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Figure 1: Site Location and Study Area. Scale 1:20,000@A3
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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1. INTRODUCTION

1.1 Background
1.1.1 James Blake Associates Ltd. (JBA) has been instructed by Lovell prepare a 

Landscape and Visual Impact Assessment (LVIA) to accompany a planning 
application for the development of up to 141 residential units with associated 
landscaping, drainage, public open space and infrastructure on land at 
Broomhill Lane, Reepham, Norfolk. 

1.2 Scope
1.2.1 The aims and objectives of this assessment are:

• To describe and evaluate the current landscape character of the Site and 
its surroundings, and identify potential landscape receptors with reference 
to published character types / areas and their characteristic landscape 
elements;

• To identify potential visual receptors (i.e. people who would be able to see 
the Site and the proposed development) and their representative views;

• To evaluate the sensitivity of landscape and visual receptors to the type of 
development proposed;

• To describe and assess any impacts of the development in so far as they 
affect the landscape and/or views of it and to evaluate the magnitude of 
change and the scale of effect; and 

• To identify any specific mitigation or monitoring measures that are required 
to reduce residual landscape and visual effects.

1.2.2 The methodology for undertaking the assessment is in accordance with the 
‘Guidelines for Landscape and Visual Impact Assessment’ (GLVIA3) and best 
practice.

1.2.3 The assessment and design process aims to ensure that:

• Aspects which make an essential contribution to landscape character are 
maintained and managed;

• The development and associated change can be accommodated within the 
existing landscape and visual context; and

• Improvements and enhancements can be made where uncharacteristic 
features detract from the character and visual amenity of the area.

1.3 Study Area and Landscape Context
1.3.1 The boundary of the Site at Broomhill Lane (the Application Site) and the 

extent of the study area are shown on Figure 1. The Site is located just 
beyond the south-western settlement boundary of Reepham. Reepham is 
located approximately 19km north-west of Norwich and is situated on the 
B1145, between the Bure and Wensum valleys.
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2. METHODOLOGY

2.1 Background
2.1.1 This report identifies and assesses the landscape and visual effects of the 

proposed development over the course of the project from construction 
through to its completion.

2.1.2 Throughout the report a clear distinction is made between landscape (the 
landscape as a resource) and visual:  

• Landscape Assessment (Section 5.0): The landscape resource 
incorporates the physical characteristics or elements of the urban and 
rural environment which together establish the character of each area e.g.  
geology, soils, topography, hydrology, land cover, land use, vegetation and 
settlement and the way it is experienced.  Landscape effects can arise 
from changes to individual landscape components, landscape character 
and sense of place.  This includes effects on areas recognised for their 
landscape value.

• Visual Assessment (Section 6.0): The visual assessment considers the 
nature of existing views and visual amenity including the extent of visibility 
of the site and the proposed development, and the people who might 
experience them.  Visual effects considers how the views of individuals 
and how they are perceived will change.

2.1.3 The assessment of the site, the surrounding landscape character and visibility 
are based on a period of desk study and field survey carried out in January 
2020. 

2.2 Assessment Approach
2.2.1 The assessment of landscape and visual effects is based on the following 

good practice guidelines: 

• Landscape Character Assessment Guidance for England and Scotland1; 
and

• Guidelines for Landscape and Visual Impact Assessment (GLVIA3)2.  

2.2.2 In accordance with the guidelines and best practice, LVIA uses a combination 
of quantitative and qualitative information including informed and reasoned 
professional judgement.  The assessment of the scale of landscape and 
visual effects follows a systematic and consistent step-by-step process so 

1 Landscape Character Assessment Guidance for England and Scotland, 
Countryside Agency and Scottish Natural Heritage, 2002

2 Guidelines for Landscape and Visual Impact Assessment, Landscape Institute 
and Institute of Environmental Management and Assessment, Third Edition 
2013

that rational and transparent conclusions can be drawn. In accordance with 
GLVIA3 the approach and methodology used is proportional to the scale of 
the project and the nature of the likely effects; the emphasis being on those 
that are likely to be important.

2.2.3 The process of LVIA is based on the following process:

• Baseline appraisal including desk based and field surveys to identify the 
nature of the existing resource.  Sources of information for the desk study 
are listed in Appendix A;

• Identification of the individual receptors likely to experience change from 
the proposal and a description of the impacts, both negative and positive;

• An assessment of the scale of the effects identified; and

• Identification of mitigation or monitoring measures that may be required. 

2.2.4 For the purposes of this report, the term ‘impact’ refers to the cause of the 
change and ‘effects’ are the results or changes on the landscape and visual 
context.

2.2.5 It is recognised that the scale and nature of the change will vary throughout 
the course of the project. To provide an indication of the changes that will 
occur through the various stages, the magnitude of change and scale of 
effect is assessed at the following key points: 

• Construction phase – estimated duration of 3-4 years. Parts of the 
development may be completed and occupied within this time;

• Completion Year 1 – to represent the worst case scenario, where planting 
has been implemented, but before any planted mitigation can take 
effect.  This commences on the full practical completion of the proposed 
development; and

• Completion Year 15 – to represent the best case scenario, where planting 
mitigation measures can be expected to be effective.  These are considered 
to be the residual effects.

2.2.6 In terms of the description of visual effects it is acknowledged that this will 
vary according to the season based on the extent of vegetation cover.  The 
assessment at all stages is based on the worst case scenario when vegetation 
is not in leaf.

2.3 Landscape Assessment
2.3.1 The assessment of landscape effects addresses the effects of change and 

development on landscape as a resource i.e:

• The landscape components within the site that contribute to the landscape 
- topography, land cover, land use, vegetation, settlement and buildings for 
example; and

• Landscape character and the key characteristics that contribute to it 
including aesthetic and perceptual aspects.

Landscape Baseline

2.3.2 The baseline study includes a combination of desk and fieldwork in order to 
identify the existing character of the landscape, and the elements, features 
and aesthetic and perceptual aspects that contribute to it.  Landscapes that 
share similar components and characteristics can be classified into generic 
Landscape Character Types (LCTs) and/or locational specific Landscape 
Character Areas (LCAs) at a range of scales from national through to local.  

2.3.3 Within the study area a hierarchy of published Landscape Character 
Assessments has been undertaken. The study of the assessments within 
the hierarchy is important to aid understanding of the landscape and to allow 
the identification of landscape components that may be present at different 
scales.

2.3.4 Published assessments at the national and county level were reviewed to 
provide a broad landscape context. These existing documents were used to 
determine the extent of different LCTs and LCAs within the study area, along 
with their key characteristics, condition and inherent sensitivity to change 
along with any applicable management or development recommendations. 

2.3.5 Field work was used to record the specific characteristics within the study 
area to determine the extent to which the site and its immediate surroundings 
are representative of the wider area, and to identify other characteristics 
potentially not identified in published documents, but which are important 
when considering the effects of the proposed development at a local level.
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2.3.6 Following the baseline study, the potential landscape receptors (landscape 
components and character areas) were identified and their sensitivity to the 
proposed development assessed.  Sensitivity is defined by a combination of 
value and susceptibility to change based on word based scales (for criteria 
refer to Appendix B: Table B1). 

2.3.7 The value of each receptor is assessed taking into account the presence of 
statutory and non-statutory designations and the reasons for their designation, 
in conjunction with published Landscape Character Assessments and the 
findings of the baseline assessment including:

• The condition and overall strength of character of the site and its 
surrounding area;

• The importance, value or special qualities placed on the receptor; and

• The objectives of landscape strategies and guidance.

2.3.8 The susceptibility to the proposed development is assessed on:

• The capacity of the landscape to accommodate the proposed development; 

• The extent of the proposals being in accordance with management or policy 
objectives; and

• The potential for mitigation.

2.3.9 The sensitivity of landscape components is classified on a sliding scale from 
high to low and is determined by combining value and susceptibility as set 
out in Appendix B: Table B3.

2.3.10 Those landscape components which make a notable contribution to the area 
and can not accommodate the proposed development without affecting the 
baseline situation and/or achievement of landscape planning strategies are 
of high sensitivity, while those which are replaceable or contribute little to the 
overall character of the landscape and can accommodate the change without 
affecting the baseline situation are of low sensitivity.

Identification and Description of Landscape Change

2.3.11 For each landscape receptor, the likely changes arising from the development 
during the construction and following its completion were identified and 
described.  Such interactions include changes to or loss of existing elements, 
the introduction of new elements and the combined effect of these changes 
on the overall character of the area.

2.3.12 The magnitude of landscape impacts is classified on a sliding word based 
scale as set out Appendix C: Table C1 from high to negligible. High is  
described as a prominent and notable change, while low or negligible applies 
where changes are small and/or localised. The nature of the impact can be 
positive or negative; however, there may be instances where an effect is 
neither.  These effects are considered to be neutral in nature.

2.4 Visual Assessment
2.4.1 The visual assessment considers the direct effect of changes to existing 

views and the visual amenity arising from the proposed development. 

Visual Baseline

2.4.2 The baseline for assessing visual effects establishes the area from which the 
site and proposed development may be visible and the nature and number of 
different groups of people who are likely to experience change. 

2.4.3 For visual effects the receptors may include:

• Users of properties: such as residents, employees or visitors;

• Users of public rights of way: public footpaths, bridleways, byways and 
permissive paths; 

• Users of transport routes: main roads and residential streets; and 

• Places accessible to the public including open space areas, public gardens 
and other destinations. 

2.4.4 The area from which the site and proposed development will be visible i.e. the 
Visual Envelope (VE) was determined by manual analysis of topographical 
data combined with aerial images.   As the extent of the VE is locally influenced 
by landform, vegetation and existing built development, fieldwork was used 
to verify the views actually available using publicly accessible locations. 

2.4.5 A number of viewpoints were selected for inclusion in the assessment to 
demonstrate the extent of visibility of the site and the future development as 
well as the visual amenity currently experienced.  At each viewpoint, baseline 
photographs were taken to record the existing view.  The viewpoints and 
supporting photographs do not provide continuous coverage of all locations 
within the vicinity, but provide a sample of the following:

• Representative: illustrating views from within a wider area e.g. views 
representative of a group of houses or a street or along a public right of 
way;

• Specific: demonstrating views from key locations such as visitor 
destinations or recognised viewpoints, views from protected landscapes or 
with particular cultural associations; and

• Illustrative: demonstrating a particular effect or specific issue e.g. restricted 
visibility in an area where views might be anticipated. 

2.4.6 As such all views and visual amenity are best experienced in the field.   

2.4.7 All photographs were taken during the day with a digital camera at a focal 
length of 35mm and an eye height of 1.65m in accordance with technical 
guidance and best practice. A 35mm focal length provides the closest possible 
approximation of a 50mm lens focal length (‘true eye’ vision) on a traditional 
35mm film SLR camera. 

2.4.8 To achieve a wider field of view, a series of overlapping photographs 
were taken, and later joined together to form panoramic images with 

minor retouching to eliminate slight variations in colour tone.  For ease of 
reference, visible elements within the site and surrounding area, including 
the approximate extent of the site are identified. 

2.4.9 Following the baseline study, the potential visual receptors were identified 
and their sensitivity to the proposed development assessed.  Sensitivity is 
defined by a combination of value and susceptibility to change based on word 
based scales (for criteria refer to Appendix B: Table B2). 

2.4.10 The value of existing views was identified taking into account the presence of 
statutory and non-statutory designations and with reference to other indicators 
such as their appearance in guidebooks or maps and the frequency of use. 

2.4.11 The susceptibility of visual receptors is dependent on the location and context 
of the view, the number of people likely to be affected by the change, the 
expectations and the occupation/activity of the receptor.  

2.4.12 The sensitivity of visual receptors is classified on a sliding scale from high 
to low and is determined by combining value and susceptibility as set out in 
Appendix B: Table B3.

2.4.13 Those receptors which are classified as being of high sensitivity may include 
users of rights of way or nearby residents, while those of low sensitivity may 
include people in their place of work or travelling through the landscape in 
cars or other modes of transport.  The assessment of views from private 
residences, particularly those bordering the site, is based on representative 
views from groups of dwellings or streets based on the nearest possible 
publicly accessible location.    

Identification and Description of Visual Change

2.4.14 Changes to views identified during the baseline study and the subsequent 
effect on visual receptors were identified and described with reference to the 
following:

• The nature of the view of the development e.g. a full or partial view, or only 
a glimpse;

• The proportion of the development or particular features that would be 
visible;

• The distance of the viewpoint from the site and whether the viewer would 
focus on the development due to its scale and/or proximity or whether it 
would comprise a small, minor element in a panoramic view;

• Whether the view is stationary/fixed, transient, or one of a sequence of 
views experienced along a route or moving vehicle; and

• The nature of the change resulting from the development through the 
removal or introduction of features (both natural and man-made) and 
any associated changes to the profile of the skyline, visual simplicity/
complexity, enclosure/openness and scale.

2.4.15 The magnitude of visual effects is classified on a sliding scale as set out 
in Appendix C: Table C2 from high to negligible where high is a prominent 
and notable change in the view to low or negligible where changes are small 
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and/or barely perceptible.  The nature of the impact can be either positive 
or negative; however, there may be instances where an impact results in an 
effect that is neither.  These effects are considered to be neutral in nature.

2.5 Scale of Effects
2.5.1 The importance of landscape and visual effects is a function of the sensitivity 

of the landscape resource and visual receptors against the magnitude of 
change that they would experience. In accordance with GLVIA3, importance 
is not absolute and whilst a judgement is made on both the overall sensitivity 
of each identified receptor and the magnitude of change, the conclusion is 
based on the professional judgement of the assessor.

2.5.2 The nature and relative importance of the effects depends on the degree to 
which the development:

• Complements, respects and fits into the existing landscape and views;

• Enables the retention, enhancement or restoration of landscape character 
and visual amenity and delivers landscape guidelines and/or policy 
aspirations; and

• Influences the visual context and in particular strategic and important 
views.

2.5.3 The importance or scale of landscape and visual effects is determined by 
combining the sensitivity of the receptor and the magnitude of the change 
likely to occur.  The scale effect is described as Major, Moderate, Minor or 
Negligible as set out in Appendix C: Table C3.  Effects can be either adverse 
or beneficial.

2.5.4 The final assessment of the scale of effects can be summarised as:

• Major adverse: The development would cause a total permanent loss 
or major alteration to key elements or features of the landscape and/or 
introduce elements that are totally uncharacteristic of the surrounding 
area.  The development would be visually intrusive and would result in a 
substantial deterioration to visual amenity;

• Moderate adverse: The development would cause a substantial permanent 
loss or alternation to one or more key elements or features of the landscape 
and/or introduce elements that are prominent but may not be substantially 
characteristic of the surrounding area.  The development would be visually 
intrusive and would result in a noticeable deterioration to visual amenity.

• Minor adverse: The development would cause a minor permanent and/
or temporary loss or alteration to one or more key elements or features of 
the landscape and/or introduce elements that may not be uncharacteristic 
of the surrounding area.  The development would cause limited visual 
intrusion and would result in a barely perceptible deterioration to visual 
amenity; 

• Negligible: The development would result in very limited change to the 
existing landscape resource or visual amenity. 

