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Part C6: Sites in the Reigate & Banstead Borough Council Area 

 

 

C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, 

Hookwood 
 

C6.A.1 Current Site Use & Characteristics 
 

365. The site (NGR 525991 144581) measures some 3.7 hectares, and is located to the west 

of the A217 (Reigate Road) between Sidlow in the north and Hookwood in the south, 

and some 1.2 kilometres to the north of Horley and 3 kilometres to the south of Reigate. 

The site lies opposite Moat Farm (which is to the east of the A217), and to the south of 

Nuthurst Farm and Crutchfield Copse and the north of a nursery. The area is rural in 

character with scattered residential properties and farm buildings. The site is accessed 

direct from the A217 (Reigate Road), which to the south links to the A23. 

 

366. The site is identified as an existing waste management facility in the Annual Monitoring 

Report 2012/13 (Appendix 2, site no.RE33). The site was considered as a potential future 

allocation during the preparation of the Surrey Waste Plan, in Site Assessment Report 2A 

(Site No.12, pp.72-75), and during the preparation of the Aggregates Recycling Joint DPD 

in the ‘Long List’ (site no.53), and the ‘Short List’ (p.34). 

 

C6.A.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.A.2.1 Natural Environment & Biodiversity 

367. The Mole Gap to Reigate Escarpment SAC is located some 7.2 kilometres to the north of 

the site.  

 

368. The Glovers Wood SSSI is the closest such designation to the site, some 4.0 kilometres to 

the south east, with the Reigate Heath SSSI the next closest at 5.5 kilometres to the 

north west. The Ashtead Common NNR is the closest such designation, located some 16 

kilometres to the north west of the site, and the Edolph's Copse LNR is the closest such 

designation, some 2.9 kilometres to the south west.  

 

369. There are four SNCIs located within 2.5 kilometres of the site (see table C6.A-1). 

Crutchfield Copse, an area of Ancient Woodland bounds the site to the north and west. 

Table C6.A-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Crutchfield Copse SNCI Adjacent to north & west 

Woods West of Crutchfield Copse 1 - South SNCI 0.2 km west 

Bolters Wood SNCI 1.6 km east 

Withy Gill SNCI 1.8 km south east 
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C6.A.2.2 Landscape & Visual Amenity 

370. The Surrey Hills AONB commences some 6.9 kilometres to the north of the site, and the 

Surrey AGLV commences some 4.2 kilometres to the north west. 

 

371. The site is located within National Character Area 121 (Low Weald) a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

372. The area of land occupied by the site has been classified in the draft Landscape 

Character Assessment for Surrey as within the ‘WF1 - Dorking to Hookwood Low Weald 

Farmland’ landscape character area. 

 

C6.A.2.3 Historic Environment & Archaeology 

373. The closest Scheduled Monument to the site is the ‘Medieval or post-Medieval Tannery, 

Scotchman’s Copse’ (Historic England List ID 1013014), located some 3.5 kilometres to 

the east. 

 

374. There are seven Grade II Listed Buildings located within 1.0 kilometre of the site (see 

Table C6.A-2).  

Table C6.A-2: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

‘Crutchfield Farm House’ (Historic England List ID 1295082) 0.26 km south 

‘Granary Barn 15 yards south of Crutchfield Farm’ (Historic England List 

ID 1028997) 
0.27 km south 

‘Wrays’ (Historic England List ID 1253622) 0.30 km south 

‘Woodlands Farmhouse’ (Historic England List ID 1277904) 0.68 km south 

‘Horse Hills Farm House’ (Historic England List ID 1029000) 0.77 km south west 

‘The Hopps’ (Historic England List ID 1248465) 0.82 km south east 

‘Landen’s’ (Historic England List ID 1039979) 0.90 km east 

 

375. The Grade II ‘Reigate Priory’ (Historic England List ID 1001175) some 4.8 kilometres to 

the north, is the closest Registered Park & Garden to the site. The ‘Horley’ Conservation 

Area (Mole Valley District Council area) and the ‘Church Road, Horley’ Conservation Area 

(Reigate & Banstead Borough Council Area) are located some 2.2 kilometres to the south 

east of the site. The ‘RB115 – Rectangular enclosure cropmark, off Reigate Road, Horley’ 

AHAP is located some 0.14 kilometres to the north east. 
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C6.A.2.4 Water Resources & Management 

 

376. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk, and the majority of the 

site is classified as being at ‘very low’ (<0.1% AEP) risk of surface water flooding, with 

small areas classed as being at ‘low’ (0.1% to 1.0% AEP) risk. 

 

377. The site is not underlain by any SPZ designations, or by any groundwater bodies that are 

subject to monitoring under the Water Framework Directive regime.  

 

378. The site is located within the catchment of the ‘Mole (Horley to Hersham)’ (Environment 

Agency Waterbody ID GB106039017621), an unmodified waterbody which exhibited 

‘moderate’ ecological status and ‘good’ chemical quality during the Water Framework 

Directive 2016 reporting cycle. 

 

 

C6.A.2.5 Land & Soil Resources 

 

379. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated local environment. The site is not underlain by any 

superficial deposits.  

 

380. The BGS soil group for the site is given as ‘medium (silty) to light (silty) to heavy’ and the 

soil texture classification is given as ‘clayey loam to silty loam’. Prior to development the 

site was classified as Grade 4 (poor) agricultural land under the ALC system. 

 

 

C6.A.2.6 Background Air Quality & Traffic 

 

381. The closest AQMA to the site is the ‘South West of Horley’ AQMA which commences 

some 1.2 kilometres to the south west of the site. The site is located within between 20 

metres and 250 metres of at least one high sensitivity receptor (e.g. residential 

property). 

 

382. The site is accessed direct from the A217 (Reigate Road), which to the south links to the 

A23. Traffic levels for 2016, from automated traffic count points located on the 

surrounding roads are shown in table C6.A-3. 

Table C6.A-3: Background Annual Average Daily Traffic Flows 

Count 
Point ID 

Description NGR 
All vehicles 

(2016) 
All HGVs 

(2016) 

28275 
A217 (between A23 & Castle Drive, 

Reigate) 
526000 
146574 

11,799 406 

78232 
A23 (between A217 & Woodroyd 

Avenue) 
527600 
142570 

15,690 344 
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C6.A.3 Summary of Key Assessment Findings & Recommendations 
 

383. The assessment for Site RE05 (Land at Little Orchard Farm, Hookwood) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

384. The findings of the preliminary assessment for the site can be summarised as follows: 

384.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 1A and Type 6 facilities), through 

‘high-medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium 

significance’ (Type 3 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 1A and 6 facilities), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7A facilities), to ‘medium-low significance’ 

(Type 3 and 7B facilities). For carbon emissions from processes, adverse 

impacts of ‘low significance’ were anticipated for Type 1A facilities, but of 

‘no significance’ for all other types. Carbon emissions from the 

transportation of waste were not expected to give rise to significant 

adverse impacts for all development types. For nuisance, in the form of 

noise, light or odour, the site was assessed as having the capacity to give 

rise to adverse impacts ranging from ‘high-medium significance’ (Type 1A or 

Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 

facilities), to ‘medium-low significance’ (Type 3 facility). 

384.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

384.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘medium significance’ and ‘beneficial’ across 

all development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium significance’ and 

beneficial. For the avoidance of contamination, the impact of development 

of the site was assessed as being of ‘medium significance’ and adverse 

across all development Types. 

384.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 
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the site was assessed as being of ‘low significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

384.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘medium significance’ and adverse effect across all development 

Types. For the protection of designated or sensitive townscapes, the impact 

of the development of the site was assessed as being of ‘medium 

significance’ and adverse effect across all development Types. For the 

protection of visual amenity, the impact of development of the site was 

assessed as being of ‘high significance’ and adverse effect across all 

development Types. 

384.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘medium significance’ and ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘medium significance’ and 

‘high significance’ and adverse effect across all development Types. For the 

safeguarding of historic landscapes, and the protection of their context and 

setting, the development of the site was assessed as being of ‘low 

significance’ and ‘medium significance’ and adverse effect across all 

development Types. 

384.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium significance’ and adverse impact across all development types. 

For nuisance, in the form of noise, light or odour, the site was assessed as 

having the capacity to give rise to adverse impacts ranging from ‘high-

medium significance’ (Type 1A or Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3 facility). For the impact of development of the site on flood risk, the 

site was assessed as having the capacity to give rise to adverse impacts of 

‘low significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘high significance’. 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is situated close to a major road (the A217), and within 250 metres of the closest 

residential properties. The use of thermal treatment for the management of waste would be expected to give 

rise to a range of process emissions (e.g. NOx, SOx, etc.), arising from the direct combustion of waste, or from 

the combustion of syngas. The extent to which any given facility might be expected to give rise to adverse 

impacts on air quality will be dependent upon the type of technology used, the type of wastes processed, and 

the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 

km) to, any designated AQMA, but is situated close to a major road (the A217), and within 250 metres of the 

closest residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), 

arising from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which 

any given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the 

type of technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of 

waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 3 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is situated close to a major road (the A217), and within 250 metres of the closest 

residential properties. The use of composting techniques for the management of waste would be expected to 

give rise to a range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food 

waste. The extent to which any given facility might be expected to give rise to adverse impacts on air quality will 

be dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes 

processed (e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste 

managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<=25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is situated close to a major road (the A217), and within 250 metres of the closest 

residential properties. The development and operation of a waste transfer station at the site would be expected 

to give rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be 

expected to be concentrated in the immediate vicinity of the site. The extent to which any given facility might 

be expected to give rise to adverse impacts on air quality will be dependent upon the type of approach used 

(e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and cardboard, mixed 

waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 4 & Type 5 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, 

any designated AQMA, but is situated close to a major road (the A217), and within 250 metres of the closest 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any 

given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of a waste management facility of Type 1 would represent the worst 

case scenario for the site, with estimated carbon emissions equivalent to 3.45% of the total annual emissions 

for the county of Surrey (see Table C1-2). The estimated worst case emissions would be considered to be of 

‘low’ significance within the context of the overall emissions for the county of Surrey. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of waste management facilities of Types 2 to 7, the estimated 

emissions would range from 0.0004% to 0.69% of the total annual emissions for the county of Surrey (see 

Table C1-2). In all cases, the estimated worst case emissions would not be considered significant within the 

context of the overall emissions for the county of Surrey. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) 

to a major road (the A217), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, dependent 

on how the facility was designed and operated, and the scale of the activities undertaken, potentially give rise 

to emissions of noise, of light, or of odour that could have a detrimental impact on existing background 

conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 3, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 

metres of a number of high sensitivity receptors, notably residential properties. The site is located in close 

proximity (within 1 kilometre) to a major road (the A217), and it is therefore likely that the area is already 

affected by a diminished level of tranquillity. The development of any of the waste management facilities of 

Types 1B, 2 to 5 or 7 could, dependent on how the facility was designed and operated, and the scale of the 

activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a 

detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A217), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 3 waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium-low’ (<25ktpa), and the significance of any impacts would be ‘low’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A & Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be 
expected to arise from a Type 1A waste management facility is estimated to be 190 movements per day and 
from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements of 
those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 
guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-
medium’. The impacts would be adverse, would commence in the near future, and would persist for the 
lifetime of any waste management facility. 



H/M 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum average number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1B, 2, 4, 5, or 7A would be up to 40 per day, which would not exceed the threshold (of 100 HGV 

movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 3B & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 

would be expected to arise from the development of a waste management facility of Types 3B or 7 would be up 

to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘medium-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types 1 

to 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 0.032% of the 

total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst case emissions 

would not be considered significant within the context of the overall emissions for the county of Surrey. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime, but does lie 

within the drainage catchment of the river Mole (Horley to Hersham) (‘moderate’ ecological status and ‘good’ 

chemical quality), but is not within 100 metres of the river or its direct tributaries. Any waste management 

operation that deals with organic or hazardous waste materials, or that could give rise to emissions that upon 

deposition could affect water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a 

risk to the quality of the water environment at the affected site and in the surrounding area.  

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime. Assuming that 

demand for water at the site would primarily be met by means of a connection to the public water supply 

network, and that such supply would be derived by means of abstraction from an appropriate groundwater 

body, that is not currently subject to stress in terms of water availability, it is unlikely that construction and 

operation of any of the forms of waste management facility covered by Types 1 to 7 would place a significant 

additional burden on that waterbody. However, the development would still create some additional demand 

for water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, 

as abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 

(<0.1% AEP) for fluvial flood risk and ‘very low’ (<0.1% AEP) for surface water flood risk, but is greater than 1 

hectare in size and consequently would require site specific flood risk assessment at the planning application 

stage for any form of development. The site is at sufficiently low risk of flooding from fluvial or surface water 

sources that it’s development for any of the forms of waste related operations covered by Types 1 to 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for the Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site was classed as 

Grade 4 agricultural land prior to development under the ALC system, but has been in use as a waste 

management site for a number of years. Allocation of the site in the emerging Plan for any of the forms of waste 

related operations covered by Types 1 to 7 would have no effect on the extent of the county’s remaining areas of 

Grade 1, Grade 2 or Grade 3a agricultural land. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 
development on the best and most versatile agricultural land would be considered to be of no significance. The 
impacts would be neutral for the lifetime of any waste management facility.  



NS 

Maximise use 

of previously 

developed land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an existing waste management operation, and could be classed as land that is subject to 

development and industrial use.  

The site is classed as being of ‘medium’ sensitivity for previously developed land, and in all cases, the effects of 

the site’s development would be considered to be of ‘medium’ significance. The impacts would be beneficial, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7 would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. All seven of the forms of waste management facility 

covered by Types 1 to 7 would involve some form of resource re-use, whether in terms of the recycling of 

materials, or the recovery of energy, and would consequently contribute to the off-setting of demand for primary 

natural and material resources. 

The estimated best case scenario for resource recovery (of 250,000 tonnes per year for a Type 1 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 22.7% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is comprised of an 

area of developed land that is classed as having light to heavy soils with a clayey loam to silty loam texture, which 

are therefore likely to be of variable permeability. Any waste management operation that deals with organic or 

hazardous waste materials, or that could give rise to emissions that upon deposition could affect soil quality (e.g. 

nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the soil environment at 

the affected site and in the surrounding area. 

The site is classed as being of ‘medium’ sensitivity for land that is susceptible to contamination, and in all cases, 

the effects of the site’s development would be considered to be of potentially ‘medium’ significance. Any 

permitted facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



M 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to 

Reigate Escarpment SAC (7.2 kilometres north), the Glovers Wood SSSI is 4.0 kilometres to the south east, but the 

Crutchfield Copse SNCI, an Ancient Woodland, adjoins the site to the north. Emissions from facilities involved in 

the thermal treatment of waste, or the management of waste by means of AD, and from associated traffic, would 

contribute to changes in the background concentrations of both nutrient nitrogen and acids, thereby potentially 

contributing to adverse cumulative impacts on those habitats and species within designated sites that are 

sensitive to such changes in air quality (e.g. calcareous grassland habitats, deciduous woodlands, etc.). The 

sensitive calcareous grasslands of the Mole Gap to Reigate Escarpment SAC (6.35 kilometres to the south) are 

sufficiently distant from the site that it is unlikely that emissions from any facility of Type 1, Type 2 or Type 7 

would make a significant contribution to the deposition of nutrient nitrogen or acid at that designated site, 

however, the adjoining Ancient Woodland and SNCI could experience adverse effects.  

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The proximity of the site to the Crutchfield Copse SNCI, which adjoins it to 

the north and is an Ancient Woodland, would need to be taken into consideration, and in particular the sensitivity 

of the habitat to the potential impacts of nutrient nitrogen deposition. Emissions from traffic generated by 

development of the site for Type 3 waste management facilities, would also contribute to changes in the 

background concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse 

cumulative impacts on the SNCI designation and on the Ancient Woodland. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site 

related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Crutchfield Copse SNCI, 

which adjoins it to the north and is an Ancient Woodland, would need to be taken into consideration, and in 

particular the sensitivity of the habitat to the potential impacts of nutrient nitrogen deposition. The site would be 

better suited to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise 

to process emissions. However, emissions from traffic generated by development of the site for any of the types 

of waste management facilities covered by Types 4, 5, and 6 would contribute to changes in background 

concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts 

on the SNCI designation and on the Ancient Woodland. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an existing waste management operation, surrounded by woodland and agricultural land, which 

offers a range of habitats for plants, mammals, birds, reptiles, amphibians and invertebrates. Allocation of the site 

in the emerging Plan for any of the forms of waste related operations covered by Types 1 to 7 would be likely to 

result in a net loss in the biodiversity interest and value of the site. 

The site is classed as being of ‘low’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Natural Environment 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national or 

local importance for the purposes of geological conservation. None of the types of waste management facilities 

covered by this assessment would be expected to give rise to direct or indirect impacts on geological conservation 

sites where there is no discernible physical link between the potential development site, and areas of land 

designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated landscapes, the Surrey Hills AONB commences some 6.9 kilometres to the north, and the 

Surrey AGLV some 4.2 kilometres to the north west. The site lies within a Low Weald farmland character area. The 

development of the site for waste management purposes of the types covered by Types 1 to 7, could affect the 

integrity and character of the wider landscapes within which the site is set, particularly in the case of larger scale 

facilities or those that might include intrusive or incongruous elements, such as large structures (potentially all 

Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in a 

rural setting, and does not coincide with any designated or sensitive townscapes, with the closest Conservation 

Area being 2.2 kilometres to the south east. The development of the site for waste management purposes of the 

types covered by Types 1 to 7, could affect the integrity and character of nearby sensitive townscapes, particularly 

in the case of larger scale facilities or those that might include intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Visual Amenity 

Protect visual 

amenity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in close 

proximity to a number of sensitive receptors, in particular residential properties and public rights of way, with the 

Surrey Hills AONB some 6.9 kilometres to the north, the Surrey AGLV some 4.2 kilometres to the north west, the 

closest Conservation Area being 2.2 kilometres to the south east, and the Grade II Registered Park & Garden of 

Reigate Priory some 4.8 kilometres to the north. The development of the site for waste management purposes of 

the types covered by Types 1 to 7, could affect the visual context and amenity of those receptors, particularly in 

the case of larger scale facilities or those that might include visually intrusive or incongruous elements, such as 

large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site closest Scheduled 

Monument to the site is located some 3.5 kilometres to the east, with the closest AHAP located some 0.14 

kilometres to the north east. The site is more than 0.4 hectares in size (3.7 hectares), and would therefore require 

an archaeological assessment as part of any planning application submitted in support of any potential waste 

related development. There would be potential for previously unknown and undisturbed archaeological deposits 

to be affected by the development of the site for any of the waste management purposes covered by Types 1 to 

7.  

The site is classed as being of ‘medium’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘medium significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site closest Scheduled 

Monument to the site is located some 3.5 kilometres to the east, with the closest AHAP located some 0.14 

kilometres to the north east. The setting of those assets could be affected by waste related development, 

particularly in the case of larger scale facilities or those that might include visually intrusive elements, such as 

large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are seven Grade II Listed Buildings located within 1 kilometre, 

with the closest ones lying within 0.3 kilometres, with the closest Conservation Area some 2.2 kilometres to the 

south east. The development of the site for waste management purposes of the types covered by Types 1 to 7, 

would not be expected to directly impact upon the fabric of those Listed Buildings, but indirect effects, in terms of 

changes in air quality (particularly acidification), or vibration associated with construction phase works could not 

be ruled out in the absence of a more detailed account of the type of development to which the site would be 

subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are seven Grade II Listed Buildings located within 1 kilometre, 

with the closest ones lying within 0.3 kilometres, with the closest Conservation Area some 2.2 kilometres to the 

south east. The development of the site for waste management purposes of the types covered by Types 1 to 7, 

could affect the setting of those assets, particularly in the case of larger scale facilities or those that might include 

visually intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of built heritage assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated historic landscapes, with the Surrey Hills AONB some 6.9 kilometres to the north, the Surrey 

AGLV some 4.2 kilometres to the north west, and the Grade II Registered Park & Garden of Reigate Priory some 

4.8 kilometres to the north. The development of the site for waste management purposes of the types covered by 

Types 1B, 2, 3B and 4 to 7, would not be expected to directly impact upon the fabric of those assets, but indirect 

effects, in terms of changes in air quality (particularly acidification, nutrient deposition, biopathogen release), 

could not be ruled out in the absence of a more detailed account of the type of development to which the site 

would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for the Historic Environment 

Historic Landscape 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, with the Surrey Hills AONB some 6.9 kilometres to the north, 

the Surrey AGLV some 4.2 kilometres to the north west, and the Grade II Registered Park & Garden of Reigate 

Priory some 4.8 kilometres to the north. The development of the site for waste management purposes of the 

types covered by Types 1B, 2, 3B and 4 to 7, could affect the setting of those assets, particularly in the case of 

larger scale facilities or those that might include visually intrusive elements, such as large structures (potentially 

all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1 to 7 would be 190 movements per day. Vehicle movements of that frequency would constitute a 34.5% 

increase in HGV traffic, and a 1.2% increase in all traffic, on the section of the A217 (Reigate Road) from which 

the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (190 movements per day) could be 

considered to be of ‘medium’ significance (>30% increase in HGVs, <10% increase in total traffic, taking account 

of thresholds in relevant published IEMA guidance). The impacts would be adverse, would commence in the 

near future, and would persist for the lifetime of any waste management facility. 



M 

Minimise 

pollution & 

nuisance 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

a major road (the A217), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, dependent 

on how the facility was designed and operated, and the scale of the activities undertaken, potentially give rise 

to emissions of noise, of light, or of odour that could have a detrimental impact on existing background 

conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A217), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities 

undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact 

on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A217), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 3 waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 
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Part C6.A Site RE05: Land at Little Orchard Farm, 24-26 Reigate Road, Hookwood 

Assessment for Human Communities 

Flood Risk 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 

(<0.1% AEP) for fluvial flood risk and ‘very low’ (<0.1% AEP) for surface water flood risk, but is greater than 1 

hectare in size and consequently would require site specific flood risk assessment at the planning application 

stage for any form of development. The site is at sufficiently low risk of flooding from fluvial or surface water 

sources that it’s development for any of the forms of waste related operations covered by Types 1 to 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 250,000 tonnes 

per year for a Type 1 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 22.7% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 3.7 

hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified within 

the Green Belt, a site with the capacity to accommodate between 111 and 185 residential dwellings (calculated on 

the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘high’ significance, based on the site having an estimated capacity to accommodate 

up to 185 dwellings. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, 

Redhill 
 

 

C6.B.1 Current Site Use & Characteristics 
 

385. The site (NGR 526833 148206) measures some 0.94 hectares, and is located on an 

agricultural holding, situated in the south west of Redhill, between the Rushetts Farm 

and Lower Kingswood areas. The site is surrounded by agricultural land, with the closest 

area of residential development located to the north west. The site is accessed from the 

north, direct from the A2044 (Woodhatch Road), which links to the A217 to the west, 

and to the A23 to the east. 

 

386. The site was considered during the preparation of the Surrey Waste Plan, in Site 

Assessment Report 2D (Site No.40, pp.7-10). 

 

 

C6.B.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.B.2.1 Natural Environment & Biodiversity 

 

387. The Mole Gap to Reigate Escarpment SAC lies some 3.72 kilometres to the north of the 

site.  

 

388. The Reigate Heath SSSI, located some 3.11 kilometres to the north west of the site, is 

the closest such designation. The Ashtead Common NNR is located some 13.74 

kilometres to the north west of the site, and the Earlswood Common LNR is located 

some 0.09 kilometres to the north. 

 

389. There are nine SNCIs located within 2.5 kilometres of the site (see table C6.B-1). There 

are five areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.B-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Earlswood Common SNCI 0.07 km north 

New Pond Farm/Felland Copse SNCI 0.07 km south 

Burnt Oak Farm SNCI 0.31 km south east 

Home Grove SNCI 0.65 km south east 

Petridgewood Common SNCI 0.89 km south east 

Three Arch Road SNCI 1.07 km east 

Barnard's (Lavender) Sandpit SNCI 1.48 km north west 

Priory Park SNCI 1.85 km north west 

Slipshatch Wood SNCI 1.88 km west 
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C6.B.2.2 Landscape & Visual Amenity 

 

390. The Surrey Hills AONB commences some 3.28 kilometres to the north of the site, and 

the Surrey AGLV commences some 2.31 kilometres to the north west and some 2.86 

kilometres to the north east. 

 

391. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

392. The site lies within character area ‘WF2 – Flanchford to Horley Low Weald Farmland’, as 

defined in the 2015 Landscape Character Assessment for Surrey. 

 

 

C6.B.2.3 Historic Environment & Archaeology 

 

393. There are two Scheduled Monuments located within 2.5 kilometres of the site (see 

Table C6.B-2). 

Table C6.B-2: Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Bowl barrow on Earlswood Common 20 metres south of Pendleton 

Road’ (Historic England List ID 1008052) 
0.45 km north 

‘The Priory, Reigate’ (Historic England List ID 1005929) 2.28 km north west 

 

394. There are four Grade II Listed Buildings located within 1.0 kilometre of the site (see 

Table C6.B-3). 

Table C6.B-3: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

‘Greenmead Cottage’ (Historic England List ID 1029070) 0.72 km north 

‘Mount Cottage’ (Historic England List ID 1189084) 0.72 km north 

‘The Cottage’ (Historic England List ID 1029145) 0.97 km north west 

‘Milestone to north of Sandcross Lane corner’ (Historic England List ID 

1294792) 
0.99 km west 

 

395. The Grade II Registered Park & Garden of ‘Reigate Priory’ (Historic England List ID 

1001175) is located some 1.84 kilometres to the north west of the site. The ‘St John’s, 

Redhill’ Conservation Area is located some 1.05 kilometres to the north east of the site. 

The ‘RB040 – Bowl barrow, & possible bowl barrows, Earlswood Common’ AHAP to the 

site is located some 0.35 kilometres to the north. 
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C6.B.2.4 Water Resources & Management 

 

396. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk. The majority of the site is 

classified as being at ‘very low’ (0.1% AEP) risk of surface water flooding, with areas 

subject to ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) 

risk distributed across the site. 

 

397. The site is not underlain by any groundwater SPZ designations, or by any groundwater 

bodies monitored under the Water Framework Directive regime.  

 

398. The site is located within the catchment of the ‘Mole (Horley to Hersham)’ (Environment 

Agency Waterbody GB106039017621), an unmodified river which exhibited ‘moderate’ 

ecological status and ‘good’ chemical quality during the 2016 Water Framework 

Directive reporting cycle. 

 

 

C6.B.2.5 Land & Soil Resources 

 

399. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

400. The BGS soil group for the site is given as ‘medium (silty) to light (silty) to heavy’ and the 

soil texture classification is given as ‘clayey loam to silty loam’. The site was classified, 

prior to development, as Grade 4 (poor) agricultural land under the ALC system.  

 

 

C6.B.2.6 Background Air Quality & Traffic 

 

401. The closest AQMA to the site is the ‘Redhill’ AQMA (Order No.12, 2011), located some 

1.97 kilometres to the north east, designated for nitrogen dioxide concentrations. The 

site is located within between 20 metres and 250 metres of at least one high sensitivity 

receptor (e.g. residential property). 

 

402. The site is accessed direct from the A2044 (Wood hatch Road), which links to the A217 

to the west, and the A23 to the east. Traffic levels for 2016, from automated traffic 

count points located on the surrounding road network are given in table C6.B-4. 

Table C6.B-4: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

27605 A2044 (between Tiler’s Way & A23) 
527510 

148000 
7,313 186 

80608 A2044 (between A217 & Tiler’s Way) 
526140 

148680 
15,735 339 
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C6.B.3 Summary of Key Assessment Findings & Recommendations 
 

403. The assessment for Site RE06 (Land at New Pond Farm, Woodhatch) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any of 

two of the seven different types of waste development (Type 6 – Waste Transfer, and 

Type 7 – AD) identified in Table C1-1 of this report. 

 

404. The findings of the preliminary assessment for the site can be summarised as follows: 

404.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 6 facility) to ‘high-medium 

significance’ (Type 7 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 6 facility), through ‘medium significance’ (Type 

7A facility), to ‘medium-low significance’ (Type 7B facility). For carbon 

emissions, neither the processes used for waste management, nor the 

transportation of waste, were expected to give rise to significant adverse 

impacts. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 6 facility) to ‘medium significance’ (Type 7 

facility). 

