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1. CASE DETAILS 

Case 

Reference 
20200847 

Brief description 

of the project / 

development 

Proposed residential development for 

141 dwellings with associated open 

space, highway and landscaping 

works. Extension to existing 

Reepham cemetery 

Applicant Lovells 

LPA Broadland District Council 

2. EIA DETAILS 

Is the project Schedule 1 development according to 

Schedule 1 of the EIA Regulations? 
No 

If YES, which description of development (THEN GO TO Q4) Click here to enter text. 

Is the project Schedule 2 development under the EIA 

Regulations? 
Yes 

If YES, under which description of development in Column 1 

and Column 2? 

10 (b) Urban Development Projects 

where the overall area of the 

development exceeds 5 hectares 

Is the development within, partly within, or near a ‘sensitive 

area’ as defined by Regulation 2 of the EIA Regulations? 
Yes 

If YES, which area? 

within 2km is the Norfolk Valley Fens 

Special Area of 

Conservation (SAC), the nearest 

feature of which is c. 1.0km east 

(component site Booton 

Common Site of Special Scientific 

Interest). Whitwell Common SSSI is 

located c.1km to the south of the 

site.  The River Wensum SAC is c. 

4km south.  Foxley Wood SSSI is c. 

3.5km to the west 

Are the applicable thresholds/criteria in Column 2 

exceeded/met?  
Yes 

If yes, which applicable threshold/criteria? Site area exceeds 5 hectares 

3. LPA/SOS SCREENING 

Has the LPA or SoS issued a Screening Opinion (SO) or 

Screening Direction (SD)? (In the case of Enforcement 

appeals, has a Regulation 37 notice been issued) 

No 

If yes, is a copy of the SO/SD on the file? N/A 

If yes, is the SO/SD positive?  N/A 

4. ENVIRONMENTAL STATEMENT 

Has the appellant supplied an ES for the current or previous 

(if reserved matters or conditions) application? 
No 

 





 

 

 Page 3/11 

Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

 

Briefly explain answer to Part 2a and, if applicable 

and/or known, include name of feature and proximity 

to site 

(If answer in Part 2a / 2b is ‘No’, the answer to 

Part 3a / 3b is ‘N/A’) 

Is a significant effect likely, having regard particularly 

to the magnitude and spatial extent (including 

population size affected), nature, intensity and 

complexity, probability, expected onset, duration, 

frequency and reversibility of the impact and the 

possibility to effectively reduce the impact? 

If the finding of no significant effect is reliant on 

specific features or measures of the project 

envisaged to avoid, or prevent what might otherwise 

have been, significant adverse effects on the 

environment these should be identified in bold. 

1. NATURAL RESOURCES 

1.1 Will construction, operation or 

decommissioning of the project involve 

actions which will cause physical changes 

in the topography of the area? 

Yes The construction of the development will result 

in a change in land use and will likely require 

alterations to levels and changes to the physical 

surface of the site and removal or existing 

features such as trees. 

 No With regard to the scale of the site and likely 

topographical changes required the likely impact 

is not considered to be significant and can be 

considered through supporting documents with 

a planning application. 

1.2 Will construction or operation of the 

project use natural resources above or 

below ground such as land, soil, water, 

materials/minerals or energy which are 

non-renewable or in short supply? 

Yes The construction of the development will require 

the use of natural resources including land, soil 

and water. The occupation phase of the 

development will use energy to power the 

dwellings. 

 No Given the scale and nature of the project the 

use of natural resources would not be significant 

and it is not anticipated that the project would 

have significant environmental impacts that 

cannot be assessed through the planning 

application documents. 

1.3 Are there any areas on/around the 

location which contain important, high 

quality or scarce resources which 

could be affected by the project, e.g. 

forestry, agriculture, water/coastal, 

fisheries, minerals? 

Yes The site is agricultural land Grade 3 and 

underlain by safeguarded sand and gravel 

resources. 