• Minor beneficial: The development would complement the key elements or 
features of the landscape and/or introduce elements that are characteristic 
of the surrounding area maintaining landscape character.  The development 
would visually complement the existing view and would result in a barely 
perceptible improvement to visual amenity;

• Moderate beneficial: The development would fit in well with and enhance 
the key elements or features of the landscape and/or introduce elements 
that maintain and/or enhance landscape character.  The development would 
visually integrate into the existing view and would result in a noticeable 
improvement to visual amenity;

• Major beneficial: The development would entirely fit in well with and 
substantially enhance the key elements or features of the landscape and/
or introduce elements that substantially enhance landscape character.  
The development would visually integrate into the existing view and would 
result in a substantial improvement to visual amenity.

2.6 Limitations and Assumptions
2.6.1 The visual survey and baseline photographs were completed in January 

2020. The images represent a time when deciduous trees and hedgerows 
were not in leaf, representing a worst case scenario in terms of the extent of 
visibility likely to be experienced.

2.6.2 The assessment assumes that the proposed development will be constructed 
over a period of 3-4 years. Although parts of the development will be 
completed and occupied within this time, this represents the construction 
phase. Operational effects commence on the full completion of the proposed 
development (Year 1).

2.6.3 The detailed design of landscaped areas will be prepared post planning 
and agreed via a reserved matters application. Specific aspects regarding 
the detailed design and implementation of planting is addressed as part of 
secondary mitigation measures in Section 7.0. 

2.6.4 In assessing both landscape and visual effects the influence of time, 
particularly on the growth of new vegetation, can be substantial. The post-
completion effects have therefore been assessed at two stages (Year 1 and 
Year 15). The time that new planting takes to establish is dependent on 
species, stock size, the nature of the growing conditions and other factors 
such as maintenance and vandalism.  It is assumed that planting will be 
implemented following the substantial completion of each phase and fully 
implemented by Year 1 with an average growth rate of 300-400mm/year.DRAFT
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National Parks, the Broads and Areas of Outstanding Natural Beauty, which 
have the highest status of protection in relation to these issues 

3.2.4 NPPF Section 16: Conserving and Enhancing the Historic Environment places 
emphasis on the conservation and enjoyment of the historic environment, 
recognising that ‘heritage assets are an irreplaceable resource’ and should 
be ‘conserved in a manner appropriate to their significance’. These principles 
are supported by NPPG 18a: Conserving and Enhancing the Historic 
Environment.

3.3 Greater Norwich Joint Core Strategy
3.3.1 The Greater Norwich Joint Core Strategy provides strategic planning guidance 

for the Greater Norwich area, including Broadland District Council, South 
Norfolk District Council and Norwich City Council over the period until 2026

3.3.2 The following policies are of relevance to the proposed development in 
relation to this assessment:

• Spacial Planning Objective 9: To protect, manage and enhance the natural, 
built and historic environment, including key landscapes, natural resources 
and areas of natural habitat or nature conservation value.

• Policy 1: Addressing Climate Change and Protecting Environmental 
Assets. This policy states that the environmental assets of the area will 
be protected, maintained, restored and enhanced. Benefits for residents 
and visitors will be improved. All new developments will ensure that there 
will be no adverse impacts on sites with a European Union designation. 
Any development that is likely to have any adverse affects on nationally 
designated sites and species will be assessed in accordance with national 
policy and legislation. Heritage assets will be conserved and enhanced 
and one of the ways in which this will be done is through the protection of 
their settings.

• Policy 2: Promoting Good Design. All developments will be designed to 
the highest standards, creating a strong sense of place. In particular, 
development proposals will respect local distinctiveness.

• Policy 4: Housing delivery. Allocations will be made to ensure at least 
36,820 new homes can be delivered between 2008 and 2026. Proposals 
for housing will be required to contribute to the mix of housing required to 
provide balanced communities and meet the needs of the area.

• Policy 10: Locations for major new or expanded communities in the Norwich 
Policy Area. Development within the growth triangle will be masterplanned 
as attractive, well serviced, integrated, mixed use development. 
Development will achieve the highest possible standards of design and 
aim to address current service and infrastructure deficiencies to benefit 
existing communities.

3.4 Broadland Development Management Development 
Plan Document

3.4.1 The Broadland Development Management DPD is one of several documents  
that forms the current local plan for the Broadland District Council area. The 
DPD document applies the strategic principles in the National Planning Policy 
Framework and Greater Norwich Joint Core Strategy at a more local level. 

3.4.2 The following policies are of relevance to the proposed development in 
relation to this assessment:

• Policy GC1: Presumption in favour of sustainable development. When 
considering development proposals the council will take an approach which 
reflects the presumption in favour of sustainable development contained 
within the NPPF. 

• Policy GC2: Location of New Development. New development will be 
accommodated within the settlement limits shown on the proposals map. 
Outside of these limits development which does not result in any significant 
adverse impacts will be permitted where it accords with specific policies 
outlined in the DPD.

• Policy GC4: Design. Development will be expected to achieve a high quality 
design. Amongst other things proposals should pay regard to the character 
and appearance of an area.

• Policy EN1: Biodiversity and Habitats. Development proposals will be 
expected to protect and enhance the biodiversity of the district, avoiding 
the fragmentation of habitats and supporting the delivery of a co-ordinated 
green infrastructure network throughout the district. Paragraph 3.16 states 
that the Council will seek to ensure inherent visual qualities and ensure that 
the distinctive character of the of these areas is protected. Development 

3. PLANNING POLICY FRAMEWORK

3.1 Background
3.1.1 This section provides an overview of planning policy as relevant to landscape.  

The assessment includes the identification of both statutory and non-statutory 
designations within the study area (including protected landscapes, historical 
and ecological assets).  

3.1.2 The assessment considers the following:

• The National Planning Policy Framework (NPPF), February 2019 and 
associated National Planning Practice Guidance (NNPG);

• The Broadland District Council Local Plan. This is made up from several 
documents including:
 º The Joint Core Strategy DPD, adopted March 2011 with further 
amendments adopted in January 2014; 
 º The Development Management DPD, adopted August 2015; and
 º The Site Allocations DPD, adopted May 2016. 

• The emerging Greater Norwich Local Plan. 

3.1.3 Further information is set out in the Planning Statement that accompanies the 
Planning Application.

3.1.4 The Site does not include any areas of national value or importance; however, 
the wider study area incorporates a number of other designations (see Figure 
2: Policy Context). 

3.2 The National Planning Policy Framework 
3.2.1 The NPPF sets out the Government’s planning policies for England and how 

these are expected to be applied. The NPPF sets out a clear presumption 
in favour of sustainable development, which should be seen as a ‘golden 
thread’ running through plan-making and decision-taking. There are three 
dimensions to sustainable development: economic, social and environmental. 

3.2.2 NPPF Section 12: Achieving well-designed places sets out that good quality 
and inclusive design is a key aspect of sustainable development. As such 
all new developments should ‘function well and add to the overall quality of 
the area..;’ be ‘visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping’ and ‘sympathetic to local character 
and history, including the surrounding built environment and landscape 
setting’ . These principles are supported by NPPG 26: Design.

3.2.3 NPPF Section 15: Conserving and Enhancing the Natural Environment 
sets out that the planning system should contribute to and enhance the 
environment by protecting and enhancing valued landscapes. This includes 
designated landscapes but also the wider countryside. In this respect Local 
planning authorities could achieve this by ‘protecting and enhancing valued 
landscapes’; ‘recognising the intrinsic character and beauty of the countryside, 
and the wider benefits from natural capital and ecosystem services’ and 
‘minimising impacts on and providing net gains for biodiversity’. Great weight 
should be given to conserving and enhancing landscape and scenic beauty in 
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3.6 Greater Norwich Local Plan
3.6.1 In the Greater Norwich area Broadland District Council, Norwich City Council 

and South Norfolk Council are working together to produce a single plan, 
the Greater Norwich Local Plan (GNLP).  When adopted, the GNLP will 
supersede the current JCS and the Site Allocations documents in each of the 
three districts. 

3.6.2 Consultation on the Regulation 18 draft plan opened in January 2020 with 
the consultation running until March 2020. Policies of relevance as outlined 
within the GNLP include:

• ‘Policy 3: Environmental Protection and Enhancement. Development 
proposals will be required to conserve and enhance the natural environment. 
Key elements of the natural environment include valued landscapes, 
biodiversity including priority habitats, networks and species, geodiversity, 
high quality agricultural land and soils. Greater levels of protection will be 
provided according to the statutory status and quality of the natural asset. 
Development should deliver biodiversity net gain wherever possible.

• Policy REP1: Land off Broomhill Lane, Reepham (approx. 8.2ha) is 
allocated for residential development & community facilities (including 
cemetery land, recreational open space and a sports hall). This comprises 
land to the north (approx. 5.7 ha) and south (approx. 2.5 ha) of Broomhill 
Lane, Reepham. The site will accommodate approximately100 homes in 
total. More homes may be accommodated, subject to an acceptable design 
and layout, as well as infrastructure constraints’.

3.7 Supplementary Planning Guidance
Reepham Conservation Area Appraisal

3.7.1 The Reepham Conservation Area Appraisal sets out the key elements that 
together give the area its character and provides suggestions for future 
policies and improvements based on the areas special architectural and 
historic qualities and give it its local distinctiveness. 

3.7.2 For further details as relevant to settlement character refer to Section 5.0.

will only be permitted where it does not result in any significant detrimental 
impact upon the character, scenic quality or visual benefit of the area. The 
water environment is referenced in Paragraph 3.12, which states that all 
new developments will ensure that there will be no adverse impacts on the 
water environment, European and Ramsar sites and other designated sites. 
The River Wensum Special Area of Conservation is listed as a particularly 
sensitive area.

• Policy EN2: Landscape. In order to protect the character of the area, 
development proposals  should have regard to the Landscape Character 
Assessment SPD and, in particular, consider any impact upon as well as 
seek to protect and enhance where appropriate. This includes:
 º Visually sensitive skylines, hillsides and valley sides and important 
views including the setting of the Broads Area.
 º Nocturnal character
 º Historic parks and gardens (the proposed development site is within an 
area designated as ‘Historic Parkland/Historic Garden’ in the Policies 
Map of the Development Management DPD)
 º Green spaces including natural and semi-natural features as well 
geological/geomorphological features which make a significant 
contribution towards defining the character of the area.

• Policy EN3: Green Infrastructure. Residential development consisting of 
five dwellings or more will be expected to provide at least 4ha of informal 
open space per 1000 population and at least 0.16ha of allotments per 1000 
of population. However, paragraph 3.22 states that it is more likely that the 
Green Infrastructure requirements will need to be commuted for smaller 
developments.

• Policy RL1: Provision of formal recreation space. The provision of formal 
recreation space for developments of five or more dwellings should be at 
least 1.68ha per 1000 population. 

3.5 Broadland Site Allocations DPD
3.5.1 The Broadland Site Allocations DPD identifies areas of land in Broadland for 

specific types of development, for example housing, employment, community 
facilities, retail, recreation etc. It also shows boundary and settlement limits 
for places where development is expected to take place.

3.5.2 The Site is allocated for residential development under Policy REP1, this 
states:

‘Land off Broomhill Lane, Reepham (approx 8.2Ha) is allocated to residential 
development & community facilities (including cemetery land, recreational 
open space and a sports hall). This comprises land to the north (approx 
5.7Ha) and south (approx 2.5Ha) of Broomhill Lane, Reepham. The site will 
accommodate approximately 100-120 homes in total’. 

3.5.3 The policy also highlights a number of guidelines for the development. 
In relation to landscape it states that ‘adequate landscaping and green 
infrastructure to be provided, with a particular emphasis on the western and 
southern boundaries and potential linkages into the adjoining countryside’. 
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Figure 2: Policy Context. Scale 1:20,000@A3
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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permissive footpath follows the route of the northern and western boundaries, 
providing full connectivity across the Site.

Southern Parcel

4.1.8 The southern parcel of land comprises a recreational field associated with 
Reepham High School. This parcel contains numerous goal posts as well as a 
small observatory. The area is laid to grass and is under regular management. 
Vegetation is limited to the Site boundaries and comprises a number of fir 
trees, with a line of oak trees beyond the eastern boundary in the grounds of 
the High School.

Connecting Area

4.1.9 This small area between the two parcels is contained by a mixed species 
hedgerow and is currently used by residents of Broomhill Lane as an informal 
parking area. 

4.2 Proposed Development
4.2.1 The proposed development at Broomhill Lane, Reepham, is for up to 141 

residential units,  with a broad mix of house types from 2-bedroom bungalows  
to 4-bedroom houses, including affordable housing, associated roads, areas 
of open space and reserved land for a cemetery extension with access from 
Broomhill Lane. 

4.2.2 Key parameters including access, layout, scale, character and density, 
pedestrian and cycle links, location of open space, drainage, and design 
details and materials are set out in the Design and Access Statement.

4.3 Landscape Strategy Principles
4.3.1 The key principles of the landscape strategy include: 

• Integrate the development edge with the landscape setting in open views to 
the west/north-west through new native tree and shrub planting on the site 
boundaries and within areas of Public Open Space

• Create a landscape-dominated southern boundary to the Proposed 
Development through the planting of native hedgerows, hedgerow trees 
and buffer planting;

• Incorporate open spaces within the built-up areas in order to provide 
opportunities for play and the provision of sustainable drainage features;

• Retain as much of the existing vegetation as possible by designing the 
layout of the Proposed Development within the landscape framework 
provided by the pre-development field pattern;

• Incorporate street trees on both sides of the main spinal route through the 
Proposed Development in order to create an avenue effect and ‘soften’ the 
built form.

4. APPLICATION SITE AND PROPOSED 
DEVELOPMENT

4.1 Site Description
4.1.1 The proposed residential development site extends to approximately 8.2Ha 

of greenfield land to the south-west of Reepham (see Figure 3 - Site View 
Location Plan and Figure 4 - Site Photographs). The area, regular in shape 
currently comprises the Reepham High School Recreation Ground and a 
medium sized arable field.  

Context

4.1.2 The proposed development land lies south-west of the existing settlement 
of Reepham, beyond the existing settlement boundary. The Site is bound 
to the north and west by further agricultural land, to the south by another 
recreational field and to the west by Reepham High School, the garden 
curtilage of residential properties along Broomhill Lane and Lawns Loke, and 
the Reepham cemetery. 

Topography and Drainage

4.1.3 Reepham is situated on a low spur of land above, and to the west of, the 
Eyn Brook. The surrounding landscape comprises an undulating land form 
that rises up from the meandering route of the brook and associated valley 
slopes. The topography of the area is shown on Figure 6.

4.1.4 The Application Site has a relatively simple landform, sloping from east 
to west. The northern parcel falls from approximately 40m AOD along the 
eastern boundary to approximately 28m AOD in the south-western corner. 
The southern parcel falls from approximately 36m AOD in the north-eastern 
corner to approximately 28m AOD in the south-western corner. As a plateau 
landscape, the Site topography is typical of the local landscape

4.1.5 The local landscape comprises pockets of woodland, within the extensive 
gently rolling agricultural fields. Throughout the study area these extensive 
areas of woodland and copses create a wooded landscape, shielding long 
views from the valley sides.

