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1

Introduction

1.1

Mayer Brown has been appointed by Gallagher Estates to provide an initial
assessment of the potential noise and vibration constraints relating to the proposed
development of approximately 300 dwellings at the Former Copyhold Works, located
to the north of A25 Nutfield Road to the east of Redhill.

1.2

The land is proposed to be allocated by Reigate and Banstead Borough Council in its
Development Management Plan (DMP). Details of the relevant policy are set out in
Chapter 4 of this report.

1.3

This Noise and Vibration Statement is structured as follows:
•

Section 2 describes the location of the site in relation to the existing transport
infrastructure and neighbouring land uses.

•

Section 3 outlines the noise and vibration constraints of the site in relation to the
principle of the proposed development;

•

Section 4 discusses national and local planning policy and ‘industry standard’
design guidance relevant to noise;

•

Section 5 presents the current indicative master planning proposals for the site;

•

Section 6 outlines preliminary environmental noise monitoring at the site to
determine existing noise levels;

•

Section 7 reviews the potential significance of aircraft noise;

•

Section 8 considers the potential significance of road traffic noise from the A25;

•

Section 9 assesses the potential significance of railway noise;

•

Section 10 presents a screening assessment of potential railway vibration;

•

Section 11 considers noise impacts from landfill/soil recycling operations:

•

Section 12 presents a preliminary assessment of indirect, operational traffic noise
impacts;

•
1.4

Conclusions are presented in Section 13.

A glossary of the acoustic terminology and nomenclature used in this statement is
presented in Appendix A.
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2

Site Location

2.1

The proposed development site is located on the eastern side of Redhill, immediately
north of the A25 (Nutfield Road) between the Redstone Park residential area and the
(currently active) Patteson Court landfill site. The site comprises the Former Copyhold
Works site and the adjacent field to the west, as shown in Figure 2.1 below:

Figure 2.1: Site Location
2.2

The north-western boundary of the site is formed with the Brighton Mainline Railway,
which enters the northern portal of the Redhill Tunnel approximately 40m from the
north-western corner of the site.
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2.3

The eastern site boundary is partially formed with the Patteson Court landfill site, but
also adjoins boundaries to residential properties (Hunters Lodge and Ivy Cottage)
towards the south.

2.4

The southern site boundary is formed with the A25 Nutfield Road and rear boundaries
of existing residential properties fronting this road (Caerlaverock, Brampton,
Rossenhalles, The Briars, Westwood, Stoney Croft, Woodside and Hazelridge).

2.5

The western boundary of the site adjoins existing dwellings in Redstone Park and
Hillfield Close.
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3

Noise and Vibration Constraints

3.1

Potential noise and vibration constraints at the site include:
•

Noise and vibration associated with the railway to the north;

•

Noise associated with vehicle road traffic on Nutfield Road to the south; and

•

Operational noise associated with the Patteson Court landfill site/soil recycling
facility.

3.2

In addition to the above, it should be noted that the site is located approximately 10km
north of Gatwick Airport and is therefore exposed to some degree of air traffic.

3.3

Figure 3.1 below provides a visual representation of existing constraints.
Noise
associated with
landfill internal
distribution
route
Noise and
vibration from
Brighton
Mainline
railway

General noise
associated with
operational
landfill and soil
recycling works

Noise from
high level
commercial
aircraft

Noise from A25
(Nutfield Road)
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4

Planning Context

4.1

Reigate and Banstead Council are currently consulting on its Development
Management Plan Proposed Submission document (as required by Regulation 19 of
the Town and Country Planning Act (Local Planning) (England) Regulations 2012),
prior to submission of the draft plan to the Secretary of State for examination.

4.2

The evidence base for the DMP includes a Sustainability Appraisal Report (October
2017), which assesses the potential constraints and opportunities of candidate site
allocations for future residential development. The Former Copyhold Works site and
adjoining agricultural land are included within the sustainability appraisal, referenced
as:

4.3

•

ERM2 - Land west of Copyhold Works; and

•

ERM3 – Former Copyhold Works

The two sites are combined into one (ERM2/ERM3) within the Development
Management Plan.

4.4

With regard to potential noise and vibration constraints, the sustainability report
identifies that site ERM2 is “close to a major road and a landfill site, leading to potential
air and noise pollution issues” and that site ERM3 is “close to a major road and is on
top of 1 a landfill site, leading to potential air and noise pollution issues”.

4.5

When considering the potential materiality of the above constraints, the suitability of the
site for residential/educational development should be assessed in the context of
governmental planning and noise policy, existing permitting arrangements and
supporting technical guidance.
National Planning Policy
National Planning Policy Framework, (NPPF, 2012)

4.1

Current governmental guidance for the determination of planning applications is given
in the “National Planning Policy Framework” (NPPF).

4.2

Paragraph 109 of the NPPF advises:
“The planning system should contribute to and enhance the natural and local
environment by:

1

This is a potentially mis-leading statement as we are not aware of any landfill directly beneath ERM3. It is assumed that the
phrase “on top of” has been used colloquially to highlight that the site is directly adjacent to the landfill.
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……….
preventing both new and existing development from contributing to or being put
at unacceptable risk from, or being adversely affected by unacceptable levels of
soil, air, water or noise pollution or land instability;….”
4.3

With specific regard to noise, paragraph 123 of the NPPF states:
“Planning policies and decisions should aim to:
•

avoid noise from giving rise to significant adverse impacts on health and
quality of life as a result of new development;

•

mitigate and reduce to a minimum other adverse impacts on health and
quality of life arising from noise from new development, including through
the use of conditions;

•

recognise that development will often create some noise and existing
businesses wanting to develop in continuance of their business should
not have unreasonable restrictions put on them because of changes in
nearby land uses since they were established; and

•

identify and protect areas of tranquillity which have remained relatively
undisturbed by noise and are prized for their recreational and amenity
value for this reason.”