No Given the size of the site and grading of the 

agricultural land the environmental impact is not 

considered to be significant.  The safeguarding 

of sands and gravels can be assessed through 

the planning application. 
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

2. WASTE 

2.1 Will the project produce solid 

wastes during construction or operation 

or decommissioning? 

Yes The development will result in the production of 

waste during construction and by residents 

during the occupation phase. 

  Given the scale of development and type of 

waste likely to be produced resulting from the 

proposed project it is not considered that any 

impact would be significant. 

3. POLLUTION AND NUISANCES 

3.1 Will the project release pollutants 

or any hazardous, toxic or noxious 

substances to air? 

Yes The development will generate traffic which has 

the potential to impact air quality. 

 No The scale of development is such that the likely 

intensity of impact is not likely to be significant 

and could if necessary be assessed through the 

application documents. 

3.2 Will the project cause noise and 

vibration or release of light, heat, energy 

or electromagnetic radiation? 

 Yes There is the potential for the development to 

generate noise as a result of the construction 

and operation and light during the operation 

phase. 

 No  Noise associated with construction would 

be temporary and could if necessary be 

controlled as part of a construction management 

plan or through environmental nuisance 

legislation. Noise associated with the use is not 

considered to be significant given the scale of 

development and nature of the use and 

adjacent land uses. External lighting (such as 

street lights) may be required however given 

the scale of development the impacts are not 

likely to be significant and can be assessed as 

part of an application. 

3.3 Will the project lead to risks of 

contamination of land or water from 

releases of pollutants onto the ground or 

into surface waters, groundwater, coastal 

waters or the sea? 

? The development does have the potential to 

impact on groundwater should contaminants 

leach into the ground during the construction or 

operational phase (for example from motor 

vehicles). 

No  Provided the scheme incorporates appropriate 

pollution control mechanisms it is not 

considered, given the nature and scale of the 

project, that the development would result in 

significant environmental impact in 

terms of below ground contamination. This can 

be assessed through the planning application 

process which will need to include a drainage 
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

strategy and pollution control techniques. 

3.4 Are there any areas on or around 

the location which are already subject to 

pollution or environmental damage, e.g. 

where existing legal environmental 

standards are exceeded, which could be 

affected by the project? 

No There is no known pollution or environmental 

damage within or adjacent to the site which 

could be affected by the project. 

   

4. POPULATION AND HUMAN HEALTH 

4.1 Will there be any risk of major 

accidents (including those caused by 

climate change, in accordance with 

scientific knowledge) during construction, 

operation or decommissioning? 

 No  It is not anticipated that a development of the 

nature and scale proposed would likely result in 

a risk of major accidents. 

   

4.2 Will the project present a risk to 

the population (having regard to 

population density) and their human 

health during construction, operation or 

decommissioning? (for example due to 

water contamination or air pollution) 

Yes The project has the potential to result in the 

emission of particulate during construction (such 

as dust) and from vehicles during operation and 

the potential to impact on water resources 

through ground contamination.  

 No The construction period would be temporary and 

any necessary controls to protect residential 

amenity can be put in place, if necessary, 

through the planning application process – for 

example a Construction Environment 

Management Plan (CEMP) to control dust and 

noise. The nature of the proposed project is not 

likely to present a significant risk to human 

health and any necessary controls (such as the 

protection of groundwater) can be assessed 

through the application documents.. 

5. WATER RESOURCES 

5.1 Are there any water resources 

including surface waters, e.g. rivers, 

lakes/ponds, coastal or underground 

waters on or around the location which 

could be affected by the project, 

No The development proposes the use of 

sustainable urban drainage through on site 

soakaways and infiltration to ensure there is no 

risk of increasing the risk of flooding off site.  

The application is accompanied by a FRA and 
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

particularly in terms of their volume and 

flood risk? 

drainage strategy and the LLFA will be a 

consultee.  

6. BIODIVERSITY (SPECIES AND HABITATS) 

6.1 Are there any protected areas 

which are designated or classified for 

their terrestrial, avian and marine 

ecological value, or any non-designated / 

non-classified areas which are important 

or sensitive for reasons of their 

terrestrial, avian and marine ecological 

value, located on or around the location 

and which could be affected by the 

project?  (e.g. wetlands, watercourses or 

other water-bodies, the coastal zone, 

mountains, forests or woodlands, 

undesignated nature reserves or parks. 

