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ELLIS RODDA 
 

CLOCK HOUSE FARM, STONEHOUSE LANE,  
COWFOLD, WEST SUSSEX RH13 8DL 

 
Preliminary Contamination Risk Assessment 

 
 

March 2026 
 
1. CAUTION 
 
1.1. This investigation relies largely on a superficial examination of the site plus a 

review of information from Horsham District Council Planning Department 
(and Environmental Management), plus the Environment Agency (EA). Even 
where no previous contaminating activity has been identified, it is possible that 
the site could be contaminated due to fly tipping or other unrecorded events. 
The age of a building may indicate probability but cannot be treated as proof of 
the absence or presence of asbestos. This report does not attempt to comment 
on the commercial value or viability of the site. 

 
 
2. THE SITE & PROPOSED DEVELOPMENT 
 
2.1. The site comprises eight agricultural and equine/stable buildings (B1 – B8) 

located west of the Dairy Cottage and Little Patches on Stonehouse Lane, 
approximately 1.8 km west of Cowfold. The site area is approximately 0.81 ha. 
The Ordnance Survey (OS) map reference for the site is TQ 1970 2222. The 
site elevation is approximately + 26 m OD.  

 
2.2. It is proposed to develop the site by converting the existing brick stables into 

five residential dwellings (each with private gardens), relocating the 
northeastern agricultural barn to Littleworth Lane, removing the remaining 
agricultural barns, and constructing a commercial unit and new Sussex barn to 
the west of the site. 

 
2.3. See Appendix A for existing and proposed site plans.  
 
 
3. GEOLOGY & HYDROGEOLOGICAL CONSIDERATIONS 
 
3.1. According to the British Geological Survey (available online), the site lies on a 

bedrock of Cretaceous Weald Clay – Mudstone.  
 
3.2. The Department for Environment, Food and Rural Affaires (Defra) online 

mapping (MAGIC) shows the site to lie on Unproductive Strata. The site does 
not lie within a groundwater Source Protection Zone. The site is not deemed to 
be hydrogeologically sensitive. 
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3.3. According to the EA's online Flood map for planning, the site lies within Flood 
Zone 1 (low risk of flooding from rivers and/or the sea). The site does not lie 
within 500 m of a watercourse classified as a main river by the EA.  

 
 

4. SITE DEVELOPMENT HISTORY 
 
4.1. The site development history is derived from a review of historic maps and 

other references. Historic maps centred on the site are provided in Appendix B, 
and a summary of the relevant information provided in these maps is given in 
Table 4.1 below. 

 
TABLE 4.1 

SITE DEVELOPMENT HISTORY 
 

Map date 
(Scale) 

Features on site Features within surrounding area 

1875 
(1:10,560) 

1877 
(1:2,500) 

The site forms the northern half of 
an undeveloped field west of 

Fuller’s Lane. There is a patch of 
woodland along the western 

border of the site and an access 
track which cuts across the 
southern corner of the site. 

The surrounding land primarily 
consist of agricultural fields with 
some woodland areas including 
Broofield Shaw ~120 m W and 
Danefold Copse ~120 m SW. 

 
Nearby development includes 

residential development fronting 
onto Fuller’s Lane including Little 

Patches (a Grade II Listed Building) 
immediately east of the site,  and 

Stonehouse Farm ~100 m NE, and 
Northstone Farm ~ 250 m N. 

 
There are three ponds close to the 

eastern boundary of the site, 
including one at the boundary, and at 
least eight further ponds within 250 

m of the site. 
1896 

(1:10,560) 
1897 

(1:2,500) 

No significant changes to the site. 
Northstone Farm has been renamed 

Northstone Cottage. 

1911 
(1:2,500) 

1912 
(1:10,560) 

No significant changes to the site. 
Fuller’s Lane has been renamed to 

Stonehouse Lane. 

1956 
(1:10,560) 

Development has occurred on site 
with the construction of the 

existing stables (B1), and four 
other buildings / barns (location of 

B7 and B8). 