404.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

404.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘medium significance’ and ‘beneficial’ across 

all development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium significance’ and 

beneficial. For the avoidance of contamination, the impact of development 

of the site was assessed as being of ‘low significance’ and adverse across all 

development Types.  

404.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 

the site was assessed as being of ‘low significance’ and adverse effect 

across all development Types. For the safeguarding of geological 
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conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

404.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘medium significance’ and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

404.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘medium significance’ and ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘medium significance’ and 

adverse effect across all development Types. For the safeguarding of 

historic landscapes, and the protection of their context and setting, the 

development of the site was assessed as being of ‘low significance’ and 

‘medium significance’ and adverse effect across all development Types. 

404.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium significance’ and adverse impact across all development types. 

For nuisance, in the form of noise, light or odour, the site was assessed as 

having the capacity to give rise to adverse impacts ranging from ‘high-

medium significance’ (Type 6 facility) to ‘medium significance’ (Type 7 

facility). For the impact of development of the site on flood risk, the site 

was assessed as having the capacity to give rise to adverse impacts of ‘low 

significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘medium significance’. 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, is situated within 100 metres of a major road (A2044), and is within 250 metres of 

residential properties. The use of anaerobic digestion (AD) technologies for the management of waste would be 

expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising from the combustion of biogas. 

The extent to which any given facility might be expected to give rise to adverse impacts on air quality will be 

dependent upon the type of technology used, the type of wastes processed, and the scale of the facility, in 

terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, is situated within 100 metres of a major road (A2044), and is within 250 metres of 

residential properties. The development and operation of a waste transfer station at the site would be expected 

to give rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be 

expected to be concentrated in the immediate vicinity of the site. The extent to which any given facility might 

be expected to give rise to adverse impacts on air quality will be dependent upon the type of approach used 

(e.g. open or enclosed, etc.), the type of wastes handled (e.g. plastics, glass, paper and cardboard, mixed 

waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 6 & Type 7 Waste Management Facilities: The carbon emissions potentially associated with the operation 

of a waste management facility of Type 6 or Type 7A would represent the worst case scenario for the site, with 

either type being estimated to have the capacity to give rise to up to a level of carbon emissions equivalent to 

0.003% of the total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst 

case emissions would not be considered significant within the context of the overall emissions for the county of 

Surrey. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

roads (the A2044), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 6 waste management facility of could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 7 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

roads (the A2044), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 7 waste management facility  could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be expected to 

arise from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements 

of that frequency would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs. Consequently the risk of significant impacts on 

air quality as a consequence of traffic generated by the development of a Type 6 facility could not be ruled out. 

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 7A Waste Management Facilities: The maximum average number of daily HGV movements that would be 

expected to arise from the development of a Type 7A waste management facility would be up to 40 per day, 

which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM guidance on 

air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that would be 

expected to arise from the development of a Types 7B waste management facility would be up to 20 per day, 

which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM guidance on 

air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘medium-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 6 & Type 7 Waste Management Facilities: The estimated average daily HGV movements associated with all 

the different forms of waste management facility covered by Types 6 or 7 would be expected to give rise to 

carbon emissions equivalent to between 0.00003% and 0.015% of the total annual emissions for the county of 

Surrey (see Table C1-2). In both cases, the estimated worst case emissions would not be considered significant 

within the context of the overall emissions for the county of Surrey. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 6 & Type 7 Waste Management Facilities: The site is not underlain any groundwater bodies that require 

monitoring under the Water Framework Directive regime, but does lie within the drainage catchment of the river 

Mole (Horley to Hersham) (‘moderate’ ecological status and ‘good’ chemical quality), but is not within 100 metres 

of the river or its direct tributaries. Any waste management operation that deals with organic or hazardous waste 

materials, or that could give rise to emissions that upon deposition could affect water quality (e.g. nutrients, 

acidifying compounds, heavy metals, etc.) could present a risk to the quality of the water environment at the 

affected site and in the surrounding area.  

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for the Water Environment 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 6 & Type 7 Waste Management Facilities: The site is not underlain any groundwater bodies that require 

monitoring under the Water Framework Directive regime. Assuming that demand for water at the site would 

primarily be met by means of a connection to the public water supply network, and that such supply would be 

derived by means of abstraction from an appropriate groundwater body, that is not currently subject to stress in 

terms of water availability, it is unlikely that construction and operation of any of the forms of waste management 

facility covered by Types 6 and 7 would place a significant additional burden on that waterbody. However, the 

development would still create some additional demand for water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, as 

abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 (<0.1% AEP) for fluvial flood risk and 

mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, although there are areas of ‘low’ (0.1% to 1.0% AEP), 

‘medium’ (1.0% to 3.3% AEP) and ‘high’ (>3.3% AEP) surface water flood risk situated in the northern part of the 

site. The site is less than 1 hectare in size and consequently would not require site specific flood risk assessment at 

the planning application stage. The site is at sufficiently low risk of flooding from fluvial sources across area that 

it’s development for any of the forms of waste related operations covered by Types 6 and 7 would be unlikely to 

give rise to significant effects on fluvial flood risk on the site or in the surrounding area. However, the site is 

subject to a range of surface water flood risk classifications, and there could be impacts on the distribution of 

surface water flood risk across the site and in the surrounding area, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 6 & Type 7 Waste Management Facilities: The site was classed, prior to development, as Grade 4 agricultural 

land under the ALC system, but is now occupied by an established arboricultural business. Allocation of the site in 

the emerging Plan for either of the forms of waste related operations covered by Types 6 or 7 would have no 

effect on the extent of the county’s remaining areas of Grade 1, Grade 2 or Grade 3a agricultural land. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 
development on the best and most versatile agricultural land would be considered to be of no significance. The 
impacts would be neutral for the lifetime of any waste management facility 



NS 

Maximise use 

of previously 

developed land 

Type 6 & Type 7 Waste Management Facilities: The site is currently occupied by an established arboricultural 

business, and could be classed as land that is subject to development and industrial use.  

The site is classed as being of ‘medium’ sensitivity for previously developed land, and in all cases, the effects of 

the site’s development would be considered to be of ‘medium’ significance. The impacts would be beneficial, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 6 & Type 7 Waste Management Facilities: Development of the site for either of the waste management 

purposes of the types covered by Types 6 and 7 would provide additional waste management capacity within the 

county of Surrey, capable of handling between 5,000 and 120,000 tonnes per year, depending on the type and 

scale of facility constructed. Both of the forms of waste management facility covered by Types 6 and 7 would 

involve some form of resource re-use, whether in terms of the recycling of materials, or the recovery of energy, 

and would consequently contribute to the off-setting of demand for primary natural and material resources. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for Land, Soils & Materials 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 6 & Type 7 Waste Management Facilities: The site is comprised of an area of developed land that is classed 

as having light to heavy soils with a clayey loam to silty loam texture, which are therefore likely to be relatively 

impermeable. Any waste management operation that deals with organic or hazardous waste materials, or that 

could give rise to emissions that upon deposition could affect soil quality (e.g. nutrients, acidifying compounds, 

heavy metals, etc.) could present a risk to the quality of the soil environment at the affected site and in the 

surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to Reigate 

Escarpment SAC (3.72 kilometres north), with the Reigate Heath SSSI some 3.11 kilometres north west, and within 

100 metres of the Earlswood Common SNCI and LNR. Emissions from facilities involved in the management of 

waste by means of AD, and from associated traffic, would contribute to changes in the background concentrations 

of both nutrient nitrogen and acids, thereby potentially contributing to adverse cumulative impacts on those 

designated sites that encompass habitats and species sensitive to such changes in air quality (e.g. heathland or 

grassland habitats). The sensitive calcareous grasslands of the Mole Gap to Reigate Escarpment SAC (3.72 

kilometres to the north) and sensitive heathlands of Reigate Heath (3.11 kilometres north west) are sufficiently 

distant from the site that it is unlikely that emissions from any facility of Type 7 would make a significant 

contribution to the deposition of nutrient nitrogen or acid at those designated sites, however, the adjoining 

Ancient Woodland and SNCI could experience adverse effects. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 6 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to Reigate 

Escarpment SAC (3.72 kilometres north), with the Reigate Heath SSSI some 3.11 kilometres north west, and within 

100 metres of the Earlswood Common SNCI and LNR. The sensitivity of heathland and grassland habitats to the 

impacts of nutrient nitrogen deposition would need to be taken into consideration. A Type 6 waste management 

facility is unlikely to give rise to process emissions, but emissions from traffic generated by a Type 6 facility would 

contribute to changes in background concentrations of both nutrient nitrogen and acid, thereby potentially 

contributing to adverse cumulative impacts on the SNCI and LNR designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 6 & Type 7 Waste Management Facilities: The site is currently occupied by an established arboricultural 

business, bounded to the north east and north west by allotment gardens, and to the south west and south east 

by open land in agricultural or recreational use. Allocation of the site in the emerging Plan for any of the forms of 

waste related operations covered by Types 1 to 7 would be likely to result in a net loss in the biodiversity interest 

and value of the site. 

The site is classed as being of ‘low’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for the Natural Environment 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with, and is not located within 2.5 

kilometres of any areas of land that have been identified as being of national or local importance for the purposes 

of geological conservation. None of the types of waste management facilities covered by this assessment would 

be expected to give rise to direct or indirect impacts on geological conservation sites where there is no discernible 

physical link between the potential development site, and areas of land designated for their geological 

conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated landscapes, the 

Surrey Hills AONB commences some 3.28 kilometres to the north, and the Surrey AGLV commences some 2.31 

kilometres to the north west. The site is currently occupied by an established arboricultural business, and is 

situated in a predominantly semi-rural setting classed as exhibiting a Low Weald farmland landscape character, 

although bounded to the north by allotment gardens. The redevelopment of the site for Type 6 or 7 waste 

management purposes could affect the integrity and character of the wider landscapes within which the site is 

set, particularly in the case of larger scale facilities or those that might include intrusive or incongruous elements. 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 6 & Type 7 Waste Management Facilities: The site is situated in a predominantly semi-rural setting, and does 

not coincide with any designated or sensitive townscapes, with the closest Conservation Area being 1.05 

kilometres to the north. The redevelopment of the site for Type 6 or 7 waste management purposes could affect 

the integrity and character of the nearby sensitive townscapes, particularly in the case of larger scale facilities or 

those that might include intrusive or incongruous elements. 

The site is classed as being of ‘medium’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Visual Amenity 

Protect visual 

amenity 

Type 6 & Type 7 Waste Management Facilities: The site is situated in close proximity to a number of sensitive 

receptors, in particular residential properties, allotment gardens, and recreational facilities including a public right 

of way, with the Surrey Hills AONB some 3.28 kilometres to the north, the Surrey AGLV some 2.31 kilometres to 

the north west, and the Grade II Registered Park & Garden of Reigate Priory some 1.84 kilometres to the north 

west. The redevelopment of the site for Type 6 or 7 waste management purposes could affect the visual context 

and amenity of those receptors, particularly in the case of larger scale facilities or those that might include visually 

intrusive or incongruous elements. 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated archaeological 

assets, the closest Scheduled Monument is some 0.45 kilometres to the north, and the closest AHAP is 0.35 

kilometres to the north. The site is more than 0.4 hectares in size (0.94 hectares), and would therefore require an 

archaeological assessment as part of any planning application submitted in support of any potential waste related 

development. There would be potential for previously unknown and undisturbed archaeological deposits to be 

affected by the development of the site for any of the waste management purposes covered by Types 6 and 7.  

The site is classed as being of ‘medium’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated archaeological 

assets or AHAPs, and the closest Scheduled Monument is located some 0.45 kilometres to the north, and the 

closest AHAP is 0.35 kilometres to the north. The setting of those assets could be affected by waste related 

development, particularly in the case of larger scale facilities or those that might include visually intrusive 

elements, such as large structures.  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated built heritage 

assets, but there are four Grade II Listed Buildings located within 1 kilometre, the closest at 0.72 kilometres, and a 

Conservation Area some 1.05 kilometres to the north east. The development of the site for waste management 

purposes of the types covered by Types 6 and 7, would not be expected to directly impact upon the fabric of 

those Listed Buildings, but indirect effects, in terms of changes in air quality (particularly acidification), or 

vibration associated with construction phase works could not be ruled out in the absence of a more detailed 

account of the type of development to which the site would be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated built heritage 

assets, but there are four Grade II Listed Buildings located within 1 kilometre, the closest at 0.72 kilometres, and a 

Conservation Area some 1.05 kilometres to the north east. The redevelopment of the site for waste management 

purposes of Types 6 or 7, could affect the setting of those assets, particularly in the case of larger scale facilities or 

those that might include visually intrusive elements, such as large structures. 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of built heritage 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated historic landscapes, 

with the Surrey Hills AONB some 3.28 kilometres to the north, the Surrey AGLV some 2.31 kilometres to the north 

west, and the Grade II Registered Park & Garden of Reigate Priory some 1.84 kilometres to the north west. The 

redevelopment of the site for waste management purposes of Types 6 or 7, would not be expected to directly 

impact upon the fabric of those assets, but indirect effects, in terms of changes in air quality (particularly 

acidification, nutrient deposition, biopathogen release), could not be ruled out in the absence of a more detailed 

account of the type of development to which the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated historic landscapes, 

with the Surrey Hills AONB some 3.28 kilometres to the north, the Surrey AGLV some 2.31 kilometres to the north 

west, and the Grade II Registered Park & Garden of Reigate Priory some 1.84 kilometres to the north west. The 

redevelopment of the site for waste management purposes of Types 6 or 7, could affect the setting of those 

assets, particularly in the case of larger scale facilities or those that might include visually intrusive elements. 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic landscape 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 6 & Type 7 Waste Management Facilities: The maximum number of daily HGV movements that would be 

expected to arise from the development of a waste management facility of Types 6 or 7 would be 100 

movements per day. Vehicle movements of that frequency would constitute a 53.8% increase in HGV traffic, 

and a 1.4% increase in all traffic, on the section of the A2044 (Woodhatch Road) from which the site is accessed, 

if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (100 movements per day) could be 

considered to be of ‘medium’ significance (>30% increase in HGVs, <10% increase in total traffic, taking account 

of thresholds in relevant published IEMA guidance). The impacts would be adverse, would commence in the 

near future, and would persist for the lifetime of any waste management facility. 



M 

Minimise 

pollution & 

nuisance 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

roads (the A2044), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 6 waste management facility of could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 7 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

roads (the A2044), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 7 waste management facility  could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Flood Risk 

Minimise 

future flood 

risks 

Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 (<0.1% AEP) for fluvial flood risk and 

mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, although there are areas of ‘low’ (0.1% to 1.0% 

AEP), ‘medium’ (1.0% to 3.3% AEP) and ‘high’ (>3.3% AEP) surface water flood risk situated in the northern part 

of the site. The site is less than 1 hectare in size and consequently would not require site specific flood risk 

assessment at the planning application stage. The site is at sufficiently low risk of flooding from fluvial sources 

across area that it’s development for any of the forms of waste related operations covered by Types 6 and 7 

would be unlikely to give rise to significant effects on fluvial flood risk on the site or in the surrounding area. 

However, the site is subject to a range of surface water flood risk classifications, and there could be impacts on 

the distribution of surface water flood risk across the site and in the surrounding area, depending on how the 

site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 6 & Type 7 Waste Management Facilities: Development of the site for either of the waste management 

purposes of the types covered by Types 6 and 7 would provide additional waste management capacity within 

the county of Surrey, capable of handling between 5,000 and 120,000 tonnes per year, depending on the type 

and scale of facility constructed. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could 

be considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would 

be beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 
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Part C6.B Site RE06: Land at New Pond Farm, Woodhatch Road, Woodhatch, Redhill 

Assessment for Human Communities 

Land Use 

Avoid 

sterilisation of 

land by waste 

development 

Type 6 & Type 7 Waste Management Facilities: The site measures some 0.94 hectares, and is located within the 

Metropolitan Green Belt, which effectively precludes its development for waste management purposes, for 

employment purposes or for residential purposes, except in exceptional circumstances. Assuming that 

development of the site for waste management purposes could be justified within the Green Belt, a site with the 

capacity to accommodate between 28 and 47 residential dwellings (calculated on the basis of densities of 30 

dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘medium’ significance, based on the site having an estimated capacity to 

accommodate up to 47 dwellings. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 
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C6.C Site RE08: Land at Gatton Bottom, Merstham, Reigate 
 

C6.C.1 Current Site Use & Characteristics 
 

405. The site (NGR 527224 153264) measures some 2.63 hectares, and is an area of 

undeveloped agricultural land located immediately to the south of the M25 motorway 

and to the north of the Royal Alexandra & Albert School, to the north of Reigate. The 

site is bounded to the east and west by agricultural land, to the south by an area of 

woodland, and to the north by the motorway corridor. The site is accessed from the 

south, off Gatton Bottom, which links to the A217 to the west, and to the A23 to the 

east. 

 

406. The site was considered during the preparation of the adopted Surrey Waste Plan, in 

Site Assessment Report 2B (Site No.32, pp.10-13). 

 

C6.C.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.C.2.1 Natural Environment & Biodiversity 

 

407. The Mole Gap to Reigate Escarpment SAC is located some 1.49 kilometres to the south 

west of the site. 

 

408. The Mole Gap to Reigate Escarpment SSSI is located 0.36 kilometres to the south west of 

the site, and the Chipstead Downs SSSI is located some 2.29 kilometres to the north. The 

Ashtead Common NNR is located some 10.16 kilometres to the north west of the site, 

and the Reigate Heath LNR is located some 3.94 kilometres to the south west.  

 

409. There are seven SNCIs located within 2.5 kilometres of the site (see table C6.C-1). There 

are three areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.C-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Royal Alexandra & Albert School SNCI Adjoins site 

Gatton Park SNCI 0.83 km south 

Gatwick Wood SNCI 1.13 km north west 

Marling Glen Wood SNCI 1.31 km north east 

Wray Common SNCI 2.01 km south 

Beechen Copse SNCI 2.39 km north west 

Holmethorpe Sandpits Complex SNCI 2.40 km south east 

 

C6.C.2.2 Landscape & Visual Amenity 

 

410. The site is located within the boundaries of the Surrey Hills AONB, and within the 

boundaries of the Surrey AGLV. 
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411. The site is located within National Character Area 119 (North Downs), which forms a 

chain of chalk hills extending from the Hog’s Back in Surrey to the White Cliffs of Dover 

in Kent. 

 

412. The eastern part of the site lies within character area ‘GV3 – Gatton Greensand Valley’, 

and the western part of the site lies within character area ‘CR3 – Box Hill to Tatsfield 

Chalk Ridge’, as defined in the 2015 Landscape Character Assessment for Surrey. 

 

C6.C.2.3 Historic Environment & Archaeology 

 

413. There are four Scheduled Monuments located within 2.5 kilometres of the site (see 

Table C6.C-2). 

Table C6.C-2: Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Reigate Fort: a London mobilisation centre’ (Historic England List ID  

1019245) 
1.69 km south west 

‘Earthworks of Surrey Iron Railway’ (Historic England List ID 1005932) 1.80 km north east 

‘Medieval moated site, Albury Farm, Merstham’ (Historic England List ID 

1015977) 
2.09 km south east 

‘Alderstead Fort: a London mobilisation centre at Merstham’ (Historic 

England List ID 1018073) 
2.48 km north east 

 

414. There is one Grade I Listed Building, one Grade II* Listed Building, and eight Grade II 

Listed Buildings located within 1.0 kilometre of the site (see Table C6.C-3). 

Table C6.C-3: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

Grade I 

‘Church of St Andrew’ (Historic England List ID 1294726) 0.49 km south 

Grade II* 

‘Gatton Town Hall’ (Historic England List ID 1029114) 0.45 km south 

Grade II 

‘Gatton Hall’ (Historic England List ID 1377943) 0.35 km south 

‘North Lodge (including fence & gate)’ (Historic England List ID 1029115) 0.37 km south east 

‘Kitchen garden walls (including gates) (Gatton Hall)’ (Historic England 

List ID 1241447) 
0.48 km south east 

‘Viaduct (Gatton Hall)’ (Historic England List ID 1241448) 0.57 km south east 

‘Crossways Farmhouse (including attached outbuilding)’ (Historic 

England List ID 1029146) 
0.63 km north west 

‘Old Trees’ (Historic England List ID 1377944) 0.74 km north west 

‘Olde Forge’ (Historic England List ID 1188546) 0.75 km north west 

‘Upper Gatton Park’ (Historic England List ID 1029116) 0.83 km north 
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415. The Grade II Registered Park & Garden of ‘Lower Gatton Park’ (Historic England List ID 

1004095) is located some 0.02 kilometres to the south of the site. The ‘Merstham Village 

(Part)’ Conservation Area is located some 1.53 kilometres to the east of the site. The 

‘RB053 – St Andrew’s 13th century church & Gatton town hall, Gatton Park’ AHAP is 

located some 0.38 kilometres to the south of the site.  

 

C6.C.2.4 Water Resources & Management 

 

416. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk. The site is classified as 

being subject to a combination of ‘very low’ (<0.1% AEP), ‘low’ (0.1% to 1.0% AEP), 

‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) risks of surface water flooding. 

 

417. The site is partially underlain by a groundwater SPZ 3 (Total Catchment) designation, and 

is underlain by the Dorking North Downs Chalk (Environment Agency Waterbody ID 

GB40601G602100) groundwater body, which exhibited ‘poor’ quantitative quality and 

‘good’ chemical quality during the Water Framework Directive 2016 reporting cycle. 

 

418. The site is located within the catchment of the ‘Redhill Brook’ (Environment Agency 

Waterbody ID GB106039017590), a heavily modified watercourse which exhibited 

‘moderate’ ecological potential and ‘good’ chemical quality during the Water 

Framework Directive 2016 reporting cycle. 

 

C6.C.2.5 Land & Soil Resources 

 

419. The underlying bedrock geology for the site is the ‘Upper Greensand Formation - 

Siltstone & Sandstone’, a sedimentary rock formed 94 to 112 million years ago in the 

Cretaceous Period, in a shallow sea environment. 

 

420. The BGS soil group for the site is ‘all’ and the soil texture classification is ‘chalky clay to 

chalky loam’. The site is classified as Grade 3 (good to moderate) agricultural land under 

the ALC system. 

 

C6.C.2.6 Background Air Quality & Traffic 

421. The closest AQMA to the site is the ‘M25, within RBBC’ (AQMA Order No.1, 2003), which 

adjoins the northern boundary of the site, and was designated for nitrogen dioxide 

concentrations. The site is located within between 20 metres and 250 metres of at least 

one high sensitivity receptor (e.g. residential property). 

 

422. The site is accessed from the south, off Gatton Bottom, which links to the A217 (Reigate 

Hill) 1.18 kilometres to the west, and to the A23 to the east. Traffic levels for 2016, from 

automated traffic count points located on the surrounding road network are given in 

table C6.C-4. 

Table C6.C-4: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

6269 
A23 (between Station Road North, 

Reigate & B2031) 

529080 

154000 
15,836 267 
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Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

36821 
A217 (between Raglan Road, Reigate 

& M25) 

526050 

152000 
21,269 694 

46809 
A217 (between M25 & Chipstead 

Lane roundabout) 

525000 

153660 
38,469 1,326 

78294 
A23 (between A242 & Station Road 

North) 

528630 

152500 
17,696 273 

 

 

C6.C.3 Summary of Key Assessment Findings & Recommendations 
 

423. The assessment for Site RE08 (Land at Gatton Bottom, Merstham) has been undertaken 

on the basis of the site’s assumed initial capacity to accommodate any one of the seven 

different types of waste development identified in Table C1-1 of this report. 

 

424. The findings of the preliminary assessment for the site can be summarised as follows: 

424.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 1A and 6 facilities) through ‘high-

medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium 

significance’ (Type 3 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 1A and 6 facilities), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7A facilities), to ‘medium-low significance’ 

(Type 3 and 7B facilities). For carbon emissions from processes, adverse 

impacts of ‘low significance’ were anticipated for Type 1A facilities, but of 

‘no significance’ for all other types. Carbon emissions from the 

transportation of waste were not expected to give rise to significant 

adverse impacts for all development types. For nuisance, in the form of 

noise, light or odour, the site was assessed as having the capacity to give 

rise to adverse impacts ranging from ‘high-medium significance’ (Type 1A or 

6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to 

‘medium-low significance’ (Type 3 facility). 

424.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘high 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘high significance’ across all development 

Types. For the impact of development of the site on flood risk, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. 

424.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as being of ‘high significance’ and ‘adverse’ effect across all 

development Types. For the use of previously developed land, the impact of 

development of the site was assessed as being of ‘no significance’ and 
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‘neutral’ across all development Types. For the use of natural resources, the 

impact of the development of the site was assessed as being of ‘medium’ 

significance and beneficial for a Type 6 facility. For the avoidance of 

contamination, the impact of development of the site was assessed as 

being of ‘high significance’ and adverse across all development Types.  

424.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘high significance’ and adverse across all development types. For 

the improvement or creation of habitats, the impact of development of the 

site was assessed as being of ‘high significance’ and adverse effect across all 

development Types. For the safeguarding of geological conservation 

interests, development of the site was assessed as having neutral effects of 

‘no significance’. 

424.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

424.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘low significance’ and ‘high significance’ and adverse 

effect across all development Types. For the safeguarding of built heritage 

assets, and the protection of their context and setting, the development of 

the site was assessed as being of ‘medium significance’ and ‘high 

significance’ and adverse effect across all development Types. For the 

safeguarding of historic landscapes, and the protection of their context and 

setting, the development of the site was assessed as being of ‘high 

significance’ and adverse effect across all development Types. 

424.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium-low significance’ and adverse impact across all development 

types. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 1A or 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3 facility). For the impact of development of the site on flood risk, the 

site was assessed as having the capacity to give rise to adverse impacts of 

‘medium significance’ across all development Types. For the provision of 

waste management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance (Type 6 facility) and 

beneficial effect. For the sterilisation of developable land, the development 

of the site was assessed as likely to give rise to adverse impacts of ‘high 

significance’. 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A Waste Management Facilities: The site is located within 1 kilometre of a designated AQMA, is situated 

within 100 metres of a major road (the M25 motorway), and is within 250 metres of the closest residential 

properties. The use of thermal treatment for the management of waste would be expected to give rise to a 

range of process emissions (e.g. NOx, SOx, etc.), arising from the direct combustion of waste, or from the 

combustion of syngas. The extent to which any given facility might be expected to give rise to adverse impacts 

on air quality will be dependent upon the type of technology used, the type of wastes processed, and the scale 

of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is located within 1 kilometre of a designated 

AQMA, is situated within 100 metres of a major road (the M25 motorway), and is within 250 metres of the 

closest residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), 

arising from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which 

any given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the 

type of technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of 

waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 3 Waste Management Facilities: The site is located within 1 kilometre of a designated AQMA, is situated 

within 100 metres of a major road (the M25 motorway), and is within 250 metres of the closest residential 

properties. The use of composting techniques for the management of waste would be expected to give rise to a 

range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food waste. The 

extent to which any given facility might be expected to give rise to adverse impacts on air quality will be 

dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes processed 

(e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<=25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is located within 1 kilometre of a designated AQMA, is situated 

within 100 metres of a major road (the M25 motorway), and is within 250 metres of the closest residential 

properties. The development and operation of a waste transfer station at the site would be expected to give 

rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be expected to 

be concentrated in the immediate vicinity of the site. The extent to which any given facility might be expected 

to give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. open or 

enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and cardboard, mixed waste), and the 

scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 4 & Type 5 Waste Management Facilities: The site is located within 1 kilometre of a designated AQMA, is 

situated within 100 metres of a major road (the M25 motorway), and is within 250 metres of the closest 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any 

given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1A Waste Management Facilities: The carbon emissions potentially associated with the operation of a 

waste management facility of Type 1A would represent the worst case scenario for the site, with estimated 

carbon emissions equivalent to 3.45% of the total annual emissions for the county of Surrey (see Table C1-2). 

The estimated worst case emissions would be considered to be of ‘low’ significance within the context of the 

overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near future, 

and would persist for the lifetime of any waste management facility. 