4.4

With regard to the ‘adverse impacts’ referred to in the first two of the above bullet points,
the NPPF directs the reader to the advice contained in DEFRA’s “Noise Policy
Statement for England” (NPSE). This Policy Statement introduces the concept of a
“Significant Observed Adverse Effect Level” (SOAEL), “Lowest Observed Adverse
Effect Level” (LOAEL) and “No Observed Adverse Effect Level” (NOAEL). These are
concepts aligned with toxicology outcomes derived from guidance given by the World
Health Organisation.
Noise Policy Statement for England

4.5

Whilst the intent of the NPSE in relation to the NPPF is clear, the NPSE does not, at
this time, provide any quantitative threshold values for each identified level of “effect”.
Indeed, the NPSE carefully highlights that:
“It is not possible to have a single objective noise-based measure that defines
SOAEL that is applicable to all sources of noise in all situations. Consequently,
the SOAEL is likely to be different for different noise sources, for different
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receptors and at different times. It is acknowledged that further research is
required to increase our understanding of what may constitute a significant
adverse impact on health and quality of life from noise. However, not having
specific SOAEL values in the NPSE provides the necessary policy flexibility until
further evidence and suitable guidance is available.”
National Planning Practice Guidance
4.6

The application of national planning is amplified in the governments “National Planning
Practice Guidance” (NPPG). This seeks to help clarify understanding the perception of
noise effects, outcomes and actions that should be taken to align decision making with
the NPPF. In line with the NPPF concept of basing decision making on the identification
of “significant” or “other” impacts on health and quality of life, the NPPG aligns its
guidance with the NPSE.

4.6

The table below summarises this guidance:

Perception

Examples of Outcomes

Increasing
Effect Level

Action

Not
noticeable

No Effect

No Observed
Effect

No specific measures
required

No Observed Adverse Effect Level (NOAEL)

Noticeable
and
not
intrusive

Noise can be heard, but does not cause any
change in behaviour or attitude. Can slightly
affect the acoustic character of the area but not
such that there is a perceived change in the
quality of life.

No Observed
Adverse Effect

No specific measures
required

Lowest Observed Adverse Effect Level (LOAEL)

Noticeable
and
intrusive

Noise can be heard and causes small changes
in behaviour and/or attitude, e.g. turning up
volume of television; speaking more loudly;
closing windows for some of the time because of
the noise. Potential for non-awakening sleep
disturbance. Affects the acoustic character of
the area such that there is a perceived change
in the quality of life.

Observed
Adverse Effect

Mitigate and reduce to
a minimum

Significant Observed Adverse Effect Level (SOAEL)

Noticeable
and
disruptive

The noise causes a material change in
behaviour and/or attitude, e.g. having to keep
windows closed most of the time, avoiding
certain activities during periods of
intrusion. Potential for sleep disturbance
resulting in difficulty in getting to sleep,
premature awakening and difficulty in getting

Significant
Observed
Adverse Effect

Avoid
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back to sleep. Quality of life diminished due to
change in acoustic character of the area.

Noticeable
and
very
disruptive

Extensive and regular changes in behaviour
and/or an inability to mitigate effect of noise
leading to psychological stress or physiological
effects, e.g. regular sleep
deprivation/awakening; loss of appetite,
significant, medically definable harm, e.g.
auditory and non-auditory

Unacceptable
Adverse Effect

Prevent

Table 4.1: NPSE Guidance
4.7

Whilst the NPPF and associated planning practice guidance sets out stringent
imperatives to ensure the satisfactory development of land in relation to possible noise
impacts, this policy and guidance does not generally provide any detailed technical
guidance defining what may be considered to constitute a “significant” or “other”
adverse impact. In the absence of such technical guidance, reference needs to be
made to sustainable development standards set out in local policy and/or relevant
‘industry standard’ guidance.
Local Planning Policy

4.7

4.8

Reigate and Banstead’s adopted Development Plan comprises its:
•

Core Strategy (adopted 2014); and

•

Borough Local Plan – saved policies and proposals map (adopted 2005).

The Development Plan also includes various mineral and waste plans prepared by
Surrey County Council including:

4.9

•

Surrey Minerals Plan Core Strategy (adopted 2011);

•

Primary Aggregates DPD (adopted 2011);

•

Aggregates Recycling Joint DPD (adopted 2013); and

•

Surrey Waste Plan (adopted 2008).

With regard to local policy, the adopted Core Strategy includes the following policy
relevant to noise:
Policy CS 10: Sustainable Development
Development will:
…….
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8.

Be designed to minimise pollution, including air, noise and light, and to

safeguard water quality.
4.10

Paragraph 5.32 of the Local Plan includes the following commentary on noise:
“It is important that new noise-sensitive development like housing should not be
permitted if it would - now or in the foreseeable future - be exposed to
unacceptable levels of noise, whether it be noise from road traffic, railways, from
industrial or other premises. However in view of countryside restraint policies,
and the location of many potential housing sites in the urban areas, it would
normally be impracticable to resist new development in the urban areas for noise
reasons alone. Therefore, the Borough Council will ensure by appropriate
conditions that buildings are sited and designed so as to minimise the effect of
noise on them”.

4.11

Policy Ho 10 of the Local Plan states:
“Policy Ho 10
Development will not normally be permitted in areas subject to noise and/or
vibration unless measures are undertaken as part of such development to reduce
to an acceptable level the effect of such noise and/or vibration upon the intended
occupiers of such development.
In furtherance of this policy, the Borough Council will have regard to the
Guidelines on Noise Control published by Surrey County Council.”

4.12

The Surrey County Council document references provides specific guidance in relation
to noise associated with minerals and waste disposal sites.
Design Guidance
Residential - ProPG: Planning and Noise

4.13

ProPG: Planning & Noise was published in May 2017 and is co-authored by the
Chartered Institute of Environmental Health (CIEH), Institute of Acoustics (IOA) and
Association of Noise Consultants (ANC).

4.14

ProPG seeks to consolidate and standardise existing industry best practice in order to
expedite the planning process with regard to the consideration of noise.