Stonehouse Farm has been renamed 
to Clock House Farm. 
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1972 – 1976 
(1:2,500) 

The development within the 
western end of the site appears to 
have been extended or replaced 

with three barns (B4 and B5 
shown as one structure, plus B6, 
and a barn at the location of B7 – 

but not thought to be B7). The 
garage on the eastern boundary is 

also shown to be present.  

The three ponds adjacent to the 
eastern boundary of the site are no 

longer shown to be present, and 
there appears to be some alteration 

to the residential developments 
between the site and Stonehouse 

Lane. 

1978 – 1981 
(1:10,000) 

No significant changes to the site. 
No significant changes to the 

surrounding area. 

1993 – 1994 
and 2003 
(1:2,500) 

A building to the southwest of the 
stables has been removed, and the 

cattle shed (B3) erected, the 
building at B7 has been replaced 

with the existing barn (B7) and the 
storage barn (B2) has been 

developed to the north of the 
stables. 

No significant changes to the 
surrounding area. NB The pond 
which is present adjacent to the 

northwest corner of the site today is 
not shown to be present by 2003. 

 
4.2. The post war development history may also be traced from the planning history 

of the site. The significant applications relating to the site are summarised in 
Table 4.2 below. 

 
TABLE 4.2 

A SUMMARY OF RECENT PLANNING APPLICATIONS 
 

Ref. Nos. Description Decision & Date 

WG/12/90 High voltage overhead line 
Thu 20 Sep 1990 

? 

CF/12/90 Overhead lines 
Sun 30 Sep 1990 

? 

CF/47/90 Overhead line 
Tue 19 Feb 1991 

? 

CF/9/91 
Amendment to planning application CF/12/90 to 

route overhead line 

Wed 08 May 
1991 

? 

CF/12/95 2-storey rear extension 
Fri 26 May 1995 

? 

CF/13/96 Erection of shed 
Wed 26 Jun 

1996 
? 

CF/15/97 2-storey extension 
Tue 13 May 

1997 
? 

DC/09/2009 
Replace existing barn with a new steel framed 

barn (Agricultural Prior Notification) 

Wed 09 Dec 
2009 

? 
Key:  ✓ planning permission granted    planning permission refused   r registered 
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4.3. More recent development history and land use can also be observed from recent 
aerial photographs. Aerial photographs centred on the site are provided in 
Appendix C. These show the site to be developed generally as existing with no 
discernible change of use. The northwestern most building (B6) appears to have 
undergone redevelopment in 2012. The structure which now stands in its place 
is a modern barn clad in profiled steel. A western area of site was cleared of 
vegetation and trees in 2012 and resurfaced.  
 
 

5. THE EXISTING SITE  
 
5.1. The site was visited on 17 February 2026. Photographs of the site are provided 

in Appendix D. 
 

5.2. The site comprises eight agricultural and equine / stable buildings (B1-B8), and 
a single garage / car port located behind Dairy Cottage and Little Patches (a 
Grade II Listed Building) on Stonehouse Lane. See Appendix A for building 
positions on site plans.  
 

5.3. The site is accessed via a concrete access road and padlocked five bar steel fence 
gate. The site surface is almost entirely concrete with an area of made ground, 
bare ground and grass in the northeastern area of the site, grass at the 
northwestern and southwestern site boundaries, and a patch of raised imported 
surfacing near the western boundary. It is presumed the raised imported 
surfacing has been used historically for storage. At time of the site visit a 
discarded trailer and unidentified storage unit were present. A muck heap 
storage area was identified north of this, on sloped concrete with retaining wall. 
No muck was stored here during the site visit. Adjacent to the northwestern site 
boundary runs a drainage ditch, approximately 4 m in depth. 
 

