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1.0 Introduction 
1.1 The National Planning Policy Framework (NPPF), published in 2019, states that Local Planning 

Authorities should encourage applicants to engage with the local community before submitting their 
application.  

1.2 The amended Broadland District Council Statement of Community Involvement (2019), details how 
the Council expects developers with significant development proposals to engage with 
communities and other stakeholders throughout the application process. The Statement of 
Community Involvement details how Broadland District Council have adopted a Community 
Involvement Protocol for Significant Development Proposals (2010), which sets out a series of 
commitments for developers, as well as the Council, to adhere to, in relation to pre-application 
involvement on significant proposals.  

1.3 The Protocol describes a ‘major development’ to fall under 3 tiers of development. In particular, tier 
3 is relevant to this proposal and is described as ‘applications of a scale of development area for 
which the Council requires wider community involvement; applications that fall within sites that are 
sensitive to development pressures’.  

1.4 For developers with significant proposals affecting a Broadland Community, the Protocol details 
that developers should: gather evidence; masterplan; and provide pre-application publicity.  

1.5 The Consortium recognises the importance of community involvement in the planning process, and 
this document outlines, in accordance with the Council’s Statement of Community Involvement 
(2016) and the Community Involvement Protocol for Significant Development Proposals (2010), 
the steps that have been taken. A variety of consultations have been undertaken prior to the 
submission of the formal planning application, and the responses received are documented within 
this Statement.  

  



Statement of Community Involvement  

Page 2 

2.0 Broadland District Council 
2.1 Ongoing pre-application discussions have been held with Broadland District Council for 

approximately 12 months. The latest pre-application meeting was held with Matthew Rooke (Area 
Team Manager) Broadland District Council, alongside representatives of Lovell, Bidwells and Will 
Trowse Design on the 5th March, 20.  

2.2 Matthew Rooke confirmed in the pre-application meeting that the principle of the proposed 
development was supported. More specifically, Matthew Rooke advised that whilst the proposed 
development represented, in part, a departure from Policy REP1 Adopted Development Plan, an 
argument could be made to justify the construction of more units on the site to help facilitate the 
delivery of the sports hall.  Matthew Rooke advised that clear evidence would be required to be 
submitted as part of an application to demonstrate the synergy between separate applications that 
were being submitted by Lovell, Reepham High School and Norfolk County Highways. In addition, 
the pre-application discussions also covered matters relating to design, drainage, affordable 
housing, ecology, highways and open space provision.   

2.3 As part of the pre-application discussions, confirmation was provided by Broadland District Council 
in relation to the documents that would need to be submitted in support of an application.  
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3.0 Reepham Town Council 
3.1 Prior to the public consultation event on 10th February, 20 (covered in further detail below), Town 

Council Members were invited to view the Boards in private and ask Lovell’s Project Team 
questions they had regarding the proposed development. 
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4.0 Public Consultation 
4.1 On Monday 10th February 2020, a public consultation event was held in Reepham Town Hall 

(between 3.30 – 7.30pm), where representatives of Lovell, WTD Design, Brown & Co, Norfolk 
County Council Highways and Bidwells presented the initial proposals to the local community. A 
leaflet advertising the event was circulated to the whole of Reepham, which included a brief 
overview of the proposed development, along with the details of the consultation event. A copy of 
the invitation leaflet is included within Appendix 1.  

4.2 A total of 8 consultation boards were presented to the local community during the public 
consultation, which covered: Welcome and Introduction; Contextual Overview; Overview of the 
Highway Proposals, Sports Hall Proposals and Residential Development Proposal. Copies of the 
Boards are attached as Appendix 2. 

Written Feedback Forms 

4.3 In total, 159 people attended the public exhibition. A total of 93 feedback forms were received, and 
have been analysed, providing general trends as to whether the community were supportive of the 
indicative proposals. The results of the public consultation feedback forms are summarised below. 

Principle of Development  

4.4 Question 1 sought to ask the local community 
whether they agreed with the principle of residential 
development on the site, given that the site is allocated 
under REP1 of the Adopted Development Plan for 
development of 100-120 dwellings.  

4.5 The majority of respondents (71%) did not agree with 
the principle of 141 dwellings on the site. A further 
25% of respondents agreed with the principle of 141 
dwellings on the site to an extent, and 4% of 
respondents supported the principle of 141 dwellings 
on the site.  