(Where designated indicate level of 

designation (international, national, 

regional or local))). 

 Yes Within 2km – the Norfolk Valley Fens 
Special Area of Conservation (SAC), the 
nearest feature of which is c. 1.0km east 

(component site Booton Common Site of 
Special Scientific Interest). Whitwell 

Common SSSI is located c.1km to the south 
of the site.  The River Wensum SAC is c. 
4km south.  Foxley Wood SSSI is c. 3.5km 

to the west 
 

Close to the south-western boundary (40m) 
is the Broomhill Meadows County Wildlife 
Site which is designated for unimproved 

neutral grassland vegetation. 

 No  Given the scale of development and nature of 

the proposed use and distance to protected 

areas the extent of impact can be adequately 

assessed through application documents.  The 

application is accompanied by an Ecological 

Assessment, will need to consider the Habitats 

Regulations, and mitigation if identified as 

necessary could be considered through the 

planning application and secured either by way 

of conditions or legal agreement.      

6.2 Could any protected, important or 

sensitive species of flora or fauna which 

use areas on or around the site, e.g. for 

breeding, nesting, foraging, resting, 

over-wintering, or migration, be affected 

by the project? 

 Yes The site is partly within agricultural use, 

contains trees and hedgerows and may be a 

suitable habitat for a variety of flora or fauna. 

 No The significance of any impact can be 

adequately assessed through the planning 

application and should mitigation be necessary 

this could be secured through the application.   

7. LANDSCAPE AND VISUAL 

7.1  Are there any areas or features 

on or around the location which are 

protected for their landscape and scenic 

value, and/or any non-designated / non-

classified areas or features of high 

 Yes The site and surroundings are not designated 

for landscape value but the site is partly 

undeveloped agricultural land which will 

contribute to the landscape setting of the Town. 

 No Given the scale of development and lack of any 

designation the potential landscape impact can 

be adequately assessed through the application.  
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

landscape or scenic value on or around 

the location which could be affected by 

the project?1 Where designated indicate 

level of designation (international, 

national, regional or local). 

7.2  Is the project in a location where 

it is likely to be highly visible to many 

people? (If so, from where, what 

direction, and what distance?) 

Yes The development is likely to be visible by 

adjacent residents, users of paths in the area 

and from users of the school and cemetery. 

 No Given the nature and scale of the proposed use 

the impact is not likely to be significant and can 

be assessed through planning application 

documents. 

8. CULTURAL HERITAGE/ARCHAEOLOGY 

8.1 Are there any areas or features 

which are protected for their cultural 

heritage or archaeological value, or any 

non-designated / classified areas and/or 

features of cultural heritage or 

archaeological importance on or around 

the location which could be affected by 

the project (including potential impacts 

on setting, and views to, from and 

within)? Where designated indicate level 

of designation (international, national, 

regional or local). 

 Yes The site has the potential to contain buried 

archaeological remains which could be affected 

on a permanent basis as a result of ground 

works , excavations etc. 

 
Grade II listed Vale House, c 17th located 
170m to north west. 

 No The impact on archaeology can be adequately 

assessed through the planning application in 

consultation with Norfolk Historic Environment 

Services and the application is accompanied by 

a written scheme of investigation and 

geophysical survey.  Impact on setting of 

heritage assets can be considered through 

application documents given location, nature 

and scale of development and likely impact. 

9. TRANSPORT AND ACCESS 

9.1 Are there any routes on or around 

the location which are used by the public 

for access to recreation or other 

facilities, which could be affected by the 

project? 

 Yes The site is accessed via Broomhill Lane which 

serves residential development and provides 

access to an adjacent school and is adjacent to 

a network of local paths. 

 No The application is accompanied by a Transport 

Assessment and the impact on the highway 

network and adjacent paths and other 

associated access considerations can be 

assessed through the planning application.   