L 

Type 1B, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 
potentially associated with the operation of waste management facilities of Types 1B to 7, the estimated 
emissions would range from 0.0004% to 0.69% of the total annual emissions for the county of Surrey (see Table 
C1-2). In all cases, the estimated worst case emissions would not be considered significant within the context of 
the overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near 
future, and would persist for the lifetime of any waste management facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 
sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 
a major road (the M25 motorway), and it is therefore likely that the area is already affected by a diminished 
level of tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, 
dependent on how the facility was designed and operated, and the scale of the activities undertaken, 
potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 
background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 
impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 
The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 
waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 
a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 
(within 1 kilometre) to a major road (the M25 motorway), and it is therefore likely that the area is already 
affected by a diminished level of tranquillity. The development of any of the waste management facilities of 
Types 1B, 2, 4, 5 or 7 could, dependent on how the facility was designed and operated, and the scale of the 
activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a 
detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 
impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 
‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 
lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 
receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 
road (the M25 motorway), and it is therefore likely that the area is already affected by a diminished level of 
tranquillity. The development of a Type 3 waste management facility could, dependent on how the facility was 
designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of 
light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 
impact magnitude, would be ‘medium-low’ (<25ktpa), and the significance of any impacts would be ‘low’. The 
impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 
management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A & Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be 

expected to arise from a Type 1A waste management facility is estimated to be 190 movements per day and 

from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements of 

those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum average number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1B, 2, 4, 5, or 7A would be up to 40 per day, which would not exceed the threshold (of 100 HGV 

movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 3 & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 

would be expected to arise from the development of a waste management facility of Types 3 or 7B would be up 

to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘meidum-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types 1 

to 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 0.032% of the 

total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst case emissions 

would not be considered significant within the context of the overall emissions for the county of Surrey. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is partially 

underlain by a groundwater SPZ3 designation, and is completely underlain by the Dorking North Downs Chalk 

groundwater body (‘good’ chemical quality), and lies within the drainage catchment of the Redhill Brook 

(‘moderate’ ecological potential and ‘good’ chemical quality), but is not within 100 metres of the river or its 

direct tributaries. Any waste management operation that deals with organic or hazardous waste materials, or 

that could give rise to emissions that upon deposition could affect water quality (e.g. nutrients, acidifying 

compounds, heavy metals, etc.) could present a risk to the quality of the water environment at the affected site 

and in the surrounding area.  

The site is classed as being of ‘high’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘high’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is underlain by 

the Dorking North Downs Chalk groundwater body, which exhibited ‘poor’ quantitative quality during the Water 

Framework Directive 2016 reporting cycle. Assuming that demand for water at the site would primarily be met 

by means of a connection to the public water supply network, and that such supply would be derived by means 

of abstraction from the local groundwater body, which is currently subject to stress in terms of water 

availability, it is likely that construction and operation of any of the forms of waste management facility covered 

by Types 1 to 7 would place an additional burden on that waterbody. 

The site is classed as being of ‘high’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 

(<0.1% AEP) for fluvial flood risk, with a combination of ‘very low’ (<0.1% AEP), ‘low’ (0.1% to 1.0% AEP), ‘medium’ 

(1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk distributed across the site. As the site is 

greater than 1 hectare in size (2.6 hectares), a site specific flood risk assessment would be required at the 

planning application stage for any form of development. The site is at sufficiently low risk of flooding from fluvial 

or surface water sources across the majority of its area that it’s development for any of the forms of waste related 

operations covered by Types 1 to 7 would be unlikely to give rise to significant effects on flood risk on the site or 

in the surrounding area, although there could be localised changes to the distribution of surface water flood risk, 

depending on how the site is developed. 

The site is classed as being of ‘medium’ sensitivity for flood risk, and the significance of any impacts that might 

arise from the development and operation of a waste management facility would be ‘medium’ at worst. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is agricultural land 

that is classed as Grade 3 (moderate to good) under the ALC system.  

The site is classed as being of ‘high’ sensitivity for agricultural land, and in all cases, the effects of the site’s 

development on the best and most versatile agricultural land would be considered to be of ‘high’ significance. 

The impacts would be adverse for the lifetime of any waste management facility. 



H 

Maximise use 

of previously 

developed land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently in 

agricultural use, and could not be classed as land that has been subject to development or industrial use.  

The site is classed as being of ‘low’ sensitivity for previously developed land, and in all cases, the effects of the 

site’s development would be considered to be of no significance. The impacts would be neutral and would persist 

for the lifetime of any waste management facility. 



NS 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7 would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. All seven of the forms of waste management facility 

covered by Types 1 to 7 would involve some form of resource re-use, whether in terms of the recycling of 

materials, or the recovery of energy, and would consequently contribute to the off-setting of demand for primary 

natural and material resources. 

The estimated best case scenario for resource recovery (of 250,000 tonnes per year for a Type 1 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 22.7% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently in 

agricultural use, and comprises of land that is classed as having light to heavy soils with a chalk clay to chalky loam 

texture, which is therefore likely to be relatively permeable. Any waste management operation that deals with 

organic or hazardous waste materials, or that could give rise to emissions that upon deposition could affect soil 

quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the soil 

environment at the affected site and in the surrounding area. 

The site is classed as being of ‘high’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘high’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to 

Reigate Escarpment SAC (1.49 kilometres south west), and within 2.5 kilometres of the Mole Gap to Reigate 

Escarpment SSSI (0.36 kilometres south west), the Chipstead Downs SSSI (2.29 kilometres north) and the Royal 

Alexandra & Albert School SNCI. Emissions from facilities involved in the thermal treatment of waste, or the 

management of waste by means of AD, and from associated traffic, would contribute to changes in the 

background concentrations of both nutrient nitrogen and acids, thereby potentially contributing to adverse 

cumulative impacts on those habitats and species within the SAC, the SSSIs, and the SNCI that are sensitive to 

such changes in air quality (e.g. calcareous grassland habitats). The sensitive calcareous grasslands of the SAC 

(1.49 kilometres to the south west), and SSSI (0.36 kilometres to the south west), and the SNCI could be subject to 

impacts as a consequence of process and traffic emissions associated with the development of the site as a facility 

of Type 1, Type 2 or Type 7. On a precautionary basis it is recommended that the site would not be an appropriate 

location for any waste management development making use of processes that give rise to emissions to air, or 

that give rise to additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 

and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition to 

site related traffic, the effects of the site’s development would be considered to be of potentially ‘high’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H 

Type 3 Waste Management Facilities: The proximity of the site to the Mole Gap to Reigate Escarpment SSSI and 

SAC, the Chipstead Downs SSSI, and the Royal Alexandra & Albert School SNCI, which lie within 2.5 kilometres, 

would need to be taken into consideration, and in particular the sensitivity of calcareous grassland habitats to the 

potential impacts of nutrient nitrogen deposition. Emissions from traffic generated by development of the site for 

Type 3 waste management facilities, would also contribute to changes in the background concentrations of both 

nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SAC, SSSI and 

SNCI designations. On a precautionary basis it is recommended that the site would not be an appropriate location 

for any waste management development making use of processes that give rise to emissions to air, or that give 

rise to additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 

and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site related 

traffic, the effects of the site’s development would be considered to be of potentially ‘high’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Mole Gap to Reigate 

Escarpment SSSI and SAC, the Chipstead Downs SSSI, and the Royal Alexandra & Albert School SNCI, which lie 

within 2.5 kilometres, would need to be taken into consideration, and in particular the sensitivity of calcareous 

grassland habitats to the impacts of nutrient nitrogen deposition. The site would be better suited to a relatively 

inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise to process emissions. 

However, emissions from traffic generated by development of the site for any of the types of waste management 

facilities covered by Types 4, 5, and 6 would contribute to changes in background concentrations of both nutrient 

nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SAC, SSSI and SNCI 

designations. On a precautionary basis it is recommended that the site would not be an appropriate location for 

any waste management development making use of processes that give rise to emissions to air, or that give rise 

to additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 

and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be of 

potentially ‘high’ significance. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



H 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Natural Environment 

Ecological Networks 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped agricultural land, bounded to the north by the M25 motorway, to the west by woodland, to the east 

by further agricultural land, and to the south by an SNCI, and therefore offers a range of habitats for plants, 

mammals, birds, reptiles, amphibians and invertebrates. Allocation of the site in the emerging Plan for any of the 

forms of waste related operations covered by Types 1 to 7 would be likely to result in a net loss in the biodiversity 

interest and value of the site. 

The site is classed as being of ‘high’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national or 

local importance for the purposes of geological conservation. None of the types of waste management facilities 

covered by this assessment would be expected to give rise to direct or indirect impacts on geological conservation 

sites where there is no discernible physical link between the potential development site, and areas of land 

designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is located within 

the Surrey Hills AONB, and the Surrey AGLV. The development of the site for waste management purposes of the 

types covered by Types 1 to 7, could affect the integrity and character of the AONB and the AGLV, particularly in 

the case of larger scale facilities or those that might include intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in a 

rural setting, with the closest Conservation Area some 1.53 kilometres to the east. The development of the site for 

waste management purposes of the types covered by Types 1 to 7, could affect the integrity and character of the 

nearby Conservation Area, particularly in the case of larger scale facilities or those that might include intrusive or 

incongruous elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Visual Amenity 

Protect visual 

amenity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated within 

the Surrey Hills AONB and the Surrey AGLV, and in close proximity to a number of sensitive receptors, in particular 

residential properties and the Registered Park & Garden of Lower Gatton Park (Grade II) (0.02 kilometres south), 

and recreational facilities including a golf course and public rights of way. The development of the site for waste 

management purposes of the types covered by Types 1 to 7, could affect the visual context and amenity of those 

receptors, particularly in the case of larger scale facilities or those that might include visually intrusive or 

incongruous elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets or AHAPs (the closest is 0.38 kilometres to the south), with the closest 

Scheduled Monument is some 1.69 kilometres to the south west. The site is more than 0.4 hectares in size (2.6 

hectares), and would therefore require an archaeological assessment as part of any planning application 

submitted in support of any potential waste related development. There would be potential for previously 

unknown and undisturbed archaeological deposits to be affected by the development of the site for any of the 

waste management purposes covered by Types 1 to 7. 

The site is classed as being of ‘low’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets or AHAPs (the closest is 0.38 kilometres to the south), and the closest 

Scheduled Monument is some 1.69 kilometres to the south west. The setting of those assets could be affected by 

waste related development, particularly in the case of larger scale facilities or those that might include visually 

intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 

and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there is one Grade I Listed Building (0.49 kilometres south), one 

Grade II* Listed Building (0.45 kilometres south), and eight Grade II Listed Buildings located within 1 kilometre 

(closest 0.35 kilometres south), and a Conservation Area some 1.53 kilometres to the east. The development of 

the site for waste management purposes of the types covered by Types 1 to 7, would not be expected to directly 

impact upon the fabric of those heritage assets, but indirect effects, in terms of changes in air quality (particularly 

acidification), or vibration associated with construction phase works could not be ruled out in the absence of a 

more detailed account of the type of development to which the site would be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there is one Grade I Listed Building (0.49 kilometres south), one 

Grade II* Listed Building (0.45 kilometres south), and eight Grade II Listed Buildings located within 1 kilometre 

(closest 0.35 kilometres south), and a Conservation Area some 1.53 kilometres to the east. The development of 

the site for waste management purposes of the types covered by Types 1 to 7, could affect the setting of those 

assets, particularly in the case of larger scale facilities or those that might include visually intrusive elements, such 

as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of built heritage assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for the Historic Environment 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is located within 

the Surrey Hills AONB and the Surrey AGLV, and immediately to the north of the Grade II Registered Park & 

Garden of Lower Gatton Park. The development of the site for waste management purposes of the types 

covered by Types 1 to 7, would not be expected to directly impact upon the fabric of those heritage assets, but 

indirect effects, in terms of changes in air quality (particularly acidification, nutrient deposition, biopathogen 

release), could not be ruled out in the absence of a more detailed account of the type of development to which 

the site would be subject. 

The site is classed as being of ‘high’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is located within 

the Surrey Hills AONB and the Surrey AGLV, and immediately to the north of the Grade II Registered Park & 

Garden of Lower Gatton Park. The development of the site for waste management purposes of the types 

covered by Types 1 to 7, could affect the setting of those assets, particularly in the case of larger scale facilities 

or those that might include visually intrusive elements, such as large structures (potentially all Types, except 

Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of historic landscape 

assets, and the effects of development would be considered to be of potentially ‘high’ significance. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1 to 7 would be 190 movements per day. Vehicle movements of that frequency would constitute an 

20.2% increase in HGV traffic, and a 0.7% increase in all traffic, on the section of the A217 (Reigate Hill) from 

which the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (100 movements per day) could be 

considered to be of ‘medium-low’ significance (10% - 30% increase in HGVs, <10% increase in total traffic, 

taking account of thresholds in relevant published IEMA guidance). The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



M/L 

Minimise 

pollution & 

nuisance 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

a major road (the M25 motorway), and it is therefore likely that the area is already affected by a diminished 

level of tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, 

dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the M25 motorway), and it is therefore likely that the area is already 

affected by a diminished level of tranquillity. The development of any of the waste management facilities of 

Types 1B, 2, 4, 5 or 7 could, dependent on how the facility was designed and operated, and the scale of the 

activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a 

detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.C Site RE08:Land at Gatton Bottom, Merstham, Reigate 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise 

pollution & 

nuisance 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the M25 motorway), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of a Type 3 waste management facility could, dependent on how the facility was 

designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of 

light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 

Flood Risk 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

Zone 1 (<0.1% AEP) for fluvial flood risk, with a combination of ‘very low’ (<0.1% AEP), ‘low’ (0.1% to 1.0% AEP), 

‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk distributed across the site. As the 

site is greater than 1 hectare in size (2.6 hectares), a site specific flood risk assessment would be required at the 

planning application stage for any form of development. The site is at sufficiently low risk of flooding from 

fluvial or surface water sources across the majority of its area that it’s development for any of the forms of 

waste related operations covered by Types 1 to 7 would be unlikely to give rise to significant effects on flood 

risk on the site or in the surrounding area, although there could be localised changes to the distribution of 

surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘medium’ sensitivity for flood risk, and the significance of any impacts that might 

arise from the development and operation of a waste management facility would be ‘medium’ at worst. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1 to 7would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 250,000 tonnes 

per year for a Type 1 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 22.7% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 

2.6 hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified 

within the Green Belt, a site with the capacity to accommodate between 78 and 130 residential dwellings 

(calculated on the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of 

development could be considered to be of ‘high’ significance, based on the site having an estimated capacity to 

accommodate up to 130 dwellings. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



H 
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C6.D Site RE09B: Land at Earlswood Materials Bulking Facility & Waste 

Transfer Station, Horley Road, Redhill 
 

C6.D.1 Current Site Use & Characteristics 
 

425. The site (NGR 527701 148400) measures some 1.8 hectares, and comprises of an 

established materials bulking facility and waste transfer station. The site is located to the 

south of Reigate and to the north of South Earlswood, with Earlswood Common to the 

north, an established sewage treatment works to the west, allotments to the east, and 

an established community recycling centre to the south. The site is accessed direct from 

the A23 (Horley Road). 

 

426. The site is listed as an existing waste management facility in the Annual Monitoring 

Report 2012/13 (Appendix 2, site no.RE59). The site was identified as a potential future 

waste management site during the preparation of the Aggregates Recycling Joint DPD, in 

the ‘Long List’ (sites no.33 and no.72). 

 

C6.D.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.D.2.1 Natural Environment & Biodiversity 

 

427. The Mole Gap to Reigate Escarpment SAC is located some 3.83 kilometres to the north 

west of the site. 

 

428. The Reigate Heath SSSI, located some 3.68 kilometres to the north west of the site, is 

the closest such designation. The Ashtead Common NNR is located some 14.06 

kilometres to the north west of the site, and the Earlswood Common LNR adjoins the 

site to the north. 

 

429. There are nine SNCIs located within 2.5 kilometres of the site (see table C6.D-1). The 

closest area of Ancient Woodland to the site is located some 0.61 kilometres to the 

south west. 

Table C6.D-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Earlswood Common SNCI Adjoins site 

Three Arch Road SNCI 0.23 km east 

Burnt Oak Farm SNCI 0.23 km south west 

New Pond Farm/Felland Copse SNCI 0.51 km south west 

Petridgewood Common SNCI 0.61 km south 

Home Grove SNCI 0.69  km south west 

Holmethorpe Sandpits Complex SNCI 1.94 km north east 

Barnard's (Lavender) Sandpit SNCI 2.12 km north west 

Priory Park SNCI 2.45 km north west 
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C6.D.2.2 Landscape & Visual Amenity 

 

430. The Surrey Hills AONB commences some 3.24 kilometres to the north of the site, and 

the Surrey AGLV commences some 1.96 kilometres to the north east and some 3.13 

kilometres to the north west. 

 

431. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

432. The site is bounded to the north, west and south by character area ‘UE7 – Earlswood 

Common Distinct Area on the Edge of Urban Areas’, as defined in the 2015 Landscape 

Character Assessment for Surrey. 

 

C6.D.2.3 Historic Environment & Archaeology 

 

433. There is one Scheduled Monument located within 2.5 kilometres of the site (see Table 

C6.D-2) 

Table C6.D-2: Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Bowl barrow on Earlswood Common 20 metres south of Pendleton 

Road’ (Historic England List ID 1008052) 
0.97 km north west 

 

434. There is one Grade II* Listed Building, and seven Grade II Listed Buildings located within 

1.0 kilometre of the site (see Table C6.D-3). 

Table C6.D-3: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

Grade II* 

‘Church of St John the Evangelist’ (Historic England List ID 1029141) 0.95 km north 

Grade II 

’48 Common Road’ (Historic England List ID 1294815) 0.41 km north east 

‘Royal Earlswood Hospital (original building) (Blocks 13-21)’ (Historic 

England List ID 1241446) 
0.42 km north east 

‘Two lodges to Royal Earlswood Hospital’ (Historic England List ID 

1033356) 
0.45 km north east 

‘Workshop at Royal Earlswood Hospital’ (Historic England List ID 

1260527) 
0.54 km north east 

‘Mount Cottage’ (Historic England List ID 1189084) 0.73 km north 
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Listed Building Distance from site 

Grade II 

‘Greenmead Cottage’ (Historic England List ID 1029070) 0.73 km north 

‘117 & 119 Fountain Road’ (Historic England List ID 1029112) 0.88 km north 

 

435. The Grade II Registered Park & Garden of ‘Reigate Priory’ (Historic England List ID 

1001175) is located some 2.44 kilometres to the north west of the site. The ‘St John’s, 

Redhill’ Conservation Area is located some 0.80 kilometres to the north of the site. The 

‘RB081 – Possible Medieval Tile Kiln, Common Road, Reigate’ AHAP is located some 0.41 

kilometres to the north east of the site. 

 

C6.D.2.4 Water Resources & Management 

 

436. The majority of the site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk, with 

areas subject to Zone 3 (>1.0% AEP) and Zone 2 (0.1% to 1.0% AEP) risk located along 

the southern and south western edges of the site. The majority of the site is classified as 

being subject to ‘very low’ (<0.1% AEP) risks of surface water flooding, with areas 

affected by ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% 

AEP) distributed across the site. 

 

437. The site is not underlain by any groundwater SPZs, or by any groundwater resources 

monitored under the Water Framework Directive regime. 

 

438. The site is located within the catchment of the ‘Mole (Horley to Hersham)’ (Environment 

Agency Waterbody GB106039017621), an unmodified watercourse which exhibited 

‘moderate’ ecological status and ‘good’ chemical quality during the Water Framework 

Directive 2016 reporting cycle. 

 

C6.D.2.5 Land & Soil Resources 

 

439. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

440. The BGS soil group classification for the site is ‘medium (silty) to light (silty) to heavy’ 

and the soil texture classification is ‘clayey loam to silty loam’. The site was classified, 

prior to development, as Grade 4 (poor) agricultural under the ALC system.  

 

C6.D.2.6 Background Air Quality & Traffic 

 

441. The closest AQMA to the site is the ‘Redhill’ AQMA (AQMA Order No.12, 2011), located 

some 1.51 kilometres to the north, and designated for nitrogen dioxide concentrations. 

The site is located within between 20 metres and 250 metres of at least one high 

sensitivity receptor (e.g. residential property). 

 

442. The materials bulking facility and waste transfer station is accessed direct from the A23 

(Horley Road). Traffic levels for 2016, from automated traffic count points located on 

the surrounding road network are given in table C6.D-4. 
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Table C6.D-4: Background Annual Average Daily Traffic Flows 

Count 
Point ID 

Description NGR 
All vehicles 

(2016) 
All HGVs 

(2016) 

26274 
A23 (between A2044 & A25 High 

Street) 

527800 

150000 
21,524 454 

46273 A23 (between B2036 & A2044) 
528430 

145000 
21,822 595 

 

 

C6.D.3 Summary of Key Assessment Findings & Recommendations 
 

443. The assessment for Site RE09B (Land at Earlswood MBF & WTS, Redhill) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

444. The findings of the preliminary assessment for the site can be summarised as follows: 

444.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 6 facility), through ‘high-medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3B facility). For emissions to air from the transport of waste 

materials, the anticipated adverse impacts ranged from ‘high-medium 

significance’ (Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 

and 7A facilities), to ‘medium-low significance’ (Type 3B and 7B facilities). 

For carbon emissions, neither the processes used for waste management, 

nor the transportation of waste, were expected to give rise to significant 

adverse impacts. For nuisance, in the form of noise, light or odour, the site 

was assessed as having the capacity to give rise to adverse impacts ranging 

from ‘high-medium significance’ (Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3B facility). 

444.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

444.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘medium significance’ and ‘beneficial’ across 

all development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 

beneficial. For the avoidance of contamination, the impact of development 
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of the site was assessed as being of ‘low significance’ and adverse across all 

development Types.  

444.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 

the site was assessed as being of ‘low significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

444.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘high significance’ and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

444.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘medium significance’ and ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘medium significance’ and 

‘high significance’ and adverse effect across all development Types. For the 

safeguarding of historic landscapes, and the protection of their context and 

setting, the development of the site was assessed as being of ‘low 

significance’ and ‘medium significance’ and adverse effect across all 

development Types. 

444.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium-low significance’ and adverse impact across all development 

types. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 6 facility), through ‘medium significance’ 

(Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ (Type 3B 

facility). For the impact of development of the site on flood risk, the site 

was assessed as having the capacity to give rise to adverse impacts of ‘low 

significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘medium significance’. 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 

kilometre) to, any designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 

metres of residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising 

from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of waste 

managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Type 3B Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) to, any 

designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The use of composting techniques for the management of waste would be expected to 

give rise to a range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food 

waste. The extent to which any given facility might be expected to give rise to adverse impacts on air quality will 

be dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes processed 

(e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) to, any 

designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The development and operation of a waste transfer station at the site would be expected 

to give rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be 

expected to be concentrated in the immediate vicinity of the site. The extent to which any given facility might be 

expected to give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. 

open or enclosed, etc.), the type of wastes handled (e.g. plastics, glass, paper and cardboard, mixed waste), and 

the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Type 4 &Type 5 Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) 

to, any designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘medium’ (>25 ktpa and <50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of a waste management facility of Type 1B or Type 2 would represent 

the worst case scenario for the site, with either type being estimated to have the capacity to give rise to carbon 

emissions equivalent to 0.69% of the total annual emissions for the county of Surrey (see Table C1-2). For Types 

3B, 4, 5, 6 and 7, the estimated emissions would range from 0.0004% to 0.07% (see Table C1-2). In all cases, the 

estimated worst case emissions would not be considered significant within the context of the overall emissions 

for the county of Surrey. The impacts would be adverse, would commence in the near future, and would persist 

for the lifetime of any waste management facility. 



NS 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity.. 

The development of a Type 6 waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Type 1B, Type 2, Type 4, & Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres 

of a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3B Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 3B waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium-low’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be expected to 
arise from a Type 6waste management facility is estimated to be 100 movements per day. Vehicle movements 
of those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 
guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-
medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 
of any waste management facility. 



H/M 

Type 1B, Type 2, Type, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum number of daily 
HGV movements that would be expected to arise from the development of a waste management facility of 
Types 1B, 2, 4, 5, or 7A would be up to up to 40 per day, which would not exceed the threshold (of 100 HGV 
movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 
impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 
persist for the lifetime of any waste management facility. 



M 

Type 3B & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 
would be expected to arise from the development of a waste management facility of Types 3B or 7B would be 
up to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the 
IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be ‘medium-
low’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 
any waste management facility. 



M/L 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types1B, 

2, 3B, 4, 5, 6 or 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 

0.015% of the total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst 

case emissions would not be considered significant within the context of the overall emissions for the county of 

Surrey. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 

any waste management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime, but does lie 

within the drainage catchment of the river Mole (Horley to Hersham) (‘moderate’ ecological status and ‘good’ 

chemical quality ), but is not within 100 metres of the river or its direct tributaries. Any waste management 

operation that deals with organic or hazardous waste materials, or that could give rise to emissions that upon 

deposition could affect water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a 

risk to the quality of the water environment at the affected site and in the surrounding area. 

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime. Assuming that 

demand for water at the site would primarily be met by means of a connection to the public water supply 

network, and that such supply would be derived by means of abstraction from an appropriate groundwater body, 

that is not currently subject to stress in terms of water availability, it is unlikely that construction and operation of 

any of the forms of waste management facility covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would place a significant 

additional burden on that waterbody. However, the development would still create some additional demand for 

water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, as 

abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

Zone 1 (<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, with 

areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (1.8 hectares) and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The site 

is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that it’s 

development for any of the forms of waste related operations covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area, although there could 

be localised changes to the distribution of surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

  



Appendix C-6 to the Surrey WLP Environmental & Sustainability Report: Proposed Modifications Stage – January 2020 
303 

 

Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site was classed, 

prior to development, as Grade 4 (poor) agricultural land under the ALC system, but has been occupied by waste 

and associated industrial uses for a substantial period of time. Allocation of the site in the emerging Plan for any 

of the forms of waste related operations covered by Types 1B, 2, 3B or 4 to 7 would have no effect on the extent 

of the county’s remaining areas of Grade 1, Grade 2 or Grade 3a agricultural land. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 
development on the best and most versatile agricultural land would be considered to be of no significance. The 
impacts would be neutral for the lifetime of any waste management facility 



NS 

Maximise use 

of previously 

developed land 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an established waste transfer station and materials bulking facility, and could be classed as land that 

is subject to development and industrial use.  

The site is classed as being of ‘medium’ sensitivity for previously developed land, and in all cases, the effects of 

the site’s development would be considered to be of ‘medium’ significance. The impacts would be beneficial, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1B, 2 3B, and 4 to 7 would provide 

additional waste management capacity within the county of Surrey, capable of handling between 5,000 and 

120,000 tonnes per year, depending on the type and scale of facility constructed. All seven of the forms of waste 

management facility covered by Types 1B, 2, 3B, and 4 to 7 would involve some form of resource re-use, whether 

in terms of the recycling of materials, or the recovery of energy, and would consequently contribute to the off-

setting of demand for primary natural and material resources. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is comprised of 

an area of developed land that is classed as having light to heavy soils with a clayey loam to silty loam texture, 

which is likely to be relatively impermeable. Any waste management operation that deals with organic or 

hazardous waste materials, or that could give rise to emissions that upon deposition could affect soil quality (e.g. 

nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the soil environment at 

the affected site and in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap 

to Reigate Escarpment SAC (3.83 kilometres north west), with the Reigate Heath SSSI some 3.68 kilometres north 

west, and immediately to the south of the Earlswood Common SNCI and LNR. Emissions from facilities involved in 

the thermal treatment of waste, or the management of waste by means of AD, and from associated traffic, would 

contribute to changes in the background concentrations of both nutrient nitrogen and acids, thereby potentially 

contributing to adverse cumulative impacts on those habitats and species within designated sites that are 

sensitive to such changes in air quality (e.g. calcareous grassland habitats, deciduous woodlands, etc.). The 

sensitive calcareous grasslands of the Mole Gap to Reigate Escarpment SAC, and heathland habitats of Reigate 

Heath, are sufficiently distant from the site that it is unlikely that emissions from any facility of Type 1B, Type 2 or 

Type 7 would make a significant contribution to the deposition of nutrient nitrogen or acid at that designated site, 

however, the nearby SNCI and LNR could experience adverse effects.  