4.6 The Feedback Form provided the opportunity for 
respondents to give a reason for their response. 
Responses included: 

● Concerns over existing infrastructure coping (notably, primary and high schools, doctor’s 
surgery, car parking, sewerage capacity, drainage, energy supply); 

● Inappropriate access strategy (secondary point of access needed); 

● Local highway network cannot cope with the increase in vehicular movements; 

● Reepham needs to grow, and the site is a good location for growth;  

● Excessive amount of new growth, overcrowding of the site, and excessive density; 

● Not enough affordable housing proposed;  

4%

25%

71%

Yes

To an Extent

No

1. Do you agree with the principle of 141 
dwellings on the site? 
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● Sports hall should be provided without the need for housing; 

● Exceeds the site’s current allocation of 100-120 dwellings;  

● Location unsuitable, due to poor public transport provision;  

● Concern that it is profit over actual need for housing; 

● Impact on the character of the area;  

● Future residents will have to commute outside of Reepham; and 

● Loss of a greenfield site and open space.  

Principle of a Cemetery Extension  

4.7 The majority of respondents (47%) agreed 
with the principle of a cemetery extension on 
the site. A further 32% did not agree with the 
principle of a cemetery extension, and 21% 
of respondents agreed with the principle of a 
cemetery extension to an extent. 

4.8 The following trends can be highlighted from 
reviewing the responses: 

● Majority of responses agree that the 
existing cemetery is nearing capacity; 

● Some feel that the extension is not 
required, as more people are opting for 
cremation, and therefore, not needed;  

● Should be a larger area; 

● Cemetery extension should not come with houses; 

● Perception that the provision of a cemetery is a bribe for the remainder of the development;  

● Cemetery extension will not compensate the impact of the overall development on the town; 
and 

● Could re-use some of the existing graves, as over 100 years old. 

  

47%

21%

32%

Yes

To an Extent

No

2. Do you agree with the principle of a 
cemetery extension? 
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3. Do you agree with the principle and 
location of the sports hall? 

Principle and Location of Sports Hall 

4.9 The majority of respondents (43%) agreed with 
the principle and location of the sports hall. 29% 
of respondents did not agree with the principle 
and location of the sports hall, and 28% did to an 
extent.  

4.10 The following trends can be highlighted from 
reviewing the responses: 

● Will be beneficial for future generations; 

● Useful and valuable facility for the school 
and local community;  

● Main road frontage is beneficial, providing a 
prominent position; 

● Location of the sports hall is generally much 
more successful and beneficial; 

● Should be provided by the education authority, not as a bribe to facilitate the remainder of the 
proposed development;  

● Swimming pool would be more useful; 

● Loss of greenfield land and school playing field; 

● Concerns over access from the existing school car park; 

● Concerns over wider highway network; 

● Need to think of the Reepham population, which is generally older, and this is not a benefit to 
all of the society; and 

● Concerns over size and style of sports hall. 

Layout of the Proposed Residential 
Development 

4.11 The majority of respondents did not support 
the layout of the proposed residential 
development (62%). Following on from this, 
27% of respondents supported the layout to 
an extent, with a total of 11% of respondents 
supporting the layout.  

4.12 The following trends can be highlighted from 
reviewing the responses: 

● Excessive quantum of dwellings; 

● Others felt that the layout looks good and 
well designed; 

● Could create a pleasant environment; 

● Too dense;  

43%

28%

29%

 Yes

To an Extent

No

11%

27%

62%

 Yes

To an Extent

No

4. Do you support the layout of the 
proposed residential development? 
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● Will ruin Reepham as the proposal is out of character; 

● Impact on local highway network; 

● Poor house designs; 

● Reasonable mix of housing; 

● 2 parking spaces per house is insufficient;  

● Insufficient green space;  

● Need for more trees;  

● Insufficient focus on sewage and drains; and 

● Concern that SUDs will damage the environment.  

 Layout and Design of Sports Hall 

4.13 The responses to question 5 reveal that, 
generally, the local community are supportive 
of the layout and design of the sports hall, with 
38% of respondents supporting the layout and 
design, alongside 34% supporting the layout 
and design to an extent. 28% of respondents 
did not support the layout and design of the 
proposed sports hall. 

4.14 The following trends can be highlighted from 
reviewing the responses: 

● Do not want a sports hall as a bribe; 

● Mixed thoughts on whether the sports hall 
is wanted or not;  

● Minimal visual impact, being adjacent to 
the school; 

● No provision for the local community;  

● Mixed thoughts on design, some happy with the proposals, others fell that the design is 
unimaginative;  

● Sports hall should come forward without the residential development; 

● Would prefer a swimming pool; 

● Inadequate compensation given the negative impact of the proposed development; and 

● Concern over whether it will be delivered.  