5.4. B1 is a former stable block and lies near the entrance to the site. It comprises a 
brick structure with timber supporting beams, concrete floor, clay tiled roof and 
internal ceiling cladding consisting of fibre / plaster board (may contain 
asbestos). Most of the building is generally empty and disused. Several unsealed 
paint tins were identified in the tack room to the southeast of the building, and 
5No. empty containers of glyphosate, a leaking 25 l drum of hydraulic oil, and 
an overhead (probably water) tank were identified in the northwestern area of 
the building. This structure is to be converted into five residential units with 
surrounding areas of existing concrete to be broken out and replaced with 
garden space/open landscaping. 
 

5.5. B2 is an open fronted barn at the northeast of site. It comprises a steel frame 
with concrete block lower walls. The upper walls are clad with wood panel for 
the eastern and western faces and cement panels for the northern face. There is 
a concrete floor and corrugated cement clad roof (may contain asbestos). The 
building was empty and generally disused. This barn is to be relocated to 
Littleworth Lane as part of a separate planning application. 
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5.6. B3 is a former cattle shed located to the south of site. The structure consists of 
a steel frame with concrete block lower walls and wood panelling for the upper 
sections. It has a concrete floor, corrugated cement clad roof (may contain 
asbestos). The building was empty and generally disused and is to be removed 
as part of the redevelopment. 
 

5.7. B4 is a steel barn to the south of B5. It is a Dutch style barn with concrete floor 
and concrete buffer walls, open on two sides, with arched roof and clad in metal 
sheets. This barn is to be removed as part of the development. 
 

5.8. B5 is an open fronted barn that stands adjacent to B4 and B6. B5 comprises a 
concrete frame with concrete floor, lower concrete block walls with timber kick 
boards. The upper walls are of timber. The roof and end panels are corrugated 
cement clad (may contain asbestos, together with the roof downpipe). The 
building was empty and generally disused and is to be removed as part of the 
development. 
 

5.9. B6 is an enclosed modern barn that stands northwest of B5. The barn is clad in 
profiled steel with a large vehicular access in the southern facade but was not 
accessible at the time of our site visit. This building to be removed as part of 
the development. 
 

5.10. B7 is a barn to the west of site. It consists of a steel frame with timber lower 
walls, profiled steel panel upper walls, concrete floor and corrugated cement 
roofing (may contain asbestos). The building was empty and generally disused 
and is to be removed as part of the development. 
 

5.11. B8 is a pole barn to the southwest of site. This building comprises a timber 
frame with metal panel walls and roof and a dirt floor. The building is in a 
significant state of disrepair and was empty and generally disused. It is to be 
removed as part of the development. 
 

5.12. The final structure on site is a prefabricated garage to the northeast of site. It is 
of concrete structure with a metal roof and concrete floor. The building is to be 
demolished and is currently disused with a small amount of residential waste 
stored. 
 

 
 
6. RECORD DATA SEARCH RESULTS 
 
6.1. An environmental records search (Enviro-Insight Report) has been prepared for 

the site. The GroundSure EnviroInsight Report is provided in Appendix C and 
any items of potential contamination significance highlighted below.  
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6.1.1. Past Land Use 
 

There is one record of potentially contaminative land use recorded from 
standard 1:10,000 and 1:10,560 scale historic mapping within 500 m of the site. 
This being an unspecified pit 407 m northwest, recorded present 1956. 

 
There are no records of tanks, historical energy features, historical petrol 
stations, or historical garages from 1:1,250 and 1:2,500 scale historic maps 
within 500 m of the site. And no recorded military land within 500 m of the site.  
 
 

6.1.2. Waste and Landfill 
 

There are no records of active or recent landfill, historic landfill, historic waste 
sites or licensed waste sites within 500 m of the site. 

 
There are records of 11 activities involving the storage, treatment, use or 
disposal of waste within 500 m which are exempt from needing a permit. This 
includes waste usage in construction at Clockhouse Farm House, adjacent to the 
site entrance (recorded 8 m south), 92 m east and 447 m west and exemptions 
for use, storage, disposal and treatment 477 m southwest. 