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3B Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI and LNR, both of 

which lie within 2.5 kilometres would need to be taken into consideration, and in particular the sensitivity of 

heathland and grassland habitats to the potential impacts of nutrient nitrogen deposition and the release of 

biopathogens (e.g. Phytophthora ramorum). Emissions from traffic generated by development of the site for Type 

3B waste management facilities, would also contribute to changes in the background concentrations of both 

nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI and LNR 

designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site 

related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI 

and LNR, both of which lie within 2.5 kilometres would need to be taken into consideration, and in particular the 

sensitivity of heathland and grassland habitats to the impacts of nutrient nitrogen deposition. The site would be 

better suited to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise 

to process emissions. However, emissions from traffic generated by development of the site for any of the types 

of waste management facilities covered by Types 4, 5, and 6 would contribute to changes in background 

concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts 

on the SNCI and LNR designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an established waste transfer station and materials bulking facility, with the Earlswood Common SNCI 

and LNR to the north offering a range of habitats for plants, mammals, birds, reptiles, amphibians and 

invertebrates. Allocation of the site in the emerging Plan for any of the forms of waste related operations covered 

by Types 1B, 2, 3B, 4, 5, 6 or 7 would be likely to result in a net loss in the biodiversity interest and value of the 

site. 

The site is classed as being of ‘low’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Natural Environment 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national or 

local importance for the purposes of geological conservation. None of the types of waste management facilities 

covered by this assessment would be expected to give rise to direct or indirect impacts on geological conservation 

sites where there is no discernible physical link between the potential development site, and areas of land 

designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated landscapes, the Surrey Hills AONB commences some 3.24 kilometres to the north, 

and the Surrey AGLV commences some 1.96 kilometres to the north east. The site is currently occupied by an 

established waste transfer station and materials bulking facility, and is situated in an edge of urban area setting 

classed as exhibiting a distinct urban edge landscape character, although bounded to the north by Earlswood 

Common. The development of the site for waste management purposes of the types covered by Types 1B, 2, 3B 

or 4 to 7, could affect the integrity and character of the wider landscapes within which the site is set, particularly 

in the case of larger scale facilities or those that might include intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an established waste transfer station and materials bulking facility, and is situated in an edge of 

urban setting, and does not coincide with any designated or sensitive townscapes, with the closest Conservation 

Area being 0.80 kilometres to the north. The redevelopment of the site for waste management purposes of Types 

1B, 2, 3B or 4 to 7, could affect the integrity and character of the nearby sensitive townscapes, particularly in the 

case of larger scale facilities or those that might include intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Visual Amenity 

Protect visual 

amenity 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an established waste transfer station and materials bulking facility, and is situated in close proximity 

to a number of sensitive receptors, in particular residential properties and recreational facilities including a golf 

course and public rights of way. The Surrey Hills AONB commences some 3.24 kilometres to the north, the Surrey 

AGLV commences some 1.96 kilometres to the north east, the Grade II Registered Park & Garden of Reigate Priory 

is some 2.44 kilometres to the north west, and the closest Conservation Area being 0.80 kilometres to the north. 

The development of the site for waste management purposes of the types covered by Types 1B, 2, 3B and 4 to 7, 

could affect the visual context and amenity of those receptors, particularly in the case of larger scale facilities or 

those that might include visually intrusive or incongruous elements, such as large structures (potentially all Types, 

except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated archaeological assets or AHAPs (the closest is 0.41 kilometres to the north west), 

and the closest Scheduled Monument is located some 0.97 kilometres to the north west. The site is more than 0.4 

hectares in size (1.4 hectares), and would therefore require an archaeological assessment as part of any planning 

application submitted in support of any potential waste related development. There would be potential for 

previously unknown and undisturbed archaeological deposits to be affected by the development of the site for 

any of the waste management purposes covered by Types 1B, 2, 3B and 4 to 7.  

The site is classed as being of ‘medium’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated archaeological assets or AHAPs (the closest is 0.41 kilometres to the north west), 

and the closest Scheduled Monument is located some 0.97 kilometres to the north west. The setting of those 

assets could be affected by waste related development, particularly in the case of larger scale facilities or those 

that might include visually intrusive elements, such as large structures (potentially all Types, except Type 3B) and 

chimney stacks (e.g. Types 1B and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated built heritage assets, but there is one Grade II* Listed Building, and seven Grade II 

Listed Buildings located within 1 kilometre, with the closest ones lying within 0.5 kilometres, with the closest 

Conservation Area some 0.80 kilometres to the north. The re-development of the site for waste management 

purposes of the types covered by Types 1B, 2, 3B and 4 to 7, would not be expected to directly impact upon the 

fabric of those Listed Buildings, but indirect effects, in terms of changes in air quality (particularly acidification), or 

vibration associated with construction phase works could not be ruled out in the absence of a more detailed 

account of the type of development to which the site would be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated built heritage assets, but there is one Grade II* Listed Building, and seven Grade II 

Listed Buildings located within 1 kilometre, with the closest ones lying within 0.5 kilometres, with the closest 

Conservation Area some 0.80 kilometres to the north. The redevelopment of the site for waste management 

purposes of the types covered by Types 1B, 2, 3B or 4 to 7, could affect the setting of those assets, particularly in 

the case of larger scale facilities or those that might include visually intrusive elements, such as large structures 

(potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of built heritage assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, with the Surrey Hills AONB some 3.24 kilometres to the north, 

the Surrey AGLV some 1.96 kilometres to the north east, and the Grade II Registered Park & Garden of Reigate 

Priory some 2.44 kilometres to the north west. The development of the site for waste management purposes of 

the types covered by Types 1B, 2, 3B or 4 to 7, would not be expected to directly impact upon the fabric of those, 

but indirect effects, in terms of changes in air quality (particularly acidification, nutrient deposition, biopathogen 

release), could not be ruled out in the absence of a more detailed account of the type of development to which 

the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for the Historic Environment 

Historic Landscape 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, with the Surrey Hills AONB some 3.24 kilometres to the north, 

the Surrey AGLV some 1.96 kilometres to the north east, and the Grade II Registered Park & Garden of Reigate 

Priory some 2.44 kilometres to the north west. The re-development of the site for waste management purposes 

of the types covered by Types 1B, 2, 3B and 4 to 7, could affect the setting of those assets, particularly in the 

case of larger scale facilities or those that might include visually intrusive elements, such as large structures 

(potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number 

of daily HGV movements that would be expected to arise from the development of a waste management facility 

of Types 1B, 2, 3B, 4, 5, 6 or 7 would be 100 movements per day. Vehicle movements of that frequency would 

constitute an 22.0% increase in HGV traffic, and a 0.5% increase in all traffic, on the section of the A325 (Byfleet 

Road) from which the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (100 movements per day) could be 

considered to be of ‘medium-low’ significance (10% - 30% increase in HGVs, <10% increase in total traffic, 

taking account of thresholds in relevant published IEMA guidance). The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



M/L 

Minimise 

pollution & 

nuisance 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 6 waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 1B, Type 2, Type 4, & Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres 

of a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities 

undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact 

on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3B Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 3B waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium-

low’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 

any waste management facility. 



M/L 
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Part C6.D Site RE09B: Land at Earlswood MBF & WTS, Horley Road, Redhill 

Assessment for Human Communities 

Flood Risk 

Minimise 

future flood 

risks 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

Zone 1 (<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, with 

areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (1.8 hectares) and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The site 

is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that it’s 

development for any of the forms of waste related operations covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area, although there could 

be localised changes to the distribution of surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1B, 2, 3B and 4 to 7would provide 

additional waste management capacity within the county of Surrey, capable of handling between 5,000 and 

120,000 tonnes per year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 120,000 tonnes 

per year for a Type 6 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 10.9% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 

1.8 hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified within 

the Green Belt, a site with the capacity to accommodate between 54 and 90 residential dwellings (calculated on 

the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘medium’ significance, based on the site having an estimated capacity to 

accommodate up to 90 dwellings. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 
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C6.E Site RE09D: Land west of Earlswood Sewage Treatment Works, 

Woodhatch Road, Redhill 
 

C6.E.1 Current Site Use & Characteristics 
 

445. The site (NGR 527200 148258) measures some 2.4 hectares, and is comprised of an 

undeveloped area of land situated to the west of the Earlswood sewage treatment 

works. The site is located to the south of Reigate and to the north of South Earlswood, 

with Earlswood Common to the north, open grazing land and woodland to the south and 

west, and the established sewage treatment works to the east. The site would be 

accessed via the sewage treatment works, for which the access is located on the A2044 

(Woodhatch Road). 

 

446. The site was considered was identified as a potential future location for waste 

management operations during the preparation of the adopted Surrey Waste Plan, in 

Site Assessment Report 2E (Site No.51/11, pp.33-36), and the preparation of the 

Aggregates Recycling Joint DPD in the ‘Long List’ (site no.82). The site was allocated in 

the adopted Surrey Waste Plan under Policy WD2. 

 

C6.E.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.E.2.1 Natural Environment & Biodiversity 

 

447. The Mole Gap to Reigate Escarpment SAC is located some 3.78 kilometres to the north 

west of the site. 

 

448. The Reigate Heath SSSI, located some 3.38 kilometres to the north west of the site, is 

the closest such designation. The Ashtead Common NNR is located some 14.06 

kilometres to the north west of the site, and the Earlswood Common LNR adjoins the 

site to the north. 

 

449. There are ten SNCIs located within 2.5 kilometres of the site (see table C6.E-1). There 

are two areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.E-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Earlswood Common SNCI Adjoins site 

Burnt Oak Farm SNCI 0.14 km south 

New Pond Farm/Felland Copse SNCI 0.16 km south 

Home Grove SNCI 0.65 km south 

Petridgewood Common SNCI 0.68 km south 

Three Arch Road SNCI 0.70 km east 

Barnard's (Lavender) Sandpit SNCI 1.69 km north west 

Priory Park SNCI 2.08 km north west 
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Site of Nature Conservation Importance Distance from site 

Slipshatch Wood SNCI 2.18 km west 

Holmethorpe Sandpits Complex SNCI 2.30 km north east 

 

C6.E.2.2 Landscape & Visual Amenity 

 

450. The Surrey Hills AONB commences some 3.21 kilometres to the north of the site, and 

the Surrey AGLV commences some 2.43 kilometres to the north east and some 2.60 

kilometres to the north west. 

 

451. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

452. The site is bounded to the north, west and south by character area ‘UE7 – Earlswood 

Common Distinct Area on the Edge of Urban Areas’, as defined in the 2015 Landscape 

Character Assessment for Surrey. 

 

C6.E.2.3 Historic Environment & Archaeology 

 

453. There are two Scheduled Monuments located within 2.5 kilometres of the site (see 

Table C6.E-2) 

Table C6.E-2: Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Bowl barrow on Earlswood Common 20 metres south of Pendleton 

Road’ (Historic England List ID 1008052) 
0.57 km north west 

‘The Priory, Reigate’ (Historic England List ID 1005929) 2.45 km north west 

 

454. There are six Grade II Listed Buildings located within 1.0 kilometre of the site (see Table 

C6.E-3). 

Table C6.E-3 Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

’48 Common Road’ (Historic England List ID 1294815) 0.79 km north east 

‘Two lodges to Royal Earlswood Hospital’ (Historic England List ID 

1033356) 
0.90 km north east 

‘Royal Earlswood Hospital (original building) (Blocks 13-21)’ (Historic 

England List ID 1241446) 
0.92 km north east 
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Listed Building Distance from site 

‘Mount Cottage’ (Historic England List ID 1189084) 0.73 km north 

‘Greenmead Cottage’ (Historic England List ID 1029070) 0.73 km north 

‘117 & 119 Fountain Road’ (Historic England List ID 1029112) 0.96 km north 

 

455. The Grade II Registered Park & Garden of ‘Reigate Priory’ (Historic England List ID 

1001175) is located some 2.05 kilometres to the north west of the site. The ‘St John’s, 

Redhill’ Conservation Area is located some 0.85 kilometres to the north of the site. The 

‘RB040 – Bowl barrow, & possible bowl barrows, Earlswood Common’ AHAP is located 

some 0.50 kilometres to the north west of the site. 

 

C6.E.2.4 Water Resources & Management 

 

456. The majority of the site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk, with 

areas subject to Zone 3 (>1.0% AEP) and Zone 2 (0.1% to 1.0% AEP) risk located along 

the southern and south western edges of the site. The majority of the site is classified as 

being subject to ‘very low’ (<0.1% AEP) risks of surface water flooding, with areas 

affected by ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% 

AEP) distributed across the site. 

 

457. The site is not underlain by any groundwater SPZs, nor by any groundwater resources 

monitored under the Water Framework Directive regime. 

 

458. The site is located within the catchment of the ‘Mole (Horley to Hersham)’ (Environment 

Agency Waterbody GB106039017621), an unmodified watercourse which exhibited 

‘moderate’ ecological status and ‘good’ chemical quality during the Water Framework 

Directive 2016 reporting cycle. 

 

C6.E.2.5 Land & Soil Resources 

 

459. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

460. The BGS soil group classification for the site is ‘medium (silty) to light (silty) to heavy’ 

and the soil texture classification is ‘clayey loam to silty loam’. The site is classified as 

Grade 4 (poor) agricultural land under the ALC system.  

 

C6.E.2.6 Background Air Quality & Traffic 

 

461. The closest AQMA to the site is the ‘Redhill’ AQMA (AQMA Order No.12, 2011), located 

some 1.57 kilometres to the north, and designated for nitrogen dioxide concentrations. 

The site is located within between 20 metres and 250 metres of at least one high 

sensitivity receptor (e.g. residential property). 

 

462. The sewage treatment works, and the land to the west of it,  is accessed direct from the 

A2044 (Woodhatch Road).Traffic levels for 2016, from automated traffic count points 

located on the surrounding road network are given in table C6.E-4. 
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Table C6.E-4: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

27605 A2044 (between Tiler’s Way & A23) 
527510 

148000 
7,313 186 

80608 A2044 (between A217 & Tiler’s Way) 
526140 

148680 
15,735 339 

 

C6.E.3 Summary of Key Assessment Findings & Recommendations 
 

463. The assessment for Site RE09D (Land west of Earlswood STW, Redhill) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

464. The findings of the preliminary assessment for the site can be summarised as follows: 

464.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 1A and Type 6 facilities), through 

‘high-medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-

low significance’ (Type 3 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 1A and 6 facilities), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7A facilities), to ‘medium-low significance’ 

(Type 3 and 7B facilities). For carbon emissions from processes, adverse 

impacts of ‘low significance’ were anticipated for Type 1A facilities, but of 

‘no significance’ for all other types. Carbon emissions from the 

transportation of waste were not expected to give rise to significant 

adverse impacts for all development types. For nuisance, in the form of 

noise, light or odour, the site was assessed as having the capacity to give 

rise to adverse impacts ranging from ‘high-medium significance’ (Type 1A or 

Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 

facilities), to ‘medium-low significance’ (Type 3 facility). 

464.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

464.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as being of ‘medium significance’ and ‘adverse’ effect across 

all development Types. For the use of previously developed land, the 

impact of development of the site was assessed as being of ‘no significance’ 

and ‘neutral’ effect across all development Types. For the use of natural 
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resources, the impact of the development of the site was assessed as being 

of ‘medium’ significance and beneficial for a Type 6 facility. For the 

avoidance of contamination, the impact of development of the site was 

assessed as being of ‘low significance’ and adverse across all development 

Types.  

464.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 

the site was assessed as being of ‘high significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

464.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘high significance’ and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

464.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘medium significance’ and ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘medium significance’ and 

adverse effect across all development Types. For the safeguarding of 

historic landscapes, and the protection of their context and setting, the 

development of the site was assessed as being of ‘low significance’ and 

‘medium significance’ and adverse effect across all development Types. 

464.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium significance’ and adverse impact across all development types. 

For nuisance, in the form of noise, light or odour, the site was assessed as 

having the capacity to give rise to adverse impacts ranging from ‘high-

medium significance’ (Type 1A or Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3 facility). For the impact of development of the site on flood risk, the 

site was assessed as having the capacity to give rise to adverse impacts of 

‘low significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘high significance’. 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of residential 

properties. The use of thermal treatment for the management of waste would be expected to give rise to a 

range of process emissions (e.g. NOx, SOx, etc.), arising from the direct combustion of waste, or from the 

combustion of syngas. The extent to which any given facility might be expected to give rise to adverse impacts 

on air quality will be dependent upon the type of technology used, the type of wastes processed, and the scale 

of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 

km) to, any designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of 

residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), 

arising from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which 

any given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the 

type of technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of 

waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 3 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of residential 

properties. The use of composting techniques for the management of waste would be expected to give rise to a 

range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food waste. The 

extent to which any given facility might be expected to give rise to adverse impacts on air quality will be 

dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes processed 

(e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<=25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of residential 

properties. The development and operation of a waste transfer station at the site would be expected to give 

rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be expected to 

be concentrated in the immediate vicinity of the site. The extent to which any given facility might be expected 

to give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. open or 

enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and cardboard, mixed waste), and the 

scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 4 & Type 5 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, 

any designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any 

given facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1A Waste Management Facilities: The carbon emissions potentially associated with the operation of a 

waste management facility of Type 1A would represent the worst case scenario for the site, with estimated 

carbon emissions equivalent to 3.45% of the total annual emissions for the county of Surrey (see Table C1-2). 

The estimated worst case emissions would be considered to be of ‘low’ significance within the context of the 

overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near future, 

and would persist for the lifetime of any waste management facility. 



L 

Type 1B, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of waste management facilities of Types 1B to 7, the estimated 

emissions would range from 0.0004% to 0.69% of the total annual emissions for the county of Surrey (see Table 

C1-2). In all cases, the estimated worst case emissions would not be considered significant within the context of 

the overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near 

future, and would persist for the lifetime of any waste management facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

two major roads (the A23 and the A2044), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of either of the waste management facilities of Types 1A or 6 

could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to two major roads (the A23 and the A2044), and it is therefore likely that the area is 

already affected by a diminished level of tranquillity. The development of any of the waste management 

facilities of Types 1B, 2, 4, 5 or 7 could, dependent on how the facility was designed and operated, and the scale 

of the activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a 

detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to two major 

roads (the A23 and the A2044), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of a Type 3 waste management facility could, dependent on how the facility was 

designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of 

light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A & Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be 

expected to arise from a Type 1A waste management facility is estimated to be 190 movements per day and 

from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements of 

those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum average number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1B, 2, 4, 5, or 7A would be up to 40 per day, which would not exceed the threshold (of 100 HGV 

movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 3 & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 

would be expected to arise from the development of a waste management facility of Types 3 or 7B would be up 

to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘medium-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types 1 

to 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 0.032% of the 

total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst case emissions 

would not be considered significant within the context of the overall emissions for the county of Surrey. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime, but does lie 

within the drainage catchment of the river Mole (Horley to Hersham) (‘moderate’ ecological status and ‘good’ 

chemical quality), and is located within 100 metres of a direct tributary of the river. Any waste management 

operation that deals with organic or hazardous waste materials, or that could give rise to emissions that upon 

deposition could affect water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a 

risk to the quality of the water environment at the affected site and in the surrounding area. 

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime. Assuming that 

demand for water at the site would primarily be met by means of a connection to the public water supply 

network, and that such supply would be derived by means of abstraction from an appropriate groundwater 

body, that is not currently subject to stress in terms of water availability, it is unlikely that construction and 

operation of any of the forms of waste management facility covered by Types 1 to 7 would place a significant 

additional burden on that waterbody. However, the development would still create some additional demand 

for water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, 

as abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The majority of the site is 

classed as Zone 1 (<0.1% AEP) for fluvial flood risk, with areas subject to Zone 2 (0.1% to 1.0% AEP) and Zone 3 

(>1.0% AEP) situated along the southern and south western perimeter, and is mainly classed as ‘very low’ (<0.1% 

AEP) for surface water flood risk, with areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ 

(>3.3% AEP) risk distributed across the site. The site is greater than 1 hectare in size (2.4 hectares) and 

consequently would require site specific flood risk assessment at the planning application stage for any form of 

development. Development of the site for any of the forms of waste related operations covered by Types 1 to 7 

could give rise to significant effects on flood risk on the site or in the surrounding area, including localised changes 

to the distribution of surface water flood risk. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is undeveloped and 

classed as Grade 4 (poor) agricultural land under the ALC system.  

The site is classed as being of ‘medium’ sensitivity for agricultural land, and in all cases, the effects of the site’s 

development on the best and most versatile agricultural land would be considered to be of ‘medium’ significance. 

The impacts would be adverse for the lifetime of any waste management facility. 



M 

Maximise use 

of previously 

developed land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped and comprises of an area of scrub grassland bounded by tree lines situated to the west of an 

established sewage treatment works.  

The site is classed as being of ‘low’ sensitivity for previously developed land, and in all cases, the effects of the 

site’s development would be considered to be of no significance. The impacts would be neutral and would persist 

for the lifetime of any waste management facility. 



NS 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7 would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. All seven of the forms of waste management facility 

covered by Types 1 to 7 would involve some form of resource re-use, whether in terms of the recycling of 

materials, or the recovery of energy, and would consequently contribute to the off-setting of demand for primary 

natural and material resources. 

The estimated best case scenario for resource recovery (of 250,000 tonnes per year for a Type 1 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 22.7% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped and comprises of an area of scrub grassland bounded by tree lines that is classed as having light to 

heavy soils with a clayey loam or silty loam texture, which are therefore likely to be relatively impermeable. Any 

waste management operation that deals with organic or hazardous waste materials, or that could give rise to 

emissions that upon deposition could affect soil quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) 

could present a risk to the quality of the soil environment at the affected site and in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to 

Reigate Escarpment SAC (3.78 kilometres north west), with the Reigate Heath SSSI some 3.38 kilometres north 

west, and immediately to the south of the Earlswood Common SNCI and LNR. Emissions from facilities involved in 

the thermal treatment of waste, or the management of waste by means of AD, and from associated traffic, would 

contribute to changes in the background concentrations of both nutrient nitrogen and acids, thereby potentially 

contributing to adverse cumulative impacts on those habitats and species within designated sites that are 

sensitive to such changes in air quality (e.g. calcareous grassland habitats, deciduous woodlands, etc.). The 

sensitive calcareous grasslands of the Mole Gap to Reigate Escarpment SAC, and heathland habitats of Reigate 

Heath, are sufficiently distant from the site that it is unlikely that emissions from any facility of Type 1, Type 2 or 

Type 7 would make a significant contribution to the deposition of nutrient nitrogen or acid at that designated site, 

however, the nearby SNCI and LNR could experience adverse effects.  

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI and LNR, both of 

which lie within 2.5 kilometres would need to be taken into consideration, and in particular the sensitivity of 

heathland and grassland habitats to the potential impacts of nutrient nitrogen deposition and the release of 

biopathogens (e.g. Phytophthora ramorum). Emissions from traffic generated by development of the site for Type 

3 waste management facilities, would also contribute to changes in the background concentrations of both 

nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI and LNR 

designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site 

related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI 

and LNR, both of which lie within 2.5 kilometres would need to be taken into consideration, and in particular the 

sensitivity of heathland and grassland habitats to the impacts of nutrient nitrogen deposition. The site would be 

better suited to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise 

to process emissions. However, emissions from traffic generated by development of the site for any of the types 

of waste management facilities covered by Types 4, 5, and 6 would contribute to changes in background 

concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts 

on the SNCI and LNR designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped and comprises of an area of scrub grassland bounded by tree lines situated to the west of an 

established sewage treatment works, and the south of the Earlswood Common SNCI and LNR. The site offers a 

range of habitats for plants, mammals, birds, reptiles, amphibians and invertebrates. Allocation of the site in the 

emerging Plan for any of the forms of waste related operations covered by Types 1 to 7 would likely result in a net 

loss in the biodiversity interest and value of the site. 

The site is classed as being of ‘high’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Natural Environment 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national or 

local importance for the purposes of geological conservation. None of the types of waste management facilities 

covered by this assessment would be expected to give rise to direct or indirect impacts on geological conservation 

sites where there is no discernible physical link between the potential development site, and areas of land 

designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated landscapes, the Surrey Hills AONB commences some 3.2 kilometres to the north, and the 

Surrey AGLV commences some 2.43 kilometres to the north east. The development of the site for waste 

management purposes of the types covered by Types 1 to 7, could affect the integrity and character of the wider 

landscapes within which those assets are set, particularly in the case of larger scale facilities or those that might 

include intrusive or incongruous elements, such as large structures (potentially all Types, except Type 3) and 

chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped, and is situated in an edge of urban setting, and does not coincide with any designated or sensitive 

townscapes, with the closest Conservation Area some 0.85 kilometres to the north. The development of the site 

for waste management purposes of the types covered by Types 1 to 7, could affect the integrity and character of 

the wider landscapes within which those assets are set, particularly in the case of larger scale facilities or those 

that might include intrusive or incongruous elements, such as large structures (potentially all Types, except Type 

3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Visual Amenity 

Protect visual 

amenity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped and comprises of an area of scrub grassland bounded by tree lines, and is close to a number of 

sensitive receptors, in particular residential properties and recreational facilities including a golf course and public 

rights of way. The Surrey Hills AONB commences some 3.2 kilometres to the north, and the Surrey AGLV 

commences some 2.43 kilometres to the north east, the Grade II Registered Park & Garden of Reigate Priory is 

some 2.05 kilometres to the north west, and the closest Conservation Area is some 0.85 kilometres to the north. 

The development of the site for waste management purposes of the forms covered by Types 1 to 7, could affect 

the visual context and amenity of those receptors, particularly in the case of larger scale facilities or those that 

might include visually intrusive or incongruous elements, such as large structures (potentially all Types, except 

Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, but a Scheduled Monument is located some 0.57 kilometres to the 

north on Earlswood Common, and the closest AHAP is some 0.50 kilometres to the north west. The site is 

undeveloped, and measures more than 0.4 hectares in size (2.4 hectares), and would therefore require an 

archaeological assessment as part of any planning application submitted in support of any potential waste related 

development. There would be potential for previously unknown and undisturbed archaeological deposits to be 

affected by the development of the site for any of the waste management purposes covered by Types 1 to 7.  

The site is classed as being of ‘medium’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, but a Scheduled Monument is located some 0.57 kilometres to the 

north on Earlswood Common, and the closest AHAP is some 0.50 kilometres to the north west. The setting of 

those heritage assets could be affected by waste related development, particularly in the case of larger scale 

facilities or those that might include visually intrusive elements, such as large structures (potentially all Types, 

except Type 3) and chimney stacks (e.g. Types 1 and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are six Grade II Listed Buildings located within 1 kilometre, 

with the closest lying within 0.8 kilometres, and a Conservation Area some 0.85 kilometres to the north. The 

development of the site for waste management purposes of the types covered by Types 1 to 7, would not be 

expected to directly impact upon the fabric of those Listed Buildings, but indirect effects, in terms of changes in 

air quality (particularly acidification), or vibration associated with construction phase works could not be ruled out 

in the absence of a more detailed account of the type of development to which the site would be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are six Grade II Listed Buildings located within 1 kilometre, 

with the closest lying within 0.8 kilometres, and a Conservation Area some 0.85 kilometres to the north. The 

development of the site for waste management purposes of the types covered by Types 1 to 7, could affect the 

setting of those assets, particularly in the case of larger scale facilities or those that might include visually intrusive 

elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of built heritage 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated historic landscapes, but the Grade II Registered Park & Garden of Reigate Priory is some 2.05 

kilometres to the north west, the Surrey Hills AONB some 3.2 kilometres to the north, and the Surrey AGLV some 

2.43 kilometres to the north east. The development of the site for waste management purposes of the types 

covered by Types 1 to 7, would not be expected to directly impact upon the fabric of those, but indirect effects, in 

terms of changes in air quality (particularly acidification, nutrient deposition, biopathogen release), could not be 

ruled out in the absence of a more detailed account of the type of development to which the site would be 

subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for the Historic Environment 

Historic Landscape 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, but the Grade II Registered Park & Garden of Reigate Priory is 

some 2.05 kilometres to the north west, the Surrey Hills AONB some 3.2 kilometres to the north, and the Surrey 

AGLV some 2.43 kilometres to the north east. The development of the site for waste management purposes of 

the types covered by Types 1 to 7, could affect the setting of that asset, particularly in the case of larger scale 

facilities or those that might include visually intrusive elements, such as large structures (potentially all Types, 

except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1 to 7 would be 190 movements per day. Vehicle movements of that frequency would constitute an 

75.3% increase in HGV traffic, and a 1.9% increase in all traffic, on the section of the A2044 (Woodhatch Road) 

from which the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (190 movements per day) could be 

considered to be of ‘medium’ significance (>30% increase in HGVs, <10% increase in total traffic, taking account 

of thresholds in relevant published IEMA guidance). The impacts would be adverse, would commence in the 

near future, and would persist for the lifetime of any waste management facility. 