4.15

ProPG suggests a two stage methodology for the acoustic assessment of a proposed
residential development.
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4.16

Stage 1 involves an “Initial Site Risk Assessment”, to identify the likely risk of adverse
effects from noise, were no subsequent mitigation to be included as part of the
development proposal. The categorisation of potential risk is presented in Figure 1 of
the guidance which is reproduced in Figure 4.1 below:

Gallagher Estates
Former Copyhold Works, Nutfiled Road, Redhill
Noise and Vibration Impact Statement

Figure 4.1: ProPG Initial Site Noise Risk Assessment
4.17

Paragraph 2.11 of ProPG states:
“The overall Stage 1 approach is considered to support wider Government
planning and noise policy and guidance at the date of publication of this
document, including the NPPF, NPSE and PPG-Noise”

4.18

This guidance is therefore considered to provide appropriate pre-planning noise risk
assessment guidance.
Schools

4.19

The acoustic design of teaching spaces within schools is statutorily controlled through
Requirement E4 of Approved Document E (ADE) of the Building Regulations 2010 (as
amended). This requires that:
“Each room or other space in a school building shall be designed and constructed
in such a way that it has the conditions and the insulation against disturbance by
noise appropriate to its intended use.”

4.20

Section 8.1. of ADE states:
“In the Secretary of State’s view the normal way of satisfying Requirement E4 will
be to meet the values for sound insulation, reverberation time and internal
ambient noise which are given in Building Bulletin 93: Acoustic Design for
Schools: Performance Standards available on the internet at www.gov.uk.”.

4.21

Matters of sound insulation, reverberation times, etc. are detailed design matters that
will generally be unaffected by the acoustic environment within which a proposed
school will be located. It is, however, clear that indoor ambient noise levels may
potentially be influenced by the external noise environment (e.g. level of sound
insulation required of the external building fabric and ventilation strategy that may be
required). There is therefore an obvious planning need to consider the suitability of the
site for educational uses.

4.22

Tables 1 and 2 of “Building Bulletin 93: Acoustic Design for Schools: Performance
Standards” (February 2015) presents guidance on indoor ambient noise levels for
various teaching and non-teaching spaces within schools. The relevant value depends
on both the room function and proposed ventilation strategy. Recommended indoor
ambient noise levels range from 30dB LAeq,30mins (for teaching spaces intended
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specifically for hearing impaired students with special hearing needs, and “specialist”
areas such as recording studios) to 50dB LAeq,30mins ancillary non-teaching areas (e.g.
kitchens, changing rooms, etc.) where rooms are to be mechanically ventilated, with a
permitted 5dB uplift on these values, where rooms are to be naturally ventilated (subject
to an over-riding limit of 50dB).
4.23

Given the primary aim of governmental planning policy is to deliver sustainable
development, it is considered desirable that new build schools should ideally have the
ability to be naturally ventilated.

4.24

In order to consider what the above means in terms of external site noise levels, the
guidance given in Note 2 to Table 2 of BB93 is apposite:
“Where external ambient free field noise levels at the façade expressed as the
LAeq,30mins, do not exceed the IANL figures given in Table 1 by more than 16dB for
single sided ventilation spaces and 20dB for cross ventilated or roof ventilated
spaces, the criteria for natural ventilation can normally be achieved.”

4.25

As noted above, the most stringent design target given in BB93 is 30dB LAeq,30mins. It
can therefore be concluded that acceptable noise levels within even the most stringent
of rooms within schools should be achievable if the external noise level does not exceed
a value of 46 to 50 dB LAeq,30mins. A noise level of up to 50dB is therefore considered to
represent a “negligible” noise impact in relation to the suitability of a site for school use.

4.26

For general teaching classrooms, Table 1 of BB93 recommends an upper ambient
indoor sound level of 35dB LAeq,30mins. It can therefore be concluded that acceptable
noise levels in general teaching accommodation should be achievable if the external
noise level does not exceed a value of 51 to 55 dB LAeq,30mins. A noise level of between
51 and 55dB is therefore considered to represent a “low” impact magnitude.

4.27

For general teaching classrooms, Table 2 of BB93 also recommends that, in order to
provide thermal control and minimise the risks of summertime overheating, an indoor
ambient noise level of up to 55dB LAeq,30mins would be permissible. Assuming that
overheating control would be provided by opening windows, this implies that the
external outdoor noise level should not exceed around 70dB LAeq,16hour (assuming a
notional 15dB(A) sound reduction for an open window). Since this value should not be
exceeded (i.e. should be prevented) this is considered to represent an “unacceptable”
impact, i.e. a “high” impact. In broad terms, this would generally mean that it will be
undesirable to build on sites exposed to noise levels > 70dB LAeq,30mins, because the
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delivery of satisfactory internal conditions would only be achievable with full mechanical
ventilation and no ability to open windows (even for relatively brief periods of time).
4.28

Reconciling the above leaves a relatively large range (56-70dB LAeq,30mins) which would
be considered to represent a “medium” risk. In practical terms, this means that the site
is likely to be more problematic in terms of providing a natural ventilation strategy, but
this would not preclude the feasibility of maintaining acceptable internal conditions with
appropriate mitigation (i.e. the appropriate specification of enhanced sound insulation,
mechanical ventilation strategies, etc.).

4.29

The above considerations give rise to the following definitions for determining the
potential suitability of the site for educational use:
Negligible

Low

Medium

High

≤50dB

51-55 dB

56-70 dB

>70 dB

Table 4.2: Definitions of Magnitude of Impact – External Ambient Noise Levels
4.30

Schools also have the ability to generate noise, for example, from the use of
playgrounds and outdoor sports facilities. Such operational impacts can be successfully
mitigated through the detailed design of the school and its grounds and are not
therefore considered to represent a material constraint relevant to the proposed
allocation of the site within the (DMP).
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5

Development Proposals

5.1

The site is identified to have capacity for new housing development comprising
approximately 210 residential units and may include a new two-form entry primary
school for children from the proposed development and other surrounding areas and
new housing schemes.

5.2

If the proposed school is accommodated, it is understood that this will be preferably
located at the south east corner of the site towards the existing residential area of
Redstone Park, and maintaining accessibility to the A25.