  

38%

34%

28%

 Yes

To an Extent

No

5. Do you support the layout and design of 
the proposed sports hall? 
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Mix of Dwellings 

4.15 With regard to the mix of dwellings, 42% of 
respondents were not supportive. Notwithstanding 
this, 28% of respondents were supportive of the 
mix of dwellings, and 30% were to an extent.  

4.16 The following trends can be highlighted from 
reviewing the responses: 

● Good mix; 

● Need for more bungalows; 

● Should consider people downsizing; 

● Mix should reflect local housing need;  

● Should appeal to all income levels;  

● Does not meet real needs of young people; 

● Mix of 3 and 4 bedroom houses needed to enrich estate; 

● Suitable for families;  

● More than 20% affordable housing should be provided;  

● Need to create mixed communities;  

● Impact on the local highway network; 

● Quality of housing more of a problem than the mix; and 

● Need for a greater focus on sustainability and eco-friendly development. 

Affordable Housing  

4.17 Question 7 sought to understand whether 
the local community were supportive of 
the provision of 28 affordable homes as 
part of development on the site. The 
majority of respondents (41%) confirmed 
that they are happy with the affordable 
housing provision. On the contrary, 34% 
of respondents do not agree with the 
provision of 28 affordable homes. 25% of 
respondents agree with the affordable 
housing provision, to an extent.  

4.18 The following trends can be highlighted 
from reviewing the responses: 

● There is a definite need for affordable 
housing; 

● Concern that the provision of affordable housing would be less in reality than promised;  

● Affordable housing would result in more cars, noise and antisocial behaviour; 

6. As detailed, a mix of residential dwelling 
sizes are proposed, including 1-4 bedroom 
homes. Are you supportive of this mix? 

28%

30%

42%

 Yes
To an Extent
No

7. 28 affordable homes are proposed. Are you 
supportive of this affordable housing provision? 

41%

25%

34%

 Yes

To an Extent

No
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● More than 28 should be provided; and 

● Questions around who the affordable housing would be for. 

Access and Transport 

4.19 The responses to question 8 clearly 
outlined that the majority of the local 
community are not supportive of the 
access strategy proposed (75% of 
responses). 18% of respondents 
supported the strategy to an extent, and 
7% supported the strategy. 

4.20 The following trends can be highlighted from 
reviewing the responses: 

● Single point of access is inadequate, 
redesign required for two points of access;  

● Concerns over narrow roads;  

● Not suitable due to the school; 

● Congestion on highway network, 
particularly at school times;  

● Loss of verges which are used by the 
school as overflow 6th form car parking; 

● Concern that the highway strategy is unsafe;  

● Junctions unsuitable, consider roundabout for junction with Whitwell Road; and 

● Unfair impact on existing dwellings. 

Important Considerations 

4.21 Question 9 seeks to understand what the three most important things to consider are as a planning 
application is developed further. It is clear that the majority of respondents felt that dealing with 
drainage and other infrastructure is the most important thing to consider (62%). Preservation of 
existing trees and hedgerows (47%) and mitigating against ecological impacts (41%) were also 
important considerations. Providing a mix of house types (34%), preservation of existing footpaths 
(35%), layout and design (27%), were also identified as important considerations. The least 
important considerations emerged to be minimising construction impact (18%), creation of a high 
quality and access sports hall (13%) and creation of desirable open space (12%). 

7%

18%

75%

 Yes

To an Extent

No

8. Access to the 141 dwellings is proposed from 
Broomhill Lane, which will be accommodated via a 
range of improvement works. Are you supportive of 
this access strategy? 
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Any Other Comments 

4.22 The majority of respondents had other comments 
they wished to raise regarding the proposals 
(84%).  

4.23 A total of 78 comments were received, and focused 
around the following trends: 

● Impact on local infrastructure (particularly 
doctor’s, parking, sewerage, schools, shops, 
broadband, phone signal,);  

● Effect on the local highway network, which will 
not be able to cope with the rise in demand and 
impact upon safety; 

● Inappropriate access proposals, with the need 
for a secondary point of access; 

● Issues with the scale and density of 
development;  

● Lack of suitable public transport provision; 

● Properties should be designed in a sustainable manner;  

● Design is a missed opportunity; 

● Brownfield land should be utilised before greenfield;  

● Not in accordance with the draft Greater Norwich Local Plan; 

● Need to increase proportion of affordable dwellings;  

10. What do you think are the three most important things for us to consider as we develop the 
planning application proposals further? 

