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12.0 Ground Conditions 

 

12.1 Introduction 
 
12.1.1 This chapter of the ES Addendum has been prepared by Brookbanks and should be read in 

conjunction with the Ground Conditions chapter 12 of the 2021 ES, which remains extant 

unless superseded by the content of this addendum chapter. The chapter concerns the likely 

significant environmental effects of the proposed development in relation to ground conditions 

since the ES assessment in 2021. The chapter considers the existing/baseline conditions, 

summarises the potential direct and indirect impacts of the Proposed Development, sets out 

the likely mitigation measures required to prevent, reduce or offset the potential impacts and 

considers the residual impacts in relation to the assessment made in 2021. 

 

12.1.2 The chapter considers the Tier 2 Groundwater Risk Assessment Report which has been 

produced by CDS Group in February 2025 for the Burial Ground and is provided in Appendix 

B of the Geo-Environmental Preliminary Risk Assessment (Sept 2025) appended to this ES 

addendum chapter (Appendix 12.2). 

 

12.1.3 In response to the originally submitted planning application, Cherwell District Council’s 

Environment Protection Officer advised on 20 January 2022; Having read this chapter of the 

ES and the associated Phase 1 Contaminated Land Report, I am satisfied with its contents and 

agree that a phase 2 ground investigation is required across the site should permission be 

granted’.  
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12.2    Assessment Methodology 
 

12.2.1 The assessment methodology reported within the 2021 ES remains up to date. A revised 

assessment methodology is not required, and therefore the methodology outlined in the 2021 

ES should be referred to. 

 

Uncertainties and limitations  

 

12.2.2 Third party information has been used in the preparation of this report, which Brookbanks, by 

necessity assumes is correct at the time of writing. While all reasonable checks have been 

made on data sources and the accuracy of data, Brookbanks accepts no liability for same.  
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12.3 Relevant Policy 
 

National Planning Policy Framework 

 

12.3.1 A revised National Planning Policy Framework (‘NPPF’) was published in December 2024, (and 

updated February 2025 with non-policy updates) and outlines the Government’s 

environmental, economic and social policies for England. The NPPF sets out a presumption in 

favour of sustainable development which should be delivered with three main dimensions: 

economic; social and environmental. The NPPF aims to enable local people and their councils 

to produce their own distinctive local and neighbourhood plans, which should be interpreted 

and applied in order to meet the needs and priorities of their communities. 

 

12.3.2 Policies and objectives which are of particular relevance to ground conditions and 

contamination include: 

 
• Paragraph 196 which states – 

 

“Planning policies and decisions should ensure that: 

 

a) a site is suitable for its proposed use taking account of ground conditions and any risks 

arising from land instability and contamination. This includes risks arising from natural 

hazards or former activities such as mining, and any proposals for mitigation including 

land remediation (as well as potential impacts on the natural environment arising from 

that remediation); 

b) after remediation, as a minimum, land should not be capable of being determined as 

contaminated land under Part IIA of the Environmental Protection Act 1990. 

c) adequate site investigation information, prepared by a competent person, is available 

to inform those assessments.” 

 

• Paragraph 197 which states –  

 

“Where a site is affected by contamination or land stability issues, responsibility for securing a 

safe development rests with the developer and/or landowner”. 

 

12.3.3 It also provides an overview of the contaminated land regime in England, whilst setting out 

the roles and responsibilities of local authorities, developers/operators and the Environmental 

Agency. The document focuses on Part 2A of the Environmental protection act as mentioned 

above. 
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 Planning Practice Guidance 

 

12.3.4 Planning Practice Guidance published in June 2014 and updated in July 2019, by the 

Department for Communities and Local Government, identifies that contamination is most 

likely to arise in former industrial locations, however, may also occur in other locations as a 

result of the contamination being moved from its original source. Therefore, as part of any 

planning application, a geo-environmental appraisal should be carried out to ascertain the level 

of risk posed by the Proposed Development and surrounding land uses past and present. 