5.3

If the proposed scheme does come forward without the need for a primary school, it is
understood that the site could accommodate up to around 300 residential units.
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6

Existing Baseline Noise Environment

6.1

In order to determine the relative significance of noise sources affecting the site,
environmental noise survey work has been undertaken utilising a combination of long
term automated noise monitoring and short term attended measurements.
Measurement Locations

6.2

Noise levels have been monitored at five locations – three long term automated
positions (A1 to A3) and two short term positions (M1 & M2), as shown in Figure 6.1
and described in Table 6.1 below:

A1

M1

A2

A3

M2

Figure 6.1: Noise Survey Monitoring Locations
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Monitoring
Location

Description

A1

Towards the north-eastern corner of the site, overlooking the Brighton Mainline Railway.
The measurement microphone was positioned approximately 1.2m above ground level
in free-filed conditions.

A2

On the eastern boundary of the site, adjacent to the internal distribution road to the
adjoining landfill site. The measurement microphone was positioned approximately
1.2m above ground level in free-filed conditions.

A3

Towards the north-eastern corner of the site. The microphone was positioned on top of
an existing spoil heap with a direct and un impeded line of sight towards the landfill/soil
processing site. The measurement microphone was positioned approximately 1.2m
above local ground level in free-filed conditions.

M1

Towards the north-eastern corner of the site, overlooking the Brighton Mainline Railway.
The measurement microphone was positioned approximately 1.2m above ground level
in free-filed conditions.

M2

On the southern boundary of the site, mid-way across the field adjoining the historic
access road to the Copyhold Works site. The measurement microphone was positioned
approximately 1.2m above ground level in free-filed conditions.

Table 6.1: Noise Monitoring Locations
Measurement Instrumentation
6.3

The following instrumentation was used for the survey work:

Position

Model

Serial No.

SV971

55550

7052E

63684

Preamplifier

SV18

57249

Outdoor Microphone Kit

MOLES
PRO

Sound Level Analyser

SV971

55551

7052E

63681

Preamplifier

SV18

57254

Outdoor Microphone Kit

MOLES
PRO

Description

Make

Sound Level Analyser
Microphone
A1

Calibration
Date

16/05/16

Svantek

Microphone
A2

n/a

16/05/16

Svantek

n/a

Sound Level Analyser

Norsonic

Nor140

1405946

Microphone

Norsonic

Nor1225

41489

Preamplifier

Norsonic

Nor1209

15799

Outdoor Microphone Kit

Norsonic

Nor 1217

12175120

24/3/16

A3

n/a
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Sound Level Analyser

Norsonic

Nor150

15030164

Microphone

Norsonic

Nor1225

212922

Preamplifier

Norsonic

Nor1209

20343

Outdoor Microphone Kit

Norsonic

Nor 1217

12175120

Sound Level Analyser

NTi Audio

XL2-TA

A2A-13108E0

Microphone

NTi Audio

MC230A

A14228

Preamplifier

NTi Audio

MA220

6834

11/01/2017

M1

M2

n/a

21/06/2016

Table 6.2: Instrumentation Details
6.4

The sound level analysers were calibrated prior to the surveys and the calibration was
checked upon completion. No significant drift in calibration was observed.
Measurement Results

6.5

Noise survey measurements results are presented at Appendix B.

6.6

The potential significance of existing noise sources characterising the site are
discussed in the following sections.
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7

Aircraft Noise

7.1

The noise monitoring data and site observations indicate that the site is subject to some
overhead aircraft movements, given its proximity to Gatwick Airport.

7.2

Noise preferential routes (NPR’s) for departures from Gatwick Airport are shown in
Figure 7.1 below.

SITE

Figure 7.1: Noise Preferential Routes (NPR’s) for Gatwick Departures
7.3

The above shows that the closest NPR’s for both easterly and westerly departures
(Routes 3 and 4) respectively pass to the south of the site. Whilst published flight track
information indicates that a number of aircraft are vectored from these routes to head
north towards the site, such aircraft are generally at high altitude and therefore, whilst
audible, are not particularly “noisy” or a dominant feature of the existing noise climate.

7.4

This observation is confirmed by noise contours published for the airport. To illustrate
this, Figures 7.2 and 7.3 below present the latest published contours (2015).
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SITE

Figure 7.2: Gatwick Daytime Noise Contours (2015)

SITE

Figure 7.3: Gatwick Night-time Noise Contours (2015)
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Implications
7.5

The above contours demonstrate that the site is located well outside the daytime 57dB
LAeq,16hour and night-time 48 dB LAeq,8hour contours. It is therefore concluded that whilst
aircraft noise is audible at the site, the magnitude of such noise does not represent a
significant adverse noise effect that would prejudice the ability of the site to be
developed for residential/educational use.

7.6

The above conclusion is drawn on the basis of current aircraft numbers and noise
preferential routes. Whilst a greater noise impact could arise should there be a
substantial increase in aircraft numbers and/or alterations to current routing, the site
lies relatively close to existing populated areas of Redhill and, as such, it would appear
unlikely that there would be a strong imperative for modifying flight paths such that they
would increase noise exposure for the existing population. In that regard, the future
noise risk associated with air traffic is considered low.
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8

Road Traffic Noise on Nutfield Road (A25)

8.1

The environmental noise monitoring indicates that noise levels at the southern
boundary of the site fronting the A25 are in the order of 62dB LAeq,16hour (daytime) and
54dB LAeq,8hour (night-time).
Dwellings

8.2

Assessed in line with PropPG Stage 1 guidance, the above magnitudes of noise would
represent a “low” to “medium” risk.

8.3

For low risk sites, ProPG states:
“At low noise levels, the site is likely to be acceptable from a noise perspective
provided that a good acoustic design process is followed and is demonstrated in
an ADS which confirms how the adverse impacts of noise will be mitigated and
minimised in the finished development.”

8.4

For medium risk sites, ProPG states:
As noise levels increase, the site is likely to be less suitable from a noise
perspective and any subsequent application may be refused unless a good
acoustic design process is followed and is demonstrated in an ADS which
confirms how the adverse impacts of noise will be mitigated and minimised, and
which clearly demonstrate that a significant adverse noise impact will be avoided
in the finished development.