 
6.1.3. Current Industrial Land Use 
 

There are no records of recent industrial land uses or tanks within 250 m of the 
site. 
 
There are no records of any current or recent petrol stations, high voltage 
electricity cables, or high pressure gas pipelines within 500 m of the site.  
 
The site has not been determined as Contaminated Land under Part 2a of the 
Environmental Protection Act 1990, and there are no such sites within 500 m 
of the site.  

 
There are two records of licenced discharges to controlled waters within 500 m 
of the site. These include treated sewage effluent 66 m northeast and 
unspecified discharge 72 m northeast. 
 
There are no records of any pollution incident within 500 m of the site.  
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6.1.4. Hydrogeology, Hydrology and Flood Risk 
 

The site does not lie on a superficial aquifer. There are no superficial deposits 
at the site.  

 
The site lies within an area of Unproductive Strata (Weald Clay Formation - 
mudstone). The Weald Clay is a drift deposit with low fracture permeability 
that has negligible significance for water supply or river base flow.  

 
There are three groundwater abstraction licences within 2000 m of the site. The 
nearest water abstraction licence is located 1448 m south of the site. 

 
The site does not lie within a groundwater Source Protection Zone (inner and 
outer catchment). 

 
The site does not lie within 20 m of a main river (as identified by the EA). There 
is a drainage ditch which extends along the western boundary of the site and 
extends north, where is joins a further watercourse which flows east and form 
part of the Cowfold stream (part of the Adur upper catchment).  

 
The site lies within Flood Zone 1 (low risk of flooding). The site is of negligible 
risk for surface water and groundwater flooding. 

 
6.1.5. Environmental and Habitat Designations 
 

There are 14 records of designated environmentally sensitive sites within 2000 
m of the site. These are all for ancient and semi natural woodland, the closest 
112 m southwest of the site.  
 
The site lies within a Site of Special Scientific Interest (SSSI) Impact Risk Zone. 
No action is required in this case.   

 
The site lies within the Adur East (Sakeham) Nitrate Vulnerable Zone. Nitrate 
Vulnerable Zones are designated as being at risk from agricultural nitrate 
pollution and were introduced in order to reduce the levels of nitrates in water. 
The proposed development, from agricultural to residential use, is not 
considered likely to increase the risk of nitrate pollution.   

 
There are six records of Priority Habitat within 250 m of the site. These are all 
deciduous woodland. The closest instance being 112 m southwest.  

 
6.1.6. Visual and Cultural Designations 
 

Little Patches is a listed building located adjacent to the northeast corner of the 
site, between the single garage and Stonehouse Lane.  
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6.1.7. Natural Hazards Findings and Mining 
 

There is low, very low or negligible risk rating for natural hazards (shrink-swell, 
landslide, soluble rocks, compressible ground, collapsible rocks and running 
sand) within 50 m of the site as identified from BGS GeoSure Data. 
 
There is one record of surface ground workings within 250 m of the site. This 
being a pond 239 m southwest. 
 
There are two records of potential iron ore mining within 1000 m of the site. 
One of these is on site and the other lies 213 m east. It is not believed that the 
site has been subject to mining.  

 
There are no records of BritPits within 500 m.  

 
The site is not within a radon-affected area. No radon protective measures are 
necessary. 

 
 
7. POTENTIAL SOURCES OF CONTAMINATION  
 
7.1. Land use history at the site has comprised: 

 
• Agricultural field (<1875 – 1956) 
• Stabling and agricultural barns (1956 – Present) 

 
7.2. Potential contamination risks associated with past land use are associated with 

the housing of animals and feed as well as the treatment and disposal of waste 
and storage of potentially contaminating fluids (fuels, oils and pesticides), farm 
equipment and vehicles. No record of fuel tank/s on site have been identified, 
however, fuel and maintenance fluids may have been stored on site in the past. 
Five empty containers of glyphosate (a broad-spectrum herbicide) and a leaking 
25 litre drum of hydraulic oil were noted within the stable building during the 
site visit. Potential soil contamination could include the presence of petrol 
hydrocarbons, polycyclic aromatic hydrocarbons (PAHs) and heavy metals, as 
well as herbicides. 
 