 

 Emerging Local Plan 

 

Cherwell Local Plan Review 2042  

 

12.3.5 Cherwell District Council (CDC) is also preparing a new Local Plan. The consultation (Regulation 

19) on the draft of the Cherwell Local Plan Review 2042 was held between 19th December 

2024 and 25th February 2025. The Submission Local Plan was approved by CDC Executive on 

1 July 2025 and by Full Council on 21 July 2025 and was submitted to the Secretary of State 

for Housing, Communities and Local Government for independent examination, on 31 July 

2025. Officers prepared a Schedule of Proposed Changes and Minor Modifications which they 

consider would improve and update the draft plan in view of the representations received and 

updated evidence. These will be submitted for consideration by the Inspector at the 

examination and if appropriate may form the basis for future Main Modifications to the 

Submission Local Plan as recommended by the Inspector in order to make the plan sound 

and/or legally compliant. As such, at this time, only limited weight can be attributed to the 

emerging Local Plan as a material planning consideration.   
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12.4 Baseline conditions 
 

12.4.1 The baseline conditions assessed in 2021 have been reviewed.  There have been no substantive 

changes to the baseline conditions across the site which have been considered as part of the 

EIA. 
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12.5 Potential Effects 

 

 Construction stage 

 
12.5.1 The potential effects reported within the 2021 ES remain as reported therein.  

 

12.5.2 The Tier 2 Ground Water Risk Assessment has been produced since the 2021 ES Chapter to 

provide further information in relation to the feasibility of the proposed location of the burial 

ground. The burial ground during construction could give rise to contamination to the 

groundwater during construction, through the disturbance of soils, which could open pollutant 

pathways, which could leave aquifers at risk.  

 

12.5.3 As per the Tier 2 Groundwater Risk Assessment Report, produced by CDS Group, the 

Secondary Bedrock Aquifer receptor is not known to be in a local area for significant potable 

abstraction, and the Site does not lie in a designated groundwater Source Protection Zone and 

is therefore not considered to be a risk from contamination. In addition, there are four 

abstractions recorded onsite, and areas of high groundwater vulnerability.  

 

12.5.4 The effects (including from the further information provided in the Tier 2 Assessment), do not 

give rise to any additional potential effects, which have not been covered in the previous ES 

Chapter 2021.  

 

Post-completion stage 

 

12.5.5 The potential effects reported within the 2021 ES remain as reported therein.  

 

12.5.6 The operational phase of the burial ground may give rise to ground gas generation and/or 

potential localised soil contamination although these sources and theoretical pathways to 

receptors remain unchanged, as does the overall assessment of risk, with respect to the 

previous assessment in the 2021 ES Chapter. 

 

12.5.7 Having regard to the Tier 2 Groundwater Risk Assessment Report produced by CDS group, the 

effects of the Burial Ground does not give rise to any additional potential effects, which have 

not been covered in the previous ES Chapter.  In addition, as per the Tier 2 Groundwater Risk 

Assessment Report, the Secondary Bedrock Aquifer receptor is not known to be in a local area 

for significant potable abstraction and the Site does not lie in a designated groundwater Source 

Protection Zone and is therefore not considered to be a risk to contamination.  In addition, 

there are four abstractions recorded onsite, and areas of high groundwater vulnerability. 

However, as noted in 12.25.3 the effects of the Burial Ground, sources and theoretical 

pathways to receptors remain unchanged with respect to the 2021 ES Chapter.  
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12.6 Mitigation Measures 

 

 Construction stage 

 

12.6.1 The mitigation measures reported within the 2021 ES remain as reported therein.  

 

Post-completion stage 

 

12.6.2 The mitigation measures reported within the 2021 ES remain as reported therein.  
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12.7 Residual Effects 
 

12.7.1 No change to any of the operational and constructional effects identified in the 2021 application 

has been identified.    
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12.8 Cumulative Effects 
 

12.8.1 No changes to cumulative effects have been identified and hence no change to the assessment 

in the 2021 ES is reported. 
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