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1.0 Introduction 

1.1 Sharps Redmore (SR) was instructed by the Jockey Club Racecourses Ltd (JCR) to consider the 

noise implications of the redevelopment of Sandown Park Racecourse, Portsmouth Road, 

Esher, Surrey, KT10 9AJ. 

1.2 Hybrid planning permission (Application Reference: 2019/0551) was sought for 

redevelopment of the Sandown Park Racecourse including the following: 

◼ Outline application for development/redevelopment of sections of the site to 

replace/modify existing operational/associated facilities, and to provide up to 150 

bedroom hotel (Use Class C1), family/community zone, residential development up to 

318 units (Class C3), and to relocate existing day nursery (Use Class D1), all with car 

parking, access and related works following demolition of the existing buildings and 

hard standing (for access only); and 

◼ Full application for the widening of the southwest and east sections of the racecourse 

track including associated groundworks, re-positioning of fencing, alterations to 

existing internal access road from More Lane and new bell-mouth accesses serving the 

development. 

1.3 The planning application was accompanied by a report prepared by SR (dated) 15th February 

2019 (Reference 1818509) which was prepared following pre-application discussions with the 

Environmental Health Department at Elmbridge Borough Council.   As agreed with the 

Environmental Health Officers the report considered the following: 

◼ Impact of existing noise levels on the proposed residential (Class C3) developments; 

and 

◼ Impact of proposed changes to the racecourse on the existing noise sensitive 

properties in the area. 

1.4 The report was carried out in accordance with national guidelines and standards, including BS 

4142:2014 Method for rating and assessing industrial and commercial sound (CD3.33), the 

World Health Organisation Guidelines for Community Noise (CD.3.34), BS 8233:2014 Guidance 

on sound insulation and noise reduction for buildings (CD3.15), and the professional practice 

guidance (ProPG) issued by the Institute of Acoustics (IOA) on planning and noise from 

residential developments (CD3.35). 

1.5 A detailed noise survey was carried out at multiple locations over several days to determine 

existing baseline conditions.  The survey included measurement locations of both existing and 

proposed residential properties and included measurements during periods during when 

horse racing was taking place and when the karting track at the centre of the racecourse was 

operating. 
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1.6 Having assessed the impact of noise from existing noise sources on the proposed residential 

developments and impact of the proposed changes to the racecourse on existing noise 

sensitive properties the following was concluded: 

I. The Sites 1 – 5 could be redeveloped for residential use (Class C3) and acceptable 

internal and external noise levels for future residents could be achieved in line with 

the advice in BS 8233:2014.  The mitigation measures can be secured through a 

suitably worded planning condition; 

II. The impact of the proposed improvements to the racecourse would have a negligible 

impact on both existing and new residential properties. 

III. The proposed development accords with relevant national and local policy and 

guidance and is therefore acceptable in noise terms. 

1.7 The application was considered by the Council’s noise experts in the Environmental Services 

(Noise and Pollution) who raised no objections subject to conditions.  A copy of response 

received from Sara Cobain, Senior Environmental Health Officer at Elmbridge Council is 

included in Appendix A to this Statement. 

1.8 The decision of Elmbridge Borough Council on the application was to refuse outline and full 

planning permission.  The grounds for refusal included five reasons, however none of these 

related to the impact of noise on or from the proposed development.   

1.9 The purpose of this Statement is therefore to address the comments made in paragraphs 

9.8.7.7 to 9.8.7.12 of the Officer’s report and comments by third parties, including Daytona 

Sandown Park Limited in relation to the application. These are discussed in more detail in 

section 3.0 of this statement.  
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2.0 Comments made on Planning Officer’s Committee Report 

Policy aims and objectives 

2.1 Section 2.0 of the SR report considered relevant noise policy and guidance including the 
National Planning Policy Framework (NPPF)(CD2.1) and Policy DM 5 ‘Pollution’ of the 
Elmbridge Borough Council Development Management Plan (DMP)(CD1.3). 

2.2 No additional policies were referred to in the officer’s report however in relation to the 
comments made by Daytona Sandown Park Ltd reference is also made to the para 182 of the 
NPPF which in relation to the impact of noise on existing businesses states the following: 

 “Planning policies and decisions should ensure that new development can be integrated 

effectively with existing businesses and community facilities (such as places of worship, pubs, 

music venues and sports clubs).  Existing businesses and facilities should not have unreasonable 

restrictions placed on them as a result of development permitted after they were established.” 

 Consultations and Representations 

2.3 The statutory consultations and representations are summarised in section 7.0 of the Officer’s 

report.  As advised in para. 2.6 Environmental Services (Noise and Pollution) made no 

objections to the application subject to conditions being imposed on the planning permission. 

In addition, representations were made by local residents in relation to noise and disturbance 

during the construction phase. 

2.4 Additional representations were made to the Elmbridge Borough Council Planning Committee 

on 1st October 2019.  These include objections regarding the negative impact on the amenities 

of neighbouring properties and a letter from Daytona Sandown Park Ltd which stated that no 

assessment of the likely impact of the go-kart track on the proposed residential properties has 

been carried out and conversely no assessment of the impact of the residential developments 

on the operation of the go-kart track. 

2.5 The impact of noise from and on the proposed development was considered in section 9.8.3 

of the Officer’s report.  The Officer’s comments on each part of the application are 

summarised in the Table below along with the comments made in the noise assessment 

prepared by SR which accompanied the planning application. 

2.6 The noise impact from the existing Daytona go-track was not specifically assessed as part of 

the assessment prepared by SR as it is understood that as part of the overall masterplan the 

go-kart track (Site C) would cease to exist and be replaced by a family zone development 

consisting of cycle track and children’s play areas. In any event, as concluded by officers, 

should the existing go-kart business remain in operation, there are planning controls in place 

securing reasonable protection of residential amenities of future residents of the site. Without 

prejudice to the Appellant’s case that Daytona has no right to remain on its current site (a 

matter dealt with by the appellant company witness) a further detailed assessment of the 

noise impact of the go-karting track on the future residents has been carried out assuming its 

continuation in operation in the event of proposed residential development being occupied 

and is considered in paras 2.10 to 2.14 below. 
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2.7 With regard to noise and disturbance during the construction phase this is considered in 

section 11 of the Officer’s report and potential harm can be avoided or resolved by imposing 

planning conditions or through the use of specific Environmental Health Legislation including 

the Control of Pollution Act 1974. 

