but no contamination has been detected and no water 
chemistry data has been reviewed.  

3.2 Geology 

3.2.1 The British Geological Survey, Map Sheet 218, Chipping Norton, 1:50,000, solid and drift edition 
indicates that no superficial deposits are present at the site. The site is indicated to be directly 
underlain by solid geology comprising Marlstone Rock Formation (Ferruginous Limestone and 
Ironstone)  

3.2.2 Based on the site walkover observations, some limited made ground is anticipated to be present at 
the site.  

3.2.3 Historical exploratory logs held by the BGS were accessed via their website (publicly available). 
One borehole record (BGS borehole reference SP43NE254) was found within the site, which 
refers to a groundwater abstraction well. Other historical logs located near the site recorded 
bedrock at shallow depths, ranging between approximately 0.4m and 2.2m below ground level 
(bgl). The logs indicate that bedrock generally comprised ironstone and siltstone with localised 
‘clay’ layers.  

3.3 Hydrogeology 

3.3.1 According to the Envirocheck report, the Environment Agency classifies the solid geology 
(Marlstone Rock Formation) beneath the site as Secondary ‘A’ Aquifer. This designation indicates 
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.  

3.3.2 No groundwater source protection zones (SPZ) are recorded within 1km of the site. 

3.3.3 The Envirocheck report records a groundwater abstraction point in the western part of the site, 
which is operated by Mr R Bratt (Environment Agency license number 28/39/14/0314). It has a 
daily abstraction rate of 109m3 which is used for agricultural vegetable wash. The permit started in 
July 1992; the permit end date is not supplied. This abstraction point appears to correspond with 
the BGS borehole reference SP43NE254, which was installed at the site in 1990. Records of the 
borehole indicates that groundwater was encountered at 18m depth bgl. Pumping tests carried out 
in the borehole in July 1991 resulted in a yield of 4.55 m3/hr. A copy of this borehole record is 
presented in Appendix 3.  

3.4 Hydrology 

3.4.1 During the site walkover, a drain was identified immediately west of the site. 

3.4.2 The nearest surface water course is the Sor Brook, located approximately 750m southwest of the 
site. Envirocheck report indicates that the brook had River Quality B in the year 2000.  

3.4.3 The site is defined as being in Flood Zone 1 by the Environment Agency, which indicates that the 
site has a low probability of flooding.   
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3.4.4 The nearest recorded surface water abstraction point is located approximately 870m southwest of 
the site. It is operated by Thames Water Utilities Ltd and is used for portable water supply.   

3.5 Landfill and Waste 

3.5.1 The Envirocheck report does not identify any landfills or waste management sites within 1km of 
the site.  

3.5.2 An area of potentially infilled land (pit, quarry etc) is recorded approximately 980m east of the site.  

3.6 Sensitive Land Uses 

3.6.1 The site is located within a nitrate vulnerable zone, with regards to surface water.  

3.7 Pollution Incidents 

3.7.1 Two pollution incidents to controlled waters are recorded within 500m of the site, as presented 
below: 

 Category 2 (Significant Incident), located 467m northwest of the site. The incident occurred in 
February 1998 and it involved ‘general’ pollutant. The receiving water feature is not given.  

 Category 3 (Minor Incident), located 473m west of the site. The incident occurred in 
December 1994 and it involved ‘unknown oil’ pollutant. The receiving water feature is not 
given.  

3.7.2 Three other Category 3 (Minor Incidents) are recorded between 600m and 900m from the site.  

3.8 Discharge Consents 

3.8.1 The Envirocheck report lists three discharge consents within 500m of the site, as summarised in 
the following table.  

Table 3.2: Discharge Consents within 500m of the Site 

Operator Site 
Location 

Discharge Type Dates  Receiving 
Water 

Distance 
from Site 

Mr C. 
Hathaway 

No 1 Victoria 
Cottages, 
OX15 4AH 

Sewage discharges – 
treated effluent (not 
water company) 

Effective from October 
1998 (revocation date 
not supplied) 

Tributary of 
the Sor Brook 

84m 
northwest 

Mr. J.F.A. 
Jobson 

2 Victoria 
Cottages, 
OX15 4AH 

Sewage discharges – 
treated effluent (not 
water company) 

Effective from July 1998 
(revocation date not 
supplied) 

Tributary of 
the Sor Brook 

102m 
northwest 

Thames 
Water 
Utilities Ltd 

Blackwood 
Place  

Sewage discharges – 
pumping station 
(water company) 

Effective from November 
1989 (revoked in 
November1997) 

Oxford canal  261m 
northwest 

3.9 Radon  

3.9.1 The Envirocheck report indicates that the site is in an intermediate probability radon area, and 
therefore basic radon protection measures are necessary in the construction of new dwellings or 
extensions. 

3.10 Planning Portal Search  

3.10.1 A search of the planning portal for Oxfordshire County Council was undertaken to find out if the 
County Council holds records of any planning applications relating to the site. No relevant 
information was obtained.  
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3.11 Regulatory Enquiries 

3.11.1 RPS sent enquires to Oxfordshire County Council and the Environment Agency, to seek any 
information on land contamination and groundwater contamination, respectively, relating to the 
site.  

3.11.2 No responses had been received at the time this report was issued.  
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4 SITE HISTORY 

4.1 Introduction 

4.1.1 Historical maps obtained as part of the Envirocheck report were reviewed to identify historical 
features on site and within the immediate surrounding land. Copies of the historical maps are 
included in Appendix 2.  