M 

Minimise 

pollution & 

nuisance 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

two major roads (the A23 and the A2044), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of either of the waste management facilities of Types 1A or 6 

could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 3, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 

metres of a number of high sensitivity receptors, notably residential properties. The site is located in close 

proximity (within 1 kilometre) to two major roads (the A23 and the A2044), and it is therefore likely that the 

area is already affected by a diminished level of tranquillity. The development of any of the waste management 

facilities of Types 1B, 2 to 5 or 7 could, dependent on how the facility was designed and operated, and the scale 

of the activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a 

detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to two major 

roads (the A23 and the A2044), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of a Type 3 waste management facility could, dependent on how the facility was 

designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of 

light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 
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Part C6.E Site RE09D: Land west of Earlswood STW, Woodhatch Road, Redhill 

Assessment for Human Communities 

Flood Risk 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The majority of the site is 

classed as Zone 1 (<0.1% AEP) for fluvial flood risk, with areas subject to Zone 2 (0.1% to 1.0% AEP) and Zone 3 

(>1.0% AEP) situated along the southern and south western perimeter, and is mainly classed as ‘very low’ (<0.1% 

AEP) for surface water flood risk, with areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ 

(>3.3% AEP) risk distributed across the site. The site is greater than 1 hectare in size (2.4 hectares) and 

consequently would require site specific flood risk assessment at the planning application stage for any form of 

development. Development of the site for any of the forms of waste related operations covered by Types 1 to 7 

could give rise to significant effects on flood risk on the site or in the surrounding area, including localised 

changes to the distribution of surface water flood risk. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Human Communities 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1 to 7would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 250,000 tonnes 

per year for a Type 1 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 22.7% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 

2.4 hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified within 

the Green Belt, a site with the capacity to accommodate between 72 and 120 residential dwellings (calculated on 

the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘high’ significance, based on the site having an estimated capacity to accommodate 

up to 120 dwellings. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, 

Redhill 
 

 

C6.F.1 Current Site Use & Characteristics 
 

465. The site (NGR 527815 148410) measures some 1.69 hectares, and is an area of allotment 

gardens located to the south of Redhill and the north of South Earlswood. The site is 

bounded to the west by the A23 (Horley Road), with a materials bulking facility, 

community recycling centre and sewage treatment works beyond. To the north and 

north west are areas of open land, to the east is a rail line, with open land, residential 

development and the East Surrey Hospital beyond, and to the south is a football ground. 

The site is accessed direct from the A23 (Horley Road). 

 

466. The site was identified as a potential future location for waste operations during the 

preparation of the adopted Surrey Waste Plan, in Site Assessment Report 2D (Site No.39, 

pp.3-6). 

 

 

C6.F.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.F.2.1 Natural Environment & Biodiversity 

 

467. The Mole Gap to Reigate Escarpment SAC is located some 3.88 kilometres to the north 

west of the site.  

 

468. The closest SSSI to the site is the Reigate Heath SSSI, some 3.95 kilometres to the north 

west. The Ashtead Common NNR is located some 14.11 kilometres to the north west of 

the site, and the Earlswood Common LNR adjoins the site to the north.  

 

469. There are eight SNCIs located within 2.5 kilometres of the site (see table RE10-A). There 

are no areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.F-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Earlswood Common SNCI 0.02 km north west 

Three Arch Road SNCI 0.06 km east 

Burnt Oak Farm SNCI 0.43 km south west 

New Pond Farm/Felland Copse SNCI 0.69 km south west 

Petridgewood Common SNCI 0.71 km south 

Home Grove SNCI 0.85 km south west 

Holmethorpe Sandpits Complex SNCI 1.86 km north east 

Barnard's (Lavender) Sandpit SNCI 2.24 km north west 
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C6.F.2.2 Landscape & Visual Amenity 

 

470. The Surrey Hills AONB commences some 3.22 kilometres to north of the site, and the 

Surrey AGLV commences some 1.81 kilometres to the north east and some 3.20 

kilometres to the north west. 

 

471. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

472. The site lies within character area ‘UE7 – Earlswood Common Distinct Area on the Edge 

of Urban Areas’, as defined in the 2015 Landscape Character Assessment for Surrey. 

 

C6.F.2.3 Historic Environment & Archaeology 

 

473. There is one Scheduled Monument located within 2.5 kilometres of the site, the ‘Bowl 

barrow on Earlswood Common 20 metres south of Pendleton Road’ (Historic England 

List ID 1008052), some 1.07 kilometres to the north west. 

 

474. There is one Grade II* Listed Building, and seven Grade II Listed Buildings located within 

1.0 kilometre of the site (see Table C6.F-2). 

Table C6.F-2: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

Grade II* 

‘Church of St John the Evangelist’ (Historic England List ID 1029141) 0.97 km north west 

Grade II 

‘Royal Earlswood Hospital (original building) (Blocks 13-21)’ (Historic 

England List ID 1241446) 
0.29 km north east 

‘Two lodges to Royal Earlswood Hospital’ (Historic England List ID 

1033356) 
0.35 km north east 

’48 Common Road’ (Historic England List ID 1294815) 0.36 km north 

‘Workshop at Royal Earlswood Hospital’ (Historic England List ID 

1260527) 
0.41 km north east 

‘117 & 119 Fountain Road’ (Historic England List ID 1029112) 0.88 km north west 

‘Mount Cottage’ (Historic England List ID 1189084) 0.97 km north west 

‘Greenmead Cottage’ (Historic England List ID 1029070) 1.00 km north west 
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475. The closest Registered Park & Garden to the site is the Grade II ‘Reigate Priory’ (Historic 

England List ID 1001175), located some 2.59 kilometres to the north west. The ‘St John’s, 

Redhill’ Conservation Area is located some 0.81 kilometres to the north west of the site. 

The ‘RB081 – Possible Medieval Tile Kiln, Common Road, Reigate’ AHAP is located some 

0.39 kilometres to the north of the site. 

 

C6.F.2.4 Water Resources & Management 

 

476. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk. The majority of the site is 

classified as being subject to ‘very low’ (<0.1% AEP) risks of surface water flooding, with 

areas affected by ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ 

(>3.3% AEP) distributed across the site. 

 

477. The site is not underlain by any groundwater SPZs, nor by any groundwater resources 

monitored under the Water Framework Directive regime. 

 

478. The site is located within the catchment of the ‘Mole (Horley to Hersham)’ (Environment 

Agency Waterbody GB106039017621), an unmodified watercourse which exhibited 

‘moderate’ ecological status and ‘good’ chemical quality during the Water Framework 

Directive 2016 reporting cycle. 

 

C6.F.2.5 Land & Soil Resources 

 

479. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

480. The BGS soil group classification for the site is ‘medium (silty) to light (silty) to heavy’ 

and the soil texture classification is ‘clayey loam to silty loam’. The site is classified as 

Grade 4 (poor) agricultural land under the ALC system.  

 

C6.F.2.6 Background Air Quality & Traffic 

 

481. The closest AQMA to the site is the ‘Redhill’ AQMA (AQMA Order No.12, 2011), located 

some 1.48 kilometres to the north, and designated for nitrogen dioxide concentrations. 

The site is located within between 20 metres and 250 metres of at least one high 

sensitivity receptor (e.g. residential property). 

 

482. The site is accessed direct from the A23 (Horley Road). Traffic levels for 2016, from 

automated traffic count points located on the surrounding road network are given in 

table C6.F-3. 

Table C6.F-3: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

26274 
A23 (between A2044 & A25 High 

Street) 

527800 

150000 
21,524 454 

46273 A23 (between B2036 & A2044) 
528430 

145000 
21,822 595 
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C6.F.3 Summary of Key Assessment Findings & Recommendations 
 

483. The assessment for Site RE10 (Land at Kiln Brow Allotment, Redhill) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

484. The findings of the preliminary assessment for the site can be summarised as follows: 

484.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 6 facility), through ‘high-medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium significance’ 

(Type 3B facility). For emissions to air from the transport of waste 

materials, the anticipated adverse impacts ranged from ‘high-medium 

significance’ (Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 

and 7A facilities), to ‘medium-low significance’ (Type 3B and 7B facilities). 

For carbon emissions, neither the processes used for waste management, 

nor the transportation of waste, were expected to give rise to significant 

adverse impacts. For nuisance, in the form of noise, light or odour, the site 

was assessed as having the capacity to give rise to adverse impacts ranging 

from ‘high-medium significance’ (Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3B facility). 

484.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

484.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as being of ‘medium significance’ and ‘adverse’ effect across 

all development Types. For the use of previously developed land, the 

impact of development of the site was assessed as being of ‘no significance’ 

and ‘neutral’ across all development Types. For the use of natural 

resources, the impact of the development of the site was assessed as being 

of ‘medium’ significance and beneficial for a Type 6 facility. For the 

avoidance of contamination, the impact of development of the site was 

assessed as being of ‘low significance’ and adverse across all development 

Types.  

484.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 
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the site was assessed as being of ‘high significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

484.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘high significance’ and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

484.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘low significance’ and ‘high significance’ and adverse 

effect across all development Types. For the safeguarding of built heritage 

assets, and the protection of their context and setting, the development of 

the site was assessed as being of ‘medium significance’ and ‘high 

significance’ and adverse effect across all development Types. For the 

safeguarding of historic landscapes, and the protection of their context and 

setting, the development of the site was assessed as being of ‘low 

significance’ and ‘medium significance’ and adverse effect across all 

development Types. 

484.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium-low significance’ and adverse impact across all development 

types. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 6 facility), through ‘medium significance’ 

(Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ (Type 3B 

facility). For the impact of development of the site on flood risk, the site 

was assessed as having the capacity to give rise to adverse impacts of ‘low 

significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘medium significance’. 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 

kilometre) to, any designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 

metres of residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising 

from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of waste 

managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Type 3B Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) to, any 

designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The use of composting techniques for the management of waste would be expected to 

give rise to a range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food 

waste. The extent to which any given facility might be expected to give rise to adverse impacts on air quality will 

be dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes processed 

(e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) to, any 

designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The development and operation of a waste transfer station at the site would be expected 

to give rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be 

expected to be concentrated in the immediate vicinity of the site. The extent to which any given facility might be 

expected to give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. 

open or enclosed, etc.), the type of wastes handled (e.g. plastics, glass, paper and cardboard, mixed waste), and 

the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Type 4 &Type 5 Waste Management Facilities: The site is not located within, or in close proximity (<1 kilometre) 

to, any designated AQMA, but is situated within 100 metres of a main road (the A23), and within 250 metres of 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for impact 

magnitude, would be ‘medium’ (>25 ktpa and <50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of a waste management facility of Type 1B or Type 2 would represent 

the worst case scenario for the site, with either type being estimated to have the capacity to give rise to carbon 

emissions equivalent to 0.69% of the total annual emissions for the county of Surrey (see Table C1-2). For Types 

3B, 4, 5, 6 and 7, the estimated emissions would range from 0.0004% to 0.07% (see Table C1-2). In all cases, the 

estimated worst case emissions would not be considered significant within the context of the overall emissions 

for the county of Surrey. The impacts would be adverse, would commence in the near future, and would persist 

for the lifetime of any waste management facility. 



NS 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 6 waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 

Type 1B, Type 2, Type 4, & Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres 

of a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3B Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 3B waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium-low’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be expected to 
arise from a Type 6waste management facility is estimated to be 100 movements per day. Vehicle movements 
of those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 
guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-
medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 
of any waste management facility. 



H/M 

Type 1B, Type 2, Type, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum number of daily 
HGV movements that would be expected to arise from the development of a waste management facility of 
Types 1B, 2, 4, 5, or 7A would be up to up to 40 per day, which would not exceed the threshold (of 100 HGV 
movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 
impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 
persist for the lifetime of any waste management facility. 



M 

Type 3B & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 
would be expected to arise from the development of a waste management facility of Types 3B or 7B would be 
up to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the 
IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 
impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be ‘medium-
low’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 
any waste management facility. 



M/L 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types1B, 

2, 3B, 4, 5, 6 or 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 

0.015% of the total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst 

case emissions would not be considered significant within the context of the overall emissions for the county of 

Surrey. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 

any waste management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime, but does lie 

within the drainage catchment of the river Mole (Horley to Hersham) (‘moderate’ ecological potential and ‘good’ 

chemical quality), but is not within 100 metres of the river or its direct tributaries. Any waste management 

operation that deals with organic or hazardous waste materials, or that could give rise to emissions that upon 

deposition could affect water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a 

risk to the quality of the water environment at the affected site and in the surrounding area. 

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime. Assuming that 

demand for water at the site would primarily be met by means of a connection to the public water supply 

network, and that such supply would be derived by means of abstraction from an appropriate groundwater body, 

that is not currently subject to stress in terms of water availability, it is unlikely that construction and operation of 

any of the forms of waste management facility covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would place a significant 

additional burden on that waterbody. However, the development would still create some additional demand for 

water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, as 

abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

Zone 1 (<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, with 

areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (1.7 hectares) and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The site 

is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that it’s 

development for any of the forms of waste related operations covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area, although there could 

be localised changes to the distribution of surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is undeveloped 

and is classed as Grade 4 (poor) agricultural land under the ALC system. 

The site is classed as being of ‘medium’ sensitivity for agricultural land, and in all cases, the effects of the site’s 

development on the best and most versatile agricultural land would be considered to be of ‘medium’ 

significance. The impacts would be adverse for the lifetime of any waste management facility. 



M 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for Land, Soils & Materials 

Use of land 

Maximise use 

of previously 

developed land 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped, and has previously been used for allotment gardens, and therefore would not be classed as land 

that has been previously subject to development or industrial use.  

The site is classed as being of ‘low’ sensitivity for previously developed land, and in all cases, the effects of the 

site’s development would be considered to be of no significance. The impacts would be neutral and would 

persist for the lifetime of any waste management facility. 



NS 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1B, 2 3B, and 4 to 7 would provide 

additional waste management capacity within the county of Surrey, capable of handling between 5,000 and 

120,000 tonnes per year, depending on the type and scale of facility constructed. All seven of the forms of waste 

management facility covered by Types 1B, 2, 3B, and 4 to 7 would involve some form of resource re-use, whether 

in terms of the recycling of materials, or the recovery of energy, and would consequently contribute to the off-

setting of demand for primary natural and material resources. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped, and has previously been used for allotment gardens, and is classed as having light to heavy soils 

with a clayey loam to silty loam texture, which are therefore likely to be relatively impermeable. Any waste 

management operation that deals with organic or hazardous waste materials, or that could give rise to emissions 

that upon deposition could affect soil quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could 

present a risk to the quality of the soil environment at the affected site and in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap 

to Reigate Escarpment SAC (3.88 kilometres north west), with the Reigate Heath SSSI some 3.95 kilometres north 

west, and some 0.02 kilometres north west of the Earlswood Common SNCI and LNR. Emissions from facilities 

involved in the thermal treatment of waste, or the management of waste by means of AD, and from associated 

traffic, would contribute to changes in the background concentrations of both nutrient nitrogen and acids, 

thereby potentially contributing to adverse cumulative impacts on those habitats and species within designated 

sites that are sensitive to such changes in air quality (e.g. calcareous grassland habitats, deciduous woodlands, 

etc.). The sensitive calcareous grasslands of the Mole Gap to Reigate Escarpment SAC, and heathland habitats of 

Reigate Heath, are sufficiently distant from the site that it is unlikely that emissions from any facility of Type 1B, 

Type 2 or Type 7 would make a significant contribution to the deposition of nutrient nitrogen or acid at that 

designated site, however, the nearby SNCI and LNR could experience adverse effects.  

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 3B Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI and LNR, both of 

which lie within 2.5 kilometres would need to be taken into consideration, and in particular the sensitivity of 

heathland and grassland habitats to the potential impacts of nutrient nitrogen deposition and the release of 

biopathogens (e.g. Phytophthora ramorum). Emissions from traffic generated by development of the site for Type 

3B waste management facilities, would also contribute to changes in the background concentrations of both 

nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI and LNR 

designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site 

related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Earlswood Common SNCI 

and LNR, both of which lie within 2.5 kilometres would need to be taken into consideration, and in particular the 

sensitivity of heathland and grassland habitats to the impacts of nutrient nitrogen deposition. The site would be 

better suited to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise 

to process emissions. However, emissions from traffic generated by development of the site for any of the types 

of waste management facilities covered by Types 4, 5, and 6 would contribute to changes in background 

concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts 

on the SNCI and LNR designations. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped and comprises of an area of grassland and scrub bounded by hedgerows and tree lines, and 

therefore offers a range of habitats for plants, mammals, birds, reptiles, amphibians and invertebrates. Allocation 

of the site in the emerging Plan for any of the forms of waste related operations covered by Types 1B, 2, 3B, and 4 

to 7 would be likely to result in a net loss in the biodiversity interest and value of the site. 

The site is classed as being of ‘high’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of 

national or local importance for the purposes of geological conservation. None of the types of waste management 

facilities covered by this assessment would be expected to give rise to direct or indirect impacts on geological 

conservation sites where there is no discernible physical link between the potential development site, and areas 

of land designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated landscapes, the Surrey Hills AONB commences some 3.22 kilometres to the north, 

and the Surrey AGLV commences some 1.81 kilometres to the north east. The development of the site for waste 

management purposes of the types covered by Types 1B, 2, 3B and 4 to 7, could affect the integrity and character 

of the wider landscapes within which those assets are set, particularly in the case of larger scale facilities or those 

that might include intrusive or incongruous elements, such as large structures (potentially all Types, except Type 

3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in an 

edge of urban setting, and does not coincide with any designated or sensitive townscapes, with the closest 

Conservation Area being 0.81 kilometres to the north west. The development of the site for waste management 

purposes of the types covered by Types 1B, 2, 3B and 4 to 7, could affect the integrity and character of the wider 

context within which those assets are set, particularly in the case of larger scale facilities or those that might 

include intrusive or incongruous elements, such as large structures (potentially all Types, except Type 3B) and 

chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Visual Amenity 

Protect visual 

amenity 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

undeveloped, and is situated in close proximity to a number of sensitive receptors, in particular residential 

properties, and recreational facilities including a golf course and public rights of way. The Surrey Hills AONB 

commences some 3.22 kilometres to the north, the Surrey AGLV commences some 1.81 kilometres to the north 

east, the closest Conservation Area being 0.81 kilometres to the north west, and the Grade II Registered Park & 

Garden of Reigate Priory is some 2.59 kilometres to the north west. The development of the site for waste 

management purposes of the types covered by Types 1B, 2, 3B and 4 to 7, could affect the visual context and 

amenity of those receptors, particularly in the case of larger scale facilities or those that might include visually 

intrusive or incongruous elements, such as large structures (potentially all Types, except Type 3B) and chimney 

stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated archaeological assets, with the closest Scheduled Monument some 1.07 kilometres 

to the north west, and the closest AHAP some 0.39 kilometres to the north. The site is more than 0.4 hectares in 

size (1.4 hectares), and would therefore require an archaeological assessment as part of any planning application 

submitted in support of any potential waste related development. There would be potential for previously 

unknown and undisturbed archaeological deposits to be affected by the development of the site for any of the 

waste management purposes covered by Types 1B, 2, 3B and 4 to 7.  

The site is classed as being of ‘low’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated archaeological assets, with the closest Scheduled Monument some 1.07 kilometres 

to the north west, and the closest AHAP some 0.39 kilometres to the north. The setting of those heritage assets 

could be affected by waste related development, particularly in the case of larger scale facilities or those that 

might include visually intrusive elements, such as large structures (potentially all Types, except Type 3B) and 

chimney stacks (e.g. Types 1B and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management facility 



H 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for the Historic Environment 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated built heritage assets, but there is one Grade II* Listed Building and seven Grade II 

Listed Buildings located within 1 kilometre, with the closest lying within 0.3 kilometres, with the closest 

Conservation Area some 0.81 kilometres to the north west. The development of the site for waste management 

purposes of the forms covered by Types 1B, 2, 3B and 4 to 7, would not be expected to directly impact upon the 

fabric of those Listed Buildings, but indirect effects, in terms of changes in air quality (particularly acidification), 

or vibration associated with construction phase works could not be ruled out in the absence of a more detailed 

account of the type of development to which the site would be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated built heritage assets, but there is one Grade II* Listed Building and seven Grade II 

Listed Buildings located within 1 kilometre, with the closest lying within 0.3 kilometres, with the closest 

Conservation Area some 0.81 kilometres to the north west. The development of the site for waste management 

purposes of the forms covered by Types 1B, 2, 3B and 4 to 7, could affect the setting of those assets, particularly 

in the case of larger scale facilities or those that might include visually intrusive elements, such as large 

structures (potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of built heritage assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, with the Grade II Registered Park & Garden of Reigate Priory 

located some 2.59 kilometres to the north west, the Surrey Hills AONB some 3.22 kilometres to the north, and 

the Surrey AGLV some 1.81 kilometres to the north east. The development of the site for waste management 

purposes of the forms covered by Types 1B, 2, 3B and 4 to 7, would not be expected to directly impact upon the 

fabric of those, but indirect effects, in terms of changes in air quality (particularly acidification, nutrient 

deposition, biopathogen release), could not be ruled out in the absence of a more detailed account of the type 

of development to which the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, with the Grade II Registered Park & Garden of Reigate Priory 

located some 2.59 kilometres to the north west, the Surrey Hills AONB some 3.22 kilometres to the north, and 

the Surrey AGLV some 1.81 kilometres to the north east. The development of the site for waste management 

purposes of the types covered by Types 1B, 2, 3B and 4 to 7, could affect the setting of those assets, particularly 

in the case of larger scale facilities or those that might include visually intrusive elements, such as large 

structures (potentially all Types, except Type 3B) and chimney stacks (e.g. Types 1B and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise 

road traffic 

& promote 

non-road 

modes  

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number 

of daily HGV movements that would be expected to arise from the development of a waste management facility 

of Types 1B, 2, 3B, 4, 5, 6 or 7 would be 100 movements per day. Vehicle movements of that frequency would 

constitute an 22.0% increase in HGV traffic, and a 0.5% increase in all traffic, on the section of the A23 (Horley 

Road) from which the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (100 movements per day) could be 

considered to be of ‘medium-low’ significance (10% - 30% increase in HGVs, <10% increase in total traffic, 

taking account of thresholds in relevant published IEMA guidance). The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



M/L 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise 

pollution & 

nuisance 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 6 waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 1B, Type 2, Type 4, & Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres 

of a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities 

undertaken, potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact 

on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3B Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. 

The development of a Type 3B waste management facility could, dependent on how the facility was designed 

and operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or 

of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (< or =25ktpa), and the significance of any impacts would be ‘medium-

low’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 

any waste management facility. 



M/L 

Flood Risk 

Minimise 

future flood 

risks 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

Zone 1 (<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, with 

areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (1.7 hectares) and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The 

site is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that 

it’s development for any of the forms of waste related operations covered by Types 1B, 2, 3B, 4, 5, 6 or 7 would 

be unlikely to give rise to significant effects on flood risk on the site or in the surrounding area, although there 

could be localised changes to the distribution of surface water flood risk, depending on how the site is 

developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the 

site for any of the waste management purposes of the types covered by Types 1B, 2, 3B and 4 to 7would 

provide additional waste management capacity within the county of Surrey, capable of handling between 5,000 

and 120,000 tonnes per year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 120,000 tonnes 

per year for a Type 6 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 10.9% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.F Site RE10: Land at Kiln Brow Allotment, Horley Road, Earlswood, Redhill 

Assessment for Human Communities 

Land Use 

Avoid 

sterilisation 

of land by 

waste 

development 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 

1.7 hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified within 

the Green Belt, a site with the capacity to accommodate between 51 and 85 residential dwellings (calculated on 

the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘medium’ significance, based on the site having an estimated capacity to 

accommodate up to 85 dwellings. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 
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C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, 

Salfords 
 

C6.G.1 Current Site Use & Characteristics 
 

485. The site (NGR 528486 146089) measures some 5.2 hectares, and is an established rail 

aggregate depot located to the south and west of the rail station in the settlement of 

Salfords. The site is bounded to the west and south by an established commercial and 

trading estate, to the north by an area of undeveloped land with residential properties 

beyond, and to the east by the rail station and rail line with open land beyond. The site 

is accessed from the west off the A23 (Bonehurst Road). 

 

486. The site was identified during the preparation of the adopted Surrey Waste Plan, in Site 

Assessment Report 2A (Site No.13, pp.76-79). The site was also identified during the 

preparation of the Aggregates Recycling Joint DPD, in the ‘Long List’ (site no.73), and in 

the ‘Short List’ (pp.15-16), and was allocated in the adopted Aggregates Recycling Joint 

DPD 2012 under Policy AR2. The site is also safeguarded as a rail aggregate depot under 

Policy MC16 of the adopted Surrey Minerals Plan Core Strategy 2011.  

 

C6.G.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.G.2.1 Natural Environment & Biodiversity 

 

487. The Mole Gap to Reigate Escarpment SAC is located some 6.19 kilometres to the north 

west of the site. 

 

488. The Reigate Heath SSSI is located some 5.63 kilometres to the north west of the site. The 

Ashtead Common NNR is located some 16.33 kilometres to the north west of the site, 

and the Earlswood Common LNR is located some 2.36 kilometres to the north west. 

 

489. There are eleven SNCIs located within 2.5 kilometres of the site (see table C6.G-1). There 

are two areas of Ancient Woodland located within 0.5 kilometres of the site.  

Table C6.G-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

Petridgewood Common SNCI 0.68 km north west 

Bolters Wood SNCI 1.10 km south west 

Home Grove SNCI 1.37 km north west 

Wheatfield Marsh SNCI 1.63 km south 

Burnt Oak Farm SNCI 1.64 km north west 

Three Arch Road SNCI 1.74 km north 

Furzefield Wood SNCI 1.88 km east 

Brook Wood SNCI 1.98 km south east 

New Pond Farm/Felland Copse SNCI 2.00 km north west 

Langshott Wood SNCI 2.04 km south east 

Earlswood Common SNCI 2.39 km north west 
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C6.G.2.2 Landscape & Visual Amenity 

 

490. The Surrey Hills AONB commences some 5.55 kilometres to the north of the site, and 

the Surrey AGLV commences some 3.25 kilometres to the north east. 

 

491. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

492. The site was not classified in the 2015 Landscape Character Assessment for Surrey, but is 

located immediately to the west of character area ‘WF3 – Horley to Swaynesland Low 

Weald Farmland’.  

 

C6.G.2.3 Historic Environment & Archaeology 

 

493. There is one Scheduled Monuments located within 2.5 kilometres of the site, the 

‘Medieval or Early Post-medieval Tannery, Scotchman's Copse’ (Historic England List ID 

1013014), some 1.50 kilometres to the south east. 

 

494. There eleven Grade II Listed Buildings located within 1 kilometre of the site (see Table 

C6.G-2).  

Table C6.G-2: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

‘The Mill House Hotel’ (Historic England List ID 1180097) 0.59 km north west 

‘Christmas Close / Christmas Farm House’ (Historic England List ID 

1029003) 
0.59 km east 

‘Picketts Cottage’ (Historic England List ID 1253638) 0.60 km east 

‘Picketts Farm House’ (Historic England List ID 1378023) 0.66 km east 

‘Barn 40 yards south west of Dean Farm House’ (Historic England List 

ID 1295049) 
0.68 km north east 

‘Granary 5 yards west of Dean Farm House’ (Historic England List ID 

1378003) 
0.74 km north east 

‘Dean Farm House’ (Historic England List ID 1180117) 0.76 km north east 

‘Barn 5 yards south east of Dean Farm House’ (Historic England List ID 

1028999) 
0.76 km north east 

‘Oakdene’ (Historic England List ID 1178334) 0.86 km north east 

‘The Cambridge Hotel’ (Historic England List ID 1028996) 0.89 km south west 

‘Elmersland’ (Historic England List ID 1378004) 0.91 km west 
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495. The closest Registered Park & Garden to the site is the Grade II ‘Reigate Priory’ (Historic 

England List ID 1001175), located some 4.40 kilometres to the north west of the site. 