Land Use, Land Cover and Vegetation

4.1.6 The Site can be sub-divided into three distinct areas: the northern parcel, 
southern parcel and the small area of enclosed land between the two.

Northern Parcel

4.1.7 The northern parcel comprises agricultural land, currently under arable 
cultivation. There is no built development on this part of the Site. Vegetation 
is limited to the site boundaries, the most notable of which is a line of 
mature oak trees along the northern boundary. The western, souther and 
eastern boundaries are defined by  mixed-species native hedges in varying 
condition.  A track, Park Lane runs along the length of the eastern boundary 
with Broomhill Lane continuing along the length of the southern boundary. A 
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Figure 3: Site View Locations. Scale NTS@A3
Source: Lovell, January 2020. 
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Figure 4: Site Photographs A-C. Scale NTS@A3
Source: JBA
Date of photograph: 27.01.2020

View A: looking south from north-eastern corner of the southern parcel

View B: looking south from the northern boundary of the southern parcel

View C: looking south from the north-western corner of the southern parcel
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Figure 4: Site Photographs D-E. Scale NTS@A3
Source: JBA
Date of photograph: 27.01.2020

View D: looking north-east from the south-western corner of the southern parcel

View E: looking north from the south-eastern corner of the southern parcel

View F: looking west along Broomhill Lane track
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Figure 4: Site Photographs G-I. Scale NTS@A3
Source: JBA
Date of photograph: 27.01.2020

View G: looking north from the south-eastern corner of the northern parcel

View H: looking south-west from the north-eastern corner of the northern parcel

View I: looking south-east from the north-western corner of the northern parcel

| Land at Broomhill Lane, Reepham, Norfolk12
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Figure 4: Site Photograph J. Scale NTS@A3
Source: JBA
Date of photograph: 27.01.2020

View J: looking north-east from the south-western corner of the northern parcel
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National: National Character Area Profiles, Natural England, 2014
Mid Norfolk

NCA 84

Regional: East of England Landscape Assessment

Plateau Estate Farmlands LCT

District: Broadland District Landscape Character Assessment, 2013
Plateau Farmland LCT (C)

Foulsham and Reepham Plateau Farmland LCA (C1)

Table 1: Hierarchy of Landscape Character Types and Character Areas

5. LANDSCAPE ASSESSMENT

5.1 Scope
5.1.1 In accordance with National and Local guidance, this section considers the 

existing landscape character of the site and its environs.

5.1.2 The character of the landscape evolves over time as a result of the interaction 
of human activity and the natural environment (people and place). Factors 
used to assess landscape character include:

• Physical – geology, land-form, climate, soils, fauna and flora;

• Cultural and Social – land-use, settlement, enclosure & history;

• Aesthetics – colour, texture, pattern, form and perception.

5.1.3 It should be noted that landscape is a continuum and character does not 
generally change abruptly on the ground.  More commonly, the character of 
the landscape will change gradually and therefore the boundaries between 
both Landscape Character Types (LCTs) and Landscape Character Areas 
(LCAs) should be considered to reflect zones of transition.

5.1.4 The published LCTs and LCAs from the national to local level within the study 
area are shown on Figure 5 and are summarised in Table 1 below:

5.2 Landscape Baseline 
National 

5.2.1 At the national level (Natural England, 2014) the study area lies within Mid 
Norfolk (NCA 84).

5.2.2 For reference the relevant key characteristics of the inland area are identified 
as:

• ‘Broadly flat, glacial till plateau dissected by river valleys which create a 
more intricate landscape to the west of Norwich.

• Chalk bedrock overlain by gravels, sands and glacial till left behind by the 
retreating ice of Anglian glaciations, and the resulting complexity of soils, 
determine natural vegetation patterns.

• Underlying chalk aquifer; small, fast-flowing chalk streams and biodiversity-
rich, wide, lush river valleys with wooded valley slopes, including the 
internationally important chalk-fed River Wensum.

• Tranquil agricultural landscape with extensive areas of arable land, 
dominated by cereals with break-cropping of sugar beet and oilseed rape, 
and some pastures along valley floors.

• Ancient countryside, much of it enclosed in the 14th century, with a 
sporadically rationalised patchwork field system, sinuous lanes and mixed 
hedges with hedgerow oaks.

• Largely fragmented, isolated mixed deciduous and pasture woodlands, 
with a notable area of ancient woodland at Foxley Wood.

• Important alkaline valley fen communities and areas of remnant heathland.

• Large number of 18th-century estates with their associated parkland, and a 
great density and stylistic variety of churches which are prominent features 
in the landscape.

• Coherent vernacular architecture – marked by distinctive red brick and flint 
buildings with pantiled roofs, much dating from the 17th and 18th centuries, 
with some earlier timber frame – is an inherent component of the area’s 
character.

• A mix of villages and many isolated farmsteads within a complex minor 
road network, with a traditional pattern of market towns connected by main 
roads, and the city of Norwich providing a centre for cultural andeconomic 
activity.

• Dense network of public rights of way including bridleways and the Peddars 
Way and Norfolk Coast Path National Trail’.

(Natural England, 2014)

5.2.3 Statements of Environmental Opportunity for Central North Norfolk (NCA 78) 
of relevance to the proposal include: 

• SEO3: Encourage a sympathetic approach to development that maintains 
traditional Norfolk character and improves sustainable recreational use, 
while protecting historic assets, geodiversity and biodiversity. For example 
by:
 º Ensuring that development plans are sensitive to conserving the historic 
character of the landscape and promote the use of traditional vernacular 
and building materials, as well as conserving and enhancing heritage 
assets and traditional buildings and settlement.
 º Ensuring the protection of designated and non-designated heritage 
assets, including medieval churches, while seeking opportunities to 
enhance interpretation and, where appropriate, improve access.
 º Minimising the effects of new development by avoiding areas with high 
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Figure 5: Landscape Character. Scale 1:20,000@A3
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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tranquillity, incorporating green infrastructure and woodland buffers, and 
minimising new sources of light pollution.
 º Improving and promoting the use of sustainable transport, including the 
bus network, cycling and footpath routes. 
 º Investigating opportunities to create and enhance green infrastructure 
and public access by creating additional linkages between existing pub-
lic footpaths, settlements, amenities and transport links.
 º Creating new areas of greenspace in conjunction with new develop-
ments and identifying locations for new recreational sites such as 
country parks.

5.2.4 In terms of landscape change Norwich and its surrounding settlements are 
identified as a major focus for growth, along with the provision of associated 
infrastructure such as improvements to the road and rail infrastructure.

Regional

5.2.5 The East of England Landscape Framework sets out a typology of generic 
landscape character types (LCTs) across the Eastern Region. The study area 
incorporates a number of LCTs, the location of which is shown on Figure 4.

5.2.6 The Site lies within the Plateau Estate Farmlands LCT. The Plateau Estate 
Farmlands are described as ‘a medium to large scale, ordered, arable 
landscape, for the most part associated with an open, rolling plateau on sandy 
soils, characterised by estate farms and discrete small villages/hamlets’.

5.2.7 The key integrated objectives are:

• ‘Manage and protect the agricultural landscape and soil resource while 
adapting to pressures from natural processes and climate change; and

• Protect local identity (e.g. historic parkland, local estate character and use 
of vernacular).
 º Promote local design guidance for new development
 º Promote the adoption of locally appropriate vernacular building 
materials, (e.g. carstone and flint) in developments in north west Norfolk
 º Development within villages should conserve and enhance their 
nucleated character and street patterns and retain important views (e.g. 
to local landmarks such as church towers)
 º Support and promote locally characteristic hedgerow management and 
other features which define the character of large estates 
 º Protect and manage historic field and boundary patterns such as the 
species-rich hedgerows from pre-C18th enclosures in the Herts Plateau 
and coaxial field systems’

District

5.2.8 At the District level, the Landscape Character Assessment of Broadland aims 
to provide an up-to-date assessment of the landscape character of the area 
and to establish current guidance and best practice. The relationship of the 
different landscape character types and areas is set out in Figure 6.

5.2.9 The ‘Broadland District Landscape Character Assessment’ (2013) establishes 
the LCTs and LCAs within the district. The Site and its surrounding landscape 

lie within Landscape Character Type C - Plateau Farmland.

5.2.10 The LCT of the Plateau Farmland has the following key characteristics:

• ‘Distinct flat and elevated landform in comparison to surrounding 
landscapes;

• Underlying geology of Till deposits;

• Large fields of predominantly arable monoculture farmland;

• Sense of openness and exposure due to elevation and scarcity of enclosing 
elements such as woodland;

• Small ponds are often a feature of fields;

• Presence of boundary oaks within hedgerows;

• Long and expansive views of adjacent landscapes;

• Predominantly rural character and associated strong sense of tranquillity 
throughout;

• Sparsely settled landscape;

• Presence of isolated historic features within the landscape; and

• Small ponds and marl pits are often features of fields lying on clayey and 
chalky Till’.

5.2.11 Key forces for change within this LCT have been defined by the assessment 
as follows:

• ‘Potential farm diversification, resulting in conversion of agricultural 
buildings to houses and recreational facilities;

• Potential loss of mature hedgerow field boundaries as a result of agricultural 
intensification;

• Small-scale, incremental development within villages, which may be 
inconsistent with local built character and materials (such as brick and tile);

• Potential wind turbine developments; and

• Infilling of small pits, ponds and extraction sites’.

5.2.12 The condition of hedgerows varies throughout this Landscape Character 
Type, with evidence of decline in several places. Recognisable sense of 
place is not particularly strong, resulting from the generally simple landscape 
pattern with vertical visual focal points within the landscape. Open views 
to adjacent Landscape Character Types can, however, be gained from the 
edges of this Landscape Character Type, providing orientation.

5.2.13 The following specific management objectives for this LCT have been 
established:

• ‘Seek opportunities for the creation of mixed habitats of grassland and 
scrub/ woodland in the woodland core area;

• Consider opportunities for providing buffering the River Wensum (SAC) 
from diffuse pollution inputs through catchment sensitive farming;

• Seek to conserve the hedgerow network as a recognisable landscape 
feature and wildlife corridor and restore and enhance where gappy;

• Seek to establish arable field margins as potential nest sites from ground 
nesting birds and habitats for small mammals’.

5.2.14 The Plateau Farmlands LCT can be sub-divided further into a number of 
Landscape Character Areas (LCAs). The Site lies within the Foulsham and 
Reepham LCA (C1).

5.2.15 This character area is situated on an elevated plateau of Till in the far west of 
the district. The plateau forms the highest area of land in the District, rising 
to a height of approximately 60M AOD around Guestwick. Farming has a long 
established tradition in this area; indicated by irregular shaped fields and a 
complex network of lanes and ancient tracks. Field sizes vary from medium 
to large, the largest located on the highest land. 

5.2.16 There is little woodland cover in the area. Small copses located in field 
corners are scattered across the landscape particularly in eastern parts. 
Some hedgerows have been lost, with remnant hedgerow trees suggesting 
they may have been removed relatively recently due to the intensification 
of farming techniques. Numerous fields have small ponds in the corner, 
characteristic of heavier soils. 

5.2.17 Few settlements have developed on the plateau, except the medieval market 
town of Foulsham and some dispersed settlements such as Guestwick, Wood 
Dalling and Themelthorpe.

5.2.18 Higher relief in this area creates an elevated, open character. This is further 
accentuated by the simplicity of land use and limited woodland cover. 
Expansive views and a general absence of any major roads heighten the 
general feeling of rural isolation. Larger farmsteads, halls and church towers 
create essential and striking vertical features in wide expansive views. 
Movement on the plateau is limited to traffic along secondary roads and rural 
lanes as well as agricultural machinery working the fields. Such a traditional 
working landscape often feels peaceful and there is a strong associated 
sense of tranquillity throughout.

5.2.19 Landscape sensitivities found within this LCA are as follows:

• ‘Open character with wide expansive views across the farmland towards 
landmark churches.

• Simple landscape structure with little woodland cover and small copses 
located in field corners and recognisable hedgerow structure.

• Distinctive field pattern and related sense of time-depth in the landscape 
near Foulsham.

• Strong historic structure indicated by irregular shaped fields and a complex DRAFT
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network of lanes and ancient tracks.

• Landscape setting of manors, halls and churches.

• Dispersed small-scale settlement pattern with individual isolated farmsteads 
scattered throughout the landscape.

• Strong sense of peace and isolation throughout the area.

• Strong rural character and sense of continuity’.

5.2.20 The subsequent objectives for the  Foulsham and Reepham Plateau Farmland 
Mosaic LCA are as follows:

• ‘Conserve subtle features of the historic landscape, such as ancient tracks, 
lanes and irregular shaped fields bound by intact hedgerows, which if not 
protected and vulnerable to change and loss;

• Resist new development that would result in any diminution of the sparsely 
settled nature of the area or in any reduction in the sense of peace and 
isolation within the area, which is devoid of large settlements;

• Seek to conserve the strong, rural character of the area and related sense 
of unity.

• Seek to conserve the distinct pattern of fields and related mature landscape 
structure, especially near Foulsham, which strongly contributes to a sense 
of time-depth within the landscape.

• Seek to ensure new development does not reduce the vertical significance 
of architectural features within the landscape, such as church towers;

• Seek to conserve open views across the farmland;

• Seek to conserve the landscape setting of manors, halls and churches;

• Seek to conserve the landscape setting of existing villages, such as 
Foulsham, Reepham, Guestwick, Wood Dalling and Themelthorpe;

• Seek to ensure that potential new developments comprise a fully integrated 
landscape and urban design strategy, which is consistent with the local 
landscape character and screen potential harsh settlement edges;

• Seek to conserve small pits, ponds and extraction sites;

• Seek opportunities for the restoration of hedgerows;

• Seek to conserve the historic and visual connection between manors, 
farmsteads and associated moats’.

Local Landscape Character

5.2.21 The following key characteristics were identified during the field survey: 

• The landscape surrounding the Application Site to the west is one of 
variable sized, generally medium to large fields with geometric boundaries 
of varying condition. There is moderate tree cover, both blocks and belts of 
woodland and hedgerow trees, and the landscape is gently undulating. This 
is considered to give rise to a landscape of medium scale.

• The Application Site has a relatively simple landform, sloping from east 
to west. The northern parcel falls from approximately 40m AOD along the 
eastern boundary to approximately 28m AOD in the south-western corner. 
The southern parcel falls from approximately 36m AOD in the north-eastern 
corner to approximately 28m AOD in the south-western corner. 

• Field boundaries surrounding the Application Site and in the local area are 
generally delineated with vegetation. As a result, some views in the local 
area are substantially foreshortened, while others are longer-reaching. The 
Application Site itself is considered to have a medium level of enclosure.

• The Application Site and surrounding landscape is semi-rural in character, 
being a managed agricultural landscape, predominantly arable in use. The 
medium to large-sized fields, the numerous farmsteads and hamlets , the 
larger village of Reepham and the disused railway line combine to form a 
landscape pattern of medium complexity.