8.5

In order to follow a good acoustic design process, the following typical hierarchy of
noise mitigation measures should be considered:
1)

Quietening or removing the source of noise;

2)

Attenuating the sound on its path to the receiver;

3)

Obstructing the sound path between source and receiver;

4)

Orienting the buildings to minimise the need for locating noise sensitive uses on
more exposed building elevations;

4)
8.6

Improving the sound insulation of the building envelope;

It is clearly not feasible for the development to include provisions for quietening or
removing the source of noise (road traffic). However, the masterplan can be readily
developed to:
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•

maximise the separation distance between the road and closest dwellings;

•

consider the feasibility of providing boundary treatments to assist in obstructing
noise propagation;

•

provide appropriate building designs which limit noise sensitive uses on more
exposed elevations; and

•

Specify appropriate external building elements (e.g. double glazing and alternative
means of ventilation) to minimise noise intrusion.

8.7

In light of the above, it is concluded that, subject to the adherence to a good acoustic
design process, the southern areas of the site currently constrained by road traffic noise
from the A25 can be appropriately developed for residential use.
School

8.8

Assessed in accordance with the guidance set out in Table 4.2, road traffic noise levels
characterising the southern boundary of the site are assessed to represent a “medium”
risk in relation to the proposed use of the site for educational use.

8.9

Similar mitigation measures as described above for the residential use of the site would
again be available to assist with the sustainable delivery of a new school and as such
existing noise conditions do not represent an unacceptable constraint in relation to the
proposed educational use of the site.
Conclusion

8.10

Whilst the southern boundary of the site is currently constrained by road traffic noise
from the A25 (Nutfield Road), such noise is assessed to represent a low to medium risk
in respect of prospective residential and educational use of the site.

8.11

As such, it is concluded that subject to the adherence to a good acoustic design process
and implementation of appropriate mitigation, the site can be satisfactorily developed
for residential and educational use, in full accordance with current governmental
planning, noise and sustainability objectives.
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9

Railway Noise

9.1

The environmental noise monitoring indicates that noise levels at the northern
boundary of the site (adjacent to the Brighton Mainline Railway) are in the order of 55dB
LAeq,16hour.

9.2

In addition to considering the “average” noise level, it is also appropriate to give
consideration to the maximum (LAmax,fast) sound level of individual train events, where
these occur at night in order to avoid potential sleep disturbance effects.

9.3

Assessed in line with PropPG Stage 1 guidance, the estimated daytime noise level
would represent a “low” noise risk.

9.4

For low risk sites, ProPG states:
“At low noise levels, the site is likely to be acceptable from a noise perspective
provided that a good acoustic design process is followed and is demonstrated in
an ADS which confirms how the adverse impacts of noise will be mitigated and
minimised in the finished development.”

9.5

The typical noise levels of individual train events is 68 dB LAmax,fast.

9.6

ProPG indicates that where there may be 10 or more noise events at night exceeding
60dB Lmax,fast, the site should not be regarded as negligible risk (i.e. a level which would
be considered to be below the “Lowest Observed Adverse Effect Level” (LOAEL).
However, paragraph A.17 of ProPG guides:
“….it can be concluded that at night a significant effect on sleep disturbance, e.g.
behavioural awakening, is likely to occur where the maximum sound level at the
façade of a building with a partially open window is above:
•

85dB LAmax,F (where the number of events exceeding this value is ≤ 20);
or

•
9.7

80dB LAmax,F (where the number of events exceeding this value is > 20).”

The above values are considered to represent a “Significant Observed Adverse Effect
Level” (SOAEL).

9.8

Given that typical train pass-by levels are greater than 60dB LAmax,fast but lower than
80dB LAmax,fast, it can be concluded that existing noise levels lie between the LOAEL and
SOAEL. The second aim of paragraph 123 of the NPPF directs that such impacts
should be mitigated and reduced to a minimum.
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9.9

As noted earlier for road traffic noise, the following typical hierarchy of noise mitigation
measures can be considered:
1)

Quietening or removing the source of noise;

2)

Attenuating the sound on its path to the receiver;

3)

Obstructing the sound path between source and receiver;

4)

Orienting the buildings to minimise the need for locating noise sensitive uses on
more exposed building elevations;

4)
9.10

Improving the sound insulation of the building envelope;

It is clearly not feasible for the development to include provisions for quietening or
removing the source of noise (rail traffic). However, the masterplan can be readily
developed to maximise the separation distance between the railway and closest
dwellings; consider the feasibility of providing boundary treatments to assist in
obstructing noise propagation; and provide appropriate building designs which limit
noise sensitive uses on more exposed elevations and specify appropriate external
building elements (e.g. double glazing and alternative means of ventilation) to minimise
noise intrusion.

9.11

In light of the above, it is concluded that subject to adherence to a good acoustic design
process, the northern areas of the site constrained by railway noise can be
appropriately developed for residential use.

9.12

Assuming that the proposed school would be located within the southern area of the
site, operational noise from the railway should not have any significant noise
implications in relation to the proposed educational use of the site.
Conclusion

9.13

Whilst the northern boundary of the site is currently constrained by noise from the
Brighton Mainline Railway, such noise is assessed to represent a low to medium risk
in respect of prospective residential use of the site.

9.14

As such, it is concluded that, subject to the adherence to a good acoustic design
process and implementation of appropriate mitigation, the site can be satisfactorily
developed for residential use, in full accordance with current governmental planning,
noise and sustainability objectives.
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10

Railway Vibration

10.1

There is very little national guidance on identifying screening distances for operational
ground-borne vibration effects for operational railways. However, a number of recent
major UK infrastructure projects have aligned screening criteria with guidance issued
by the United States’ Department for Transportation and Federal Transport
Administration (FTA).

10.2

The FTA’s “Transit Noise and Vibration Impact Assessment Guidance Manual” (2006)
includes guidance on scoping distances for various types of transit project. For
conventional railways, this guidance indicates that significant adverse vibration impacts
are unlikely to be experienced in residential dwellings where these are greater than
200ft (61m) from the railway.

10.3

The majority of the site falls well outside of this initial screening distance and as such,
ground borne vibration is unlikely to have any widespread significant adverse impact.