The ‘Cross Oak Lane, Salfords’ Conservation Area is located some 1.06 kilometres to the 

south east of the site. The ‘RB055 – Horley Lodge probable site of Medieval Manor, 

Horley’ AHAP is located some 0.49 kilometres to the west of the site. 

 

C6.G.2.4 Water Resources & Management 

 

496. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk, and as being at ‘very low’ 

(<0.1% AEP) risk of surface water flooding.  

 

497. The site is not underlain by any groundwater SPZ designations, or by any groundwater 

body subject to monitoring under the Water Framework Directive regime. 

 

498. The northern part of the site is located within the catchment of the ‘Salfords Stream 

(Salfords to River Mole confluence)’ (Environment Agency Waterbody 

GB106039017540), a heavily modified waterbody that exhibited ‘poor’ ecological 

potential and ‘good’ chemical quality during the 2016 Water Framework Directive 

reporting cycle. The southern part of the site is located within the catchment of the 

‘Burstow Stream’ (Environment Agency Waterbody GB106039017520), an unmodified 

watercourse the exhibited ‘bad’ ecological status and ‘good’ chemical quality during the 

2016 Water Framework Directive reporting cycle. 

 

C6.G.2.5 Land & Soil Resources 

 

499. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

500. The BGS soil group classification for the site is ‘medium (silty) to light (silty) to heavy’ 

and the soil texture classification is ‘clayey loam to silty loam’. The site was classified, 

prior to development, as Grade 4 (poor) agricultural land under the ALC system.  

 

C6.G.2.6 Background Air Quality & Traffic 

 

501. The closest AQMA to the site is the ‘Horley – South West Area’ AQMA (AQMA Order 

No.3, 2003), located some 2.61 kilometres to the south, and designated for nitrogen 

dioxide concentrations. The site is located within between 20 metres and 250 metres of 

at least one high sensitivity receptor (e.g. residential property). 

 

502. The site is accessed from the west off the A23 (Bonehurst Road) some 0.3 kilometres 

away. Traffic levels for 2016, from automated traffic count points located on the 

surrounding road network are given in table C6.G-3. 

Table C6.G-3 Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

26274 
A23 (between A2044 & A25 High 

Street) 

527800 

150000 
21,524 454 
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Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

27605 A2044 (between Tiler’s Way & A23) 
527510 

148000 
7,313 186 

46273 A23 (between B2036 & A2044) 
528430 

145000 
21,822 595 

 

C6.G.3 Summary of Key Assessment Findings & Recommendations 
 

503. The assessment for Site RE11 (Land at Day’s Rail Aggregate Depot, Salfords) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

504. The findings of the preliminary assessment for the site can be summarised as follows: 

504.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high-medium significance’ (Type 1A and Type 6 facilities), 

through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-

low significance’ (Type 3 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 1A and 6 facilities), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7A facilities), to ‘medium-low significance’ 

(Type 3 and 7B facilities). For carbon emissions from processes, adverse 

impacts of ‘low significance’ were anticipated for Type 1A facilities, but of 

‘no significance’ for all other types. Carbon emissions from the 

transportation of waste were not expected to give rise to significant 

adverse impacts for all development types. For nuisance, in the form of 

noise, light or odour, the site was assessed as having the capacity to give 

rise to adverse impacts ranging from ‘high-medium significance’ (Type 1A or 

Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 

facilities), to ‘medium-low significance’ (Type 3 facility). 

504.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘high 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘low significance’ across all development Types. 

504.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘medium significance’ and ‘beneficial’ across 

all development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 

beneficial for For the avoidance of contamination, the impact of 
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development of the site was assessed as being of ‘low significance’ and 

adverse across all development Types.  

504.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 

the site was assessed as being of ‘low significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

504.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘medium significance’ and adverse effect across all development 

Types. For the protection of designated or sensitive townscapes, the impact 

of the development of the site was assessed as being of ‘medium’ 

significance and adverse effect across all development Types. For the 

protection of visual amenity, the impact of development of the site was 

assessed as being of ‘medium significance’ and adverse effect across all 

development Types. 

504.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘low significance’ and ‘high significance’ and adverse 

effect across all development Types. For the safeguarding of built heritage 

assets, and the protection of their context and setting, the development of 

the site was assessed as being of ‘medium significance’ and adverse effect 

across all development Types. For the safeguarding of historic landscapes, 

and the protection of their context and setting, the development of the site 

was assessed as being of ‘low significance’ and ‘medium significance’ and 

adverse effect across all development Types. 

504.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium-low significance’ and adverse impact across all development 

types. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 1A or Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3 facility). For the impact of development of the site on flood risk, the 

site was assessed as having the capacity to give rise to adverse impacts of 

‘low significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘high significance’. 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, is within 1 kilometre of a major road (the A23), and within 250 metres of residential 

properties. The use of thermal treatment for the management of waste would be expected to give rise to a 

range of process emissions (e.g. NOx, SOx, etc.), arising from the direct combustion of waste, or from the 

combustion of syngas. The extent to which any given facility might be expected to give rise to adverse impacts 

on air quality will be dependent upon the type of technology used, the type of wastes processed, and the scale 

of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H/M 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 

km) to, any designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of 

residential properties. The use of thermal treatment or anaerobic digestion (AD) technologies for the 

management of waste would be expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising 

from the direct combustion of waste, or from the combustion of syngas or biogas. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

technology used, the type of wastes processed, and the scale of the facility, in terms of the amount of waste 

managed. 

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of residential 

properties. The use of composting techniques for the management of waste would be expected to give rise to a 

range of process emissions (e.g. CH4, CO2, etc.), arising from the treatment of green waste or food waste. The 

extent to which any given facility might be expected to give rise to adverse impacts on air quality will be 

dependent upon the type of approach used (e.g. open windrow, in-vessel, etc.), the type of wastes processed 

(e.g. green waste, food waste), and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<=25ktpa), and the significance of any impacts would be ‘medium-low’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



M/L 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of residential 

properties. The development and operation of a waste transfer station at the site would be expected to give rise 

to emissions of dust and potentially finer particulate matter, the dispersal of which would be expected to be 

concentrated in the immediate vicinity of the site. The extent to which any given facility might be expected to 

give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. open or 

enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and cardboard, mixed waste), and the 

scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H/M 

Type 4 & Type 5 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, 

any designated AQMA, but is within 100 metres of a major road (the A2044), and within 250 metres of 

residential properties. The development and operation of a recycling or mixed waste processing facility at the 

site would be expected to give rise to emissions of dust and potentially finer particulate matter, the dispersal of 

which would be expected to be concentrated in the immediate vicinity of the site. The extent to which any given 

facility might be expected to give rise to adverse impacts on air quality will be dependent upon the type of 

approach used (e.g. open or enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and 

cardboard, mixed waste), and the scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1A Waste Management Facilities: The carbon emissions potentially associated with the operation of a 

waste management facility of Type 1A would represent the worst case scenario for the site, with estimated 

carbon emissions equivalent to 3.45% of the total annual emissions for the county of Surrey (see Table C1-2). 

The estimated worst case emissions would be considered to be of ‘low’ significance within the context of the 

overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near future, 

and would persist for the lifetime of any waste management facility. 



L 

Type 1B, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of waste management facilities of Types 1B to 7, the estimated 

emissions would range from 0.0004% to 0.69% of the total annual emissions for the county of Surrey (see Table 

C1-2). In all cases, the estimated worst case emissions would not be considered significant within the context of 

the overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near 

future, and would persist for the lifetime of any waste management facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

a major road (the A23), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, dependent on 

how the facility was designed and operated, and the scale of the activities undertaken, potentially give rise to 

emissions of noise, of light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 3 waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A & Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be 

expected to arise from a Type 1A waste management facility is estimated to be 190 movements per day and 

from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements of 

those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any waste management facility. 



H/M 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum average number of daily 

HGV movements that would be expected to arise from the development of a waste management facility of Types 

1B, 2, 4, 5, or 7A would be up to 40 per day, which would not exceed the threshold (of 100 HGV movements on 

local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 3 & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 

would be expected to arise from the development of a waste management facility of Types 3 or 7B would be up 

to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be ‘medium-

low’. The impacts would be adverse, would commence in the near future, and would persist for the lifetime of 

any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types 1 to 

7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 0.032% of the total 

annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst case emissions 

would not be considered significant within the context of the overall emissions for the county of Surrey. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime, but does lie 

within the drainage catchments of the Salfords Stream (Salfords to River Mole confluence) (‘poor’ ecological 

potential and ‘good’ chemical quality) and the Burstow Stream (‘bad’ ecological status and ‘good’ chemical 

quality ), but is not within 100 metres of either river or their direct tributaries. Any waste management operation 

that deals with organic or hazardous waste materials, or that could give rise to emissions that upon deposition 

could affect water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the 

quality of the water environment at the affected site and in the surrounding area. 

The site is classed as being of ‘high’ sensitivity for water contamination, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is not underlain 

any groundwater bodies that require monitoring under the Water Framework Directive regime. Assuming that 

demand for water at the site would primarily be met by means of a connection to the public water supply 

network, and that such supply would be derived by means of abstraction from an appropriate groundwater body, 

that is not currently subject to stress in terms of water availability, it is unlikely that construction and operation 

of any of the forms of waste management facility covered by Types 1 to 7 would place a significant additional 

burden on that waterbody. However, the development would still create some additional demand for water 

resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, as 

abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 

1 (<0.1% AEP) for fluvial flood risk and ‘very low’ (<0.1% AEP) for surface water flood risk, but is greater than 1 

hectare in size and consequently would require site specific flood risk assessment at the planning application 

stage for any form of development. The site is at sufficiently low risk of flooding from fluvial or surface water 

sources that its development for any of the forms of waste related operations covered by Types 1 to 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site was classed, prior 

to development, as Grade 4 (poor) agricultural land under the ALC system, but has been occupied by a rail 

aggregate depot and associated industrial activities for a substantial period of time. Allocation of the site in the 

emerging Plan for any of the forms of waste related operations covered by Types 1 to 7 would have no effect on 

the extent of the county’s remaining areas of Grade 1, Grade 2 or Grade 3a agricultural land. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 

development on the best and most versatile agricultural land would be considered to be of no significance. The 

impacts would be neutral for the lifetime of any waste management facility 



NS 

Maximise use 

of previously 

developed land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an existing rail aggregate depot, and could be classed as land that is subject to development and 

industrial use.  

The site is classed as being of ‘medium’ sensitivity for previously developed land, and in all cases, the effects of 

the site’s development would be considered to be of ‘medium’ significance. The impacts would be beneficial, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1 to 7 would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. All seven of the forms of waste management facility 

covered by Types 1 to 7 would involve some form of resource re-use, whether in terms of the recycling of 

materials, or the recovery of energy, and would consequently contribute to the off-setting of demand for primary 

natural and material resources. 

The estimated best case scenario for resource recovery (of 250,000 tonnes per year for a Type 1 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 22.7% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is comprised of an 

area of developed land that is classed as having light to heavy soils with a clayey loam or silty loam texture, which 

are therefore likely to be relatively impermeable. Any waste management operation that deals with organic or 

hazardous waste materials, or that could give rise to emissions that upon deposition could affect soil quality (e.g. 

nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the soil environment at 

the affected site and in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to 

Reigate Escarpment SAC (6.19 kilometres north west), the Reigate Heath SSSI is 5.63 kilometres to the north 

west, but the Petridgewood Common SNCI is some 0.68 kilometres to the north west, and an area of Ancient 

Woodland is 0.09 kilometres to the east. Emissions from facilities involved in the thermal treatment of waste, or 

the management of waste by means of AD, and from associated traffic, would contribute to changes in the 

background concentrations of both nutrient nitrogen and acids, thereby potentially contributing to adverse 

cumulative impacts on those habitats and species within designated sites that are sensitive to such changes in air 

quality (e.g. calcareous grassland habitats, deciduous woodlands, etc.). The sensitive calcareous grasslands of the 

Mole Gap to Reigate Escarpment SAC, and sensitive heathlands of the Reigate Heath SSSI, are sufficiently distant 

from the site that it is unlikely that emissions from any facility of Type 1, Type 2 or Type 7 would make a 

significant contribution to the deposition of nutrient nitrogen or acid at that designated site, however, the nearby 

Ancient Woodland and SNCI could experience adverse effects.  

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in 

addition to site related traffic, the effects of the site’s development would be considered to be of potentially 

‘medium’ significance. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The proximity of the site to the Petridgewood Common SNCI, and an area 

of Ancient Woodland, would need to be taken into consideration, and in particular the sensitivity of the habitat 

to the potential impacts of nutrient nitrogen deposition. Emissions from traffic generated by development of the 

site for Type 3 waste management facilities, would also contribute to changes in the background concentrations 

of both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI 

designation and on the Ancient Woodland. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site 

related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Petridgewood Common 

SNCI, and an area of Ancient Woodland, would need to be taken into consideration, and in particular the 

sensitivity of the habitat to the potential impacts of nutrient nitrogen deposition. The site would be better suited 

to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise to process 

emissions. However, emissions from traffic generated by development of the site for any of the types of waste 

management facilities covered by Types 4, 5, and 6 would contribute to changes in background concentrations of 

both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI 

designation and on the Ancient Woodland. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by an existing rail aggregate depot, bounded by industrial development to the west and a rail line to the 

east. Allocation of the site in the emerging Plan for any of the forms of waste related operations covered by 

Types 1 to 7 would be likely to result in a net loss in the biodiversity interest and value of the site. 

The site is classed as being of ‘low’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Natural Environment 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national 

or local importance for the purposes of geological conservation. None of the types of waste management 

facilities covered by this assessment would be expected to give rise to direct or indirect impacts on geological 

conservation sites where there is no discernible physical link between the potential development site, and areas 

of land designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is an existing rail 

aggregate depot situated in an urban context, and does not coincide with any designated landscapes, with the 

Surrey Hills AONB commencing some 5.55 kilometres to the north, and the Surrey AGLV some 3.25 kilometres to 

the north east. The development of the site for waste management purposes of the types covered by Types 1 to 

7, could affect the integrity and character of the wider landscapes within which the site is set, particularly in the 

case of larger scale facilities or those that might include intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is an existing rail 

aggregate depot situated in an urban context, with the closest Conservation Area situated some 1.06 kilometres 

to the south east. The development of the site for waste management purposes of the types covered by Types 1 

to 7, could affect the context of the nearby sensitive townscape, particularly in the case of larger scale facilities 

or those that might include visually intrusive or incongruous elements, such as large structures (potentially all 

Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Visual Amenity 

Protect visual 

amenity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in close 

proximity to a number of sensitive receptors, in particular residential properties, and is within the visual 

envelope of recreational facilities including public rights of way. The Surrey Hills AONB commences some 5.55 

kilometres to the north, the Surrey AGLV some 3.25 kilometres to the north east, the closest Conservation Area 

situated some 1.06 kilometres to the south east, and the Grade II Reigate Priory Registered Park & Garden is 

some 4.40 kilometres to the north west. The development of the site for waste management purposes of the 

types covered by Types 1 to 7, could affect the visual context and amenity of those receptors, particularly in the 

case of larger scale facilities or those that might include visually intrusive or incongruous elements, such as large 

structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium sensitivity with reference to visual amenity, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, the closest Scheduled Monument is located some 1.50 kilometres to 

the south east and the closest AHAP is some 0.49 kilometres to the west. The site is more than 0.4 hectares in 

size (5.2 hectares), and would therefore require an archaeological assessment as part of any planning application 

submitted in support of any potential waste related development. There would be potential for previously 

unknown and undisturbed archaeological deposits to be affected by the development of the site for any of the 

waste management purposes covered by Types 1 to 7.  

The site is classed as being of ‘low’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, the closest Scheduled Monument is located some 1.50 kilometres to 

the south east and the closest AHAP is some 0.49 kilometres to the west. The setting of those assets could be 

affected by waste related development, particularly in the case of larger scale facilities or those that might 

include visually intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney 

stacks (e.g. Types 1 and 2).  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are eleven Grade II Listed Buildings located within 1 

kilometre, with the closest lying within 0.6 kilometres, and a Conservation Area located some 1.06 kilometres to 

the south east. The development of the site for waste management purposes of the types covered by Types 1 to 

7, would not be expected to directly impact upon the fabric of those Listed Buildings, but indirect effects could 

not be ruled out in the absence of a more detailed account of the type of development to which the site would 

be subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are eleven Grade II Listed Buildings located within 1 

kilometre, with the closest lying within 0.6 kilometres, and a Conservation Area located some 1.06 kilometres to 

the south east. The development of the site for waste management purposes of the types covered by Types 1 to 

7, could affect the setting of those assets, particularly in the case of larger scale facilities or those that might 

include visually intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney 

stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of built heritage 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated historic landscapes, with the Surrey Hills AONB some 5.55 kilometres to the north, the 

Surrey AGLV some 3.25 kilometres to the north east, and the Grade II Reigate Priory Registered Park & Garden 

some 4.40 kilometres to the north west. The development of the site for waste management purposes of the 

types covered by Types 1 to 7, would not be expected to directly impact upon the fabric of those assets, but 

indirect effects, in terms of changes in air quality (particularly acidification, nutrient deposition, biopathogen 

release), could not be ruled out in the absence of a more detailed account of the type of development to which 

the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for the Historic Environment 

Historic Landscape 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated historic landscapes, with the Surrey Hills AONB some 5.55 kilometres to the north, the 

Surrey AGLV some 3.25 kilometres to the north east, and the Grade II Reigate Priory Registered Park & Garden 

some 4.40 kilometres to the north west. The redevelopment of the site for waste management purposes of the 

types covered by Types 1 to 7, could affect the setting of those assets, particularly in the case of larger scale 

facilities or those that might include visually intrusive elements, such as large structures (potentially all Types, 

except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1 to 7 would be 190 movements per day. Vehicle movements of that frequency would constitute a 23.5% 

increase in HGV traffic, and a 0.6% increase in all traffic, on the section of the A23 (Bonehurst Road) from which 

the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (190 movements per day) could be 

considered to be of ‘medium-low’ significance (10% - 30% increase in HGVs, <10% increase in total traffic, taking 

account of thresholds in relevant published IEMA guidance). The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



M/L 

Minimise 

pollution & 

nuisance 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to 

a major road (the A23), and it is therefore likely that the area is already affected by a diminished level of 

tranquillity. The development of either of the waste management facilities of Types 1A or 6 could, dependent on 

how the facility was designed and operated, and the scale of the activities undertaken, potentially give rise to 

emissions of noise, of light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located in close proximity 

(within 1 kilometre) to a major road (the A23), and it is therefore likely that the area is already affected by a 

diminished level of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 

or 7 could, dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located in close proximity (within 1 kilometre) to a major 

road (the A23), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 3 waste management facility could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 
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Part C6.G Site RE11: Land at Day’s Rail Aggregate Depot, Westmead Drive, Salfords 

Assessment for Human Communities 

Flood Risk 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 

1 (<0.1% AEP) for fluvial flood risk and ‘very low’ (<0.1% AEP) for surface water flood risk, but is greater than 1 

hectare in size and consequently would require site specific flood risk assessment at the planning application 

stage for any form of development. The site is at sufficiently low risk of flooding from fluvial or surface water 

sources that it’s development for any of the forms of waste related operations covered by Types 1 to 7 would be 

unlikely to give rise to significant effects on flood risk on the site or in the surrounding area. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site 

for any of the waste management purposes of the types covered by Types 1 to 7would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 250,000 tonnes 

per year for a Type 1 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 22.7% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 

5.2 hectares, and is not located within the Metropolitan Green Belt, and could be developed for waste 

management purposes, for employment purposes or for residential purposes. Assuming that development of the 

site for waste management purposes were to proceed, a site with the capacity to accommodate between 156 

and 260 residential dwellings (calculated on the basis of densities of 30 dwellings per hectare (dph) and 50 dph) 

would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘high’ significance, based on the site having an estimated capacity to accommodate 

up to 260 dwellings. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, 

Redhill 
 

 

C6.H.1 Current Site Use & Characteristics 
 

505. The site (NGR 528927 150352) measures some 5.58 hectares, and is a redundant 

industrial site, located immediately to the south west of the Patteson Court landfill, to 

the east of Redhill. To the north and east the site is surrounded by the adjacent 

operational landfill, and to the west is an area of agricultural land with residential 

development beyond. To the south the site is bounded by areas of woodland and small 

groups of residential properties. The site is accessed from the south, off the A25 

(Nutfield Road). 

 

506. The site was identified during the preparation of the adopted Surrey Waste Plan, in  Site 

Assessment Report 2A (Site No.10, pp.62-67), and was subsequently allocated under 

Policy WD2. The site was also considered during the preparation of the Aggregates 

Recycling Joint DPD, in the ‘Long List’ (site no.71), and the ‘Short List’ (pp.5-6). 

 

 

C6.H.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.H.2.1 Natural Environment & Biodiversity 

 

507. The Mole Gap to Reigate Escarpment SAC is located some 3.13 kilometres to the north 

west of the site. 

 

508. The Mole Gap to Reigate Escarpment SSSI is located some 2.31 kilometres to the north 

west of the site. The Ashtead Common NNR is located some 13.31 kilometres to the 

north west of the site, and the Earlswood Common LNR is located some 1.49 kilometres 

to the south west.  

 

509. There are seven SNCIs located within 2.5 kilometres of the site (see table C6.H-1). There 

are four areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.H-1: Sites of Nature Conservation Importance within 2.5 km of site 

Site of Nature Conservation Importance Distance from site 

Holmethorpe Sandpits Complex SNCI Adjoins site 

Earlswood Common SNCI 1.45 km south west 

Three Arch Road SNCI 1.67 km south west 

Wray Common SNCI 1.87 km north west 

Royal Alexandra & Albert School SNCI 1.89 km north west 

Gatton Bottom SNCI 2.38 km north west 

Burnt Oak Farm SNCI 2.49 km south west 
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C6.H.2.2 Landscape & Visual Amenity 

 

510. The Surrey Hills AONB commences some 1.79 kilometres to the north west of the site, 

and the Surrey AGLV commences some 0.37 kilometres to the south east. 

 

511. The site is located within National Character Area 120 (Wealden Greensand), which runs 

across Kent, parallel to the North Downs, through Surrey and then moves south, 

alongside the Hampshire Downs, before curving back eastwards to run parallel with the 

South Downs in West Sussex. 

 

512. The site lies within character area ‘UE9 – Holmethorpe Pits & Mercer’s Park Distinct Area 

on the Edge of Urban Areas’, as defined in the 2015 Landscape Character Assessment for 

Surrey. 

 

C6.H.2.3 Historic Environment & Archaeology 

 

513. There are two Scheduled Monuments located within 2.5 kilometres of the site (see 

Table C6.H-2).  

Table C6.H-2 Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Medieval moated site, Albury Farm, Merstham’ (Historic England List ID 

1015977) 
2.21 km north 

‘Bowl barrow on Earlswood Common 20 metres south of Pendleton 

Road’ (Historic England List ID 1008052) 
2.49 km south west 

 

514. There are nine Grade II Listed Buildings located within 1.0 kilometre of the site (see 

Table C6.H-3). 

Table C6.H-3: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

‘Chart Cottage East’ (Historic England List ID 1241539) 0.09 km south 

‘Chart Lodge’ (Historic England List ID 1377973) 0.10 km south 

‘Copyhold Cottages’ (Historic England List ID 1294892) 0.35 km north west 

‘Former Royal Philanthropic Society Office & School’ (Historic England 

List ID 1029047) 
0.69 km south 

‘Baptist Chapel’ (Historic England List ID 1391762) 0.87 km north west 

‘St Bede’s School Annexe’ (Historic England List ID 1392901) 0.97 km north west 

‘St Bede’s Main School Building (including attached railings, gate piers & 

gates)’ (Historic England List ID 1391211) 
0.98 km north west 

’10 Hooley Lane’ (Historic England List ID 1029084) 0.98 km south west 

‘Nutfield Priory’ (Historic England List ID 1400998) 0.77 km south east 

 

515. The Grade II Registered Park & Garden of ‘Lower Gatton Park’ (Historic England List ID 

1004095) is located some 1.79 kilometres to the north west of the site. The ‘Redstone 

Hill, Redhill’ Conservation Area is located some 0.29 kilometres to the west of the site. 
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The ‘RB087 - Mesolithic/Neolithic flint scatter, adjacent Redhill Station, Redhill’ AHAP is 

located some 1.32 kilometres to the north west of the site.  

 

C6.H.2.4 Water Resources & Management 

 

516. The site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk. The majority of the site is 

classified as being subject to ‘very low’ (<0.1% AEP) risks of surface water flooding, with 

areas affected by ‘high’ (>3.3% AEP), ‘medium’ (1.0% to 3.3% AEP), and ‘low’ (0.1% to 

1.0% AEP) risk distributed across the site. 

 

517. The site is not underlain by any groundwater SPZs, but is underlain by the Reigate Lower 

Greensand (Environment Agency Waterbody ID GB40601G602000)groundwater body, 

which exhibited ‘poor’ quantitative quality and ‘good’ chemical quality during the 2016 

Water Framework Directive reporting cycle. 

 

518. The site is located within the catchment of the ‘Redhill Brook’ (Environment Agency 

Waterbody ID GB106039017590), a heavily modified waterbody that exhibited 

‘moderate’ ecological potential and ‘good’ chemical quality during the 2016 Water 

Framework Directive reporting cycle. 

 

C6.H.2.5 Land & Soil Resources 

 

519. The underlying bedrock geology for the site is the ‘Sandgate Formation - Sandstone & 

Mudstone’, a sedimentary rock formed 112 to 125 million years ago in the Cretaceous 

Period, in a shallow sea environment. 

 

520. The BGS soil group classification for the site is ‘medium to light (silty) to heavy’ and the 

soil texture classification is ‘sandy loam to loam’. The site is classified as ‘other land 

primarily in non-agricultural use’, under the ALC system.  

 

C6.H.2.6 Background Air Quality & Traffic 

 

521. The closest AQMA to the site is the ‘Redhill’ AQMA (Order No.12, 2011), located some 

0.45 kilometres to the west, and designated for nitrogen dioxide concentrations. The 

site is located within between 20 metres and 250 metres of at least one high sensitivity 

receptor (e.g. residential property). 

 

522. The site is accessed via Cormongers Lane off the A25 (Nutfield Road). Traffic levels for 

2016, from automated traffic count points located on the surrounding road network are 

given in table C6.H-4. 

Table C6.H-4: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

36286 
A25 (between Chanctonbury Chase, 

Reigate & A22) 

530000 

150470 
12,048 370 

78292 
A25 (between A23 & Chanctonbury 

Chase) 

528220 

150350 
13,278 400 
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C6.H.3 Summary of Key Assessment Findings & Recommendations 
 

523. The assessment for Site RE16 (Land at the former Copyhold Works, Redhill) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate any one 

of the seven different types of waste development identified in Table C1-1 of this report. 

 

524. The findings of the preliminary assessment for the site can be summarised as follows: 

524.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 1A and Type 6 facilities), through 

‘high-medium significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium 

significance’ (Type 3 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 1A and 6 facilities), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7A facilities), to ‘medium-low significance’ 

(Type 3 and 7B facilities). For carbon emissions from processes, adverse 

impacts of ‘low significance’ were anticipated for Type 1A facilities, but of 

‘no significance’ for all other Types. Carbon emissions from the 

transportation of waste were not expected to give rise to significant 

adverse impacts for all development Types. For nuisance, in the form of 

noise, light or odour, the site was assessed as having the capacity to give 

rise to adverse impacts ranging from ‘high-medium significance’ (Type 1A or 

Type 6 facility), through ‘medium significance’ (Type 1B, 2, 4, 5 and 7 

facilities), to ‘medium-low significance’ (Type 3 facility). 

524.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘medium 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘high significance’ across all development 

Types. For the impact of development of the site on flood risk, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘low 

significance’ across all development Types. 