2.8  Table 1 below contains a summary of the comments made in the planning officer’s report and 

Sharps Redmore’s comments. 

TABLE 1: Summary of comments 

Site 

Reference 

Description Planning Officer’s Comments SR’s comments 

Site 1 Residential 

Development 

(15 units) 

Concluded that subject to detail design “it is 

possible to achieve high quality residential amenity 

standard for both, the existing neighbouring and 

future occupiers of the development” 

(para.9.8.3.4) 

Low risk of noise causing 

impact to future residents 

(Table 8) 

Site 2 Residential 

Development 

(49 apartments) 

(Para.9.8.3.5) No specific noise comments Low/Medium risk of noise 

however these can be 

addressed at detailed design 

stage, including internal 

layout, innovative façade 

and window designs. (Para. 

4.10) 

Site 3 Residential 

Development 

Considered noise impact from existing go-kart 

track and the horse racing activity.  In relation to 

the go-kart track it was concluded (para. 9.8.3.8) 

that subject to the proposed conditions “future 

occupiers of Site 3 are not considered to be 

adversely affected by this use”  With regard to 

horse racing activity it was concluded (para. 

9.8.3.9) “it is likely that amenities of future 

residents would not be adversely affected by these 

activities.  In addition, the noise related conditions 

ensuring the preservation of quality residential 

amenities have been suggested by the EHO” 

Low risk of noise causing 

impact to future residents 

(Table 8) 

 

Noise from existing horse 

racing activity can be 

controlled through the 

mitigation measures such as 

acoustic window systems 

(para. 4.16). 

 

 

Site 4 Residential 

Development 

Concluded that residential development would 

comply with the design principles to achieve high 

quality residential amenities 

Low risk of noise causing 

impact to future residents 

(Table 8) 

Site 5  Residential 

Development 

Concluded that the “detailed future design would 

have to follow the principles to achieve acceptable 

quality of amenities to both existing neighbouring 

as well as the future occupiers of the 

development.” 

 

Impact of go-kart track considered and concluded 

(para. 9.8.3.12) “Should the existing go-kart 

business remain in operation, there are planning 

controls in place securing reasonable protection of 

residential amenities if future residents of the site” 

Low/Medium risk of noise 

however these can be 

addressed at detailed design 

stage, including internal 

layout, innovative façade 

and window designs. (Para. 

4.10) 
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Site 

Reference 

Description Planning Officer’s Comments SR’s comments 

Site A Race Course 

Operational 

Facilities 

Para 9.8.3.13 concluded “Overall as indicated, the 

facilities would be concentrated in one area rather 

than spread out across a large space, which is likely 

to have a beneficial result on the amenities of the 

neighbouring residents in comparison with the 

existing situation.” 

Impact from rationalisation 

of race course operational 

facilities will be negligible 

(para 5.1) 

Site B Proposed Hotel Para 9.8.3.14 concluded “Due to the setting, it is 

unlikely that the proposed development on Site B 

would result in any adverse loss of residential 

properties” 

Para. 5.4 to 5.8.  Concluded 

that subject to conditions 

relating the mechanical 

services plant noise from 

hotel would not cause 

impact 

Site C Replacement of 

Go-Kart track 

with ‘Family 

Zone 

Development’ 

Para 9.8.3.15 concluded “The proposed family zone 

development would replace the existing go-karting 

establishment.  As this would be similar use, the 

resulting impact on nearby residents is considered 

comparable” 

Para. 5.16 to 5.18 Noise 

from new play areas and 

cycle track will significantly 

reduce noise levels from this 

area.  Noise from children in 

play area will be significantly 

below existing noise levels 

and will not cause impact to 

local residents 

Sites D, E, 

E1, F 

Rationalisation 

of car park and 

widening of 

track 

Para 9.8.3.16 concluded “Due to nature of the 

proposed works, it is not considered that the 

development on either of these sites would give 

rise to amenity concerns with regards to the 

existing or future residents in the vicinity” 

Noise from rationalisation of 

car park and widening 

changes to racetrack will 

have negligible impact 

Overall Conclusions Para 9.8.3.20 

“On the basis of the submitted illustrative plans, it 

is likely that the proposed development has the 

potential to address any concerns with regards to 

the amenities of the existing or the future 

occupiers of the development.  As the proposals 

are in their majority in the outline form, detailed 

plans would be addressed at a later stage within 

their retrospective future application(s)” 

Section 6.0 

 

Subject to conditions 

relating to detailed design 

“the proposed development 

accords with relevant 

national and local policy 

and guidance and therefore 

is acceptable in noise 

terms.” 
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2.9 It is clear from the comments made in the Officer’s report having considered comments made 

by the Environmental Health Officer, representations made by local residents and Daytona 

Sandown Park Ltd that, subject to imposing noise conditions on the planning permission, noise 

will not cause any unacceptable impact on the amenities of existing or future occupiers of the 

development and comply fully with planning policy. A copy of the suggested planning 

conditions in relation to noise are included in Appendix B to this report.  This was consistent 

with conclusions made within the SR report which accompanied the planning application. 

 Impact of operation of Daytona Go-Karting 

2.10 Representation was made by Daytona Sandown Park regarding the impact of placing noise 

sensitive development in close proximity to noise generating businesses.  Reference was made 

to a specialist acoustic assessment carried out on behalf of Daytona which predicts levels on 

balconies of dwellings in Site 5 well in excess of the 50 dB LAeqT and concludes “Noise 

characteristics of kart racing i.e. acoustic features/tones and transitory noise peaks may result 

in unacceptable noise levels within external amenity areas comparable with measured levels 

in excess of 55 dB LAeq,T.”    No copy of the noise assessment referred to by Daytona Sandown 

Park was/has provided. 

2.11 It is clear from the comments received that the only concern is the noise impact on external 

areas, this is a matter which can be dealt with through the design of the development, 

including the use of screening around round the external amenity areas or on the boundary 

of go-kart track itself.    

2.12 The site has been subject to a number of planning permissions which restricts the use of the 

track between 0900 to 2100 Monday to Saturday and 1000 and 1800 on Sunday.  Details of 

the planning permissions are included in Appendix C to this report. Planning permission 

(Reference 2010/2743) was granted in January 2011 to allow the use of (noisier) 2 stroke 

water cooled karts; this application was granted subject to two planning conditions as shown 

below: 

Condition 1: At any time when the track is being used by go-karts or any other mechanically 

powered vehicle, the recalculated five minute LAeq at the approved measurement locations, 

as a result of noise generated by the track, shall not exceed a level of 50 dB(A)(fast response).  