• Skylines in the area are generally formed by a combination of tree belts, 
woodlands and hedgerow trees, and by rising landform in some longer 
distance views across the undulating landscape.

• The Site is located within a gently undulating landscape with strong 
presence of vegetation in the form of hedgerows, tree belts and woodlands. 
This results in limited inter-visibility between the Application Site and much 
of the surrounding landscape, though there are occasional longer distance 
views, notably to the north-west.

Settlement Character

5.2.22 Reepham lies approximately 19km from Norwich and is situated on a low spur 
of land above, and to the west of, the Eyn Brook. The valley through which 
the brook flows is pastoral in character and in sharp contrast to the arable 
farmland on higher ground. 

5.2.23 Reepham developed as a trading centre for local settlements, with the market 
charter dating back to 1277. Until the closure of the cattle market during 
WW2, Reepham remained an essentially agricultural centre.  

5.2.24 Reepham has a designated Conservation Area, the heart of which is at the 
Market Place, enclosed by Georgian buildings, and Church Hill, dominated 
by the two medieval churches. Other distinct character areas within the 
Conservation Area include Moot House and linear development along 
Reepham Moor. Vernacular materials used throughout the Conservation Area 
include red brick, red and black pantiles, thatch, timber frame, sand-lime 
render and flint. 

5.3 Landscape Receptors
5.3.1 The following landscape elements and characteristics (in no particular order) 

have been identified as potential receptors of landscape effects of the Site at 
Broomhill Lane, Reepham:

• The Site incorporating:
 º Topography; 

 º Land use; 
 º On-site vegetation; and
 º The Overall Character of the site.

• The character of the Foulsham and Reepham Plateau Farmland LCA (C1); 
and

• The settlement character of Reepham. 

5.3.2 An assessment of Landscape Receptor sensitivity is described in Table 3 
below.  The table should be read in conjunction with Tables B1 and B3 in 
Appendix B setting out the criteria used to determine sensitivity to change.
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Table 2: Summary of Landscape Receptors and Sensitivity

Receptor Value Susceptibility Description Sensitivity

Site features
Topography Medium Medium The Application Site has a relatively simple landform, sloping from east to west. The northern parcel falls from 

approximately 40m AOD along the eastern boundary to approximately 28m AOD in the south-western corner.
The southern parcel falls from approximately 36m AOD in the north-eastern corner to approximately 28m AOD 
in the south-western corner. As a plateau landscape, the Site topography is typical of the local landscape. 
Some minor alterations to topography will be required in order to accommodate the proposed development. 
The overall sensitivity to change is considered to be Medium. 

Medium

Land use Medium Medium The northern parcel comprises agricultural land which is currently under arable cultivation. The southern 
parcel comprises the playing field of Reepham High School and is laid to grass. The northern parcel is bound 
to the east by existing tracks, beyond  which lies the existing settlement edge of Reepham, and to the north 
and west by further agricultural land. The southern parcel of land is bound to the east and south by additional 
playing fields associated with Reepham High School, including a tennis court,  As greenfield land, the 
overall sensitivity to change is considered to be Medium. As the Site is allocated in draft for development the 
principle of a change in land use has been accepted. 

Medium

On-site vegetation Medium Medium Vegetation is largely limited to the site boundaries and includes a number of mature oak trees, fir trees, 
conifers and mixed species hedgerows in varying condition. In the absence of a detailed arboricultural survey 
most of this existing vegetation is considered to be of low to moderate arboricultural value (BS Categories ‘B’ 
and ‘C’).

Medium

The overall
Character of the Site

Medium Medium The proposed site is greenfield land beyond the western settlement edge of Reepham. The Site comprises 
two fields and a small area of enclosed grassland, through which runs a track. There are no landscape 
designations covering the site. 

Medium

Landscape Character

The character of 
the Foulsham and 
Reepham Plateau 
Farmland LCA (C1)

Medium Medium Farming has a long established tradition in this LCA; indicated by irregular shaped fields and a complex 
network of lanes and ancient tracks. Field sizes vary from medium to large, the largest located on the highest 
land. There is little woodland cover in the area, with some small copses located in field corners. Hedgerows are 
of varying condition with remnant hedgerow trees suggesting they may have been removed relatively recently 
due to the intensification of farming techniques. Expansive views and a general absence of any major roads 
heighten the general feeling of rural isolation. The overall sensitivity of the LCA is assessed as Medium with 
landscape management guidelines to conserve existing character. 

Medium 

Settlement 
Character of 
Reepham

Medium Medium The market town of Reepham has a semi-rural character distinguished by mature trees, open spaces and 
the use of vernacular materials throughout. The historic core is recognised as a Conservation Area, but the 
town is much expanded by later suburban development, typified by that adjacent to the Site. The Site lies to 
the west of the main settlement envelope but is strongly associated with the existing urban edge. The area is 
physically and visually separated from the Conservation Area. The draft allocation of the Site for mixed use 
development acknowledges that there is capacity for change with potential for enhancement.

Medium
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Table 3: Summary of Landscape Effects

Receptor Sensitivity Development Phase Magnitude of Change
size/scale: extent: 

Scale of Importance

Site features

Topography Medium Construction Medium Negative Moderate Adverse

Completion Year 1 Negligible Negligible

Completion Year 15 Negligible Negligible

Land use Medium Construction Medium Negative Moderate Adverse

Completion Year 1 Medium Negative Moderate Adverse

Completion Year 15 Medium Negative Moderate Adverse

On-site vegetation Medium Construction Low Negative Minor Adverse

Completion Year 1 Negligible Negligible

Completion Year 15 Low Positive Minor Beneficial

The overall
Character of the Site

Medium Construction Medium Negative Moderate Adverse

Completion Year 1 Medium Negative Moderate Adverse

Completion Year 15 Low Negative Minor Adverse
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Receptor Sensitivity Development Phase Magnitude of Change
size/scale: extent: 

Scale of Importance

Landscape Character
The character of the Foulsham and 
Reepham Plateau Farmland LCA (C1)

Medium Construction Low Negative Minor Adverse

Completion Year 1 Low Negative Minor Adverse

Completion Year 15 Negligible Negligible

Settlement 
Character of Reepham

Medium Construction Low Negative Minor Adverse

Completion Year 1 Negligible Negligible

Completion Year 15 Negligible Negligible

Table 3: Summary of Landscape Effects continued

DRAFT



Landscape and Visual Impact Assessment 2019 | 21

5.4 Landscape Effects
5.4.1 The assessment of landscape effects during construction and after completion 

(Year 1 and Year 15) on the landscape resource identified in the baseline 
study is set out in Table 3 and are described below.

5.4.2 The tables should be read in conjunction with the criteria for determining 
the magnitude of change in Appendix C: Table C1, the matrix of scale of 
importance in Appendix C: Table C3 and the methodology described in 
Section 2.0 of this report.

Construction and Temporary Effects

5.4.3 During the construction phase, impacts on landscape components within 
the site will result from direct changes in land use, vegetation clearance for 
access and alterations to the existing topography. This will occur alongside 
the provision of temporary infrastructure such as access, site compounds and 
parking; the storage of materials; erection of temporary fencing/hoardings; 
the use of operational plant; and general construction works. All are 
uncharacteristic features of the landscape, but will generally be temporary 
and short-term.  All construction works will be carried out in full accordance 
with best practice to avoid, reduce or limit the extent of effects as far as 
possible.

5.4.4 Throughout the Site there will be a temporary disturbance of the existing 
ground levels arising from the removal and storage of topsoil and excavation 
for roads, foundations, services and sustainable drainage. The scale of the 
effect on the topography of the site during construction will be Moderate 
Adverse.

5.4.5 The proposed development will result in a permanent change in land use. The 
existing greenfield land will be replaced with a temporary construction site. 
There will be a localised extent of change to land use within the Site boundary 
which partially alters the character or nature of the wider landscape. This 
change will result in a permanent Moderate Adverse scale of effect at the 
site level. As a draft allocation, the principle of this change is accepted.

5.4.6 Existing vegetation on the boundaries of the Site is to be retained where 
possible and protected during construction. The majority of tree cover within 
the Site will be retained. Only tree works which are essential or necessary 
for the health of the trees will be undertaken and any trees removed will be 
replaced where possible, resulting in a Minor Adverse scale of effect during 
construction. 

5.4.7 The overall character of the Site will temporarily change from greenfield 
land to a construction site. Uncharacteristic components will be introduced 
alongside characteristic features or elements. There will be a noticeable, 
temporary and localised Moderate Adverse scale of effect on the site and its 
immediately surrounding area. 

5.4.8 The Site falls within the Foulsham and Reepham Plateau Farmland LCA (C1). 
The Site exhibits some key characteristics that are defined within the landscape 
character assessment. The Site will temporarily change from a greenfield 
site to a construction site and will introduce uncharacteristic components 

resulting in a noticeable change to parts of the character area. Construction 
activities including the location and arrangement of access, compounds and 
parking; storage of materials; temporary fencing and hoardings; operational 
plant; and construction of buildings and hard landscape will be noticeable 
having a localised temporary Minor Adverse scale of effect on the Landscape 
Character Area as a whole. The eventual residential land use is considered 
appropriate in the context of the surrounding landscape. 

5.4.9 Construction activities will be a noticeable change to the western settlement 
edge of Reepham, but will be seen in context with the existing modern 
development along Broomhill Lane and Park Lane. The presence of 
temporary hoardings and associated construction works will have a localised 
effect to Broomhill Lane with an overall Minor Adverse scale of effect on the 
settlement character of Reepham. 

Permanent Development and Effects at Year 1 / Year 15

5.4.10 The principles of the Landscape Strategy have been developed from the 
key constraints and opportunities of the site and its surrounding landscape 
context and are inherently landscape led. 

5.4.11 There will be a permanent change to the topography of the Site however this 
will not alter once the development has been completed resulting in a scale 
of effect of Negligible at Year 1 with no further change.

5.4.12 There will be a permanent change in land use to a high quality development 
including residential dwellings, open space, and strategic landscape. The 
proposals adjoin the existing settlement edge of Reepham and therefore 
residential land use is considered appropriate on the Site. There will be a 
permanent Moderate Adverse scale of effect on land use at the site level.

5.4.13 The retained boundary vegetation will provide a mature landscape setting to 
the new development. Existing on-site vegetation will be complemented by 
significant new strategic planting. The effect of new planting will initially be 
limited resulting in a Negligible scale of effect. By Year 15 as this planting 
matures, improving both landscape and ecological diversity there will be a 
residual Minor Beneficial scale of effect by Year 15.

5.4.14 Although the Site will permanently change from greenfield land to a 
residential development, the design, scale, layout and landscape of the 
proposed development respects the character of the surrounding landscape 
and the existing settlement edge of Reepham. Existing vegetation on the 
site boundaries will help to contain the development from the wider rural 
landscape to the west. The scale of effect on the overall character of the 
site will be Moderate Adverse decreasing to Minor Adverse by Year 15 as 
proposed planting matures, helping to integrate the development into the 
wider landscape.

5.4.15 The Site will permanently change from greenfield land to a residential 
development. The design, scale, layout and landscape of the proposed 
development respects the character of the surrounding landscape. Vegetation 
to the site boundaries, within residential areas and open space areas will 
incorporate locally appropriate native species, with a mix of native and 
ornamental species to complement and integrate the built form. The effect 

on the character of the Foulsham and Reepham Plateau Farmland LCA will 
initially be Minor Adverse decreasing to Negligible over time as vegetation 
matures and the proposals integrate into the surrounding landscape. 

5.4.16 Although the development will extend the settlement edge of Reepham 
westwards, implementation of the landscape mitigation will yield a net 
increase in tree cover which will help to integrate the Site into the wider 
landscape. The effect of new planting on settlement character will initially 
be limited. By Year 15 there will be a net gain of tree planting throughout the 
proposed development providing a more intimate character and integrating 
the development to adjoining areas through its green infrastructure strategy. 
The scale of effect on the settlement character of Reepham will be Negligible.
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6. VISUAL ASSESSMENT

6.1 Scope
6.1.1 The following section examines the visibility of the site from the surrounding 

area. This appraisal is based on a manual assessment of topography and 
aerial images which have then been refined by the field survey.

6.1.2 The visual envelope demonstrates the extent of potential visibility to or from 
a specific area. The approximate visibility of the Site at Broomhill Lane, 
Reepham, is demonstrated in Figure 7 and Representative Views 1-16. 

6.2 Visual Baseline
6.2.1 The surrounding topography establishes a visual envelope (VE) which 

extends from the near to middle distance, primarily to the west and north-
west. The VE is contained to the near and middle distance by the rising, 
undulating surrounding land, with only insignificant long distance views from 
higher ground.

6.2.2 Within the VE a number of viewpoints have been identified. These views have 
been selected to illustrate viewpoints from within different areas of the VE 
and are representative of the main public vantage points for receptors (such 
as users of Rights of Way, roads, and recreational areas). Views from private 
areas or groups of properties are based on the nearest representative public 
location, although within residential areas, individual views will vary from 
property to property, depending on the height/orientation of each building and 
intervening structures. The locations of the specific viewpoints are shown in 
Figure 8. 

Visual Receptors 

6.2.3 The visual receptors and an assessment of their sensitivity are described in 
Table 5 below.  The table should be read in conjunction with Section 2.0 and 
Tables B1 and B4 in Appendix B setting out the criteria used to determine 
sensitivity to change.

6.2.4 Within the visual envelope, visual receptors i.e. those individuals who will 
see the Site and may experience a change in their view as a result of the 
proposed development have been identified as follows:

• Users of footpaths:
 º Users of Marriott’s Way;
 º Users of Back Lane; and
 º Users of the Permissive Path in the northern parcel of land. 

• Users of roads:
 º Users of Broomhill Lane;
 º Users of Park Lane;
 º Users of Mill Road;
 º Users of Whitwell Road;
 º Users of the unnamed road to the south-east of Hall Lodge;
 º Users of Old Lane;

 º Users of the B1145 (Dereham Road);
 º Users of Furze Lane. 

• Residential and other properties:
 º Residents of Broomhill Lane;
 º Residents of Park Lane; 
 º Residents of Whitwell Road; and
 º Residents of the B1145.

• Other Users:
 º Visitors to Reepham Cemetery; and
 º Pupils at Reepham High School. 

6.2.5 This includes receptors within the secondary visual envelope where views 
are predominantly glimpsed or filtered by intervening vegetation and 
development and as such the proposal is likely to form a minor aspect of the 
views currently experienced.  

6.2.6 GLVIA3 places emphasis on assessing visual effects on public areas and 
viewpoints, rather than individual private residential properties; however, 
it is acknowledged that residents may be particularly sensitive to changes 
in their visual amenity.  As part of this assessment the combined effects 
on a number of different groups of residential properties within the visual 
envelope have been considered to assess the effect on the community as a 
whole.  When considering views from groups of properties, views from ground 
floor windows and garden space (which are occupied during waking/daylight 
hours) are considered to be the most sensitive.  It should be noted that in 
planning terms there is not a private right to a view.