10.4

The potential separation achievable at the north western corner of the site may
however, be more constrained and properties falling within the initial screening distance
could potentially be exposed to a higher vibration impact.

10.5

Notwithstanding this conclusion, it is considered material to note that there is existing
residential development to the north of the site in Cavendish Road/Caxton Rise in
closer proximity to the railway line than the preliminary screening distance inferred from
the FTA guidance. This may lend some empirical support to a proposition that the FTA
screening distance may be overly precautionary for this site.

10.6

It is, therefore, recommended that a more detailed assessment of train vibration should
be undertaken at an appropriate time to determine the actual magnitude of
groundborne vibration that may be experienced by future occupants of dwellings
closest to the northern boundary of the site, to determine if any mitigation is necessary
to ensure that any significant impacts are avoided and that other impacts are reduced
to a minimum, in line with paragraph 123 of the NPPF.
Conclusion

10.7

An initial scoping assessment indicates that the site should generally not experience
any significant adverse impact associated with ground-borne vibration from the
Brighton Mainline railway adjoining the north-western boundary of the site. If properties
are proposed within the suggested initial screening distance, mitigation may need to be
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considered (subject to the outcome of more detailed ground-borne vibration survey
work and analysis).
10.8

It is concluded that whilst the site is exposed to potential ground-borne vibration from
the adjoining Brighton Mainline Railway, such vibration should not prevent the
satisfactory development of the site for residential/educational use.
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11

Landfill / Soil Recycling Operations
Introduction

11.1

The site is located adjacent to Patteson Court Landfill, operated by Biffa Waste
Services. It is understood that the landfill site has been operational since the early
1990’s and comprises two principal areas.

11.2

The oldest part of the site is known as the South West Area (SWA). It is understood
that this area stopped accepting waste in 2009 and is now permanently capped and
largely restored. This area does, however, also contain a soil recycling facility (SRF),
which treats contaminated soils for covering and restoring the active landfill areas.

11.3

The remainder of the site, the North East Quadrant (NEQ) is understood to have
opened in 2004 and is expected to be operational until around 2028, after which the
site will be fully restored by 2030.
Operational Restrictions

11.4

It is understood that the NEQ is operated under Environment Agency Permit Number
BU816, Variation Number YP3639UH, dated 4 December 2008. Schedule 3 sets out
the operating conditions under which the site must be operated. Section 3.5 deals with
noise and vibration and states:
“Emissions from the activities shall be free from noise and vibration at level likely
to cause nuisance outside of the site, as perceived by an authorised office of the
agency, unless the operator has used appropriate measures to prevent or where
that is not practicable to minimise the noise and vibration.”

11.5

Whilst the above sets out a clear imperative that the site should not cause nuisance to
neighbouring noise sensitive uses, the Permit does not include any objective criteria
against which the “acceptability” of noise emissions from the site would be judged.

11.6

Planning permission for the operation of the soil recycling facility is granted by Surrey
County

Council.

The

extant

permission

under

which

the

site

operates

(RE14/01992/CON) includes the following conditions relevant to noise:
Noise
3

The level of noise arising from any operation, plant or machinery on the
site, when measured or re-calculated as a height of 1.2m above ground
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level and at least 3.5m from the façade of any noise sensitive property shall
not exceed 55dB LAeq during any half hour period.
4

The level of noise arising from the any operation, plant or machinery from
the development hereby permitted on the site that operates at night, should
not exceed 31 Laeq [sic] during any 30 minute period for all residential
locations when measured at, or recalculated as at, a height of 1.2m above
the ground level and 3.6m from the façade of a residential property or other
noise sensitive building that faces the site. The proposal should otherwise
be operated such that no acoustic tones or whines are audible from any
residential windows.

Hours of Working
5

No light shall be illuminated, nor shall any machinery other than
environmental management systems which comply with a system for noise
suppression submitted for prior approval in writing of the County Planning
Authority, nor shall any operations or activities authorised to required [sic]
by this permission be carried out except between the following times:
0730 to 1800 Mondays to Fridays
0730 to 1230 Saturdays
There shall be no waste tipping operations or related activities carried out
on Sundays, Public, Bank Holidays or national holidays other than essential
environmental management systems which comply with a system for noise
suppression submitted for prior approval in writing of the County Planning
Authority.

Highways and Traffic
6

There shall be no more than an average of 400 HGV movements per day
associated with the Patteson Court landfill site and the soil recycling facility
(including its extension) together. There shall be no more than 600
movements (300 in and 300 out) on any single day. The site operator shall
maintain records of the number of HGV vehicles accessing and egressing
the site daily and shall make these available to the County Planning
Authority on request.
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11.7

Given that all of the above conditions have been imposed to protect the amenity of
existing residential receptors in the vicinity of the site, it would be appropriate to use
the above technical standards to “test” the potential ability of new residential to
satisfactorily co-exist with existing landfill/soil recycling activities (i.e. should the
proposed development be implemented prior to the closure and full remediation of the
landfill site).
Noise Sources

11.8

Based on site observations, noise from the landfill and soil recycling operations
comprise four principal components:
•

Noise from lorries using internal haul roads (including the principal route around the
perimeter of the site adjacent to the boundary of the Copyhold Works site and
adjoining field);

11.9

•

Noise from the active landfill cells;

•

Noise associated with the soil recycling facility; and

•

Noise associated with site restoration works.

When considering the potential for these activities to impact on the proposed residential
use of the Copyhold Works site, it is clearly material to consider the location of existing
residential receptors in the vicinity of the (since Biffa are already obligated to protect
the amenity of these) and also to consider the phasing of future work activities and
whether these have any greater or lesser potential to result in noise disturbance
compared with current and historic operations.
Phasing

11.10

The current phasing and restoration plan for both the SWA and NEQ are shown in
Figure 11.1 below (extracted from Biffa R103BV03 - Rev. 3):
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Figure 11.1: Landfill Phasing and Restoration Plan
11.11

The above figure also helps show the presence of existing residential properties in the
vicinity of the site.
Landfill Operations

11.12

As noted earlier and shown above, the SWA no longer actively receives waste, with
Phase 1 restored by the end of 2013, Phase 2 by the end of 2015 and Phase 3 by the
end of 2017 (although site observations suggest this area may not have been fully
remediated at the time of preparing this statement). In light of the above, it can be safely
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concluded that landfill and restoration activities likely to impact on the proposed
development scheme are not scheduled to occur within close proximity to the proposed
boundaries of the site.
11.13

The active landfill phases within the NEQ are located substantially further away from
the boundaries of the site – a distance of approximately 900m from the centre of the
main Phase 4 area and 650m from the centre of Phase 5.