                                       
1 See question 8.1 for consideration of impacts on heritage designations and receptors, including on views to, within and from designated areas. 
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

9.2 Are there any transport routes on 

or around the location which are 

susceptible to congestion or which cause 

environmental problems, which could be 

affected by the project? 

 Yes The site is adjacent to Reepham High School 

which results in daily localised congestion to the 

highway as a result of school opening and 

closing. 

 No  The application is accompanied by a Transport 

Assessment and the impact on the highway 

network and other associated access 

considerations can be assessed through the 

planning application.   

10. LAND USE 

10.1 Are there existing land uses or 

community facilities on or around the 

location which could be affected by the 

project? E.g. housing, densely populated 

areas, industry / commerce, 

farm/agricultural holdings, forestry, 

tourism, mining, quarrying, facilities 

relating to health, education, places of 

worship, leisure /sports / recreation. 

 Yes The site is bounded by residential dwellings, 

school land, a cemetery and agricultural fields  

which could be affected by the project given the 

proximity and intervisibility between the site 

and adjacent land uses. 

 No  With regard to the nature and scale of the 

proposed development and the nature of the 

surrounding land uses it is not considered that 

an impact is likely to be significant and could be 

assessed through the planning application. 

10.2 Are there any plans for future land 

uses on or around the location which 

could be affected by the project? 

 No There are no known future plans on adjacent 

land which may be affected by the proposal. 

   

11. LAND STABILITY AND CLIMATE 

11.1 Is the location susceptible to 

earthquakes, subsidence, landslides, 

erosion, or extreme /adverse climatic 

conditions, e.g. temperature inversions, 

fogs, severe winds, which could cause 

the project to present environmental 

problems? 

 No The site is not susceptible to such issues.    

12. CUMULATIVE EFFECTS 

12.1 Could this project together with 

existing and/or approved development 

 Yes Whilst not adjacent to the site, 20180963 gave 

consent for a 60 bed care home, 20 assisted 

 No  Given the nature and scale of the proposed 

projects and approved development it is 
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Question (Part 2a) / (Part 2b) – Answer to the question 

and explanation of reasons 

(Yes/No or Not Known (?) or N/A) 

(Part 3a) / (Part 3b) (only if Yes in part 2a) – Is 

a Significant Effect Likely?  

(Yes/No or Not Known (?) or N/A) 

result in cumulation of impacts together 

during the construction/operation phase? 

flats and 15 assisted bungalows as well as a 

food store and a small group of offices on 

allocation REP2.  20200795 also proposes 2 

dwellings on land adjacent to Broomhill Lane, 

Reepham (but is currently undetermined).  

20200469 proposes the widening of Broomhill 

Lane to provide access for proposed 

development 

considered that any cumulative impact can be 

assessed through the planning application 

where appropriate. 

13. TRANSBOUNDARY EFFECTS 

13.1 Is the project likely to lead to 

transboundary effects?2 

 No  This is not considered likely given the nature, 

scale and location of the proposed development. 

   

                                       
2 The Regulations require consideration of the transboundary nature of the impact. Due to the England’s geographical location the vast majority of TCPA cases are unlikely 

to result in transboundary impacts. 
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5. CONCLUSIONS –  ACCORDING TO EIA REGULATIONS SCHEDULE 3 

For the reasons identified above, the development, with reference to Schedule 3 of the Town 

and Country (EIA) Regulations 2017, would not likely have significant effects on the 

environment either alone or in combination by virtue of factors such as its nature, size, 

location. ES is therefore not required. 

 

 

6. SCREENING DECISION 

If a SO/SD has been provided do you agree 

with it? 
N/A 

Is it necessary to issue a SD? No 

Is an ES required? No 

7. ASSESSMENT (EIA REGS SCHEDULE 2 

DEVELOPMENT) 
OUTCOME 

Is likely to have significant effects on the 

environment 
ES required  

Not likely to have significant effects on the 

environment 
ES not required  

More information is required to inform 

direction 
Request further info  
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