The recalculated LAeq shall be calculated from measured noise levels made at the locations 

approved under, and in accordance, with the written noise assessment scheme approved under 

Condition 2 of this planning permission. 

Condition 2: Before the operation hereby approved is implemented the applicant shall submit 

in writing a scheme of noise assessment for prior approval of the Borough Council, which shall 

include: 

1. Designated locations where noise levels shall be measured, which shall be at positions 

where other environmental noise will not significantly affect those measured levels. 

2. A designated method of calculating levels of noise generated from the use of the track 

which will show the permitted level of noise from use of the track does not exceed that 

permitted at condition 1. 
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2.13 A scheme of noise assessment was submitted to comply with Condition 2 by Daytona Sandown 
Park.  This assessment was approved by Elmbridge Borough Council (Planning Reference 
2011/0219).  A copy of the scheme of noise assessment submitted is shown in Appendix C. 

2.14 It is clear from the comments received that the only concern is the noise impact on external 
areas.  Unlike the existing residential properties any proposed residential apartments would 
be designed to mitigate against noise from all sources including activity at the go-kart track, if 
necessary.  These measures could be included in any detailed design and could be subject to 
approval by the Council.  If noise from the go-kart track was considered to be a problem 
(contrary to the Appellants’ and officers’ stated positions) mitigation measures that could be 
incorporated into the design of the apartments including using acoustic screening around 
either the residential amenity areas or as shown in Figure 1 below along the boundary of the 
go-kart track and racecourse. 

FIGURE 1: Suggested Location of Acoustic Barrier 

 

 

 

 

 

 

 

 

2.15 A without prejudice assessment of the noise impact of activity at Daytona Sandown Park has 

been carried out based on the current planning restrictions on the operation of the go-kart 

track.   Noise levels at Sites 1 – 4 will be below the existing noise limits.   If the noise level were 

to be 50 dB at the measuring point in the condition, the theoretical noise level at the nearest 

boundary of Site 5 to the go-kart track would be 51 dB. The noise level at all other proposed 

sites would be below 50 dB.  An increase of 1 dB is imperceptible to the human ear.  

 

2.16 Even though not considered necessary, if a different conclusion were to be reached then based 

on the mitigation measures that are available, the impact of noise from activity at Daytona 

Sandown Park can be reduced to prevent any adverse impact on future residents or causing 

unreasonable restrictions on the use of the Daytona Sandown Park should they continue to 

operate within the existing planning restrictions.  
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3.0  Summary and Conclusions 
 

3.1 Following refusal of the planning application for masterplan redevelopment of Sandown Race 

Course by Elmbridge Borough Council a review of the comments made by the Planning Officer, 

the Council’s noise experts in the Environmental Services department and representations 

made by local residents and Daytona Sandown Park has been carried out. 

3.2 Neither the impact on noise on the development nor impact of noise from the development 

was reason for refusal nor matter of concern to the Council.  Elmbridge Borough Council were 

fully aware of the objections raised by Daytona and satisfied that all noise issues could be dealt 

with by planning conditions.  These conditions are similar to those suggested by Sharps 

Redmore in their original noise assessment which accompanied the planning application.   

3.3 A without prejudice assessment of the noise impact of activity at Daytona Sandown Park has 

been carried out based on the current planning restrictions on the operation of the go-kart 

track.   Noise levels at Sites 1 – 4 will be below the existing noise limits.   If the noise level were 

to be 50 dB at the measuring point in the condition, the theoretical noise level at the nearest 

boundary of Site 5 to the go-kart track would be 51 dB. The noise level at all other proposed 

sites would be below 50 dB.  An increase of 1 dB is imperceptible to the human ear.  

 

3.4 In addition, although considered unnecessary, a number of mitigation measures can be taken 

by the developer in the event of this being considered necessary by the Secretary of State. 

There would be no case for further restricting Daytona’s operations as a result of the proposed 

residential development.  Therefore, the policy in NPPF paras 180 and 182 would be met.  

3.5 It is concluded that subject to mitigation measures available, which can be secured through 

the suggested planning conditions, that noise from either road traffic or Daytona Sandown 

Park will cause harm to future residents.  Therefore there is no reason for refusal in terms of 

noise in line with the recommendations within the Officers Committee Report. 
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CONSULTATION RESPONSE 

ELMBRIDGE BOROUGH COUNCIL 

  



 

Civic Centre, High Street 
Esher, Surrey KT10 9SD 

Telephone: 01372 474474 
contactus@elmbridge.gov.uk 

www.elmbridge.gov.uk  

 

 
Date: 25 April 2019 

 

MEMORANDUM 
 

To: Head of Planning Services From: Environmental Services 
 Attn: Aneta Mantio  Contact: Sara Cobain 
    
  Tele: 01372 474736 
cc:    

 
Planning Application Number: 2019/0551 
 
Address: Sandown Park Racecourse, Racecourse, Sandown Park, Portsmouth 
Road, Esher, Surrey, KT10 9AB 
 
Development: Hybrid planning application for the redevelopment of Sandown 
Park Racecourse involving: Outline application for the re-development of the 
site to provide 318 residential units, an hotel (150 rooms), the re-location and 
development of existing children's nursery and alterations to existing 
racecourse facilities and car parking (for access only). Full application for the 
widening of the southwest and east sections of the racecourse track including 
associated groundworks, re-positioning of fencing, alterations to existing 
internal access road from More Lane and new accesses serving the 
development. 
 
Our Reference: WK/201808169 
 
Thank you for the consultation which was received by this team on 1st March 2019. 
 