84%

16%

YES

NO

9. Do you have any other comments on the 
proposed development? 

a. Providing a mix of house types and 
tenures to reflect local need.  

b. High quality layout and design.  
c. Creation of a desirable open space.  
d. Mitigating against any ecological impact. 
e. Creation of a high quality and 

accessible sports hall. 
f. Preservation of existing public 

footpaths. 
g. Preservation of existing trees and 

hedgerows on the edges of the site.  
h. Minimising construction impact.  
i. Dealing with drainage and other 

infrastructure. 0
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● Impact on a neighbouring well; 

● Suggested focus on car club and EV charging points;  

● No benefits for Reepham; 

● Consideration for school drop off/collection parking; and 

● Impact on Badgers and general ecology. 
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5.0 Response to Consultation 
5.1 Where possible, Lovell have sought to address the comments and concerns raised during the 

consultations within the final proposals for the site. The key elements of the scheme that address 
issues raised are addressed below. Further information on how these issues have been addressed 
is also included within the Planning Statement submitted as part of this application.  

Location of the Sports Hall and Quantum of Development 

5.2 A number of comments were received regarding the location of the sports hall on land to the south 
of Reepham High School, as opposed to on REP1. The proposed location of the sports hall on 
land to the south of Reepham High School, has emerged from ongoing discussions with Reepham 
High School, who have advised that from an operational perspective, locating the sports hall on 
the site allocated within the Adopted Development Plan, would be impractical and inefficient. 
However, locating the sports hall on land to the south of Reepham High School would result in the 
facility being in much closer proximity to the school’s existing facilities, enabling the sports hall to 
be run in an operationally efficient manner. This will ensure that the sports hall is adjacent to the 
principal sports pitches at the school, assisting in timetabling and student access, alongside 
ensuring that classroom based teaching is adjacent to the sports pitch provision. 

5.3 In addition to the above, the location of the sports hall to the south of the existing school enables 
access to be easily achieved from the school’s existing car park, which both avoids the requirement 
for large areas of hardstanding to be created, and allows for community use of the sports hall 
outside of school hours. As a result, locating the sports hall to the south of the school will enable 
use of the sports hall by the local community, without creating any safeguarding or security issues 
within the school grounds. 

5.4 Through the relocation of the proposed sports hall onto land to the south of Reepham High School, 
additional land is available for residential development, increasing the site’s capacity to 141 
dwellings. The increased number of residential units will, in part, help subsidise the development 
of the sports hall. 

Layout and Design 

5.5 The development has been designed to create a high quality environment. A range of public open 
spaces are proposed, helping to create a green environment. Areas of public open space have 
been dispersed throughout the site, including along the western and southern boundaries, 
alongside adjacent to the entrance into the site from Broomhill Lane. A Children’s Play Area 
totalling 1,150m2, is proposed to the north of the site.  

5.6 Public open space has been situated around the southern boundary of the site, providing a suitable 
buffer zone around the existing Reepham High School Observatory. This will help ensure that any 
light pollution is mitigated.  

5.7 The public open spaces along the western boundaries are proposed to preserve existing trees and 
hedgerows, alongside providing appropriate distances from the existing badger sett.   
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5.8 In addition, a range of house types are proposed, helping to create a mixed and diverse 
streetscape. This will help to engender the creation of a high quality environment.  

Highways and Access 

5.9 A range of concerns were raised by the public with regards to the overall access strategy and 
impact on the local highway network. Rossi Long Consulting have prepared a Transport 
Assessment which outlines that suitable access to the site can be achieved from Broomhill Lane, 
through widening it to 4.8m, with a 3m wide shared-use foot/cycleway on the southern side. The 
bungalow to the northern side of Broomhill Lane, on the corner with Whitwell Road has been 
purchased to achieve appropriate visibility splays (2.4m x 55m).  

5.10 The Assessment confirms that no ‘slight’, ‘serious’, or ‘fatal accidents have occurred in the vicinity 
of the site frontage and its access in Broomhill Lane or Whitwell Road in the last 5-year period 
(2015-2019 inclusive). Due to the absence of accidents recorded, there are no inherent safety 
concerns to take into account in the local area. Therefore, it is considered that there is no reason 
why the development proposals should significantly impact upon highway safety in the area. 

5.11 Turning to development traffic, the proposed development is anticipated to generate approximately 
0.12 arrivals and 0.35 departures in the AM peak period – and 0.32 arrivals and 0.17 departures 
in the PM peak period. This would equate to approximately 49 departures in the AM peak hour, 
and24 in the PM peak hour. Therefore, it is considered that the increase in vehicle traffic will not 
be significant for the location.  