6.3 Representative Views
6.3.1 Within the study area a number of representative and illustrative views of the 

site have been selected to demonstrate the existing visual amenity and the 
change likely to be experienced.  The viewpoint locations have been chosen 
based on distance, the degree of visibility, the nature of the view and the 
anticipated number or type of potential receptors.  Views are classified as 
either:

• Near Distance (0-0.5km)

• Middle Distance Views (0.5-1km)

• Long Distance Views (1-2km)

6.3.2 Photographs were taken in January 2020 and demonstrate a worst case 
scenario in terms of visual screening when vegetation was not in leaf. 
Visibility will be lower  in summer when deciduous vegetation is in full leaf. 

6.3.3 For each viewpoint the visual receptors are identified and their sensitivity 
assessed. The effects of the proposed development are then subsequently 
described and assessed. DRAFT



Table 4 - Summary of Visual Receptors and Assessment of Sensitivity

Visual Receptor VP Value Susceptibility 
to proposed 
development

Description Sensitivity

Users of footpaths:
Users of Marriott’s Way 10, 14 Medium High Recreational users of the footpaths and bridleways in and around the 

Site are likely to be enjoying views across the countryside. As their 
attention will be focused on the landscape, the people using these 
PRoW are considered to have a High sensitivity to visual change. 

High

Users of Back Lane Not 
Available

Medium High High

Users of the Permissive Path in the 
northern parcel of land

Not 
Available

Medium High High

Users of roads:
Users of Broomhill Lane 1, 2, 3, 6 Medium Medium Users of Broomhill Lane are in close proximity to the Site and will be 

a mixture of pedestrians and motorists. The route is a no-through road 
leading to the residential dwellings to the north and west of the Site. 
The character of the road is an peri-urban with views from the north 
dominated by residential properties and the high school with views from 
the west also incorporating open, arable fields. Overall the sensitivity 
to change is considered to be Medium. 

Medium

Users of Park Lane 4 Medium Medium Users include both motorists and pedestrians. The road is peri-urban in 
character and is flanked by bungalows on the eastern side with views 
over paddocks to the east. Given the view across the wider countryside 
the overall sensitivity to change is considered to be Medium. 

Medium

Users of Mill Road 8 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. The road is a rural route with no footpath. In some places a 
lack of intervening vegetation allows clear views across the wider 
countryside. 

Medium

Users of Whitwell Road 7, 9 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. To the south of the main town there are clear middle distance 
views across the arable landscape. Within the town itself users of 
Whitwell Road will have clear views along Broomhill Lane. 

Medium

Users of the unnamed road to the 
south-east of Hall Lodge

11 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. The road is a rural route with no footpath. In some places a 
lack of intervening vegetation allows clear views across the wider 
countryside. 

Medium

Users of Old Lane 12 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. The road is a rural route with no footpath. In some places a 
lack of intervening vegetation allows clear views across the wider 
countryside. 

Medium

Users of the B1145 (Dereham Road) 13, 15 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. The road is a rural route with no footpath. In some places a 
lack of intervening vegetation allows clear views across the wider 
countryside. 

Medium
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Visual Receptor VP Value Susceptibility 
to proposed 
development

Description Sensitivity

Users of Furze Lane 16 Medium Medium Users are predominantly motorists who will be focusing on the road 
ahead. The road is a rural route with no footpath. In some places a 
lack of intervening vegetation allows clear views across the wider 
countryside. 

Medium

Residential and other properties:

Residents of Broomhill Lane Not 
Available

Medium Medium Residents of Broomhill Lane will have varying views towards the Site 
from their properties and gardens. Views towards the Site are generally 
oblique and partially restricted by existing garden vegetation or built 
form. Views are generally limited to upper storey windows. The overall 
sensitivity to change is considered to be Medium. 

Medium

Residents of Park Lane Not 
Available

Medium High The residents of some of these properties will have oblique views of 
the Site from their properties and front gardens. Most of the properties 
are bungalows and as such will have views across the Site from views 
occupied during daylight hours. The overall sensitivity to change is 
considered to be High. 

High

Residents of Whitwell Road Not 
Available

Medium Medium The residents of Whitwell Road will have oblique views down Broomhill 
Lane from their properties and front gardens. Views will only be 
experienced from upper storey windows and most will be screened 
by intervening garden vegetation. The overall sensitivity to change is 
considered to be Medium. 

Medium

Residents the B1145 Not 
Available

Medium Medium Residents of the B1145 will have varying views towards the Site from 
their properties and gardens through gaps in intervening vegetation. 
Views will be possible from upper storey windows and appreciated on a 
daily basis. Views will be partially screened by existing vegetation and 
as such the overall sensitivity to change is considered to be Medium.

Medium

Other Users:
Visitors to Reepham Cemetery 5 Medium Low Reepham Cemetery lies to the immediate west of the Site. Visitors to 

the cemetery will be focused on the activity at hand rather than the 
wider landscape and as such have a Low sensitivity to change. 

Low

Pupils at Reepham High School Not 
Available

Medium Low Reepham High School lies to the immediate west of the Site.  Pupils at 
the school will be focused on the activity at hand rather than the wider 
landscape and as such have a Low sensitivity to change. 

Low

Table 4 - Summary of Visual Receptors and Assessment of Sensitivity - continued
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Figure 6: Landform Analysis Plan. Scale 1:20,000@A3
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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Figure 7: Visual Analysis Plan. Scale 1:20,000@A3
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 28m
Date of photograph: 27.01.2020 Distance from site: 5m
OS grid reference: 609338, 322509

Approximate extent of development site

Broomhill Lane

11

Reepham High School
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6.3.4 VIEWPOINT 1

View east to the Site from Broomhill Lane
Baseline Description

View 1 is representative of users of Broomhill Lane, receptors are 
predominantly pedestrians and the track is not paved. From this point there 
are clear views across most of the application site due to a lack of intervening 
vegetation. 

Visual Receptors

• Users of Broomhill Lane

Visual Effects during Construction

Construction activities in both the northern and southern parcels will be 
clearly visible from this point on Broomhill Lane. In the short term, there 
will be site wide disturbance of existing ground levels arising from removal/
storage of topsoil, excavation for foundations, roads, services and drainage. 
Overall there will be a noticeable change to the view as the site, which is 
in close proximity, changes from greenfield land to a construction site. The 
magnitude of change will be High Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a noticeable change to the view as the site changes from 
greenfield land to built development. The proposed residential dwellings will 
be clearly visible from this point along Broomhill Lane. Initially the effects 
of the landscape mitigation will be small and the magnitude of change will 
remain High Negative. 

The existing track will be incorporated into an area of Public Open Space. 
Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Medium Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 27m
Date of photograph: 27.01.2020 Distance from site: 60m
OS grid reference: 609266, 322524

Approximate extent of development site

Reepham High SchoolBroomhill Lane
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Visual Receptors

• Users of Broomhill Lane 

Visual Effects during Construction

Construction activities in both the northern and southern parcels will be 
clearly visible from this point on Broomhill Lane. In the short term, there 
will be site wide disturbance of existing ground levels arising from removal/
storage of topsoil, excavation for foundations, roads, services and drainage. 
Overall there will be a noticeable change to the view as the site, which is 
in close proximity, changes from greenfield land to a construction site. The 
magnitude of change will be High Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a noticeable change to the view as the site changes from 
greenfield land to built development. The proposed residential dwellings will 
be clearly visible from this point along Broomhill Lane. Initially the effects 
of the landscape mitigation will be small and the magnitude of change will 
remain High Negative. 

The existing track will be incorporated into an area of Public Open Space. 
Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Medium Negative. 

6.3.5 VIEWPOINT 2

View east to the Site from Broomhill Lane 
Baseline Description

View 2 is also representative of users of Broomhill Lane. This viewpoint is 
taken from the track to the south of the Site. The relative elevation of the 
northern parcel of land means that there are clear views across much of this 
parcel, with glimpsed views into the southern parcel also possible through 
intervening vegetation. 
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 28m
Date of photograph: 27.01.2020 Distance from site: 155m
OS grid reference: 609204, 322619

Approximate extent of development site

Reepham High School
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Broomhill Lane
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Visual Receptors

• Users of Broomhill Lane

Visual Effects during Construction

A small proportion of the construction activities will be visible from this 
point, with the majority screened by existing vegetation along the western 
site boundary. In the short term, there will be site wide disturbance of 
existing ground levels arising from removal/storage of topsoil, excavation 
for foundations, roads, services and drainage. Overall there will be a slight 
change to the view as the site, which is in close proximity, changes from 
greenfield land to a construction site. The magnitude of change will be 
Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development. Initially the effects of the landscape mitigation will 
be small and the magnitude of change will remain Medium Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. 

6.3.6 VIEWPOINT 3 

View east to the Site from Broomhill Lane
Baseline Description

Viewpoint 3 is taken from Broomhill Lane, to the west of the Site. From this 
point, close to existing residential dwellings there are clear views towards the 
northern parcel and glimpsed views to the southern.  

DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 40m
Date + time of photograph: 27.01.2020 Distance from site: 45m
OS grid reference: 609686, 322668

Approximate extent of development site

Residential dwelling 
along Broomhill Lane

44

Park Lane
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6.3.7 VIEWPOINT 4

View south towards the Site from Park Lane
Baseline Description

View 4 is representative of users of Park Lane. From this point, there are 
clear views towards the northern parcel across the adjoining pasture. Existing 
residential dwelling on Broomhill Lane are visible in the distance. 

Visual Receptors

• Users of Park Lane

Visual Effects during Construction

Construction activities will be clearly visible from this point on Park Lane. In 
the short term, there will be site wide disturbance of existing ground levels 
arising from removal/storage of topsoil, excavation for foundations, roads, 
services and drainage. Overall there will be a noticeable change to the view 
as the site, which is in close proximity, changes from greenfield land to a 
construction site. The magnitude of change will be High Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a noticeable change to the view as the site changes from 
greenfield land to built development. The proposed residential dwellings will 
be clearly visible from this point along Park Lane. Initially the effects of the 
landscape mitigation will be small and the magnitude of change will remain 
High Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Medium Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 41m
Date of photograph: 27.01.2020 Distance from site: 80m
OS grid reference: 609726, 322551

Approximate extent of development site

55
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6.3.8 VIEWPOINT 5

View west towards the Site from Reepham Cemetery
Baseline Description

View 5 is representative of users of Reepham Cemetery. From this point 
within the cemetery there are glimpsed views towards the northern parcel. 
Further west within the cemetery views across the Site become clearer 
(see Inset A). The southern parcel is completely screened from this point by 
layers of intervening vegetation. 

Visual Receptors

• Visitors to Reepham Cemetery

Visual Effects during Construction

Construction activities are at some distance and will be glimpsed in the 
distance from this point. Construction works might be temporarily visible in 
a small proportion of the view. During the construction phase there will be a 
Low Negative Magnitude of Change.

Visual Effects of Permanent Development and Specific Mitigation

The design of the development will visually integrate new buildings into 
existing settlement. At Year 1 post-completion the proposed dwellings will 
be visible in the distance and the magnitude of change will remain Low 
Negative. 

Over time, proposed planting will mature, helping to soften and screen views 
of the proposed development, creating a framework of rooftops set within 
trees. By Year 15 the scale of effect will reach Negligible. 

Inset A: View from western end of cemetery (Park Lane)
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD):  28m
Date of photograph: 27.01.2020 Distance from site: 0m
OS grid reference: 609653, 322425

Approximate extent of development site

Reepham High School Broomhill Lane

66
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6.3.9 VIEWPOINT 6

View west from Broomhill Lane
Baseline Description

This near distance view is dominated by Broomhill Lane and the small, 
enclosed section of the Site between the northern and southern parcels. 
There are clear views towards buildings within Reepham High School and 
existing residential properties along Broomhill Lane from this point. 

Visual Receptors

• Users of Broomhill Lane

Visual Effects during Construction

A small proportion of the construction activities will be visible from this point. 
In the short term, there will be site wide disturbance of existing ground levels 
arising from removal/storage of topsoil, excavation for foundations, roads, 
services and drainage. The majority of existing vegetation visible from this 
point will be retained and incorporated into an area of Public Open Space. 
Overall there will be a slight change to the view as the site, which is in close 
proximity, changes from greenfield land to a construction site. The magnitude 
of change will be Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development. Initially the effects of the landscape mitigation will 
be small and the magnitude of change will remain Medium Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 29m
Date of photograph: 27.01.2020 Distance from site: 5m
OS grid reference: 609778, 322383

Approximate extent of development site

Broomhill Lane

77

Reepham High SchoolWhitwell Road
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6.3.10 VIEWPOINT 7

View west towards the Site from Whitwell Road
Baseline Description

From this point on Whitwell Road there are clear views along Broomhill 
Lane which forms part of the application site. The two fields where 
residential development are proposed are well screened from this point by 
intervening vegetation and built development.

Visual Receptors

• Users of Whitwell Road

Visual Effects during Construction

A small proportion of the construction activities will be visible from this point. 
The proposed development incorporates highways improvements to Broomhill 
Lane to include a footway along the full length of the road to the south of the 
main carriageway and intermittent areas of footway and grass verge to the 
north. Overall there will be a slight change to the view during the construction 
period. The majority of construction activity will be screned from this point 
and therefore the overall magnitude of change will be Low Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development with glimpsed views towards the new residential 
dwellings. Initially the effects of the landscape mitigation will be small and 
the magnitude of change will remain Low Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to reach Negligible by Year 15. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 35m
Date of photograph: 27.01.2020 Distance from site: 355m
OS grid reference: 609846, 322168

Approximate extent of development site

Reepham High School Residential dwelling 
along Whitwell Road

88
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6.3.11 VIEWPOINT 8

View west towards the Site from Mill Road
Baseline Description

This view from Mill Road is dominated by the large arable field in the 
foreground. There are glimpsed views towards the southern parcel of land 
from this point beyond the existing boundary trees within the grounds of 
Reepham High School.

Visual Receptors

• Users of Mill Road 

Visual Effects during Construction

Construction activities will be glimpsed from this point beyond the existing 
roadside hedgerow, although at some distance. During the later stages of 
construction the Site will form a new settlement edge to Reepham, however 
this change will not be uncharacteristic in the wider context. Overall there 
will be a noticeable change to the view as the Site, changes from greenfield 
land to a construction site. The magnitude of change at this point on Mill 
Road will be Low Negative. 

Visual Effects of Permanent Development and Specific Mitigation

There will be a noticeable change to the view as the Site changes from 
greenfield land to a residential development with distant views possible 
towards the completed development on the southern parcel of land. Initially 
the effects of the landscape mitigation will be small and the magnitude 
of change to users of Mill Road will remain Low Negative. As proposed 
vegetation within the site boundaries matures, it will help to soften and screen 
views of the built development. The magnitude of change will decrease to 
reach Negligible at this point by Year 15.DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 34m
Date of photograph: 27.01.2020 Distance from site: 395m
OS grid reference: 609448, 321871

Approximate extent of development site

Reepham High School Whitwell Road
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6.3.12 VIEWPOINT 9

View north-west towards the Site from Whitwell 
Road
Baseline Description

This view from Whitwell Road is dominated by the large arable field in the 
foreground. The southern parcel of land is clearly visible in the distance, 
including the existing goal posts and the observatory. The northern parcel of 
land is well screened by existing vegetation and built development. 