The following submitted reports have been considered by Environmental Health – 
Pollution Service. The recommended conditions relate to the supporting 
documentation submitted with the application and are referred to as follows: 
 

• Design and Access Statement - Prepared by PRC Architecture & Planning on 
behalf of Jockey Club Racecourses Ltd February 2019 

• Masterplan - dated February 2019 

• Non-Technical Summary – Prepared by Rapleys dated February 2019 

• Site Plan – Prepared by PRC dated February 2019 

• Visual Appraisal Landscape/Townscape - Prepared by EDP dated February 
2018 

• Outline Construction Environmental Management Plan – Prepared by Blue 
Sky Building (BSB) date January 2019 

• Lighting Impact Assessment – Prepared by GWLC dated February 2019 



 
 

• Environmental Noise Report - Prepared by Sharps Redmore February 2019 
• Environmental Statement – Prepared by Rapleys February 2019 

• Environmental Statement Review – Prepared by Surrey County Council 
Dr.J.Sadler March 2019 

 

Prior to submission of the outline application above, Environmental Health Pollution 
Officers had been in discussion with the agents for the applicant regarding potential 
nuisances at the development and air quality monitoring. 
 
The discussions centred around controls and mitigation of potential nuisances to 
neighbouring properties and future occupiers of the development, investigations of 
potentially contaminated land and optimising the Highway Improvement Scheme to 
include considerations for potential impacts on localised air quality. 
 
It is recognised in the Environmental Statement that ‘the proposed development has 
the potential to cause air quality impacts as a result of vehicles travelling to and from 
the site’.  
 
The proposed development is adjacent to an area which has been declared an Air 
Quality Management Area (AQMA) by Elmbridge Council for nitrogen dioxide 
(namely Esher High Street).  
 
A Council objective for 2019/20 is to improve air quality within the Councils AQMA’s. 

We have included a condition to facilitate this as part of the proposed Highway 

Improvement Scheme and for an assessment of its effectiveness to be carried out 

with an aim being to undeclare the Esher High Street AQMA. 

In addition to Surrey County Council’s Transport Development Planning Team‘s 
requirements to meet capacity and safety standards, the submitted Highway 
Improvement Scheme must also demonstrate how the works can improve local air 
quality 
 
We would also expect the applicant to consider the installation of environmentally-
friendly passive ventilation systems in the dwellings. This will reduce the amount of 
fossil fuels used. 
 
Having considered this application, the Pollution/Contaminated Land Service wish to 
make comments and suggested conditions as follows. 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

CONDITIONS 
 
1. Siting/positioning of dwelling 
 
Prior to the commencement of any development hereby permitted, a scheme for 
protecting the occupants of the proposed development from noise and air pollution 
from the main Portsmouth Road shall be submitted to and approved in writing, by the 
Local Planning Authority. The scheme shall include, but not be limited to the location, 
design and outside appearance of the buildings and landscaping of the site. (Details 
for access have already been submitted to the Local Planning Authority). 
 
Detailed drawings be submitted to and approved by the Local Planning Authority to 
show:-  

i. layout  

ii. scale  

iii. appearance  

iv. landscaping (as defined in the Town and Country Planning (General 
Development  

The approved scheme shall be completed prior to the first occupation of the 
development. 
 
Reason: To avoid adverse impacts on health and quality of life from pollution in 
accordance with the National Planning Policy Framework 2019, the Noise Policy 
Statement for England and EBC Policy DM5 of the Development Management Plan 
2015. 

 
 

Protection of Amenity 
 
2. Noise Impact Statement  
 
Part A - Prior to the commencement of any development hereby permitted, a Noise 
Impact Assessment shall be submitted in support of proposed development to the 
Local Planning Authority and approved in writing.  
 
The Noise Impact Assessment shall identity that all the sources of noise, including 
road and rail, the hotel facilities, outdoor amenity space and nursery, are fully 
understood and quantified, that all nearby noise sensitive receptors have been 
identified and that the impact on the receptor has been established with reference to 
relevant acceptability criteria. 
 
Part B – Prior to first occupation, a post-completion noise assessment will then be 
submitted to the Local Planning Authority and approved in writing to demonstrate 
that the finished development (with mitigation) achieves the specific criteria. Most 
acceptability criteria are set out in British Standards or other published guidance and 
it expected the good standard will be met. 
 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with the National Planning Policy Framework 2019, the Noise Policy 
Statement for England and EBC Policy DM5 of the Development Management Plan 
2015. 



 
 

3. Noise Insulation to Buildings 
 
Prior to the commencement of any development hereby permitted, a scheme to 
demonstrate that the external noise levels within the curtilage and internally of the 
residential units will conform to the “design criteria for external noise” PREFERRED 
guideline value of:  
 
Outdoor Amenity Space 50 dB LAeq,16hr    0700 – 2300 
Bedrooms                    30 dB LAeq,8hr   2300 – 0700 

                  35 dB L Aeq,16hr   0700 – 2300 
                  >15 events of  

       ≥45 dB LAmax,1hr (fast)  2300 – 0700 
 
Living Rooms          35 dB LAeq,16hr   0700 – 2300 
 
as specified within BS8233:2014, Guidance on Sound Insulation and Noise 
Reduction for Buildings, shall be submitted to and approved in writing by the Local 
Planning Authority.   
 
The work specified in the approved scheme shall then be carried out in accordance 
with the approved details prior to the occupation of the premises and be retained 
thereafter. 
 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with the National Planning Policy Framework 2019, the Noise Policy 
Statement for England and EBC Policy DM5 of the Development Management Plan 
2015. 
 
 
4. Ventilation Systems 
 
Part A - Prior to the commencement of the development hereby permitted, details of 
an environmentally-friendly passive ventilation scheme, to provide fresh air to 
habitable rooms for the residential units facing Portsmouth Road, namely site 
development locations 2 and 5 as shown on the submitted Site Map document, shall 
be submitted to and approved in writing by the Local Planning Authority. The 
approved mitigation scheme shall be implemented in its entirety before any of the 
units are occupied.  

Part B – Following the implementation of the approved ventilation scheme and prior 
to the first occupation of site development locations 2 and 5, an inspection by the 
Council’s representative from Environmental Health - Pollution Team shall be 
arranged to ensure that the above scheme has been fully implemented in 
accordance with the approval; and this to be confirmed in writing by the Local 
Planning Authority. The works and approved scheme shall be maintained in 
accordance with the approved details thereafter. 

 

Reason: To sustain compliance with and contribute towards EU limit values or 
national objectives for pollutants in accordance with paragraph 181 of the National 
Planning Policy Framework. 