4.2 The Application Site 

4.2.1 The earliest available historical map dated 1882 identifies the site as an open / undeveloped land, 
with some scattered trees. No significant changes were recorded at the site until the map of 1967, 
which shows that most of the trees at the site had been cleared. By 1996, an access road had 
been constructed along the northern boundary of the site; the road extended into the north-
western part of the site. The aerial photography map of 1999 shows what appears to be gravel fill 
materials covering most of the site surface. In addition, the area along the south-western boundary 
of the site formed part of the tilled agricultural land which is shown to the west of the site. No 
significant changes were recorded on the maps for subsequent years until the latest map dated 
2018.  

4.3 Surrounding Land 

4.3.1 The majority of the immediate surrounding land has remained open / undeveloped land since the 
early 1880s. The following key features were first shown on the historical maps given below (the 
distances stated are approximate): 

 Map of 1882 – a road (along the eastern site boundary), Cotefield House (80m southeast); 

 Map of 1990 – unlabelled buildings structures (60m north and 100m north), Bodicote Lodge 
(260m northwest); 

 Map of 1923 – unlabelled building structures (60m west), a lodge (60m east); 

 Map of 1967 – residential development from 70m northwest; 

 Map of 1973 – Cotefield Farm (80m east); 

 Map of 1994 – a building (Cotefield Farm) was shown 20m south; and 

 Map of 1996 – access road shown to the north of the site. Bodicote Park Rugby Ground 
(100m northeast).  
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5 PRELIMINARY CONCEPTUAL SITE MODEL 

5.1 Introduction 

5.1.1 The model procedures for the management of land contamination (also known as ’Contaminated 
Land Report 11’ or ‘CLR11’) was developed to provide technical framework for applying a risk 
management process when assessing land contamination. In accordance with the guidance 
presented in CLR11, RPS has adopted a staged approach to risk assessment and this report 
presents a Tier 1 preliminary (qualitative) assessment. A preliminary conceptual site model (CSM) 
is presented as Figure 3.  

5.2 Potential Sources of Contamination 

5.2.1 No indications of contamination were identified at the site during the walkover. In addition, no 
significant potential sources of contamination have been identified from the site’s historical uses. 
However, it is considered that the made ground on site and ongoing use of the site as a compound 
for construction works (including car parking) could provide limited/localised potential 
contamination source.  

5.3 Potential Pathways and Receptors 

5.3.1 Potential pathways for any contamination present at the site and the subsequent receptors are 
presented in the following table.   
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Metals   - - -     -  
Acids, Alkalis, Sulphates   - -       - 
Volatile Hydrocarbons    -        
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  - -      -  

Asbestos  - - - - - - - - - - 
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6 CONCLUSIONS AND RECOMMENDATIONS 
6.1.1 The assessment has identified potential pollutant linkages using the information on potential 

contamination source, receptors and exposure pathways, as presented in the preceding section. 
The preliminary risks associated with the preliminary CSM are summarised in the following table. 

Receptor Risk Summary Risk 
Classification 

Human Health Potential risks from the made ground on site and current 
use of the site as a compound for construction works and 
car parking may provide source of contamination, 
including:  
 Metals, hydrocarbons (TPH & PAHs), asbestos, 

acids/alkalis and sulphates.  

Low - Moderate 

 

Controlled Waters 

(especially the existing 
abstraction well at the site) 

The bedrock Secondary ‘A’ Aquifer underlying the site 
(Marlstone Rock Formation) is considered a sensitive 
receptor. Therefore, any contamination identified on site 
could pose a risk to the aquifer.  
An abstraction well is located in the western part of the 
site, which could cause a preferential exposure pathway.  
However, information obtained during site walkover 
indicates that the Environment Agency monitors the 
abstraction well annually, and no groundwater 
contamination has been noted.  

Low - Moderate 

Although a drain is located immediately west of the site, 
the nearest surface water feature (the Sor Brook) is 
located approximately 750m south-west of the site. 
Therefore, no significant risk to surface water receptors is 
anticipated.  

Low 

Proposed Property There may be some risk to concrete by aggressive ground 
conditions.  

Low - Moderate 

Ecology No significant ecologically sensitive land uses are 
recorded at the site and within the immediate surrounding 
land. Therefore, no plausible risk to ecological receptors is 
anticipated.  

Low 

Summary of Conclusions No indications of site contamination were identified at the during the walkover. 
In addition, no historical development has been recorded at the site; and 
therefore, no significant potential sources of contamination have been 
identified from the site’s historical uses. It is understood that no groundwater 
contamination has been noted in the abstraction well present at the site.  
 
However, it is considered that made ground and the current use of the site as 
a site compound for construction works and car parking may provide a 
potential source of general contamination. It is considered that if present, the 
contamination is likely to be limited and localised.  
The overall preliminary risk associated with site contamination (if present) is 
considered low to moderate.  

Recommendations for Further Assessment 

An intrusive site investigation is recommended for the proposed commercial development. The investigation 
should include due diligence geochemical sampling on a medium density non-targeted approach, provide an 
assessment of ground gas risk, and geotechnical assessment for the foundations of the proposed structures 
and pavement/car park design.  
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Site Walkover Photographs 
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Landmark Envirocheck Report 


































































