Visual Receptors

• Users of Whitwell Road

Visual Effects during Construction

Construction activity within the southern parcel of land will be clearly visible 
from this point on Whitwell Road. In the short term, there will be site wide 
disturbance of existing ground levels arising from removal/storage of topsoil, 
excavation for foundations, roads, services and drainage. Overall there will 
be a slight change to the view as the site, which is in close proximity, changes 
from greenfield land to a construction site. The magnitude of change will be 
Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development. Initially the effects of the landscape mitigation will 
be small and the magnitude of change will remain Medium Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 30m
Date of photograph: 27.01.2020 Distance from site: 650m
OS grid reference: 609137, 321705

Approximate extent of development site

Marriott’s Way Whitwell RoadReepham High School
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6.3.13 VIEWPOINT 10

View north towards the Site from Marriott’s Way
Baseline Description

In this view from Marriott’s Way, close to Whitwell Station, there are 
glimpsed views towards the southern parcel of land through layers of 
intervening vegetation. From this point Reepham High School and the 
existing goal posts within the Site are glimpsed. 

Visual Receptors

• Users of Marriott’s Way

Recreational users of the long distance footpath, whose attention or interest 
may be focused on the landscape, will have a High sensitivity to visual 
change.

Visual Effects during Construction

Construction activities will be visible from this point, although at some 
distance. During the later stages of construction the Site will form a 
new settlement edge to Reepham, however this change will not be 
uncharacteristic in the wider context. Overall there will be a noticeable 
change to the view as the Site, changes from agricultural land to a 
construction site. The magnitude of change at this point on Marriott’s Way 
will be Low Negative.

Visual Effects of Permanent Development and Specific Mitigation

There will be a slight change to the view as the Site changes from 
greenfield land to a residential development with distant views possible 
towards the completed development. Initially the effects of the landscape 
mitigation will be small and the magnitude of change to users of Marriott’s 
Way will remain Low Negative. As proposed vegetation within the site 
boundaries matures, it will help to soften and screen views of the built 
development. The magnitude of change will decrease to reach Negligible at 
this point by Year 15.DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 40m
Date of photograph: 27.01.2020 Distance from site: 1115m
OS grid reference: 608342, 321899

Approximate extent of development site

Reepham High School

1111
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6.3.14 VIEWPOINT 11

View north-east towards the Site from unnamed 
road to the south-east of Hall Lodge
Baseline Description

In this view from the unnamed road to the south-east of Hall Lodge the Site 
is just visible in the distance. There are glimpsed views towards the southern 
parcel of land beyond existing vegetation with clearer views towards the 

northern parcel, although at some distance.

Visual Receptors

• Users of the unnamed road to the south-east of Hall Lodge

Visual Effects during Construction

Construction activities are at some distance and will be barely discernible 
from this point. During the construction phase there will be a Negligible 
magnitude of change from this point.

Visual Effects of Permanent Development and Specific Mitigation 

The completed development will be barely discernible from this point with 
development on the southern parcel almost entirely screened by layers of 
intervening vegetation. The magnitude of change post-completion will remain 
Negligible.
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 46m
Date of photograph: 27.01.2020 Distance from site: 1610m
OS grid reference: 607821, 322708

Approximate extent of development site

Reepham High SchoolB1145
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6.3.15 VIEWPOINT 12

View east towards the Site from Old Lane
Baseline Description

In this view from Old Lane to the north-east of the Site, the Site is barely 
discernible amongst layers of intervening vegetation. This view is dominated 
by the large arable fields in the foreground. 

Visual Receptors

• Users of Old Lane

Visual Effects during Construction

Construction activities are at some distance and will be barely discernible 
from this point. During the construction phase there will be a Negligible 
magnitude of change from this point.

Visual Effects of Permanent Development and Specific Mitigation 

The completed development will be barely discernible from this point and 
will be almost entirely screened by layers of intervening vegetation. The 
magnitude of change at both Year 1 and Year 15 will be Negligible.
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 40m
Date of photograph: 27.01.2020 Distance from site: 780m
OS grid reference: 608550, 322826

Approximate extent of development site

Residential dwellings on 
Broomhill Lane

1313

Reepham High School Vale Farm
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6.3.16 VIEWPOINT 13

View south-east towards the Site from the B1145
Baseline Description

In this view from the B1145 there are clear views towards the northern parcel 
of land due to the relative elevation. The southern parcel is well screened 
by existing vegetation to the west of the Site, allowing only glimpsed views 
through. Views will be more enclosed in summer months when deciduous 
vegetation is in full leaf.  

Visual Receptors

• Users of the B1145

Visual Effects during Construction

Construction activity within the southern parcel of land will be clearly visible 
from this point on Whitwell Road. In the short term, there will be site wide 
disturbance of existing ground levels arising from removal/storage of topsoil, 
excavation for foundations, roads, services and drainage. Overall there will 
be a slight change to the view as the site, which is in close proximity, changes 
from greenfield land to a construction site. The magnitude of change will be 
Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development. Initially the effects of the landscape mitigation will 
be small and the magnitude of change will remain Medium Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 33m
Date of photograph: 27.01.2020 Distance from site: 670m
OS grid reference: 608774, 322465

Approximate extent of development site

Vale Farm

1414

Reepham High 
School

Residential dwelling 
along the B1145
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6.3.17 VIEWPOINT 14

View north west towards the Site from Marriott’s 
Way
Baseline Description

View 12 is taken from Marriott’s Way to the west of the Site. From this point 
there are clear views across the full extent of the Site.

Visual Receptors

• Users of Marriott’s Way

Recreational users of the long distance footpath, whose attention or interest 
may be focused on the landscape, will have a High sensitivity to visual 
change.

Visual Effects during Construction

Construction activity across the whole Site will be clearly visible from this 
point on Whitwell Road. In the short term, there will be site wide disturbance 
of existing ground levels arising from removal/storage of topsoil, excavation 
for foundations, roads, services and drainage. Overall there will be a slight 
change to the view as the Site changes from greenfield land to a construction 
site. The magnitude of change will be Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a noticeable change to the view as the site changes from 
greenfield land to built development. Initially the effects of the landscape 
mitigation will be small and the magnitude of change will remain Medium 
Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. DRAFT



 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 40m
Date of photograph: 27.01.2020 Distance from site: 190m
OS grid reference: 609564, 322848

Approximate extent of development site

Residential dwellings 
along Park Lane

1414

Residential dwellings 
along Broomhill Lane
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6.3.18 VIEWPOINT 15

View south towards the Site from the B1145
Baseline Description

This near distance view from the B1145 is dominated by the large paddock 
in the foreground. The existing oak trees along the northern site boundary 
are visible in the distance, allowing glimpsed views into the Site. 

Visual Receptors

• Users of the B1145

Visual Effects during Construction

Construction activity within the northern parcel of land will be clearly visible 
from this point on the B1145. In the short term, there will be site wide 
disturbance of existing ground levels arising from removal/storage of topsoil, 
excavation for foundations, roads, services and drainage. Overall there will 
be a slight change to the view as the site, which is in close proximity, changes 
from greenfield land to a construction site. The magnitude of change will be 
Medium Negative.

Visual Effects of Permanent Development and Specific Mitigation 

There will be a slight change to the view as the site changes from greenfield 
land to built development. Initially the effects of the landscape mitigation will 
be small and the magnitude of change will remain Medium Negative. 

Tree planting will break up the built form and soften the edge of the proposed 
development. Over time, as the planting matures, this will integrate the 
development into the wider landscape, decreasing the magnitude of change 
to Low Negative. DRAFT
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 Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432

Camera make + model: NIKON D3200 Viewpoint height (AOD): 37m
Date of photograph: 27.01.2020 Distance from site: 1460m
OS grid reference: 610295, 321026

Approximate extent of development site

6.3.19 VIEWPOINT 16

View north-west towards the Site from Furze Lane
Baseline Description

In this view from Furze Lane to the south-east of the Site, the Site is barely 
discernible beyond layers of intervening vegetation. Reepham High School 
is glimpsed from this point. 

Visual Receptors

• Users of Furze Lane

Visual Effects during Construction

Construction activities are at some distance and will be barely discernible from 
this point beyond layers of intervening vegetation. During the construction 
phase there will be a Negligible magnitude of change from this point.

Visual Effects of Permanent Development and Specific Mitigation 

The completed development will be barely discernible from this point and 
will be almost entirely screened by layers of intervening vegetation. The 
magnitude of change at both Year 1 and Year 15 will be Negligible.

Manor FarmReepham High School
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6.4 Visual Effects
6.4.1 The assessment of visual effects during construction and after implementation 

(Year 1 and Year 15) for each visual receptors described above in each 
representative view is summarised in Table 5.

6.4.2 The tables should be read in conjunction with the criteria for determining 
the magnitude of change in Appendix C: Table C2, the matrix of scale of 
importance in Appendix C: Table C3 and the methodology described in 
Section 2.0 of this report.

Construction Effects

6.4.3 During the construction phase visual impacts will arise from construction 
activities including the demolition of existing buildings; location and 
arrangement of access; site compounds and parking; the storage of materials; 
erection of temporary fencing; operational plant; and the construction of 
buildings and landscape. The effects of construction works will generally be 
short term and temporary in nature. All construction works will be carried 
out in full accordance with best practice to avoid, reduce or limit the extent 
of negative visual effects as far as possible. This will include the erection of 
hoarding to limit the influence of ground level construction activities on near 
distance views.

6.4.4 The greatest levels of change during the construction phase will be 
experienced by those receptors within and immediately adjoining the 
Proposed Development. This is due to the proximity to the site, the extent of 
construction works that will be visible and the resulting deterioration in visual 
amenity of receptors, living next to the Application Site.

6.4.5 Views towards the Site from Marriott’s Way will vary depending on users 
location. Views towards the Site from Marriott’s Way are generally well 
screened by existing vegetation along the length of the path, allowing only 
intermittent views towards the Site. From near Whitwell and Reepham 
Station views are glimpsed through layers of intervening vegetation and the 
magnitude of change will be Low Negative. Further north, beyond Vale Farm 
views are more open and construction activities will be clearly visible on the 
northern parcel of land, resulting in a Medium Negative magnitude of change. 
The overall scale of effect during construction will vary from Moderate to 
Major Adverse due to the high sensitivity of the receptor.  

6.4.6 Back Lane is track which leads in a south-westerly direction from Broomhill 
Lane to Marriott’s Way, near to Whitwell and Reepham Train Station. Views 
towards the Site from Back Lane vary depending on distance, angle and 
levels of intervening vegetation. Generally there are glimpsed views towards 
the southern parcel along the length of the track adjacent to the southern 
boundary, with clear views from the junction with Broomhill Lane. CThe scale 
of effect during construction will vary from Moderate to Major Adverse due 
to the high sensitivity of the receptor.  

6.4.7 A permissive footpath runs along the length of the northern and western 
boundaries of the northern parcel of land. During the construction phase 
the footpath will be closed completely, as such the scale of effect during 

construction will be Major Adverse.

6.4.8 Users of Broomhill Lane are in close proximity to the Site. In the short term, 
there will be some disturbance; with glimpsed views towards construction 
activity and the construction of residential dwellings and improvement works 
to the existing carriageway. From the western side of the track there are clear 
views across the northern parcel of land and as such construction activities 
will be highly visible in this location. The overall scale of effect will range 
from Major to Moderate Adverse depending on the location along the road. 

6.4.9 Users of Park Lane travelling south will directly face the Site. The open 
nature of the view means that construction activity on the northern parcel of 
land will be clearly visible with the effect of the temporary construction works 
increasing as they travel further south and the Site takes over a much larger 
proportion of the view. From Park Lane construction activities will be clearly 
visible and will be a noticeable change to the view. The overall scale of effect 
during construction is considered to be Major Adverse. 

6.4.10 Users of Mill Road are at a slight distance to the Site and views are 
predominantly screened by Reepham High School. To the south of the school 
buildings gaps in existing vegetation allow distant, fleeting views towards 
the Site. Construction works will be seen alongside the existing settlement 
edge of Reepham and will therefore not necessarily be out of place in the 
context of the receiving landscape. Generally receptors will not focus on the 
construction works as their direction of travel faces away from the Site. The 
overall scale of effect during construction will be Minor Adverse. 

6.4.11 Users of Whitwell Road are in close proximity to the Site, however a lack of 
intervening vegetation along the southern site boundary allows clear views 
into the Site. Construction works will be clearly visible but form a minor part 
of the view and as such the scale of effect during construction will range from 
Moderate to Minor Adverse with the greatest levels of change experienced 
to the south-east of the Site.

6.4.12 Users of Old Lane and the unnamed road to the south-east of Hall Lodge 
are at some distance from the Site and views are predominantly screened by 
layers of intervening vegetation. During the later stages of construction the 
emerging rooftops may be glimpsed amongst this vegetation, but on the whole 
will be barely discernible. The overall scale of effect during construction will 
be Negligible. 

6.4.13 The B1145 (Dereham Road) lies to the north-west of the Site. From the road 
there may be some oblique views towards the construction of new residential 
dwellings, particularly within the northern parcel of land. Given the surrounding 
land uses, residential development would not be incongruous in these views. 
The scale of effect during construction will be Moderate Adverse. 

6.4.14 Users of Furze Lane are at some distance from the Site and the existing 
Reepham High School building is barely discernible amongst layer sof 
intervening vegetation. Construction activity will be barely discernible from 
this point and the scale of effect during construction will be Negligible.

6.4.15 Residents of Broomhill Lane lie in close proximity to the Site, however for 
the majority of residents views towards construction activity will be oblique. 

Residents of Middlemarch and the dwelling immediately adjacent to the 
southern parcel of land have clear views across both parcels from upper 
storey windows, residents of these properties will have clear views towards 
construction activity. The overall scale of effect during construction will range 
from Major to Moderate Adverse.

6.4.16 Residents of Park Lane lie in close proximity to the Site and the view from 
these properties will be of a constantly changing landscape. Construction 
activity will be clearly visible at an oblique angle. The overall scale of effect 
during construction will range be Major Adverse. 

6.4.17 Residents of Whitwell Road are in close proximity to the Site. Views from 
these properties are predominantly screened by existing built form and as 
such views towards construction activity will be glimpsed. Improvement works 
to Broomhill Lane will be the most noticeable change from this location. The 
scale of effect during construction will be Minor Adverse. 

6.4.18 Residents of properties along the B1145 will have glimpsed views towards 
construction activity, partially filtered by layers of intervening vegetation 
and built form. The overall scale of effect during construction will be Minor  
Adverse.

6.4.19 Reepham High School lies to the immediate west of the Site. Due to a lack of 
intervening vegetation construction activity will be clearly visible from within 
the school grounds. As pupils at the school are focused on the activity at 
hand rather than the wider landscape they are considered to have a Low 
sensitivity to change. The resulting scale of effect will be Moderate Adverse.