 
 

5. Insulation of Plant and Machinery 
 
Noise from plant and equipment - BS4142: 2014 Rating and Assessing Industrial 
and Commercial Sound 
 
Part A - Prior to the commencement of any development hereby permitted, a 
detailed scheme, including siting and positioning, of any fixed plant, machinery, air-
moving extraction or filtration, refrigeration equipment, air-conditioning units or like-
kind to be used on the premises, shall be submitted to and approved in writing by the 
Local Planning Authority. The approved scheme shall then be implemented in full in 
accordance with the approved details. 
 
Part B – Prior to the first occupation of any part of the development, a detailed noise 
assessment shall be carried out by a suitably qualified acoustic consultant/engineer 
in accordance with BS4142: 2014 Methods for rating and assessing industrial and 
commercial sound. The detailed noise assessment report shall be submitted to and 
approved in writing by the Local Planning Authority. The approved works and 
scheme hereby approved shall be implemented as approved and thereafter 
maintained in accordance with that approval.  
 
Reason: To avoid adverse impacts on health and quality of life from noise in 
accordance with the National Planning Policy Framework 2019, the Noise Policy 
Statement for England and EBC Policy DM5 of the Development Management Plan 
2015. 
 
 
6. Artificial Lighting 
 
Prior to the commencement of any development hereby permitted, a lighting scheme 
shall be submitted to and approved by the Local Planning Authority in writing. The 
lighting scheme shall identify how the existing and installation of any additional 
artificial lighting is orientated and shielded or otherwise designed and positioned, 
such that the light emitted from them does not cause light nuisance to habitable 
rooms. 
 
The lighting scheme shall refer to national guidance and identify the type of lighting 
to be installed, height of any columns, any shielding and lux mapping showing light 
spillage levels received at ground level around the development. The works and 
scheme hereby approved shall be implemented and thereafter retained and 
maintained in accordance with that approval.  
 
Reason: To avoid adverse impacts on health and quality of life from light pollution in 
accordance with the National Planning Policy Framework 2019 and EBC Policy DM5 
of the Development Management Plan 2015. 
 
(N.B Any assessment should be carried out in accordance with National Guidance 
(Institute of Lighting Engineers)) 
 
 
 
 



 
 

 

7. EV Charging Points 
 
Prior to any works above the slab level of any development hereby permitted, a plan 

detailing a minimum of 20% parking spaces being fitted with a fast charge socket 

and a further 20% of available spaces to be provided with power supply to provide 

additional fast charge socket shall be submitted to and approved in writing by the 

Local Planning Authority. The approved details shall be implemented prior to first 

occupation/use of any part of the development and maintained thereafter. 

 

Reason: To sustain compliance with and contribute towards EU limit values or 
national objectives for pollutants in accordance with paragraph 181 of the National 
Planning Policy Framework and EBC Policy DM7 Development Management Plan 
2015. 
 
 
8. Construction Environmental Management Plan 
 
Prior to the commencement of any development hereby permitted, a site-specific 
Final Construction Environmental Management Plan shall be submitted to and 
agreed by the Local Planning Authority in writing, as specified in the submitted 
Outline Construction Environmental Management Plan, dated January 2019. 
 
The Final Construction Environmental Management Plan shall include, but not be 
limited to:  

▪ Procedures for maintaining good public relations including complaint 
management, public consultation and liaison. 

▪ Arrangements for liaison with the Council’s Environmental Health 
Pollution Team  

▪ All works and ancillary operations which are audible at the site 
boundary, or at such other place as may be agreed with the Local 
Planning Authority, shall be carried out only between the following 
hours:  

• 08 00 Hours and 18 00 Hours on Mondays to Fridays and  

• 08 00 and 13 00 Hours on Saturdays and;  

• at no time on Sundays and Bank Holidays.  
▪ Deliveries to and removal of plant, equipment, machinery and waste 

from the site must only take place within the permitted hours detailed 
above.  

▪ Mitigation measures as defined in BS 5228: Parts 1 and 2: 2009 
(Amended 2014) Code of Practice for Noise and Vibration Control 
Construction on Construction and Open Sites shall be used to minimise 
noise disturbance from construction works (including piling and 
excavation) 

• Procedures for emergency deviation of the agreed working hours.  
▪ Elmbridge Borough Council encourages all contractors to be 

‘Considerate Contractors’ when working in the Borough by being aware 
of the needs of neighbours and the environment.  

▪ Control measures for dust and other air-borne pollutants. 



 
 

▪ Measures for controlling the use of site lighting whether required for 
safe working or for security purposes.  

▪ Community Liaison arrangements 
▪ Control of emissions and noise from vehicular movements associated 

with activities at the site. 
 

The demolition and construction contractor(s) are required to implement and comply 
with the requirements of the agreed Final CEMP during the demolition and 
construction phases of the development. 
 
Reason: To avoid adverse impacts on health and quality of life from pollution in 
accordance with the National Planning Policy Framework 2019, the Noise Policy 
Statement for England and EBC Policy DM5 of the Development Management Plan 
2015. 
 
9. Air Quality 
 
Part A – Prior to the commencement of development hereby permitted, a detailed air 
quality appraisal of the Highway Improvement Scheme shall be submitted to and 
agreed in writing by the Local Planning Authority. The design of the new Highway 
Improvement Scheme shall take account of the need to improve localised air quality 
in conjunction with the capacity and safety criteria to enable the Esher High Street 
AQMA to be undeclared.  
  
Part B – Within 14 months of completion of the development hereby permitted 
including the Highway Improvement Scheme works, a detailed air quality study of the 
highway improvement works carried out by a competent person, shall be submitted 
to and approved in writing by the Local Planning Authority. The study shall include, 
but not be limited to: 
 
Comparing the air quality (pre-highway improvement works) to that of the post 
Highway Improvement Scheme works (to include N02, PM2.5 and PM10) using data 
captured after the development has been in place for up to 12 months. 
 
Reason: To take up the opportunities to improve air quality in accordance with the 
requirements of the National Planning Policy Framework and to enable the 
assessment of the impact of the proposed development on the air quality in the 
Esher High Street AQMA. 
 
 
10. Contaminated Land 
 
Phase 1 Geoenvironmental Desk Study (Listers Geo, Report no 18.10.006, Oct 
2018)  
 
Following review of this document, I concur with the conclusion that further site 
investigation, addressing all potential sources of ground contamination with potential 
risk to human health and/or the environment, is required and recommend that any 
grant of planning include the following: 
 



 
 

 
Potential Land Contamination 
 
To ensure the potential for contamination has been investigated and the necessary 
action taken to make the development site suitable for its proposed use, the 
following steps must be completed to the satisfaction of the Council.   
 