11.14

As such, and given that the active landfill areas are visually (and acoustically) screened
from the Former Copyhold Works site by the restored Phase 1 and Phase 2
landscaping, noise associated with the filling of Phases 4 and 5 does not give rise to
any unacceptable noise impact concerns. This is confirmed by initial screening
calculations which indicate that noise levels from the working of Phases 4 and 5 should
be readily controlled to a level below 55dB LAeq,T (as per the conditional requirement of
the extant planning permission, imposed to protect existing neighbouring dwellings).
Soil Recycling Facility (SRF)

11.15

At its closest point, the operative soil recycling facility is located approximately 100m
from the boundary of the Former Copyhold Works site. The preliminary results of initial
site attendances suggest that existing activities are unlikely to exceed the value of 55
dB LAeq,T permitted by the extant planning permissions under which the landfill site is
operated and, as such, the operation of the SRF should not pose an unacceptable
constraint to the principle of residential development at the site.

11.16

In due course, the SRF will need to be restored prior to the closure of the site. It is
probable that the restoration works will create higher noise levels than those associated
with the current daily operation of the SRF. Whilst this potentially poses a greater noise
risk to any dwellings that may have been developed on the Copyhold Works site, such
works are likely to be of limited duration and, as such, it is possible that higher noise
levels during such remediation works could reasonably be tolerated. To add support to
this, attention is drawn to Paragraph: 022 (Reference ID: 27-022-20140306) of
governmental Planning Practice Guidance which states:
What type of operations may give rise to particularly noisy short-term
activities and what noise limits may be appropriate?
Activities such as soil-stripping, the construction and removal of baffle mounds,
soil storage mounds and spoil heaps, construction of new permanent landforms
and aspects of site road construction and maintenance.
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Increased temporary daytime noise limits of up to 70dB(A) LAeq 1h (free field) for
periods of up to 8 weeks in a year at specified noise-sensitive properties should
be considered to facilitate essential site preparation and restoration work and
construction of baffle mounds where it is clear that this will bring longer-term
environmental benefits to the site or its environs.
Where work is likely to take longer than 8 weeks, a lower limit over a longer period
should be considered. In some wholly exceptional cases, where there is no viable
alternative, a higher limit for a very limited period may be appropriate in order to
attain the environmental benefits. Within this framework, the 70 dB(A) LAeq 1h (free
field) limit referred to above should be regarded as the normal maximum.
11.17

There is, therefore, clear national planning policy support that higher noise levels during
the restoration phase of the SRF would not be unreasonable. This is also supported by
Surrey County Council’s “Guidelines for Noise Control – Minerals and Waste Disposal”,
which forms part of the current Development Plan.

11.18

It is therefore concluded that that neither the operation nor restoration of the SRF
should pose any significant adverse impact with regard to the potential future residential
use of the Copyhold Works site.
Haul Road

11.19

The haul road serving the landfill directly adjoins the boundary of the site. As such, the
site will be exposed to noise generated by HGV movements.

11.20

In order to test the potential impact of such noise, a preliminary noise model has been
constructed, assuming that the haul road is subject to the average number of daily
vehicle movements permitted by the extant permission for the landfill site, i.e. a total of
400 movements (200 in / 200 out).

11.21

The results of this modelling are presented in Figure 11.2 below:
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Figure 11.2: Preliminary Model of Haul Road Noise
11.22

The model does not assume any screening around the perimeter of the site and solely
presents haul road noise levels (and not other air, rail or road traffic).

11.23

The output of the model indicates that noise from the haul road is likely to exceed 55dB
LAeq,T (assuming that the haul road carries the daily average traffic flows permitted by
the extant permission) within the areas of the site immediately adjoining the landfill haul
route.

11.24

As such, it would be appropriate to consider mitigation measures to constrain
residential development to areas that are within the 55dB LAeq,T value imposed by the
extant permission.

11.25

In principle, this should be achievable by developing the masterplan to deliver a
separation of at least 20m between the haul road and any proposed dwelling. A reduced
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separation may, however, also be acceptable where it is possible to provide appropriate
boundary treatments (either to the site boundary or local to individual properties) to
provide additional acoustic screening.
11.26

It should be noted that the above conclusion is determined based on the maximum
average daily traffic flow permitted by the extant permission. Reports submitted by
Biffa 2 provide evidence that such an assumption is likely to represent a pessimistic view
of traffic generation and that actual net traffic generation is lower than this value. As
such, if a minimum 20m buffer zone to the landfill haul route could be accommodated
within the masterplan, this should provide robust protection conformant with the extant
permitted noise levels for existing dwellings within the locality of the site.

2

See Section 8.2 of SLR Global Environmental Solution’s “Planning Design and Access Statement”, ref.
402.00034.00454, dated January 2012 submitted in relation to P/12/00045/CON.
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12

Operational Road Traffic

12.1

The proposed development will inevitably create additional traffic movements on the
local highway infrastructure and, as such, has the potential to have an indirect noise
impact on existing residential receptors in the vicinity of the site.

12.2

It is understood that existing traffic flows on the A25 indicate an annual average daily
traffic (AADT) volume of 12,048 vehicles.

12.3

Initial traffic generation assessments undertaken by Mayer Brown Limited suggest that
210 dwellings may generate approx. 874 daily vehicle movements, whilst a 2 form entry
school (420 pupil) may generate 526 daily vehicle movements, giving a combined total
traffic generation of approximately 1400 additional vehicles.