6.4.20 Similarly, there are some views towards the Site from the grounds of Reepham 
Cemetery, however this is unlikely to be the focus of the view for receptors. 
Construction activities will be visible amongst the existing vegetation and the 
scale of effect during construction will be Negligible.

Permanent Development 

6.4.21 The spatial layout of development areas, open space and landscaping, as 
well as existing features to be retained, has been designed to complement 
and respect the character and context of the settlement and the surrounding 
countryside. 

6.4.22 New structural planting will soften views of the proposed development from 
the surrounding road network. Further tree planting within the Site will break 
up the development and soften the built form. At Year 1 of completion, planting 
will have a minimal effect and there is generally no change to the scale of 
visual effects. As planting matures the magnitude of change will decrease, 
reducing the scale of effect by Year 15.

6.4.23 Following the completion of the Proposed Development the greatest levels 
of effects will still be experienced by those receptors in close proximity to 
the Application Site. Such effects have been mitigated by the design of the 
Proposed Development in conjunction with planting, which over time will 
become established and help to integrate the built form.

6.4.24 In views from Marriott’s Way to the north-west of the Site there will be 
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intermittent views towards houses within the northern parcel of land. These 
would be experienced in context of the existing houses within Reepham. 
From the path to the south-west of the Site views are glimpsed amongst 
layers of intervening vegetation. Initially the effects of proposed planting will  
be limited and at Year 1 the scale of effect will remain Major to Moderate 
Adverse. As proposed planting within the development framework matures, 
helping to screen and soften views of the proposed development the scale of 
effect will decrease, reaching Moderate to Minor Adverse by Year 15.

6.4.25 Users of Back Lane are also in close proximity to the proposed development 
and will have clear to glimpsed views of the completed development within 
the southern parcel of land. Initially the effects of proposed planting will  
be limited and at Year 1 the scale of effect will remain Major to Moderate 
Adverse. As proposed planting within the development framework matures, 
helping to screen and soften views of the proposed development the scale of 
effect will decrease, reaching Moderate to Minor Adverse by Year 15.

6.4.26 The setting of the permissive path within the northern parcel of land will 
permanently change from agricultural land to built development. Whilst the 
alignment of the path will change, the proposed development incorporates 
large areas of open space and alternative footpath links. The residual scale 
of effect will be Neutral. 

6.4.27 Following completion users of Broomhill Lane will have varying views of the 
completed development. Existing vegetation along Broomhill Lane is to be 
retained where possible and incorporated into an area of Public Open Space, 
creating a green vista in linear views along the lane. At Year 1 the scale of 
effect to users of Broomhill Lane will be Major to Moderate Adverse and the 
proposed dwellings will be clearly visible. As strategic planting within the site 
boundaries matures the scale of effect will decrease, reaching Moderate to 
Minor Adverse by Year 15. 

6.4.28 Users of Park Lane are also in close proximity to the Site, -and users of the 
road will have clear views towards the completed development within the 
northern parcel. Initially the effects of proposed planting will  be limited and 
at Year 1 the scale of effect will remain Major Adverse. As proposed planting 
within the development framework matures, helping to screen and soften 
views of the proposed development the scale of effect will decrease, reaching 
Moderate Adverse by Year 15.

6.4.29 Users of Mill Road will have glimpsed views towards the completed 
development on the southern parcel of land, beyond Reepham High School 
and the retained oak trees. The completed development is at some distance 
and  at Year 1 post-completion there will be distant views towards the Site 
resulting in a Minor Adverse scale of effect. By Year 15 proposed planting 
will have matured helping to screen and soften views of the proposed 
development, decreasing the scale of effect to reach Negligible. 

6.4.30 Similarly to the effects during the construction period users of Whitwell Road 
will generally not focus their attention on the site. However in views gained 
from these locations the proposed development including the proposed 
landscape structure will be seen in context of the existing settlement of 
Reepham. At Year 1 landscape mitigation will have little impact and the scale 

of effect to users of Whitwell Road will remain Moderate to Minor Adverse. 
Over time structural vegetation will mature helping to soften and screen 
views of the existing settlement edge, reducing the scale of effect to Minor 
Adverse to Negligible by Year 15. 

6.4.31 Users of Old Lane, Furze Lane and the unnamed road to the south-east of Hall 
Lodge are at some distance from the Site and the completed development will 
be barely discernible beyond layers of intervening vegetation. The scale of 
effect will remain Negligible at Year 1 with no further change.

6.4.32 From the B1145 there may be some oblique views towards the completed 
development. Initially the effects of landscape mitigation will be small and 
the scale of effect at Year 1 post-completion will be Moderate Adverse. As 
proposed tree and hedge planting along the site boundaries matures helping 
to soften and screen views of the proposed development the scale of effect 
will decrease, reaching Minor Adverse by Year 15. 

6.4.33 Residents of Broomhill Lane lie in close proximity to the Site. Residents of 
these properties will have varying views towards the completed development 
depending on the properties location. Properties that directly overlook the 
Site are in closest proximity to the development site and will experience the 
highest levels of change once the development has been completed. Initially 
the scale of effect will be Major to Moderate Adverse before decreasing to 
reach Moderate to Minor Adverse by Year 15. 

6.4.34 Residents of properties along Park Lane will have varying views towards the 
completed development depending on the properties location. Properties that 
directly overlook the Site are in closest proximity to the development site and 
will experience the highest levels of change once the development has been 
completed. The scale of effect to residents of properties along Park Lane 
will be Major Adverse at Year 1, before decreasing to Moderate Adverse 
at Year 15 once proposed planting has matured helping to break up views of 
the development. 

6.4.35 Residents of Whitwell Road and the B1145 are in close proximity to the Site, 
although views of the completed development from these properties will be 
largely screened by layers of intervening vegetation and built form. Following 
completion residents of these properties will have glimpsed views towards the 
Site from upper storey windows. Initially the effects of landscape mitigation 
will be small and the scale of effect will remain Minor Adverse. As proposed 
planting along the northern boundary matures, helping to screen and soften 
views of the proposed development the scale of effect will decrease to reach 
Negligible by Year 15.

6.4.36 Post-completion there will be clear views towards the completed dwellings 
from the grounds of Reepham High School. The existing oak trees beyond the 
western boundary are to be retained with proposed dwellings fronting onto an 
area of Public Open Space. It has been assumed that additional planting will 
be incorporated into the POS. Initially proposed planting will have little effect 
and the scale of effect will remain Moderate Adverse at Year 1. As proposed 
planting matures helping to screen and soften the built form the scale of 
effect will decrease, reaching Minor Adverse by Year 15. 

6.4.37 There are some views towards the Site from the grounds of Reepham 

Cemetery, however this is unlikely to be the focus of the view for receptors. 
Built form will be set back beyond an area of land reserved for cemetery 
expansion. At Year 1 post-completion there will be glimpsed views towards 
the completed built form, however as this is not the primary focus of receptors 
the scale of effect will remain Negligible at Year 1 with no further change. 
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Visual Receptor VP Sensitivity Development Phase Magnitude of Change
size/scale: extent: duration

Scale of effect/ Importance

Users of footpaths:
Users of Marriott’s Way 10, 14 High Construction Medium to Low Negative Major to Moderate Adverse

Completion Year 1 Medium to Low Negative Major to Moderate Adverse

Completion Year 15 Low Negative to Negligible Moderate to Minor Adverse

Users of Back Lane Not
Available

High Construction Medium to Low Negative Major to Moderate Adverse

Completion Year 1 Medium to Low Negative Major to Moderate Adverse

Completion Year 15 Low Negative to Negligible Moderate to Minor Adverse

Users of the Permissive Path in the 
northern parcel of land

Not
Available

High Construction High Negative  Major Adverse

Completion Year 1 Neutral Neutral

Completion Year 15 Neutral Neutral

Users of roads:
Users of Broomhill Lane 1, 2, 3, 6 Medium Construction High to Medium Negative Major to Moderate Adverse

Completion Year 1 High to Medium Negative Major to Moderate Adverse

Completion Year 15 Medium to Low Negative Moderate to Minor Adverse

Users of Park Lane 4 Medium Construction High Negative Major Adverse

Completion Year 1 High Negative Major Adverse

Completion Year 15 Medium Negative Moderate Adverse

Users of Mill Road 6 Medium Construction Low Negative Minor Adverse

Completion Year 1 Low Negative Minor Adverse

Completion Year 15 Negligible Negligible

Users of Whitwell Road 7, 9 Medium Construction Medium to Low Negative Moderate to Minor Adverse

Completion Year 1 Medium to Low Negative Moderate to Minor Adverse

Completion Year 15 Low Negative to Negligible Minor Adverse to Negligible

Table 5 - Summary of Visual Effects
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Visual Receptor VP Sensitivity Development Phase Magnitude of Change
size/scale: extent: duration

Scale of effect/ Importance

Users of the unnamed road to the 
south-east of Hall Lodge

11 Medium Construction Negligible Negligible

Completion Year 1 Negligible Negligible

Completion Year 15 Negligible Negligible

Users of Old Lane 12 Medium Construction Negligible Negligible

Completion Year 1 Negligible Negligible

Completion Year 15 Negligible Negligible

Users of the B1145 (Dereham Road) 13, 15 Medium Construction Medium Negative Moderate Adverse

Completion Year 1 Medium Negative Moderate Adverse

Completion Year 15 Low Negative Minor Adverse

Users of Furze Lane 16 Medium Construction Negligible Negligible

Completion Year 1 Negligible Negligible

Completion Year 15 Negligible Negligible

Residential and other properties:

Residents of Broomhill Lane Not
Available

Medium Construction High to Medium Negative Major to Moderate Adverse

Completion Year 1 High to Medium Negative Major to Moderate Adverse

Completion Year 15 Low Negative Minor Adverse

Residents of Park Lane Not
Available

High Construction Medium Negative Major Adverse

Completion Year 1 Medium Negative Major Adverse

Completion Year 15 Low Negative Moderate Adverse

Residents of Whitwell Road Not
Available

Medium Construction Low Negative Minor Adverse

Completion Year 1 Low Negative Minor Adverse

Completion Year 15 Negligible Negligible

Table 5 - Summary of Visual Effects - continued
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Visual Receptor VP Sensitivity Development Phase Magnitude of Change
size/scale: extent: duration

Scale of effect/ Importance

Residents the B1145 Not
Available

Medium Construction Low Negative Minor Adverse

Completion Year 1 Low Negative Minor Adverse

Completion Year 15 Negligible Negligible

Other Users: 
Visitors to Reepham Cemetery 5 Low Construction Low Negative Negligible

Completion Year 1 Low Negative Negligible

Completion Year 15 Negligible Negligible

Pupils at Reepham High School Not
Available

Low Construction High Negative Moderate Adverse

Completion Year 1 High Negative Moderate Adverse

Completion Year 15 Medium Negative Minor Adverse

Table 5 - Summary of Visual Effects - continued
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7. MITIGATION AND MONITORING MEASURES

7.1 Primary Mitigation and Design Measures
7.1.1 The proposed development of land at Broomhill Lane, Reepham, has 

been carefully designed to minimise landscape and visual effects. Primary 
mitigation or those aspects integrated into the Proposed Site Layout and 
detailed design are described in Section 4.0 of this report.

7.1.2 These are inherent parts of the design included in the project description and 
are considered in the assessment of landscape and visual effects.

7.2 Secondary Mitigation and Monitoring Measures
7.2.1 The following section identifies and describes secondary mitigation and 

monitoring measures to minimise the probability of landscape and visual 
effects occurring, and ensure the successful completion of the scheme.

7.2.2 To manage the potential effects arising during construction work, it is 
recommended that in advance of works commencing a Construction 
Management Plan is prepared. The Construction Management Plan 
will include an outline of the proposed development, the sequencing of 
construction works and the management controls required with consideration 
of environmental effects.

7.2.3 The Construction Management Plan will include:

• The location and arrangement of site access, compounds (including 
accommodation and cabins) and parking;

• The use of hoardings and fencing (including temporary fencing);

• The storage of construction materials and waste;

• The handling and storage of topsoil;

• Measures for the protection of existing vegetation and landscape areas (in 
accordance with BS5837:2012);

• Permitted working hours and use of lighting, including a detailed lighting 
specification;

• The implementation of planting (and where necessary proposed protection 
on the substantial completion of each phase; and

• Responsibilities, and monitoring/reporting measures including supervision 
by appropriately qualified personnel.

7.2.4 In terms of detailed design the influence of the existing vegetation is 
highlighted in both landscape and visual effects as it provides the structure 
and framework for the proposed development.  Prior to the commencement 
of construction a detailed Arboricultural Method Statement (AMS) and 
Tree Protection Plan (TPP) setting out the measures for the retention and 
protection of existing trees during the construction phase must be submitted 
and agreed by planning condition.  

7.2.5 Details should include tree protection measures, with full consideration 
of proposed changes in level, construction of hard surfaces, services and 
drainage.  Monitoring during construction (and at appropriate intervals post 
completion where required) should be undertaken by a qualified arboriculturist.  

7.2.6 As set out above, the Proposed Site Layout submitted with the planning 
application establishes the principles of the external areas including hard 
and soft landscape.  It is important that the detailed design follows these 
principles and is fully coordinated with the architectural and engineering 
proposals (including drainage). 

7.2.7 The time in which it takes for vegetation to establish will influence the period 
over which short- to medium-term adverse effects will be experienced, before 
the development is successfully integrated into the landscape. As such in 
terms of detailed information this should include: 

• The detailed design of hard landscape setting out the arrangement and 
specification of surfacing, enclosures / fencing and street furniture, 
including ancillary structures.

• The detailed design of soft landscape including species, planting density, 
and stock size. The size of plant stock should provide some immediate 
impact in key areas (in particular along the western boundary) whilst 
predominantly utilising stock of more modest size to naturally succeed 
larger stock and deliver a mature green framework in the long-term;

• A specification setting out the standards and time frames for the 
implementation of soft landscape to include soil preparation / cultivation, 
details of planting and seeding, along with initial maintenance to ensure the 
successful establishment of vegetation; and

• Appropriate measures for the management of strategic planting to ensure 
its successful establishment and long-term maintenance. This should 
include the implementation of replacement vegetation as may be required 
to develop and maintain the landscape framework.  

7.2.8 The implementation of planting should be phased in conjunction with the 
substantial completion of each area. All planting shall be implemented in 
accordance with landscape information to be submitted and approved by 
condition and monitored by a suitably qualified professional.

7.2.9 The areas should then be managed in accordance with the standards and 
annual maintenance regime set out in the landscape management plan.

7.2.10 Details of external lighting must comply with British Standards and Codes 
of Practice.  While lighting is already present in adjoining areas, particular 
consideration should be given to the location of lighting, light source and the 
type of luminaires to ensure that the additional effects of light pollution and 
sky glow are kept to a minimum.  Within the Site external lighting along the 
southern and western boundaries should be avoided where possible. 