524.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘high significance’ and ‘beneficial’ across all 

development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 

beneficial. For the avoidance of contamination, the impact of development 

of the site was assessed as being of ‘high significance’ and adverse across all 

development Types.  

524.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘high significance’ and adverse across all development types. For 

the improvement or creation of habitats, the impact of development of the 
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site was assessed as being of ‘medium significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

524.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘high significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘high significance’ and 

adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

524.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘low significance’ and ‘medium significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of 

historic landscapes, and the protection of their context and setting, the 

development of the site was assessed as being of ‘low significance’ and 

‘medium significance’ and adverse effect across all development Types. 

524.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium significance’ and adverse impact across all development types. 

For nuisance, in the form of noise, light or odour, the site was assessed as 

having the capacity to give rise to adverse impacts ranging from ‘high-

medium significance’ (Type 1A or Type 6 facility), through ‘medium 

significance’ (Type 1B, 2, 4, 5 and 7 facilities), to ‘medium-low significance’ 

(Type 3 facility). For the impact of development of the site on flood risk, the 

site was assessed as having the capacity to give rise to adverse impacts of 

‘low significance’ across all development Types. For the provision of waste 

management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘high significance’. 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A Waste Management Facilities: The site is located within 1 kilometre) of a designated AQMA, is within 

100 metres of a major road (the A25), and within 250 metres of residential properties. The use of thermal 

treatment for the management of waste would be expected to give rise to a range of process emissions (e.g. 

NOx, SOx, etc.), arising from the direct combustion of waste, or from the combustion of syngas. The extent to 

which any given facility might be expected to give rise to adverse impacts on air quality will be dependent upon 

the type of technology used, the type of wastes processed, and the scale of the facility, in terms of the amount 

of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 1B, Type 2 & Type 7 Waste Management Facilities: The site is located within 1 kilometre) of a designated 

AQMA, is within 100 metres of a major road (the A25), and within 250 metres of residential properties. The use 

of thermal treatment or anaerobic digestion (AD) technologies for the management of waste would be 

expected to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising from the direct combustion of 

waste, or from the combustion of syngas or biogas. The extent to which any given facility might be expected to 

give rise to adverse impacts on air quality will be dependent upon the type of technology used, the type of 

wastes processed, and the scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 3 Waste Management Facilities: The site is located within 1 kilometre) of a designated AQMA, is within 

100 metres of a major road (the A25), and within 250 metres of residential properties. The use of composting 

techniques for the management of waste would be expected to give rise to a range of process emissions (e.g. 

CH4, CO2, etc.), arising from the treatment of green waste or food waste. The extent to which any given facility 

might be expected to give rise to adverse impacts on air quality will be dependent upon the type of approach 

used (e.g. open windrow, in-vessel, etc.), the type of wastes processed (e.g. green waste, food waste), and the 

scale of the facility, in terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<=25ktpa), and the significance of any impacts would be ‘medium’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Type 6 Waste Management Facilities: The site is located within 1 kilometre) of a designated AQMA, is within 

100 metres of a major road (the A25), and within 250 metres of residential properties. The development and 

operation of a waste transfer station at the site would be expected to give rise to emissions of dust and 

potentially finer particulate matter, the dispersal of which would be expected to be concentrated in the 

immediate vicinity of the site. The extent to which any given facility might be expected to give rise to adverse 

impacts on air quality will be dependent upon the type of approach used (e.g. open or enclosed, etc.), the type 

of wastes processed (e.g. plastics, glass, paper and cardboard, mixed waste), and the scale of the facility, in 

terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Type 4 & Type 5 Waste Management Facilities: The site is located within 1 kilometre) of a designated AQMA, is 

within 100 metres of a major road (the A25), and within 250 metres of residential properties. The development 

and operation of a recycling or mixed waste processing facility at the site would be expected to give rise to 

emissions of dust and potentially finer particulate matter, the dispersal of which would be expected to be 

concentrated in the immediate vicinity of the site. The extent to which any given facility might be expected to 

give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. open or 

enclosed, etc.), the type of wastes processed (e.g. plastics, glass, paper and cardboard, mixed waste), and the 

scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 1A Waste Management Facilities: The carbon emissions potentially associated with the operation of a 

waste management facility of Type 1 would represent the worst case scenario for the site, with estimated 

carbon emissions equivalent to 3.45% of the total annual emissions for the county of Surrey (see Table C1-2). 

The estimated worst case emissions would be considered to be of ‘low’ significance within the context of the 

overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near future, 

and would persist for the lifetime of any waste management facility. 



L 

Type 1B, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The carbon emissions 

potentially associated with the operation of waste management facilities of Types 1B to 7, the estimated 

emissions would range from 0.0004% to 0.69% of the total annual emissions for the county of Surrey (see Table 

C1-2). In all cases, the estimated worst case emissions would not be considered significant within the context of 

the overall emissions for the county of Surrey. The impacts would be adverse, would commence in the near 

future, and would persist for the lifetime of any waste management facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located immediately to the north of a major road 

(the A25), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of either of the waste management facilities of Types 1A or 6 could, dependent on how the facility 

was designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of 

noise, of light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located immediately to the 

north of a major road (the A25), and it is therefore likely that the area is already affected by a diminished level 

of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 or 7 could, 

dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the north of a major road (the A25), 

and it is therefore likely that the area is already affected by a diminished level of tranquillity. The development 

of a Type 3 waste management facility could, dependent on how the facility was designed and operated, and 

the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could 

have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1A & Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be 

expected to arise from a Type 1A waste management facility is estimated to be 190 movements per day and 

from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements of 

those frequencies would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 1B, Type 2, Type 4, Type 5 & Type 7A Waste Management Facilities: The maximum average number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1B, 2, 4, 5, or 7A would be up to 40 per day, which would not exceed the threshold (of 100 HGV 

movements on local roads) given in the IAQM guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 3 & Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that 

would be expected to arise from the development of a waste management facility of Types 3 or 7B would be up 

to 20 per day, which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘medium-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The estimated average 

daily HGV movements associated with all the different forms of waste management facility covered by Types 1 

to 7 would be expected to give rise to carbon emissions equivalent to between 0.00003% and 0.032% of the 

total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst case emissions 

would not be considered significant within the context of the overall emissions for the county of Surrey. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is underlain by 

the Reigate Lower Greensand groundwater body (‘good’ chemical quality), and lies within the drainage 

catchment of the Redhill Brook (‘moderate’ ecological potential and ‘good’ chemical quality), but is not within 

100 metres of the watercourse or its direct tributaries. Any waste management operation that deals with 

organic or hazardous waste materials, or that could give rise to emissions that upon deposition could affect 

water quality (e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the 

water environment at the affected site and in the surrounding area.  

The site is classed as being of ‘medium’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘medium’ at 

worst. Any permitted facility would be required to operate under the Environmental Permit regime that is 

regulated by the Environment Agency. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is underlain by 

the Reigate Lower Greensand groundwater body, which exhibited ‘poor’ quantitative quality during the Water 

Framework Directive 2016 reporting cycle. Assuming that demand for water at the site would primarily be met 

by means of a connection to the public water supply network, and that such supply would be derived by means 

of abstraction from the local groundwater body, which is currently subject to stress in terms of water 

availability, it is likely that construction and operation of any of the forms of waste management facility covered 

by Types 1 to 7 would place an additional burden on that waterbody. 

The site is classed as being of ‘high’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 

(<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, although there 

are areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP) and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (5.6 hectares), and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The site 

is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that it’s 

development for any of the forms of waste related operations covered by Types 1 to 7 would be unlikely to give 

rise to significant effects on flood risk on the site or in the surrounding area, although there could be localised 

changes to the distribution of surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 1B, Type 2, Type 3B, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as 

‘other land primarily in non-agricultural use’ under the ALC system.. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 

development on the best and most versatile agricultural land would not be considered significant. The impacts 

would be neutral for the lifetime of any waste management facility. 



NS 

Maximise use 

of previously 

developed land 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by redundant factory buildings, associated hardstanding, and areas of scrub, and could be classed as 

land that has been previously subject to development and industrial use.  

The site is classed as being of ‘high’ sensitivity for previously developed land, and in all cases, the effects of the 

site’s development would be considered to be of ‘high’ significance. The impacts would be beneficial, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7 would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. All seven of the forms of waste management facility 

covered by Types 1 to 7 would involve some form of resource re-use, whether in terms of the recycling of 

materials, or the recovery of energy, and would consequently contribute to the off-setting of demand for primary 

natural and material resources. 

The estimated best case scenario for resource recovery (of 250,000 tonnes per year for a Type 1 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 22.7% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is comprised of an 

area of previously developed land that is classed as having light to heavy soils with a sandy loam to loamy texture, 

which are therefore likely to be relatively permeable. Any waste management operation that deals with organic 

or hazardous waste materials, or that could give rise to emissions that upon deposition could affect soil quality 

(e.g. nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the soil 

environment at the affected site and in the surrounding area. 

The site is classed as being of ‘high’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘high’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 1, Type 2 & Type 7 Waste Management Facilities: The site is located within 10 kilometres of the Mole Gap to 
Reigate Escarpment SAC (3.13 kilometres north west), and within 2.5 kilometres of the Mole Gap to Reigate 
Escarpment SSSI (2.31 kilometres north), and adjoins the Holmethorpe Sandpits Complex SNCI. Emissions from 
facilities involved in the thermal treatment of waste, or the management of waste by means of AD, and from 
associated traffic, would contribute to changes in the background concentrations of both nutrient nitrogen and 
acids, thereby potentially contributing to adverse cumulative impacts on those habitats and species within the 
SAC, the SSSIs, and the SNCI that are sensitive to such changes in air quality (e.g. calcareous grassland and 
heathland habitats). The sensitive calcareous grasslands of the SAC (3.13 kilometres to the north west), and SSSI 
(2.31 kilometres to the north west), and the SNCI could be subject to impacts as a consequence of process and 
traffic emissions associated with the development of the site as a facility of Type 1, Type 2 or Type 7. On a 
precautionary basis it is recommended that the site would not be an appropriate location for any waste 
management development making use of processes that give rise to emissions to air, or that give rise to 
additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 
and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition to 
site related traffic, the effects of the site’s development would be considered to be of potentially ‘high’ 
significance. The impacts would be adverse, would commence in the near future, and would persist for the 
lifetime of any waste management facility. 



H 

Type 3 Waste Management Facilities: The proximity of the site to the Mole Gap to Reigate Escarpment SSSI and 
SAC, which lie within 2.5 kilometres, and the Holmethorpe Sandpits Complex SNCI, which adjoins the site, would 
need to be taken into consideration, and in particular the sensitivity of calcareous grassland and heathland 
habitats to the potential impacts of nutrient nitrogen deposition. Emissions from traffic generated by 
development of the site for Type 3 waste management facilities, would also contribute to changes in the 
background concentrations of both nutrient nitrogen and acid, thereby potentially contributing to adverse 
cumulative impacts on the SAC, SSSI and SNCI designations. On a precautionary basis it is recommended that the 
site would not be an appropriate location for any waste management development making use of processes that 
give rise to emissions to air, or that give rise to additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 
and biodiversity interest, and for facilities involved in the treatment of organic wastes, in addition to site related 
traffic, the effects of the site’s development would be considered to be of potentially ‘high’ significance. The 
impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 
management facility. 



H 

Type 4, Type 5, & Type 6 Waste Management Facilities: The proximity of the site to the Mole Gap to Reigate 
Escarpment SSSI and SAC, which lie within 2.5 kilometres, and the Holmethorpe Sandpits Complex SNCI, which 
adjoins the site, would need to be taken into consideration, and in particular the sensitivity of calcareous 
grassland and heathland habitats to the impacts of nutrient nitrogen deposition. The site would be better suited 
to a relatively inert form of waste management use (Types 4, 5 and 6), of a type unlikely to give rise to process 
emissions. However, emissions from traffic generated by development of the site for any of the types of waste 
management facilities covered by Types 4, 5, and 6 would contribute to changes in background concentrations of 
both nutrient nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SAC, SSSI 
and SNCI designations. On a precautionary basis it is recommended that the site would not be an appropriate 
location for any waste management development making use of processes that give rise to emissions to air, or 
that give rise to additional HGV traffic. 

The site is classed as being of ‘high’ sensitivity with reference to potential impacts on designated ecological sites 
and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be of 
potentially ‘high’ significance. The impacts would be adverse, would commence in the near future, and would 
persist for the lifetime of any waste management facility. 



H 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Natural Environment 

Ecological Networks 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is currently 

occupied by redundant factory buildings, associated hardstanding, and areas of scrub, bounded by grassland and 

woodland to the south and west, and an operational landfill to the north and east. The areas of scrub within the 

site and the adjoining areas of grassland and woodland offer a range of habitats for plants, mammals, birds, 

reptiles, amphibians and invertebrates. Allocation of the site in the emerging Plan for any of the forms of waste 

related operations covered by Types 1 to 7 would be likely to result in a net loss in the biodiversity interest and 

value of the site. 

The site is classed as being of ‘medium’ sensitivity with reference to its potential biodiversity interest, and the 

effects of development would be considered to be of potentially ‘medium’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with, and is not located within 2.5 kilometres of any areas of land that have been identified as being of national or 

local importance for the purposes of geological conservation. None of the types of waste management facilities 

covered by this assessment would be expected to give rise to direct or indirect impacts on geological conservation 

sites where there is no discernible physical link between the potential development site, and areas of land 

designated for their geological conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated landscapes, but the Surrey Hills AONB commences some 1.79 kilometres to the north west, 

and the Surrey AGLV commences some 0.37 kilometres to the south east. The development of the site for waste 

management purposes of the types covered by Types 1 to 7, could affect the integrity and character of the wider 

landscapes within which those assets are set, particularly in the case of larger scale facilities or those that might 

include intrusive or incongruous elements, such as large structures (potentially all Types, except Type 3) and 

chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in a 

rural setting immediately to the east of Redhill, with the closest Conservation Area being 0.29 kilometres to the 

west. The development of the site for waste management purposes of the types covered by Types 1 to 7, could 

affect the integrity and character of that sensitive townscape, particularly in the case of larger scale facilities or 

those that might include intrusive or incongruous elements, such as large structures (potentially all Types, except 

Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility 



H 

Visual Amenity 

Protect visual 

amenity 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is situated in close 

proximity to a number of sensitive receptors, in particular residential properties, the Redstone Hill, Redhill 

Conservation Area (0.29 kilometres west), the Surrey Hills AONB (1.79 kilometres north west), the Surrey AGLV 

(0.37 kilometres south east), the Grade II Registered Park & Garden of Lower Gatton Park (1.79 kilometres north 

west), and recreational facilities including public rights of way. The development of the site for waste 

management purposes of the types covered by Types 1 to 7, could affect the visual context and amenity of those 

receptors, particularly in the case of larger scale facilities or those that might include visually intrusive or 

incongruous elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, the closest Scheduled Monument is located some 2.21 kilometres to 

the north, and the closest AHAP is some 1.32 kilometres to the north west. The site is more than 0.4 hectares in 

size (5.6 hectares), and would therefore require an archaeological assessment as part of any planning application 

submitted in support of any potential waste related development. There would be potential for previously 

unknown and undisturbed archaeological deposits to be affected by the development of the site for any of the 

waste management purposes covered by Types 1 to 7.  

The site is classed as being of ‘low’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated archaeological assets, the closest Scheduled Monument is located some 2.21 kilometres to 

the north, and the closest AHAP is some 1.32 kilometres to the north west. The setting of those assets could be 

affected by waste related development, particularly in the case of larger scale facilities or those that might include 

visually intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2).  

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of archaeological 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are nine Grade II Listed Buildings located within 1 kilometre, 

with the closest lying within 0.1 kilometres, and with the closest Conservation Area some 0.29 kilometres to the 

west. The development of the site for waste management purposes of the types covered by Types 1 to 7, would 

not be expected to directly impact upon the fabric of those heritage assets, but indirect effects could not be ruled 

out in the absence of a more detailed account of the type of development to which the site would be subject. 

The site is classed as being of ‘high’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



H 

Protect the 

context & 

setting of built 

heritage assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated built heritage assets, but there are nine Grade II Listed Buildings located within 1 kilometre, 

with the closest lying within 0.1 kilometres, and with the closest Conservation Area some 0.29 kilometres to the 

west. The development of the site for waste management purposes of the types covered by Types 1 to 7, could 

affect the setting of those assets, particularly in the case of larger scale facilities or those that might include 

visually intrusive elements, such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. 

Types 1 and 2). 

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of built heritage assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not coincide 

with any designated historic landscapes, but the Surrey Hills AONB commences some 1.79 kilometres to the north 

west, the Surrey AGLV commences some 0.37 kilometres to the south east, and the Grade II Registered Park & 

Garden of Lower Gatton Park is some 1.79 kilometres to the north west. The development of the site for waste 

management purposes of the types covered by Types 1 to 7, would not be expected to directly impact upon the 

fabric of those, but indirect effects, in terms of changes in air quality (particularly acidification, nutrient 

deposition, biopathogen release), could not be ruled out in the absence of a more detailed account of the type of 

development to which the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for the Historic Environment 

Historic Landscape 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site does not 

coincide with any designated historic landscapes, but the Surrey Hills AONB commences some 1.79 kilometres 

to the north west, the Surrey AGLV commences some 0.37 kilometres to the south east, and the Grade II 

Registered Park & Garden of Lower Gatton Park is some 1.79 kilometres to the north west. The development of 

the site for waste management purposes of the types covered by Types 1 to 7, could affect the setting of those 

assets, particularly in the case of larger scale facilities or those that might include visually intrusive elements, 

such as large structures (potentially all Types, except Type 3) and chimney stacks (e.g. Types 1 and 2). 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of historic 

landscape assets, and the effects of development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise 

road traffic 

& promote 

non-road 

modes  

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The maximum number of 

daily HGV movements that would be expected to arise from the development of a waste management facility of 

Types 1 to 7 would be 190 movements per day. Vehicle movements of that frequency would constitute an 

37.8% increase in HGV traffic, and a 1.2% increase in all traffic, on the section of the A25 (Nutfield Road) from 

which the site is accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (190 movements per day) could be 

considered to be of ‘medium’ significance (>30% increase in HGVs, <10% increase in total traffic, taking account 

of thresholds in relevant published IEMA guidance). The impacts would be adverse, would commence in the 

near future, and would persist for the lifetime of any waste management facility. 



M 

Minimise 

pollution & 

nuisance 

Type 1A & Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high 

sensitivity receptors, notably residential properties. The site is located immediately to the north of a major road 

(the A25), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of either of the waste management facilities of Types 1A or 6 could, dependent on how the facility 

was designed and operated, and the scale of the activities undertaken, potentially give rise to emissions of 

noise, of light, or of odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 1B, Type 2, Type 4, Type 5 & Type 7 Waste Management Facilities: The site is located within 250 metres of 

a number of high sensitivity receptors, notably residential properties. The site is located immediately to the 

north of a major road (the A25), and it is therefore likely that the area is already affected by a diminished level 

of tranquillity. The development of any of the waste management facilities of Types 1B, 2, 4, 5 or 7 could, 

dependent on how the facility was designed and operated, and the scale of the activities undertaken, 

potentially give rise to emissions of noise, of light, or of odour that could have a detrimental impact on existing 

background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 3 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the north of a major road (the A25), 

and it is therefore likely that the area is already affected by a diminished level of tranquillity. The development 

of a Type 3 waste management facility could, dependent on how the facility was designed and operated, and 

the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of odour that could 

have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘low’ (<25ktpa), and the significance of any impacts would be ‘medium-low’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M/L 
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Part C6.H Site RE16: Land at the former Copyhold Works, Nutfield Road, Redhill 

Assessment for Human Communities 

Flood Risk 

Minimise 

future flood 

risks 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site is classed as Zone 1 

(<0.1% AEP) for fluvial flood risk and mainly as ‘very low’ (<0.1% AEP) for surface water flood risk, although there 

are areas of ‘low’ (0.1% to 1.0% AEP), ‘medium’ (1.0% to 3.3% AEP) and ‘high’ (>3.3% AEP) surface water flood risk 

distributed across the site. The site is greater than 1 hectare in size (5.6 hectares), and consequently would 

require site specific flood risk assessment at the planning application stage for any form of development. The site 

is at sufficiently low risk of flooding from fluvial or surface water sources across the majority of its area that it’s 

development for any of the forms of waste related operations covered by Types 1 to 7 would be unlikely to give 

rise to significant effects on flood risk on the site or in the surrounding area, although there could be localised 

changes to the distribution of surface water flood risk, depending on how the site is developed. 

The site is classed as being of ‘low’ sensitivity for flood risk, and the significance of any impacts that might arise 

from the development and operation of a waste management facility would be ‘low’ at worst. The impacts would 

be adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



L 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: Development of the site for 

any of the waste management purposes of the types covered by Types 1 to 7would provide additional waste 

management capacity within the county of Surrey, capable of handling between 5,000 and 250,000 tonnes per 

year, depending on the type and scale of facility constructed. 

The estimated best case scenario for the provision of additional waste management capacity (of 250,000 tonnes 

per year for a Type 1 facility) could be considered to be of ‘medium’ significance, based on a facility of that scale 

delivering 22.7% of the additional capacity needed to meet an estimated gap of up to 1.101 million tonnes per 

year by 2033. The impacts would be beneficial, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 1, Type 2, Type 3, Type 4, Type 5, Type 6 & Type 7 Waste Management Facilities: The site measures some 5.6 

hectares, and is located within the Metropolitan Green Belt, which effectively precludes its development for 

waste management purposes, for employment purposes or for residential purposes, except in exceptional 

circumstances. Assuming that development of the site for waste management purposes could be justified within 

the Green Belt, a site with the capacity to accommodate between 168 and 280 residential dwellings (calculated on 

the basis of densities of 30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of development 

could be considered to be of ‘high’ significance, based on the site having an estimated capacity to accommodate 

up to 280 dwellings. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



H 
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C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

 
C6.I.1 Current Site Use & Characteristics 
 

525. The site (NGR 530846 142733) measures some 0.82 hectares, and is an established 

waste management facility located in a rural setting, to the south west of Smallfield and 

the east of Horley. The site is bounded to the north, west and south west by residential 

properties, to the east by the corridor of the M23 motorway, and to the south by open 

land. The site is accessed from the north, off Perrylands Lane, which links to the A23 to 

the west via Smallfield Road and the B2036, and to the A264 to the south via 

Broadbridge Lane, the B2027 and the B2028. 

 

526. The site is identified as an existing waste management facility in the Annual Monitoring 

Report 2012/13 (Appendix 2, site no.RE60). 

 

C6.I.2 Review of Environmental Context & Preliminary Evaluation of Site Sensitivity 
 

C6.I.2.1 Natural Environment & Biodiversity 

 

527. The Mole Gap to Reigate Escarpment SAC is located some 10.33 kilometres to the north 

west of the site.  

 

528. The Hedgecourt SSSI, located some 4.56 kilometres to the south east of the site, is the 

closest such designation. The Ashtead Common NNR is located some 20.52 kilometres to 

the north west of the site, and the Grattons Park LNR is located some 4.72 kilometres to 

the south west. 

 

529. There are seven SNCIs located within 2.5 kilometres of the site (see table C6.I-1). There 

are four areas of Ancient Woodland located within 0.5 kilometres of the site. 

Table C6.I-1: Sites of Nature Conservation Importance within 2.5 km of the site 

Site of Nature Conservation Importance Distance from site 

The Roughs SNCI 0.40 km south west 

Brook Wood SNCI 1.05 km north west 

Langshott Wood SNCI 1.24 km north west 

Copper Coin Paddocks SNCI 1.71 km south east 

Copper Coin Pond SNCI 1.78 km south east 

Ten Acre Wood SNCI 2.12 km north east 

Wheatfield Marsh SNCI 2.13 km north west 

 

C6.I.2.2 Landscape & Visual Amenity 

 

530. The Surrey Hills AONB commences some 9.34 kilometres to the north of the site, the 

High Weald AONB commences some 9.36 kilometres to the east, and the Surrey AGLV 

commences some 6.31 kilometres to the north. 
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531. The site is located within National Character Area 121 (Low Weald), a broad, low-lying 

clay vale which wraps around the northern, western and southern edges of the High 

Weald. The Low Weald starts in the east at Ashford in Kent, passing west to the north of 

Royal Tunbridge Wells, and then between Reigate and Redhill in the north and Crawley 

in the south, curving around Horsham, encompassing Cranleigh, Chiddingfold and 

Billingshurst and stretching toward Haslemere in the west, before swinging back east 

through West Sussex, encompassing Henfield, Hurstpierpoint and Burgess Hill to end in 

East Sussex just west of Hailsham and north east of Lewes. 

 

532. The site lies within character area ‘WF3 – Horley to Swaynesland Low Weald Farmland’, 

as defined in the 2015 Landscape Character Assessment for Surrey. 

 

C6.I.2.3 Historic Environment & Archaeology 

 

533. There are two Scheduled Monuments located within 2.5 kilometres of the site (see 

Table C6.I-2). 

Table C6.I-2: Scheduled Monuments within 2.5 km of the site 

Scheduled Monument Distance from site 

‘Thunderfield Castle medieval moated site’ (Historic England List ID 

1013348) 
0.76 km west 

‘Medieval or Early Post-medieval Tannery, Scotchman's Copse’ (Historic 

England List ID 1013014) 
2.03 km north west 

 

534. There are three Grade II Listed Buildings located within 1.0 kilometre of the site (see 

Table C6.I-3). 

Table C6.I-3: Listed Buildings within 1.0 km of the site 

Listed Building Distance from site 

‘Twyners Croft’ (Historic England List ID 1377561) 0.65 km north east 

‘Broadbridge Farm House’ (Historic England List ID 1204767) 0.71 km south east 

‘Coldlands Farm House’ (Historic England List ID 1378037) 0.79 km west 

 

535. The Registered Park & Garden closest to the site is the Grade II ‘Reigate Priory’ (Historic 

England List ID 1001175), located some 8.56 kilometres to the north west. The ‘Burstow’ 

Conservation Area is some 1.29 kilometre to the south east of the site. The ‘TA114 – 

Rede Hall Medieval Moated Site, Burstow’ AHAP is located some 1.29 kilometres to the 

south east of the site. 

 

 

C6.I.2.4 Water Resources & Management 

 

536. The majority of the site is classified as Zone 1 (<0.1% AEP) for fluvial flood risk, with the 

western edge subject to Zone 2 (0.1% to 1.0% AEP) fluvial flood risk. The majority of the 

site is classified as being subject to ‘very low’ (<0.1% AEP) risks of surface water flooding, 

with areas affected by ‘low’ (0.1% to 1.0% AEP) risk distributed across the site.  
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537. The site is not underlain by any groundwater SPZ designations, or by any groundwater 

bodies monitored under the Water Framework Directive regime.  

 

538. The site is located within the catchment of the Burstow Stream (Environment Agency 

Waterbody ID GB106039017520), an unmodified watercourse, which exhibited ‘bad’ 

ecological status, and ‘good’ chemical quality during the Water Framework Directive 

2016 reporting cycle. 

 

C6.I.2.5 Land & Soil Resources 

 

539. The underlying bedrock geology for the site is the ‘Weald Clay Formation – Mudstone’, a 

sedimentary rock formed 125 to 134 million years ago in the Cretaceous Period, in a 

swamp, estuary or delta dominated environment. 

 

540. The BGS soil group classification for the site is ‘medium (silty) to light (silty) to heavy’ 

and the soil texture classification is ‘clayey loam to silty loam’. The site was classified, 

prior to development, as Grade 4 (poor) agricultural land under the ALC system.  

 

C6.I.2.6 Background Air Quality & Traffic 

 

541. The site is located some 1.69 kilometres to the east of the ‘Horley – South West Area’ 

AQMA (Order No.3, 2003), which was designated for nitrogen dioxide concentrations. 

The site is located within between 20 metres and 250 metres of at least one high 

sensitivity receptor (e.g. residential property). 

 

542. The site is accessed from the north, off Perrylands Lane, which links to the A23 4.5 

kilometres to the west via Smallfield Road and the B2036, and to the A264 to the south 

via Broadbridge Lane, the B2027 and the B2028. Traffic levels for 2016, from automated 

traffic count points located on the surrounding road network are given in table C6.I-4. 