5.12 Concerns were also raised regarding sufficient car parking on the site. Parking has been provided 
in accordance with Broadland District Council’s Parking Standards (2007).  

Affordable Housing 

5.13 Comments were received from the public in relation to both the quantum of affordable housing 
(some supportive, some opposed) and how it would be managed. 

5.14 The scheme makes provision for 20% of residential units to be affordable housing.  A Viability 
Appraisal has been prepared by Savills and is submitted as part of this application, which 
demonstrates that, due to certain costs, notably the costs associated with the delivery of sports 
hall for Reepham High School, it would not be viable to provide more than 20% of affordable units 
on this site. 

5.15 In terms of the management of the affordable housing, this will be done by a Housing Association 
to be selected in due course. It is envisaged that a Section 106 legal agreement attached to the 
planning permission will require the submission of an Affordable Housing scheme prior to the 
commencement of development. This will, amongst other things, outline how the affordable 
housing will be allocated to people with a proven local need in accordance with the Councils 
Nominations Agreement.  
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Cemetery Extension 

5.16 Conflicting comments were received from the public around the need for a cemetery extension; 
some felt it was essential, others felt that it was surplus to requirements.  

5.17 Given that it is required by REP1, a 0.3ha cemetery extension is proposed as part of the planning 
application.  

Flood Risk and Drainage 

5.18 Through the public consultation concerns were raised regarding drainage, recognising the 
importance of achieving a suitable drainage strategy. 

5.19 A Flood Risk Assessment and Surface Water Drainage Strategy has been prepared by Rossi Long 
Consulting. The assessment confirms that the site falls within Flood Zone 1, and is, therefore, at 
low probability of flooding from fluvial sources, and is generally at ‘very low’ risk of surface water 
flooding, with a ‘low risk’ area to the north-east of the site.  

5.20 Through site investigations, infiltration rates have confirmed the suitability of the site for surface 
water run-off, with good to moderate potential. Surface water run-off will be managed as follows:  

● Surface water run-off from roof areas will be directed to local soakaways. All soakaways have 
been designed for the 1% AEP event +40% allowance for climate change including 10% 
additional capacity for urban creep; and 

● Private roads, driveways and parking spaces will have permeable surfaces for natural 
infiltration into the subsoil, in areas where soakage rates are moderate only, partial infiltration 
with an overflow to the receiving drainage system will take place. 

5.21 The Assessment outlines that a Management Company will be responsible for the maintenance of 
the shared soakaways, private driveways and private roads, and the infiltration basins. The 
receiving drainage system will be offered for adoption and be maintained by Anglian Water.  
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6.0 Conclusion  
6.1 In conclusion, this Statement of Community Involvement has demonstrated that a comprehensive 

and thorough process of engaging with the local community and Broadland District Council has 
been undertaken as part of this application. This has been conducted through a formal pre-
application meeting with Broadland District Council, and a public consultation event.  

6.2 On this basis, it has been demonstrated that the actions taken by Lovell are in accordance with 
Broadland District Council’s Statement of Community Involvement (2019), and the requirement to 
consult the local community, as set out in the NPPF. Wherever possible, issues raised during the 
consultation exercise have been incorporated into, or are addressed, within the submitted 
proposals.  
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APPENDIX 1 
THE INVITATION LEAFLET 



Bidwells and Brown & Co, on behalf of Lovell Homes and Reepham High School, invite 
you to attend a Public Exhibition in relation to the proposed development of 141 dwellings 
on Land North of Broomhill Lane, Reepham; a new sports hall at Reepham High School; 
and, improvement works to Broomhill Lane. 

By way of background, Land North of Broomhill Lane is allocated for residential 
development in the Broadland District Council’s Adopted Development Plan (Policy 
REP1). The sports hall is proposed on land to the south of Reepham High School, on 
part of the existing playing fields. 

The Exhibition will provide you with the opportunity to review the draft proposals and 
provide comments before the scheme is finalised and the planning application submitted. 
Members of the Project Team will be available to answer any questions you may have. 

Should you require any further information, please contact Bidwells on 01603 763939.

PUBLIC EXHIBITION INVITATION
MONDAY 10 FEBRUARY

3:30PM - 7:30PM

REEPHAM TOWN HALL, BACK STREET, REEPHAM

Reepham Primary School

Reepham High School
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APPENDIX 2 
CONSULTATION BOARDS  

 

 















 

 

Bidwells is a trading name of Bidwells LLP, 
a limited liability partnership, registered in 
England and Wales with number OC344553. 
Registered office: Bidwell House, 
Trumpington Road, Cambridge CB2 9LD 
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