No development shall be commenced until step (a) has been completed by a 
competent person. Furthermore, there shall be no occupation of any part of the site 
by any end user prior to meeting the terms of this condition in full. 
 
a)  Site Investigation, Method Statement and Remediation 
(i)        A preliminary investigation shall be carried out by a competent person to 

assess the condition of the land to be re-developed, in respect of 
contamination.  The preliminary investigation must, as a minimum, include a 
desk-based evaluation, site walkover and Conceptual Site Model. A written 
report of the investigation shall be submitted to the Council for written 
approval.   

(ii)       If the Council are satisfied that there is a significant possibility that the site 
could pose a significant risk under its proposed redevelopment use as a result 
of contamination, then a written site specific investigation plan using the 
information obtained from the preliminary investigation, providing details of the 
investigation for soil, gas and controlled waters where appropriate, shall be 
submitted to, and approved by, the Council. 

(iii)      The site investigation shall be undertaken in accordance with the scheme 
agreed by the Borough Council.  The results of the site investigation, a refined 
conceptual model and a risk assessment of any contamination found shall be 
submitted in writing to, and approved by, the Council. 

(iv)      A written Method Statement detailing any remediation requirements shall be 
submitted to, and approved by, the Council. 

 
 
b)         Development in accordance with the Method Statement 
The development of the site shall be carried out in accordance with the approved 
Method Statement, and any addenda submitted by the developer, and agreed in 
writing by the Borough Council.  Any post remediation monitoring identified in the 
Method statement, shall be installed by the developer within the timescales identified 
in the Method Statement and maintained and operated for as long as identified by 
the Method Statement. 
 
c)      Unsuspected Contamination 
If, during development, contamination not previously identified, is found to be present 
at the site then no further development shall be carried out until the developer has 
submitted, and had approved by the Council, a written addendum to the Method 
Statement detailing how the unsuspected contamination shall be dealt with. 
 
d)       Piling 
Development approved by this permission shall not commence unless a Foundation 
Works Risk Assessment for piling foundations (if piling is to be used on site) has 
been submitted to, and agreed in writing, by the Borough Council.  The piling shall 



 
 

be undertaken only in accordance with the method outlined in the approved 
Foundation Works Risk Assessment. 
 
e)         Imported material 
Clean, uncontaminated rock, soil, brick rubble, crushed concrete or ceramic only 
shall be permitted as infill material.  The developer shall not import any material until 
a sampling program, including appropriate import criteria for the proposed end use 
and frequency of sampling, has been submitted in writing, and approved by, the 
Council. The Developer shall carry out the approved sampling program to check that 
all imported material conforms to the agreed criteria. Where the permitted end use is 
residential, the sampling program shall also include samples taken from the imported 
material after final placement. Written confirmation of the suitability of all imported 
materials shall be provided to the Council as part of step (g). This shall include both 
the results of the sampling program and also details of the origin, transport, final 
deposition and any temporary stockpiling of the imported materials.  
 
f)        Completion of Remediation and Verification Report 
Note: Verification by an independent, competent person must be carried out prior to 
occupation of any part of the site by any end user. It is recognised that in some 
large-scale developments, defined areas will be phased to enable part site 
occupation prior to completion of the entire site. Where this approach has been 
implemented separate verification reports for each phase must be prepared and 
submitted to the Council for written approval prior to occupation of the defined area 
by any end user.  
 
Upon completion of the remediation detailed in the Method Statement, and before 
occupation of any part of the site by any end user (see note above), a written 
Verification Report shall be submitted to, and agreed in writing by, the Council 
providing verification that the required works regarding decontamination and 
installation of post remediation monitoring, have been carried out in accordance with 
the agreed Method Statement and any addenda thereto. The verification shall be 
carried out and reported by an independent, competent person, stating that 
remediation was carried out in accordance with the approved remediation scheme 
and that the site is suitable for the permitted end use. 
 
Reason: To avoid adverse effects from pollution on the environment, harm to human 
health or general amenity, in accordance with the National Planning Policy 
Framework and EBC Policy DM5 of the Development Management Plan 2015. 
 
 
Informative 1 
 
Advice to Developers Regarding Contamination Assessments 
Before carrying out any contamination investigation or remediation of a site, the 
developer is strongly recommended to contact the Environmental Health & Licensing 
Team for guidance on the requirements for such investigations or remediation.  
Investigations, in particular, which do not adequately fulfil these recommendations, 
may result in additional work having to be carried out. 
 
 



 
 

Informative 2 
 
Asbestos Containing Materials (ACMs) 
Please be aware that buildings constructed before 2000 may contain asbestos and a 
suitable asbestos survey an intrusive demolition asbestos survey in accordance with 
HSG264 should be undertaken before any redevelopment commences. If materials 
containing asbestos are present on the site, a written Plan for appropriate removal of 
the ACMs from the building is required by the Health and Safety Executive.  This is 
to ensure that the material is not broken up and left on site and does not pose a 
health risk to site workers, future occupants or neighbouring residents.  The 
enforcing authority with regard to asbestos on demolition and construction sites is 
the Health and Safety Executive and advice is available at 
http://www.hse.gov.uk/asbestos/. 
 
 
Informative 3 
 
Waste Handling 
All wastes need to be properly handled and disposed of whilst ensuring strict 
compliance with all relevant waste management legislation. If waste soils are to be 
re-used on site then there will need to be an Environmental Permit in place or an 
Exemption. Or, there will need to be a Materials Management Plan approved by a 
Qualified Person in accordance with the CL:AIRE Definition of Waste: Development 
Industry Code of Practice (DoWCoP). Any wastes removed from site should be 
properly loaded onto vehicles operating with an appropriate and valid waste carriers 
licence and transported to licensed/permitted facilities. Imported materials should be 
sourced from authorised facilities and comply with relevant permits, exemptions, 
quality protocols or quality soil frameworks. All details need to be documented in the 
Site Waste Management Plan and verification reporting. Materials illegally deposited 
at inappropriate sites or used inappropriately on this site may be subject to relevant 
taxes, payable by all involved parties. Only robust due diligence is a defence against 
joint liability. HMRC may pursue any evasion of landfill tax for up to several years 
after the event. The Environment Agency and the County Council may pursue any 
breaches of waste management legislation. Materials records and contact 
documents must therefore be maintained for inspection and audit by enforcing 
authorities for relevant time periods after the works are completed. 
Furthermore, it is noted that the submitted document broadly meets part a)(i) of the 
condition. I strongly recommend that the Developer and their appointed 
Environmental Consultant consult with the EBC land contamination team at the 
earliest opportunity and throughout the process, initially to ensure that the site-
specific investigation plan outlined in ‘Conclusions and Recommendations for 
Further Work’ is appropriate and adequate. In addition, it is noted that a full mining 
risk assessment is recommended in the Phase 1 report. 
 