12.4

Assuming similar trip distributions and modal splits, the anticipated additional traffic
could result in a 0.5 dB(A) increase in existing traffic noise levels. Assessed in
accordance with DMRB guidance 3, such an increase in noise would be assessed to be
“negligible” in both the short and long term.
Conclusion

12.5

It is therefore concluded that the proposed development should not result in any
significant indirect adverse noise impacts on existing noise sensitive receptors in the
vicinity of the site.

12.6

It should, however, be noted that the above assessment and conclusion does not take
into account any potential additional impact that could arise from the need to consider
existing committed development in the locality of the site. Potential implications should,
therefore, be reviewed in due course.

3

“Design Manual for Roads and Bridges”. Volume 11, Section 3, Part 7 (HD 213/11)
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13

Summary and conclusions

13.1

A preliminary assessment of potential noise and vibration constraints at the proposed
development site has been undertaken. Potential constraints include:

13.2

•

Noise and vibration associated with the railway to the north;

•

Noise associated with vehicle road traffic on Nutfield Road to the south;

•

Operational noise associated with the Patteson Court landfill site; and

•

Aircraft noise.

Consideration has been given to the potential significance of each constraint.
Aircraft Noise

13.3

Whilst aircraft noise is audible at the site, the magnitude of such noise should not have
a significant adverse noise effect that would prejudice the ability of the site to be
developed for residential/educational use.
Road Traffic Noise (A25)

13.4

Whilst the southern boundary of the site is currently constrained by road traffic noise
from the A25 (Nutfield Road), such noise is assessed to represent a low to medium risk
in respect of prospective residential and educational use of the site. As such, it is
concluded that subject to the adherence to a good acoustic design process and
implementation of appropriate mitigation, the site can be satisfactorily developed for
residential and educational use.
Railway Noise

13.5

Whilst the northern boundary of the site is currently constrained by noise from Brighton
Mainline Railway, such noise is assessed to represent a low to medium risk in respect
of the prospective residential use of the site. As such, it is concluded that, subject to
the adherence to a good acoustic design process and implementation of appropriate
mitigation, the site can be satisfactorily developed for residential use.
Railway Vibration

13.6

An initial scoping assessment indicates that the site should generally avoid any
significant adverse impact associated with ground-borne vibration from the Brighton
Mainline Railway adjoining the north-west boundary of the site. There is, however,
potential for a lesser separation in the north-west corner of the site which may require

Gallagher Estates
Former Copyhold Works, Nutfiled Road, Redhill
Noise and Vibration Impact Statement

mitigation (subject to the outcome of more detailed ground-borne vibration survey work
and analysis).
Patteson Court Landfill Site
13.7

Given the separation distance and screening between the site and active landfill cells,
noise associated with current landfill (filling) operations does not give rise to any
particular noise impact concerns.

13.8

The existing operation of the soil recycling facility should also not pose an unacceptable
constraint to the principle of residential development at the site.

13.9

The restoration of the SRF is anticipated to generate higher levels of operational noise.
Whilst it is possible that such noise could exceed noise limits imposed by extant
planning consents, governmental and local planning policy lends support to the ability
of dwellings to tolerate higher noise levels during short term, remediation works.

13.10

Noise from the internal haul roads on the land fill site should be acceptably mitigated
through the implementation of a notional 20m buffer zone around the perimeter of the
development site. A reduced buffer zone may be appropriate where it is possible to
introduce alternative mitigation (e.g. acoustic screening or where this may already be
afforded by existing topography).
Operational Traffic

13.11

An initial assessment of indirect noise impacts from traffic generated by the
development has been undertaken. This concludes that any impacts should be of
negligible significance in both the short and long term.
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APPENDIX A: Glossary of Acoustic Terminology

Glossary of Acoustic Terminology
The acoustic terms used in this report are explained below:
dB :

Decibel - Used as a measurement of sound pressure level. It is the
logarithmic ratio of the noise being assessed to a standard reference
level.

dB(A) :

The human ear is more susceptible to mid-frequency noise than the high and
low frequencies. To take account of this when measuring noise the 'A'
weighting scale is used so that the measured noise corresponds roughly to
the overall level of noise that is discerned by the average human. It is also
possible to calculate the 'A' weighted noise level by applying certain
corrections to an un-weighted spectrum. The measured or calculated 'A'
weighted noise level is known as the dB(A) level.
Because of being a logarithmic scale noise levels in dB(A) do not have a
linear relationship to each other. For similar noises, a change in noise level of
10dB(A) represents a doubling or halving of subjective loudness. A change of
3dB(A) is just perceptible.

L10 & L90:

If a non-steady noise is to be described it is necessary to know both its
level and the degree of fluctuation. The Ln indices are used for this
purpose, and the term refers to the level exceeded for n% of the time,
hence L10 is the level exceeded for 10% of the time and as such can be
regarded as the 'average maximum level'. Similarly, L90 is the average
minimum level and is often used to describe the background noise.
It is common practice to use the L10 index to describe traffic noise, as
being a high average, it takes into account the increased annoyance that
results from the non-steady nature of traffic noise.

Leq :

The concept of Leq (equivalent continuous sound level) has up to recently
been primarily used in assessing noise in industry but seems now to be
finding use in defining many other types of noise, such as aircraft noise,
environmental noise and construction noise.
Leq is defined as a notional steady sound level which, over a stated period of
time, would contain the same amount of acoustical energy as the actual,
fluctuating sound measured over that period (e.g. 1 hour).
The use of digital technology in sound level meters now makes the
measurement of Leq very straightforward.

Lmax :

Lmax is the maximum sound pressure level recorded over the period
stated. Lmax is sometimes used in assessing environmental noise where
occasional loud noises occur, which may have little effect on the Leq noise
level.

Gallagher Estates
Former Copyhold Works, Nutfiled Road, Redhill
Noise and Vibration Impact Statement

APPENDIX B: Noise Monitoring Results
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Time History Graph A2
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Time History Graph A3
Project:

Former Copyhold Works

Measurement Location:

A3

Survey Period:

17/01/18 - 22/01/18
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Gallagher Estates
Former Copyhold Works, Nutfiled Road, Redhill
Noise and Vibration Impact Statement