Table C6.I-4: Background Annual Average Daily Traffic Flows 

Count 

Point ID 
Description NGR 

All vehicles 

(2016) 

All HGVs 

(2016) 

17742 
A23 (between Woodroyd Avenue & 

B2036) 
528000 
143300 

17,242 378 

38582 
A264 (between Surrey/West Sussex 

boundary & A22) 
534850 
140000 

17,253 754 

46273 A23 (between B2036 & A2044) 
528430 
145000 

21,822 595 

57661 
A264 (between A2220 & West 

Sussex/Surrey boundary) 
532344 
139163 

24,839 952 

 

 

C6.I.3 Summary of Key Assessment Findings & Recommendations 
 

543. The assessment for Site RE20 (Land at 2 Perrylands Lane, Smallfield) has been 

undertaken on the basis of the site’s assumed initial capacity to accommodate two of 

the seven different types of waste development (Type 6 – Waste Transfer, and Type 7 – 

AD) identified in Table C1-1 of this report. 
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544. The findings of the preliminary assessment for the site can be summarised as follows: 

544.1 Atmosphere: For emissions to air from waste management processes, the 

site was assessed as having the capacity to give rise to adverse impacts 

ranging from ‘high significance’ (Type 6 facility) to ‘high-medium 

significance’ (Type 7 facility). For emissions to air from the transport of 

waste materials, the anticipated adverse impacts ranged from ‘high-

medium significance’ (Type 6 facility), through ‘medium significance’ (Type 

7A facility), to ‘medium-low significance’ (Type 7B facilities). For carbon 

emissions, neither the processes used for waste management, nor the 

transportation of waste, were expected to give rise to significant adverse 

impacts. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 6 facility), to ‘medium significance’ (Type 

7 facility). 

544.2 Water Environment: For the contamination of waterbodies, the site was 

assessed as having the capacity to give rise to adverse impacts of ‘high 

significance’ across all development Types. For the impact of development 

of the site on water resources, the site was assessed as having the capacity 

to give rise to adverse impacts of ‘medium significance’ across all 

development Types. For the impact of development of the site on flood 

risk, the site was assessed as having the capacity to give rise to adverse 

impacts of ‘medium significance’ across all development Types. 

544.3 Land, Soils & Materials: For the use of land, the impact of development of 

the site on the availability of the best and most versatile agricultural land 

was assessed as ‘not significant’ and ‘neutral’ across all development Types. 

For the use of previously developed land, the impact of development of the 

site was assessed as being of ‘medium significance’ and ‘beneficial’ across 

all development Types. For the use of natural resources, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 

beneficial for a Type 6 facility. For the avoidance of contamination, the 

impact of development of the site was assessed as being of ‘low 

significance’ and adverse across all development Types.  

544.4 Natural Environment: For the safeguarding of ecological assets and 

designated sites, the impact of development of the site was assessed as 

being of ‘medium significance’ and adverse across all development types. 

For the improvement or creation of habitats, the impact of development of 

the site was assessed as being of ‘low significance’ and adverse effect 

across all development Types. For the safeguarding of geological 

conservation interests, development of the site was assessed as having 

neutral effects of ‘no significance’. 

544.5 Landscape & Townscape: For the protection of designated or sensitive 

landscapes, the impact of the development of the site was assessed as 

being of ‘low significance’ and adverse effect across all development Types. 

For the protection of designated or sensitive townscapes, the impact of the 

development of the site was assessed as being of ‘medium’ significance and 
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adverse effect across all development Types. For the protection of visual 

amenity, the impact of development of the site was assessed as being of 

‘high significance’ and adverse effect across all development Types. 

544.6 Historic Environment: For the safeguarding of archaeological assets, and the 

protection of their context and setting, the development of the site was 

assessed as being of ‘medium significance’ and ‘high significance’ and 

adverse effect across all development Types. For the safeguarding of built 

heritage assets, and the protection of their context and setting, the 

development of the site was assessed as being of ‘medium significance’ and 

adverse effect across all development Types. For the safeguarding of 

historic landscapes, and the protection of their context and setting, the 

development of the site was assessed as being of ‘low significance’ and 

adverse effect across all development Types. 

544.7 Human Communities: For the minimisation of road transport, the 

development of the site was assessed as being likely to give rise to impacts 

of ‘medium-low significance’ and adverse impact across all development 

types. For nuisance, in the form of noise, light or odour, the site was 

assessed as having the capacity to give rise to adverse impacts ranging from 

‘high-medium significance’ (Type 6 facility), to ‘medium significance’ (Type 

7 facility). For the impact of development of the site on flood risk, the site 

was assessed as having the capacity to give rise to adverse impacts of 

‘medium significance’ across all development Types. For the provision of 

waste management facilities, the impact of the development of the site was 

assessed as being of up to ‘medium’ significance and beneficial effect. For 

the sterilisation of developable land, the development of the site was 

assessed as likely to give rise to adverse impacts of ‘medium significance’. 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Atmosphere 

Emissions from site preparation, facility construction or facility operation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 7 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, is situated within 100 metres of a major road (M23), and is within 250 metres of residential 

properties. The use of anaerobic digestion (AD) technologies for the management of waste would be expected 

to give rise to a range of process emissions (e.g. NOx, SOx, etc.), arising from the combustion of biogas. The 

extent to which any given facility might be expected to give rise to adverse impacts on air quality will be 

dependent upon the type of technology used, the type of wastes processed, and the scale of the facility, in 

terms of the amount of waste managed. 

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium‘ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘high-medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 6 Waste Management Facilities: The site is not located within, or in close proximity (<1 km) to, any 

designated AQMA, is situated within 100 metres of a major road (M23), and is within 250 metres of residential 

properties. The development and operation of a waste transfer station at the site would be expected to give 

rise to emissions of dust and potentially finer particulate matter, the dispersal of which would be expected to 

be concentrated in the immediate vicinity of the site. The extent to which any given facility might be expected 

to give rise to adverse impacts on air quality will be dependent upon the type of approach used (e.g. open or 

enclosed, etc.), the type of wastes handled (e.g. plastics, glass, paper and cardboard, mixed waste), and the 

scale of the facility, in terms of the amount of waste managed.  

The site is classed as being of ‘high’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high’. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Avoid, limit or 

mitigate key 

greenhouse 

gas (GHG) 

emissions 

Type 6 & Type 7 Waste Management Facilities: The carbon emissions potentially associated with the operation 

of a waste management facility of Type 6 or Type 7A would represent the worst case scenario for the site, with 

either type being estimated to have the capacity to give rise to up to a level of carbon emissions equivalent to 

0.003% of the total annual emissions for the county of Surrey (see Table C1-2). In all cases, the estimated worst 

case emissions would not be considered significant within the context of the overall emissions for the county of 

Surrey. The impacts would be adverse, would commence in the near future, and would persist for the lifetime 

of any facility. 



NS 

Avoid, limit or 

mitigate noise, 

light or odour 

emissions 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the west of a major road (M23 

motorway), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 6 waste management facility of could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 7 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the west of a major road (M23 

motorway), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 7 waste management facility  could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Atmosphere 

Emissions from waste transportation 

Avoid, limit or 

mitigate key 

pollutant 

emissions 

Type 6 Waste Management Facilities: The typical number of daily HGV movements that would be expected to 

arise from a Type 6 waste management facility is estimated to be 100 movements per day. Vehicle movements 

of that frequency would exceed the threshold (of 100 HGV movements on local roads) given in the IAQM 

guidance on air quality and planning for areas outside AQMAs. Consequently the risk of significant impacts on 

air quality as a consequence of traffic generated by the development of a Type 6 facility could not be ruled out. 

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>100 HGVs per day), and the significance of any impacts would be ‘high-

medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



H/M 

Type 7A Waste Management Facilities: The maximum average number of daily HGV movements that would be 

expected to arise from the development of a Type 7A waste management facility would be up to 40 per day, 

which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM guidance on 

air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25 HGVs per day and <100 HGVs per day), and the significance of any 

impacts would be ‘medium’. The impacts would be adverse, would commence in the near future, and would 

persist for the lifetime of any waste management facility. 



M 

Type 7B Waste Management Facilities: The maximum average number of daily HGV movements that would be 

expected to arise from the development of a Types 7B waste management facility would be up to 20 per day, 

which would not exceed the threshold (of 100 HGV movements on local roads) given in the IAQM guidance on 

air quality and planning for areas outside AQMAs.  

The site is classed as being of ‘medium’ sensitivity for pollution, the scale of the development, as a proxy for 

impact magnitude, would be ‘small’ (<25 HGVs per day), and the significance of any impacts would be 

‘medium-low’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M/L 

Avoid, limit or 

mitigate key 

GHG emissions 

Type 6 & Type 7 Waste Management Facilities: The estimated average daily HGV movements associated with all 

the different forms of waste management facility covered by Types 6 or 7 would be expected to give rise to 

carbon emissions equivalent to between 0.00003% and 0.015% of the total annual emissions for the county of 

Surrey (see Table C1-2). In both cases, the estimated worst case emissions would not be considered significant 

within the context of the overall emissions for the county of Surrey. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any facility. 



NS 

Assessment for the Water Environment 

Contamination of waterbodies 

Avoid water 

contamination 

Type 6 & Type 7 Waste Management Facilities: The site is not underlain any groundwater bodies that require 

monitoring under the Water Framework Directive regime, but does lie within the drainage catchment of the 

river Burstow Stream (‘bad’ ecological status and ‘good’ chemical quality), but is not within 100 metres of the 

watercourse or its direct tributaries. Any waste management operation that deals with organic or hazardous 

waste materials, or that could give rise to emissions that upon deposition could affect water quality (e.g. 

nutrients, acidifying compounds, heavy metals, etc.) could present a risk to the quality of the water 

environment at the affected site and in the surrounding area.  

The site is classed as being of ‘high’ sensitivity for water contamination, and the significance of any impacts 

that might arise from the development and operation of a waste management facility would be ‘high’. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



H 

Demand for water resources 

Minimise 

demand for 

water 

resources 

Type 6 & Type 7 Waste Management Facilities: The site is not underlain any groundwater bodies that require 

monitoring under the Water Framework Directive regime. Assuming that demand for water at the site would 

primarily be met by means of a connection to the public water supply network, and that such supply would be 

derived by means of abstraction from an appropriate groundwater body, that is not currently subject to stress 

in terms of water availability, it is unlikely that construction and operation of any of the forms of waste 

management facility covered by Types 6 and 7 would place a significant additional burden on that waterbody. 

However, the development would still create some additional demand for water resources. 

The site is classed as being of ‘medium’ sensitivity for water resources, and the significance of any impacts that 

might arise from the development and operation of a waste management facility would be ‘medium’ at worst, 

as abstraction from groundwaters for public water supply is regulated by the Environment Agency. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Water Environment 

Flooding from all sources 

Minimise 

future flood 

risks 

Type 6 & Type 7 Waste Management Facilities: The majority of the site is classed as Zone 1 (<0.1% AEP) for fluvial 

flood risk, with the western perimeter classed as Zone 2 (0.1% to 1.0% AEP), and mainly as ‘very low’ (<0.1% AEP) 

for surface water flood risk, with areas of ‘low’ (0.1% to 1.0% AEP) risk distributed across the site. The site is less 

than 1 hectare in size (0.82 hectares), but includes areas of Zone 2 fluvial flood risk, and consequently would 

require site specific flood risk assessment at the planning application stage. Development of the site for either of 

the forms of waste related operations covered by Types 6 and 7 could give rise to effects on fluvial flood risk on 

the site or in the surrounding area, and there could be impacts on the distribution of surface water flood risk 

across the site and in the surrounding area, depending on how the site is developed. 

The site is classed as being of ‘medium’ sensitivity for flood risk, and the significance of any impacts that might 

arise from the development and operation of a waste management facility would be ‘medium’ at worst. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Assessment for Land, Soils & Materials 

Use of land 

Avoid use of 

best & most 

versatile 

agricultural 

land 

Type 6 & Type 7 Waste Management Facilities: The site was classed, prior to development, as Grade 4 agricultural 

land under the ALC system, but has been occupied by a range of waste uses for a substantial period of time. 

Allocation of the site in the emerging Plan for either of the forms of waste related operations covered by Types 6 

or 7 would have no effect on the extent of the county’s remaining areas of Grade 1, Grade 2 or Grade 3a 

agricultural land. 

The site is classed as being of ‘low’ sensitivity for agricultural land, and in all cases, the effects of the site’s 
development on the best and most versatile agricultural land would be considered to be of no significance. The 
impacts would be neutral for the lifetime of any waste management facility 



NS 

Maximise use 

of previously 

developed land 

Type 6 & Type 7 Waste Management Facilities: The site is currently occupied by an established waste 

management business, and could be classed as land that is subject to development and industrial use.  

The site is classed as being of ‘medium’ sensitivity for previously developed land, and in all cases, the effects of 

the site’s development would be considered to be of ‘medium’ significance. The impacts would be beneficial, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Use of resources derived from the land 

Minimise 

natural 

resource 

demands 

Type 6 & Type 7 Waste Management Facilities: Development of the site for either of the waste management 

purposes of the types covered by Types 6 and 7 would provide additional waste management capacity within the 

county of Surrey, capable of handling between 5,000 and 120,000 tonnes per year, depending on the type and 

scale of facility constructed. Both of the forms of waste management facility covered by Types 6 and 7 would 

involve some form of resource re-use, whether in terms of the recycling of materials, or the recovery of energy, 

and would consequently contribute to the off-setting of demand for primary natural and material resources. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could be 

considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would be 

beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Contamination of land & soils 

Avoid land & 

soil 

contamination 

Type 6 & Type 7 Waste Management Facilities: The site is comprised of an area of developed land that is classed 

as having light to heavy soils with a clayey loam to silty loam texture, which are therefore likely to be relatively 

impermeable. Any waste management operation that deals with organic or hazardous waste materials, or that 

could give rise to emissions that upon deposition could affect soil quality (e.g. nutrients, acidifying compounds, 

heavy metals, etc.) could present a risk to the quality of the soil environment at the affected site and in the 

surrounding area. 

The site is classed as being of ‘low’ sensitivity for land that is susceptible to contamination, and in all cases, the 

effects of the site’s development would be considered to be of potentially ‘low’ significance. Any permitted 

facility would be required to operate under the Environmental Permit regime that is regulated by the 

Environment Agency. The impacts would be adverse, would commence in the near future, and would persist for 

the lifetime of any waste management facility. 



L 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Natural Environment 

Ecological Networks 

Safeguard 

irreplaceable 

biodiversity 

assets & 

designated 

sites 

Type 7 Waste Management Facilities: The site is located more than 10 kilometres from any SAC or SPA, and more 

than 2.5 kilometres from any SSSI. The Roughs SNCI, an area of Ancient Woodland, is the closest ecological 

designation, situated some 0.40 kilometres to the south west. Emissions from facilities involved in the 

management of waste by means of AD, and from associated traffic, would contribute to changes in the 

background concentrations of both nutrient nitrogen and acids, thereby potentially contributing to adverse 

cumulative impacts on those ecological sites that encompass habitats and species sensitive to such changes in air 

quality (e.g. heathland or grassland habitats). 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and for facilities making use of thermal treatment or energy generation, in addition 

to site related traffic, the effects of the site’s development would be considered to be of potentially ‘medium’ 

significance. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Type 6 Waste Management Facilities: The proximity of the site to The Roughs SNCI, would need to be taken into 

consideration, and in particular the sensitivity of Ancient Woodland habitats to the impacts of nutrient nitrogen 

deposition. A Type 6 waste management facility is unlikely to give rise to process emissions, but emissions from 

traffic generated by a Type 6 facility would contribute to changes in background concentrations of both nutrient 

nitrogen and acid, thereby potentially contributing to adverse cumulative impacts on the SNCI designation. 

The site is classed as being of ‘medium’ sensitivity with reference to potential impacts on designated ecological 

sites and biodiversity interest, and the effects of site related traffic on local air quality would be considered to be 

of potentially ‘medium’ significance. The impacts would be adverse, would commence in the near future, and 

would persist for the lifetime of any waste management facility. 



M 

Create new or 

improve 

existing 

habitats, & 

avoid net loss 

of biodiversity 

Type 6 & Type 7 Waste Management Facilities: The site is currently occupied by an established waste 

management business, bounded to the east by the M23 motorway, to the north by agricultural land, and to the 

west and south by tree lines and woodland beyond which are a mix of residential properties and rural businesses. 

Allocation of the site in the emerging Plan for any of the forms of waste related operations covered by Types 1 to 

7 would be likely to result in a net loss in the biodiversity interest and value of the site. 

The site is classed as being of ‘low’ sensitivity with reference to its potential biodiversity interest, and the effects 

of development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Geological Conservation 

Prevent harm 

to geological 

conservation 

interests 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with, and is not located within 2.5 

kilometres of any areas of land that have been identified as being of national or local importance for the purposes 

of geological conservation. None of the types of waste management facilities covered by this assessment would 

be expected to give rise to direct or indirect impacts on geological conservation sites where there is no discernible 

physical link between the potential development site, and areas of land designated for their geological 

conservation interest. 

The site is classed as being of ‘low’ sensitivity for designated sites of geological conservation interest, and in all 

cases, the effects of the site’s development on such designations would not be considered significant. The 

impacts would be neutral for the lifetime of any waste management facility. 



NS 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Landscape & Townscape 

Landscape & Townscape Character 

Protect 

designated & 

sensitive or 

intrinsic 

landscape 

character 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated landscapes, the 

Surrey Hills AONB commences some 9.34 kilometres to the north, the High Weald AONB is 9.36 kilometres to the 

east, and the Surrey AGLV commences some 6.31 kilometres to the north. The redevelopment of the site for Type 

6 or 7 waste management purposes could affect the integrity and character of the wider landscapes within which 

the site is set, particularly in the case of larger scale facilities or those that might include intrusive or incongruous 

elements. 

The site is classed as being of ‘low’ sensitivity with reference to landscape character, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect 

designated & 

sensitive or 

intrinsic 

townscape 

character 

Type 6 & Type 7 Waste Management Facilities: The site is situated in a predominantly rural setting, although 

bounded to the east by the M23 motorway, and does not coincide with any designated or sensitive townscapes, 

with the closest Conservation Area being 1.29 kilometres to the south east. The redevelopment of the site for 

Type 6 or 7, waste management purposes could affect the integrity and character of the nearby sensitive 

townscapes, particularly in the case of larger scale facilities or those that might include intrusive or incongruous 

elements. 

The site is classed as being of ‘medium’ sensitivity with reference to townscape character, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Visual Amenity 

Protect visual 

amenity 

Type 6 & Type 7 Waste Management Facilities: The site is situated in close proximity to a number of sensitive 

receptors, in particular residential properties, rural businesses, and recreational facilities including public rights of 

way. The Surrey Hills AONB commences some 9.34 kilometres to the north, the High Weald AONB is 9.36 

kilometres to the east, and the closest Conservation Area is 1.29 kilometres to the south east. The redevelopment 

of the site for Type 6 or 7 waste management purposes could affect the visual context and amenity of those 

receptors, particularly in the case of larger scale facilities or those that might include visually intrusive or 

incongruous elements. 

The site is classed as being of ‘high’ sensitivity with reference to visual amenity, and the effects of development 

would be considered to be of potentially ‘high’ significance. The impacts would be adverse, would commence in 

the near future, and would persist for the lifetime of any waste management facility. 



H 

Assessment for the Historic Environment 

Archaeological Assets 

Safeguard 

archaeological 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated archaeological 

assets, the closest Scheduled Monument is located some 0.76 kilometres to the west, and the closest AHAP is 1.29 

kilometres to the south east. The site is more than 0.4 hectares in size (0.82 hectares), and would therefore 

require an archaeological assessment as part of any planning application submitted in support of any potential 

waste related development. There would be potential for previously unknown and undisturbed archaeological 

deposits to be affected by the development of the site for any of the waste management purposes covered by 

Types 6 and 7.  

The site is classed as being of ‘medium’ sensitivity with reference to archaeological assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of 

archaeological 

assets 

Type 6 & Type 7 Waste Management Facilities: The site hosts an established waste management operation, and 

does not coincide with any designated archaeological assets, the closest Scheduled Monument is located some 

0.76 kilometres to the west, and the closest AHAP is 1.29 kilometres to the south east. The setting of those assets 

could be affected by waste related development, particularly in the case of larger scale facilities or those that 

might include visually intrusive elements, such as large structures.  

The site is classed as being of ‘high’ sensitivity with reference to the context and setting of archaeological assets, 

and the effects of development would be considered to be of potentially ‘high’ significance. The impacts would be 

adverse, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



H 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for the Historic Environment 

Built Heritage 

Safeguard built 

heritage 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated built heritage 

assets, but there are three Grade II Listed Buildings located within 1 kilometre, the closest within 0.70 

kilometres, and a Conservation Area some 1.29 kilometres to the south east. The redevelopment of the site for 

waste management purposes of Types 6 or 7, would not be expected to directly impact upon the fabric of those 

Listed Buildings, but indirect effects, in terms of changes in air quality (particularly acidification), could not be 

ruled out in the absence of a more detailed account of the type of development to which the site would be 

subject. 

The site is classed as being of ‘medium’ sensitivity with reference to built heritage assets, and the effects of 

development would be considered to be of potentially ‘medium’ significance. The impacts would be adverse, 

would commence in the near future, and would persist for the lifetime of any waste management facility. 



M 

Protect the 

context & 

setting of built 

heritage assets 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated built heritage 

assets, but there are three Grade II Listed Buildings located within 1 kilometre, and a Conservation Area some 

1.29 kilometres to the south east. The re-development of the site for waste management purposes of Types 6 

or 7, could affect the setting of those assets, particularly in the case of larger scale facilities or those that might 

include visually intrusive elements, such as large structures. 

The site is classed as being of ‘medium’ sensitivity with reference to the context and setting of built heritage 

assets, and the effects of development would be considered to be of potentially ‘medium’ significance. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Historic Landscape 

Safeguard 

historic 

landscape 

assets, 

including 

designated 

sites 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated historic 

landscapes, the Reigate Priory Grade II Registered Park & Garden is some 8.56 kilometres to the north west, the 

Surrey Hills AONB commences some 9.34 kilometres to the north, and the High Weald AONB is 9.36 kilometres 

to the east. The re-development of the site for waste management purposes of Types 6 or 7, would not be 

expected to directly impact upon the fabric of those assets, but indirect effects, in terms of changes in air 

quality (particularly acidification, nutrient deposition, biopathogen release), could not be ruled out in the 

absence of a more detailed account of the type of development to which the site would be subject. 

The site is classed as being of ‘low’ sensitivity with reference to historic landscape assets, and the effects of 

development would be considered to be of potentially ‘low’ significance. The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



L 

Protect the 

context & 

setting of 

historic 

landscape 

assets 

Type 6 & Type 7 Waste Management Facilities: The site does not coincide with any designated historic 

landscapes, the Reigate Priory Grade II Registered Park & Garden is some 8.56 kilometres to the north west, the 

Surrey Hills AONB commences some 9.34 kilometres to the north, and the High Weald AONB is 9.36 kilometres 

to the east.. The re-development of the site for waste management purposes of the types covered by Types 1B, 

2, 3B and 4 to 7, could affect the setting of those assets, particularly in the case of larger scale facilities or those 

that might include visually intrusive elements, such as large structures. 

The site is classed as being of ‘low’ sensitivity with reference to the context and setting of historic landscape 

assets, and the effects of development would be considered to be of potentially ‘low’ significance. The impacts 

would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



L 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise road 

traffic & 

promote non-

road modes  

Type 6 & Type 7 Waste Management Facilities: The maximum number of daily HGV movements that would be 

expected to arise from the development of a waste management facility of Types 6 or 7 would be 100 

movements per day. Vehicle movements of that frequency would constitute a 26.5% increase in HGV traffic, 

and a 0.6% increase in all traffic, on the section of the A23 (Brighton Road) from which the site would be 

accessed, if all traffic from the site were to travel along that road link.  

The estimated worst case scenario for additional HGV movements (100 movements per day) could be 

considered to be of ‘medium-low’ significance (10% - 30% increase in HGVs, <10% increase in total traffic, 

taking account of thresholds in relevant published IEMA guidance). The impacts would be adverse, would 

commence in the near future, and would persist for the lifetime of any waste management facility. 



M/L 
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Part C6.I Site RE20: Land at 2 Perrylands Lane, Smallfield 

Assessment for Human Communities 

Pollution & Nuisance 

Minimise 

pollution & 

nuisance 

Type 6 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the west of a major road (M23 

motorway), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 6 waste management facility of could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘large’ (>50ktpa), and the significance of any impacts would be ‘high-medium’. 

The impacts would be adverse, would commence in the near future, and would persist for the lifetime of any 

waste management facility. 



H/M 

Type 7 Waste Management Facilities: The site is located within 250 metres of a number of high sensitivity 

receptors, notably residential properties. The site is located immediately to the west of a major road (M23 

motorway), and it is therefore likely that the area is already affected by a diminished level of tranquillity. The 

development of a Type 7 waste management facility  could, dependent on how the facility was designed and 

operated, and the scale of the activities undertaken, potentially give rise to emissions of noise, of light, or of 

odour that could have a detrimental impact on existing background conditions.  

The site is classed as being of ‘medium’ sensitivity for nuisance, the scale of the development, as a proxy for 

impact magnitude, would be ‘medium’ (>25ktpa and <50ktpa), and the significance of any impacts would be 

‘medium’. The impacts would be adverse, would commence in the near future, and would persist for the 

lifetime of any waste management facility. 



M 

Flood Risk 

Minimise 

future flood 

risks 

Type 6 & Type 7 Waste Management Facilities: The majority of the site is classed as Zone 1 (<0.1% AEP) for 

fluvial flood risk, with the western perimeter classed as Zone 2 (0.1% to 1.0% AEP), and mainly as ‘very low’ 

(<0.1% AEP) for surface water flood risk, with areas of ‘low’ (0.1% to 1.0% AEP) risk distributed across the site. 

The site is less than 1 hectare in size (0.82 hectares), but includes areas of Zone 2 fluvial flood risk, and 

consequently would require site specific flood risk assessment at the planning application stage. Development 

of the site for either of the forms of waste related operations covered by Types 6 and 7 could give rise to effects 

on fluvial flood risk on the site or in the surrounding area, and there could be impacts on the distribution of 

surface water flood risk across the site and in the surrounding area, depending on how the site is developed. 

The site is classed as being of ‘medium’ sensitivity for flood risk, and the significance of any impacts that might 

arise from the development and operation of a waste management facility would be ‘medium’ at worst. The 

impacts would be adverse, would commence in the near future, and would persist for the lifetime of any waste 

management facility. 



M 

Land Use 

Provide 

appropriate 

waste 

management 

facilities 

Type 6 & Type 7 Waste Management Facilities: Development of the site for either of the waste management 

purposes of the types covered by Types 6 and 7 would provide additional waste management capacity within 

the county of Surrey, capable of handling between 5,000 and 120,000 tonnes per year, depending on the type 

and scale of facility constructed. 

The estimated best case scenario for resource recovery (of 120,000 tonnes per year for a Type 6 facility) could 

be considered to be of ‘medium’ significance, based on a facility of that scale delivering 10.9% of the additional 

capacity needed to meet an estimated gap of up to 1.101 million tonnes per year by 2033. The impacts would 

be beneficial, would commence in the near future, and would persist for the lifetime of any waste management 

facility. 



M 

Avoid 

sterilisation of 

land by waste 

development 

Type 6 & Type 7 Waste Management Facilities: The site measures some 0.82 hectares, and is located within the 

Metropolitan Green Belt, which effectively precludes its development for waste management purposes, for 

employment purposes or for residential purposes, except in exceptional circumstances. Assuming that 

development of the site for waste management purposes could be justified within the Green Belt, a site with 

the capacity to accommodate between 25 and 41 residential dwellings (calculated on the basis of densities of 

30 dwellings per hectare (dph) and 50 dph) would be sterilised. 

The estimated worst case scenario for the loss of land that may be suitable for non-waste forms of 

development could be considered to be of ‘medium’ significance, based on the site having an estimated 

capacity to accommodate up to 41 dwellings. The impacts would be adverse, would commence in the near 

future, and would persist for the lifetime of any waste management facility. 



M 

 



 
 

 

 

 

  



 
 

 



 

 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 

 