Regards, 

Sara Cobain 
Sara Cobain 
Senior Environmental Health Officer - Pollution 
Environmental Services 

http://www.hse.gov.uk/asbestos/
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SUGGESTED NOISE CONDITIONS 

Application Reference: 2019/0551 

  



 

Appendix B - Proposed Conditions 

As concluded in para 9.8.3.20 of the Officer’s report in relation to the impact on residential amenity 

of both existing and future residents it was concluded that  

“On the basis of the submitted illustrative plans, it is likely that the proposed development has 

the potential to address any concerns with regards to the amenities of the existing or the future 

occupiers of the development.  As the proposals are in their majority in the outline form, 

detailed plans would be addressed at a later stage within their retrospective future 

application(s)”    

In terms of noise the following conditions were proposed: 

Condition 15: Noise Impact Statement 

Part A – Prior to the commencement of any development hereby permitted, a Noise Impact 

Assessment shall be submitted in support of the proposed development to the Local Planning 

Authority and approved in writing. 

The Noise Impact Assessment shall identify that all the sources of noise, including road and rail, 

the hotel facilities, outdoor amenity space and nursery, are fully understood and quantified, 

that all nearby noise sensitive receptors have been identified and the impact on the receptor 

has been established with reference to relevant acceptability criteria. 

Part B – Prior to first occupation, a post-completion noise assessment will then be submitted 

to the Local Planning Authority and approved in writing to demonstrate that the finished 

development (with mitigation) achieves the specific criteria.  Most acceptability criteria are set 

out in British Standards or other published guidance and it expected the good standard will be 

met. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance with 

the National Planning Policy Framework 2019, the Noise Policy Statement for England and 

EBC Policy DM5 of the Development Management Plan 2015. 

Condition 17: Noise Insulation to Buildings 

Prior to the commencement of the any development hereby permitted, as scheme to 

demonstrate that the external noise levels within the curtilage and internally of the residential 

units will conform to the “design criteria for external Noise” PREFERRED guideline value of: 

Outdoor Amenity Space 50 dB LAeq16hr  0700 - 2300 

Bedrooms   30 dB LAeq,8hr   2300 – 0700 

35 dB LAeq,16hr   0700 – 2300 

>15 events of  

≥45 dB LAmax,1hr(fast)  2300 – 0700 

Living Rooms   35 dB LAeq,16hr  0700 - 2300  

As specified within BS 8233:2014, Guidance on Sound Insulation and Noise Reduction for 

Buildings, shall be submitted to and approved in writing by the Local Planning Authority. 



 

The work specified in the approved scheme shall then be carried out in accordance with the 

approved details prior to the occupation of the premises and be retained thereafter. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance with 

the National Planning Policy Framework 2019, the Noise Policy Statement for England and 

EBC Policy DM5 of the Development Management Plan 2015. 

Condition 18: Insulation of Plant and Machinery 

(Noise from plant and equipment – BS 4142: 2014 Rating and Assessing Industrial and 

Commercial Sound) 

Part A – Prior to the commencement of any development hereby permitted, a detailed scheme, 

including the siting and positioning, of any fixed plant, machinery, air-moving extraction or 

filtration, refrigeration equipment, air-conditioning units or like-kind to be used on the 

premises, shall be submitted to and approved in writing by the Local Planning Authority.  The 

approved scheme shall then be implemented in full accordance with that approval. 

Part B – Prior to the first occupation of any part of the development a detailed noise assessment 

shall be carried out by a suitably qualified acoustic consultant/engineer in accordance with the 

BS 4142:2014 Methods for rating and assessing industrial and commercial sound. The detailed 

noise assessment report shall be submitted to and approved in writing by the Local Planning 

Authority.  The approved works and scheme hereby approved shall be implemented as 

approved and thereafter maintained with that approval. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance with 

the National Planning Policy Framework 2019, the Noise Policy Statement for England and 

EBC Policy DM5 of the Development Management Plan 2015. 

Condition 20: Construction Environmental Management Plan 

Prior to the commencement of any development on each site hereby permitted, as site-specific 

Final Construction Management Plan shall be submitted to and agreed by the Local Planning 

Authority in writing, as specified in the submitted Outline Construction Environmental 

Management Plan, dated January 2019.  The Final Construction Environmental Management 

Plan, shall include, but not be limited to: 

- Procedures for maintaining good public relations including complaint management, public 

consultation and liaison; 

- Arrangements for liaison with the Council’s Environmental Health Pollution Team; 

- All works and ancillary operations which are audible at the site boundary, or at such other 

place as may be agreed with the Local Planning Authority, shall be carried out only between 

the following hours: 0800 hours and 1800 hours on Mondays to Fridays; 0800 and 1300 

hours on Saturdays; and at no time on Sundays and Bank Holidays. 

- Deliveries to and removal of plant, equipment, machinery and waste from the site must 

only take place within the permitted hours detailed above 

- Mitigation measures as defined in BS 5228: Parts 1 and 2: 2009 (Amended 2014) Code of 

Practice for Noise and Vibration Control Construction and Open Sites shall be used to 

minimise noise disturbance from construction works (including piling and excavation) 

- Procedures for emergency deviation of the agreed hours 



 

- Elmbridge Borough Council encourages all contractors to be ‘Considerate Contractors’ 

when working in the Borough by being aware of the needs of neighbours and the 

environment 

- Control measures for dust and other air-borne pollutants 

- Measures for controlling the use of site lighting whether required for safe working or for 

security measures 

- Community Liaison arrangements 

- Control of emission and noise from vehicular movements associated with activities at the 

site. 