7.2.11 All of these measures can be successfully addressed prior to the 
commencement of the development and their provision monitored through 
conditions of the planning consent.
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8. SUMMARY AND CONCLUSIONS

8.1 General
8.1.1 This report assesses the landscape and visual impact of the proposed 

development of up to 141 no. residential units on land at Broomhill Lane, 
Reepham. It considers the effects of the completed scheme on landscape 
character and visual amenity from the surrounding properties, roads and 
footpath network; from construction to post construction and completion. The 
assessment of effects is based on the submitted Planning Layout. 

8.2 Baseline Conditions
8.2.1 The effects of the Proposed Development on the landscape and the visual 

amenity have been assessed in accordance with guidance published by 
the Landscape Institute and Institute of Environmental Management and 
Assessment. The nature and magnitude of landscape and visual effects will 
change during the various stages of the Proposed Development and have 
been assessed during the construction and operational phase. To take 
into account the establishment of the Proposed Development (in particular 
proposed vegetation), the operational phase has been assessed in the short- 
to medium term (from Year 1 to Year 15) and long-term (Year 15 and beyond).

8.2.2 The study area, based on the Visual Envelope (VE) of the Proposed 
Development and the setting of the site within the wider landscape, including 
likely affected landscape character areas. The study area extends from 
Reepham approximately 2km to the west/north-west and a short distance to 
the south and east. 

8.3 Landscape Character and Landscape Effects
8.3.1 The assessment of landscape effects has been carried out using the established 

hierarchy of published Landscape Character Assessments from national to 
district level. In conjunction with field work sensitive landscape receptors 
within the study area have been identified and include the Application Site, 
the Foulsham and Reepham Plateau Farmland LCA, of which the Application 
Site forms part, and the settlement character of Reepham. Farming has a 
long established tradition in the LCA; indicated by irregular shaped fields 
and a complex network of lanes and ancient tracks. Field sizes vary from 
medium to large, the largest located on the highest land. There is little 
woodland cover in the area, with some small copses located in field corners. 
Hedgerows are of varying condition with remnant hedgerow trees suggesting 
they may have been removed relatively recently due to the intensification of 
farming techniques. Expansive views and a general absence of any major 
roads heighten the general feeling of rural isolation.

8.3.2 The Site lies just beyond the western settlement edge of Reepham and 
comrpises two fields. The area is peri-urban in character and the existing 
suburban development along the existing settlement edge provides context 
to the Site. 

8.3.3 The following landscape effects arising from the Proposed Development have 
been identified. The Proposed Development will result in a change of character 
within the Application Site from open agriculture to built development. This 
is considered appropriate alongside the existing urban area. The Proposed 
Development including the strategic landscape structure has been designed 
to minimise landscape effects and provide a transition between Reepham and 
the surrounding countryside. 

8.3.4 The proposed development will have a direct impact on the Foulsham and 
Reepham Plateau Farmland LCA, but given the peri-urban context of the Site 
and the extent of proposed landscaping the long-term impact is considered 
to be Negligible. 

8.4 Visual Amenity and Visual Effects
8.4.1 The surrounding topography, vegetation and the existing settlement edge of 

Reepham establishes a Visual Envelope (VE), which extends from the near 
to middle distance with insignificant long distance views from higher ground 
to the west and north-west. The Site is visually contained to the east by the 
existing settlement of Reepham, whilst to the south views are predominantly 
screened by layers of intervening vegetation. There are longer distance views 
towards the Site from higher ground to the west and north-west, however the 
extent of the Site visible varies considerably depending on distance, angle 
and levels of intervening vegetation. 

8.4.2 Within the VE sensitive receptors within the near distance include adjoining 
residents and users of existing footpaths within and surrounding the Site.

8.4.3 The greatest level of visual effects will be experienced by those receptors 
within the near distance. Such effects will be mitigated by the design of the 
Proposed Development in conjunction with planting, although it will take time 
for new planting to become established. Long-term adverse effects will be 
restricted to residents immediately adjoining the Proposed Development and 
users of existing footpaths; the landscape framework will otherwise ensure a 
negligible effect on visual amenity. In the far extents of the VE the Proposed 
Development is unlikely to be perceived.

8.5 Mitigation and Enhancement
8.5.1 The Proposed Development has been designed to minimise landscape and 

visual effects and create a positive western edge to Reepham. As primary 
mitigation, the proposed landscape strategy seeks to deliver long-term 
landscape, biodiversity, recreation and sustainability benefits. Residual 
adverse effects can be mitigated following the secondary mitigation strategy 
set out in Section 6.0. Detailed design will incorporate comprehensive 
information on the specification and implementation of strategic planting.

8.6 Conclusion
8.6.1 It should be acknowledged that any development will give rise to change in 

the landscape of the area and the views of receptors. The degree of change 
will influence the judgement on acceptability and will need to be balanced 
with the overall benefits delivered by the scheme. As an allocated site for 
development the principle of the land use change has been accepted in 
principle and visual effects are to be expected. 

8.6.2 In conclusion, the proposed development is a logical extension to the existing 
settlement of Reepham. Although there will be localised visual and landscape 
effects, the nature of the built form, use of building materials and additions to 
the current boundary vegetation will visually integrate the development into 
the surrounding landscape.
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Appendix A: Sources of Information

Planning
• National Planning Policy Framework (NPPF), February 2019;

• Joint Core Strategy for Broadland, Norwich and South Norfolk (Broadland, 
Norwich and South Norfolk Councils, 2014); and

• Development Management DPD (Broadland District Council, 2015).

Mapping and Other Data
• Ordnance Survey maps (1:20000 Explorer Series);

• Historic Ordnance Survey maps;

• Aerial images;

• Multi-Agency Geographic Information for the Countryside (MAGIC) (http://
magic.gov.uk/).

Landscape Character Documents
• National Character Area Profiles: NCA 84 Mid Norfolk National Character 

Area (Natural England, 2012);

• East of England Landscape Framework Landscape Typology (http://
landscape-east.org.uk/), (Landscape East); and

• Broadland District Landscape Character Assessment (Broadland District 
Council, 2008).

General
• Guidelines for Landscape and Visual Impact Assessment (Landscape 

Institute and Institute of Environmental Management and Assessment, 
Third Edition 2013);

• Landscape Character Assessment: Guidance for England and Scotland 
(The Countryside Agency and Scottish Natural Heritage, 2002);

• Visual Representation of Development Proposals. Technical Guidance 
Note 06/19. Landscape Institute, September 2019; and

• BS5837:2012 Trees in Relation to Design, Demolition and Construction – 
Recommendations (BSi, April 2012). DRAFT
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APPENDIX B: Criteria for Assessing Sensitivity

Table B1: Landscape Receptor Value and Susceptibility

Table B3: Sensitivity

VALUE

HIGH MEDIUM LOW
SU

SC
EP

TI
BI

LI
TY

HIGH High High Medium

MEDIUM High Medium Low

LOW Medium Low Low

Level Value Susceptibility

High

Landscape elements that are in good to excellent condition 
and are a fundamental component of landscape character.  
Alternatively a distinctive or rare landscape feature.  These 
are likely, but not necessarily subject to statutory protection 
e.g. TPO’s or Listed Buildings and/or given significant 
protection by planning policy.

Landscapes that are in good condition, with a high prevalence 
of important landscape elements giving rise to a strong or 
unique character and sense of place.  There are generally 
few detractors or uncharacteristic features present.  These 
are likely, but not necessarily, statutory protected landscapes 
e.g. AONB, National Park, Registered Parks and Gardens 
recognised for their quality or cultural associations.

Management objectives generally focused on conservation of 
landscape character.

• Low potential for mitigation.  

• No or very limited potential for 
substitution or replacement.

• Limited / no capacity to accommodate 
the proposed development or change 
without affecting the baseline situation.

• Proposals may substantially contradict 
management or policy objectives.

Medium

Landscape elements that are in good to average condition 
and make a contribution to defining landscape character.  
Elements may be protected by local planning policy.

Landscapes that are in good to average condition with 
some important landscape elements giving rise to a positive 
character and recognisable sense of place, although some 
detracting features may be present.  These may include local 
landscape designations e.g. Special Landscape Areas or other 
designations indicating local cultural or historic value.

Management objectives generally focused on conservation 
and enhancement of landscape character.

• Some potential for mitigation.

• Some potential for substitution or 
replacement.  

• Some capacity to accommodate the 
proposed development or change 
without affecting the baseline situation.

• Proposals may be partly, but 
not entirely, in accordance with 
management or policy objectives.

Low

Landscape elements that are in average to poor condition.   
They may make a limited contribution to the character of 
the area or their contribution is reduced by their condition.  
Features or elements that are uncharacteristic and detract 
from the landscape character of the area.

Landscapes that are in average to poor condition with 
evidence of erosion and limited sense of place.  Some 
important landscape elements, however, detracting features 
notable.  Designations are unlikely.   

Management objectives generally focused on enhancement 
and restoration of landscape character.

• Good or significant opportunities for 
mitigation.

• Good potential for substitution or 
replacement.

• Capacity to accommodate the 
proposed development / change 
without affecting the baseline situation, 
or with potential to enhance it.

• Proposals generally in accordance with 
management or policy objectives.

Table B2: Visual Receptor Value and Susceptibility

Level Value Susceptibility

High

Visual amenity assessed as good to excellent; 
an area of high scenic value to include:
Nationally recognised or important views such 
as those protected by policy e.g. National Park / 
AONB or a national trail / route.
Designed views.
Views to or from designated heritage assets. 
Views from recognised tourist destinations, 
views marked on maps or referred to in art / 
literature.

• Observers whose attention or interest may be focused 
on the landscape to include:

• Users of rights of way and recreation trails

• Users of land with public access including Open 
Access and National Trust land.

• Residential properties with views from rooms occupied 
during daylight / waking hours (predominantly ground 
floor).

Medium

Visual amenity assessed as average to good to 
include:
Views which are locally recognised including 
those protected by local policy eg. visually im-
portant open space or special landscape area.
To or from locally important heritage assets.
Views from local destinations and well used 
footpath routes.

• Observers where views of the landscape are part of, 
but not the sole purpose of the activity to include:

• Those playing or spectating at outdoor sports or 
undertaking formal outdoor recreation.

• Users of local roads where there are clear / open 
views across the landscape and low levels of traffic. 

• Residential properties with views from rooms 
unoccupied during daylight / waking hours 
(predominantly first floor rooms).

Low

Areas of average to low visual amenity to 
include:
Views which are not recognised or have limit-
ed value, such as footpaths which are not well 
used.
Detracting features may be clearly apparent. 

• Observers where attention is focused upon the 
activity and not the wider landscape to include:

• Receptors engaged in sports or other activities. 

• Users of main roads travelling at speed, or local 
roads where the focus is on the road ahead. 

• Places of work / study.
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APPENDIX C: Criteria for Assessing Magnitude of Change and Scale of Effect

Magnitude of Effect

Extent of change

Change Experienced as a result of development

High 

• Result in the permanent loss of characteristic landscape elements and features and/or their setting.

• Introduce uncharacteristic or dominant elements.

• Be at complete variance with the landform, scale and pattern of the landscape.

• Substantially erode the landscape character and/or condition of the area.

• Undermine any designation or the nature of a vulnerable landscape.

NE
GA

TI
VE

• Retain the majority of existing landscape components and/or enable the full restoration and/or 
replacement of characteristic landscape elements and features.

• Introduce new landscape elements and features that through good design enables a sense of place 
to be fully restored.

• Have a strong contextual fit with the scale, landform and pattern of the landscape.

• Substantially enhance the landscape character and/or condition of the area.

PO
SI

TI
VE

Medium 

• Result in the partial loss or alteration of characteristic landscape elements and features and/or 
reduce or remove their setting. 

• Introduce uncharacteristic components alongside characteristic features or elements.

• Be at odds with the landform, scale and pattern of the landscape.

• Be a noticeable change, although not necessarily uncharacteristic when set within the attributes 
of the receiving landscape.

• Result in a deterioration of landscape character and/or condition.

NE
GA

TI
VE

• Retain existing key features and/or enable partial restoration of characteristic landscape elements 
and features.

• Introduce new landscape elements and features that through good design enables sense of place 
to be restored.

• Fits well with the landform, scale and pattern of the landscape.

• Enhance the landscape character and/or condition of the area.

PO
SI

TI
VE

Magnitude of Effect

Extent of change

Change Experienced as a result of development

Low

• Result in the temporary or minor loss or alteration of landscape elements and features and/or 
reduce their setting.

• Introduce some uncharacteristic components alongside characteristic features or elements.

• Not quite fit with the landform, scale and pattern of the landscape.

• Be a discernible change, although not uncharacteristic when set within the attributes of the 
receiving landscape.

• Result in a minor deterioration of landscape character and/or condition.

NE
GA

TI
VE

• Retain existing key features and/or allow limited restoration of characteristic landscape elements 
and features.

• Introduce new landscape elements and features that through good design enables some sense of 
place to be restored.

• Respects the landform, scale and pattern of the landscape.

• Enables limited enhancement of the landscape character and/or condition of the area.

PO
SI

TI
VE

Negligible
The development would introduce barely discernible elements or physical change to the landscape.  
Key characteristics of the landscape and its integrity are unaffected. 

Table C1: Magnitude of Landscape Change. Table C1: Magnitude of Landscape Change. Continued

DRAFT



| Land at Broomhill Lane, Reepham, Norfolk54

APPENDIX C: Criteria for Assessing Magnitude of Change and Scale of Effect continued

Table C2: Nature and Magnitude of Visual Effects

Magnitude of Effect

Extent of change

Change Experienced

High 

• Proposal results in the total, permanent loss of a highly valued view.

• Proposal introduces dominant or discordant elements altering the composition or 
balance of the view.

• Proposal introduces features not already present on / or part of the skyline.

NE
GA

TI
VE

• Proposal removes substantial visual detractors.

• Proposal introduces positive elements that substantially enhance the composition of 
the view.

• Development introduces an immediately apparent landmark or feature.

PO
SI

TI
VE

Medium 

• Proposal is clearly visible and recognisable but not prominent in views.

• Proposal introduces elements that are not necessarily already characteristic and/or are 
incongruous;

• Development may form skyline features amongst existing development and/or 
vegetation. 

NE
GA

TI
VE

• Proposal removes some visual detractors.

• Proposal is a visible but characteristic element complementing the composition of the 
view. PO

SI
TI

VE
   

Low 

• Proposal is only a minor component or slightly uncharacteristic part of the view and 
does not introduce incongruous features and subsequently 

• Proposal does not alter the overall composition of the view or dominance or balance of 
elements within it and therefore might by missed by a casual observer.

NE
GA

TI
VE

• Proposal removes limited visual detractors.

• Proposal is only a minor component of the view and compliments the composition and 
balance of existing elements. PO

SI
TI

VE

Negligible 

• Proposals perceived as a background component in view or are subservient to other 
elements within it.

• The development would be barely discernible.  

Table C3: Scale of Importance for Landscape and Visual Effects

MAGNITUDE OF CHANGE
HIGH MEDIUM LOW NEGLIGIBLE

SE
NS

IT
IV

IT
Y

HIGH Major Major Moderate Negligible

MEDIUM Major Moderate Minor Negligible

LOW Moderate Minor Negligible Negligible
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