7.3. Barns 1, 2, 3, 5, and 7 show signs of potential asbestos containing materials in 
the roof cladding, interior wall surfacing and soffit boards. These should be 
surveyed to confirm / disprove presence before demolition works occur. 
 

7.4. The site being almost entirely under impermeable surfacing and underlying 
largely impermeable Weald Clay (mudstone) reduces the risk of significant 
contamination infiltrating the underlying soil. 

 
7.5. No potential source/s of ground gas have been identified at or within the vicinity 

of the site. 
 

7.6. There is a very low possibility of a contamination risk caused by historic mine 
activity onsite.   
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8. RISK ASSESSMENT 
 
8.1. The risk to future site users can be assessed using the Conceptual Model. This 

comprises three elements, all of which must be present for there to be a risk. 
The three elements of the model are; a source of a potentially hazardous 
contaminant, a pathway by which the contaminant can be transmitted and a 
receptor on which the contaminant may have a harmful effect. See Appendix E 
for the site Conceptual Model.   

 
8.2. Source 

 
8.2.1. From a review of available information, it is considered that there is some 

potential for asbestos, petrol hydrocarbons, PAHs and heavy metals 
contamination at the site (source).  

 
8.3. Receptor 

 
8.3.1. It is proposed to redevelop the site for mixed use including commercial, 

agricultural and residential with gardens and soft landscaping. In this case, 
potential receptors may include site workers (during the development and 
future maintenance of the site), future site users (considered to include 
children), buildings and services (including underground water mains) and the 
wider environment (considered not hydrogeologically sensitive).  

 
8.4. Source - Receptor Pathway 

 
8.4.1. Site workers (notably demolition and ground workers) may come into contact 

with building materials containing asbestos, and contaminated soils, where 
present during the development of the site. Appropriate industrial hygiene 
measures will be required to reduce the risk of exposure to workers during the 
development phase. 

 
8.5. In the absence of remediation, future site users / maintenance workers (e.g. 

gardeners) may come into direct contact with contaminated soils in garden 
areas, and/or may consume produce grown within the garden. Exposure to 
contamination in this case may be via dermal contact, inhalation and/or 
ingestion.  

 
8.6. Underground structures and service mains may be damaged by contamination 

and future site users may be exposed to tainted water supplied via underground 
mains to the site where any contamination with potential to degrade the pipes 
(such as hydrocarbon contamination) is present along the line of the water mains 
(see current UKWIR guidelines). Those involved in the laying of underground 
water supply pipes should satisfy themselves that either the route of the water 
main is free from contamination or appropriate pipework is used.   

 
8.7. Potential contaminant linkages between source, pathway and receptor for the 

site are summarised in Table 8.1 below. 
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TABLE 8.1 
POTENTIAL CONTAMINANT LINKAGES 

Source 
Pathway Receptor Risk Contaminated 

soil 
Contaminated 
groundwater 

Minor 
contamination 

risk 

Minor 
contamination 

risk 

Contact with 
contaminated 

soil, groundwater 
or soil gas 

Existing and 
future site users ? 

Ingestion of or 
skin contact with 

contaminated 
soil, dust or 
groundwater 

Maintenance or 
construction 

workers 
engaged in 

groundworks on 
the site 

? 

Contact with 
contaminated 
soil or ground 

water 

Building & 
services ? 

Leeching of site 
contaminants 

into groundwater 

Wider 
environment 

 

Key:  ✓Significant risk       No significant risk    ? Uncertain risk 
 
8.8. An asbestos survey will be required to determine the presence/absence of the 

material on site. This should be carried out by an appropriately qualified 
professional. Where potential asbestos containing materials are to be removed, 
these items should be wetted to minimise the risk of dust, carefully dismantled 
in whole parts, bagged and disposed of as asbestos containing waste. 
 