The demolition and construction contractor(s) are required to implement and comply with the 

requirements of the agreed Final CEMP during the demolition and construction phases of the 

development 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance with 

the National Planning Policy Framework 2019, the Noise Policy Statement for England and 

EBC Policy DM5 of the Development Management Plan 2015. 

Reason: Taking an overview of national and local policy aims and guidance it is clear that when 

considering the impact of noise from a development one must consider the significance of any 

impact.   

The proposed conditions are consistent the recommendations contained with section 5.0 of the SR 

Report which accompanied the planning application. 
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Appendix B - Proposed Conditions 

As concluded in para 9.8.3.20 of the Officer’s report in relation to the impact on residential amenity 

of both existing and future residents it was concluded that  

“On the basis of the submitted illustrative plans, it is likely that the proposed development 

has the potential to address any concerns with regards to the amenities of the existing or the 

future occupiers of the development.  As the proposals are in their majority in the outline 

form, detailed plans would be addressed at a later stage within their retrospective future 

application(s)”    

In terms of noise the following conditions were proposed: 

Condition 15: Noise Impact Statement 

Part A – Prior to the commencement of any development hereby permitted, a Noise Impact 

Assessment shall be submitted in support of the proposed development to the Local Planning 

Authority and approved in writing. 

The Noise Impact Assessment shall identify that all the sources of noise, including road and 

rail, the hotel facilities, outdoor amenity space and nursery, are fully understood and 

quantified, that all nearby noise sensitive receptors have been identified and the impact on 

the receptor has been established with reference to relevant acceptability criteria. 

Part B – Prior to first occupation, a post-completion noise assessment will then be submitted 

to the Local Planning Authority and approved in writing to demonstrate that the finished 

development (with mitigation) achieves the specific criteria.  Most acceptability criteria are 

set out in British Standards or other published guidance and it expected the good standard 

will be met. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance 

with the National Planning Policy Framework 2019, the Noise Policy Statement for England 

and EBC Policy DM5 of the Development Management Plan 2015. 

Condition 17: Noise Insulation to Buildings 

Prior to the commencement of the any development hereby permitted, as scheme to 

demonstrate that the external noise levels within the curtilage and internally of the 

residential units will conform to the “design criteria for external Noise” PREFERRED guideline 

value of: 

Outdoor Amenity Space 50 dB LAeq16hr  0700 - 2300 

Bedrooms   30 dB LAeq,8hr   2300 – 0700 

35 dB LAeq,16hr   0700 – 2300 

>15 events of  

≥45 dB LAmax,1hr(fast)  2300 – 0700 

Living Rooms   35 dB LAeq,16hr  0700 - 2300  



 

As specified within BS 8233:2014, Guidance on Sound Insulation and Noise Reduction for 

Buildings, shall be submitted to and approved in writing by the Local Planning Authority. 

The work specified in the approved scheme shall then be carried out in accordance with the 

approved details prior to the occupation of the premises and be retained thereafter. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance 

with the National Planning Policy Framework 2019, the Noise Policy Statement for England 

and EBC Policy DM5 of the Development Management Plan 2015. 

Condition 18: Insulation of Plant and Machinery 

(Noise from plant and equipment – BS 4142: 2014 Rating and Assessing Industrial and 

Commercial Sound) 

Part A – Prior to the commencement of any development hereby permitted, a detailed 

scheme, including the siting and positioning, of any fixed plant, machinery, air-moving 

extraction or filtration, refrigeration equipment, air-conditioning units or like-kind to be used 

on the premises, shall be submitted to and approved in writing by the Local Planning 

Authority.  The approved scheme shall then be implemented in full accordance with that 

approval. 

Part B – Prior to the first occupation of any part of the development a detailed noise 

assessment shall be carried out by a suitably qualified acoustic consultant/engineer in 

accordance with the BS 4142:2014 Methods for rating and assessing industrial and 

commercial sound. The detailed noise assessment report shall be submitted to and approved 

in writing by the Local Planning Authority.  The approved works and scheme hereby approved 

shall be implemented as approved and thereafter maintained with that approval. 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance 

with the National Planning Policy Framework 2019, the Noise Policy Statement for England 

and EBC Policy DM5 of the Development Management Plan 2015. 

Condition 20: Construction Environmental Management Plan 

Prior to the commencement of any development on each site hereby permitted, as site-

specific Final Construction Management Plan shall be submitted to and agreed by the Local 

Planning Authority in writing, as specified in the submitted Outline Construction 

Environmental Management Plan, dated January 2019.  The Final Construction 

Environmental Management Plan, shall include, but not be limited to: 

- Procedures for maintaining good public relations including complaint management, 

public consultation and liaison; 

- Arrangements for liaison with the Council’s Environmental Health Pollution Team; 

- All works and ancillary operations which are audible at the site boundary, or at such 

other place as may be agreed with the Local Planning Authority, shall be carried out only 

between the following hours: 0800 hours and 1800 hours on Mondays to Fridays; 0800 

and 1300 hours on Saturdays; and at no time on Sundays and Bank Holidays. 

- Deliveries to and removal of plant, equipment, machinery and waste from the site must 

only take place within the permitted hours detailed above 



 

- Mitigation measures as defined in BS 5228: Parts 1 and 2: 2009 (Amended 2014) Code of 

Practice for Noise and Vibration Control Construction and Open Sites shall be used to 

minimise noise disturbance from construction works (including piling and excavation) 

- Procedures for emergency deviation of the agreed hours 

- Elmbridge Borough Council encourages all contractors to be ‘Considerate Contractors’ 

when working in the Borough by being aware of the needs of neighbours and the 

environment 

- Control measures for dust and other air-borne pollutants 

- Measures for controlling the use of site lighting whether required for safe working or for 

security measures 

- Community Liaison arrangements 

- Control of emission and noise from vehicular movements associated with activities at the 

site. 

The demolition and construction contractor(s) are required to implement and comply with the 

requirements of the agreed Final CEMP during the demolition and construction phases of the 

development 

Reason: To avoid adverse impacts on health and quality of life from noise in accordance 

with the National Planning Policy Framework 2019, the Noise Policy Statement for England 

and EBC Policy DM5 of the Development Management Plan 2015. 

Reason: Taking an overview of national and local policy aims and guidance it is clear that 

when considering the impact of noise from a development one must consider the 

significance of any impact.   

The proposed conditions are consistent the recommendations contained with section 5.0 of the SR 

Report which accompanied the planning application. 
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