8.9. There is some potential for contamination which may be significant in relation 
to the proposed redevelopment of the site for a more sensitive land use. As most 
of the site lies on hard cover it is unlikely that the underlying soil has been 
infiltrated. Further quantitative data may be required from onsite soil, unless 
satisfactory remediation strategies are implemented within the proposed garden 
spaces and open landscaping as part of the site’s redevelopment. 

 
 
9. CONCLUSIONS 
 
9.1. The site lies on a bedrock of Cretaceous Weald Clay – Mudstone, an 

unproductive strata. The site does not lie within a groundwater Source 
Protection Zone and is not deemed to be hydrogeologically sensitive.  

 
9.2. The site is not considered to be at significant risk of ground gas at this time. The 

site does not lie within 250 m of waste disposal landfill and does not lie within 
an area affected by radon. 
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10.2. As existing, the proposed gardens and majority of the soft landscaping areas lie 
under concrete hardstanding which is to be removed as part of the site’s 

redevelopment. It is recommended that the condition of the underlying soils is 
assessed following the removal of the concrete and once any underlying made 
ground is removed down to the underlying clay.  
 

10.3. Subject to ground levels at this time, it may be deemed appropriate to test the 
underlying soils within the proposed garden areas to confirm the soils are 
suitable for retention and residential use with plant uptake, or to lay imported 
topsoil from an uncontaminated / clean source over a permeable geotextile 
membrane. Given the existing soil conditions, and the size and location of the 
proposed garden areas and soft landscaping within the site layout, it is 
considered likely that the latter may be the preferred option.  
 

10.4. Where it is intended to remove the concrete and any underlying fill, and replace 
the soil within the gardens with clean topsoil from an uncontaminated source, 
this scheme will need to be agreed with / approved by the Council. Evidence of 
the remediation works would then need to be submitted to confirm that 
appropriate actions have been undertaken in order that the site can be confirmed 
fit for residential use.  
 

 
10.5. Where soils are to be retained in areas where future site users may come into 

direct contact and or grow food within these areas, soil testing should be 
completed. Analysis should include as a minimum, for asbestos presence / 
likely absence (and, if present, type and quantification), total petroleum 
hydrocarbons (TPHs), polycyclic aromatic hydrocarbons (PAHs), toxic metals 
and metalloids. Further contaminants may be added, subject to observations of 
ground conditions made on site. 
 

10.6. Existing hardcover and made ground may be retained/reused beneath buildings 
and proposed areas of hard standing.  

 
10.7. All asbestos containing materials (ACMs) including roofing, cladding and rain 

goods should be removed from the site as part of the site’s redevelopment. It is 
recommended a pre-demolition survey is completed in accordance with 
HSG264 prior to the commencement of works and, where asbestos containing 
materials are confirmed to be present, a remedial mitigation scheme to control 
risk to future site users should be prepared and implemented as appropriate.  

 
10.8. All site workers should implement appropriate industrial hygiene measures 

(gloves, boots, coveralls, masks, no eating within excavation areas etc) whilst 
working on site to reduce the risk of exposure during the development phase. 

 
10.9. Should any unexpected contamination be identified during the development 

phase the Council is to be notified, and any necessary remediation work carried 
out as required. 

 
        
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APPENDIX C 
GroundSure EnviroInsight Report 
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B1 exterior 

B1 interior    B1 unsealed paint tins 
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B1 stored overhead tanks 

 
B1 spilled hydraulic oil 
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B1 stored glyphosate 

 
B1 exterior silo 
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B2 

B3 interior 
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B4 exterior 

B5 exterior 
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B5 interior 

B6 
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B7  

B8 

  



Ellis Rodda  Ref: 878/NJA/EllisRodda/ClockHouseFarm/PCRA 
Clock House Farm, Cowfold 
 
 

© Environmental Assessment Services Limited          26 
March 2026 

Garage block 

Imported surfacing 
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Conceptual Model 
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