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Dear Charles,

Proposed residential development for 141 dwellings with associated open space,
highway and landscaping works, along with extension to Reepham cemetery,
at Land West of Broomhill Lane, Reepham

Thank you for consulting the Highway Authority in respect of the above planning
application.  I have reviewed the submitted documents and would comment as follows:

It is the view of the Highway Authority that this application should not be considered
separately from application reference 20200469 (proposed highway improvements at
Broomhill Lane, Reepham).

The Highway Authority is aware of a third planning application (reference 20200795) by
Lovell, at the corner of Broomhill Lane and Whitwell Road which also needs to be
considered.

It is noted that Policy REP1 allocates approximately 100 to 120 dwellings at this location.
At 141 dwellings, this application exceeds the upper threshold of the allocation.

Improvements are required at Broomhill Road to facilitate access to the proposed
development. Those improvements should ensure that visibility splays are provided from
Broomhill Lane to Whitwell Road.  The visibility splays will need to be approved by the
Highway Authority and must be dedicated as highway.

Section 3.2.5 of the TA states that 2.4m x 55m visibility splays from Broomhill Lane are
possible both to the north and south at Whitwell Road.  It is acknowledged that Lovell
have purchased the property at the north corner of the junction and therefore control the
required visibility land.  It not clear that the splay to the south can be dedicated as highway
and therefore can be achieved. The land required for both visibility splays must be
dedicated as highway to ensure that it will be provided in perpetuity.



The application is supported by a Transport Assessment (TA).  The TA includes an
assessment of development generated vehicular movements, using TRICS.  It is
acknowledged that the usage of TRICS is an industry standard methodology. However the
highway authority considers that the estimated vehicular trips appear low.  This concern is
compounded considering the characteristics of the location.  The data set for assessment
included suburban and edge of town locations. Reepham is a market town but its
transport characteristics are more akin to a large rural village, opportunities to travel by
public transport are limited and there typically is a reliance on the private car.  In this
instance, TRICS does not appear to provide an appropriate selection of sites to provide a
robust estimate of vehicular trips.  Trip rates should be derived from a local traffic survey,
location of which should be agreed with the Highway Authority.

Beyond estimating development trips, the TA contains no assessment of impact on the
surrounding highway network. Further information is required on the impact of the
development traffic on the local highway network.

Traffic flow data from an unclassified automatic traffic count survey has been provided for
the period 24/01/19 – 30/01/19.  The location of the survey is not defined and needs to be
identified to ensure the data validity. It is noted that the same data is presented 17 times.

The provided traffic data shows clear traffic peaks associated with school journey times.

Reepham High School and College, located at Whitwell Road is serviced by multiple
school buses,  their impact on the network will be concentrated when leaving the site.
This impact needs to be understood in the context of traffic from the proposed
development.

The distribution of development trips does not appear to have been assessed.  Further
information is required based on census data, demonstrating how development traffic
might distribute through the local highway network.

Traffic flows should be represented on flow diagrams, showing base traffic, base with
background growth to 2026 (the end of the local plan period) and finally with the addition
of estimated development traffic.

It is understood that at school peak periods, interaction between vehicle types can result
in traffic queues forming at the School Road approach to the School Road junction with
the B1145 Towns End/Station Road and Market Place, this is a concern not only in terms
of network resilience but also in respect of the adjacent fire station.  Visibility at the
junction may be a constraint. A capacity assessment of the junction should be provided
and that will need to be informed by a classified turning count including queue
observations.

In addition to the above, consideration should be given to off-site highway works to
mitigate the impact of the development.  Mitigation might include, but not be limited to, a
combination of:

• Part time 20mph speed limits in vicinity of the schools.
• Improvement to the pedestrian crossing at Reepham Primary School.
• Improvements to public transport.



• Localised road widening.

Broomhill Lane continues in a straight line beyond the extent of its formal construction,
bisecting the site and then forms a boundary with the site as it continues west.  Back Lane
forms a junction with Broomhill Lane and heads southwards, bounding the west side of the
southern section of the site.  Those existing routes are dedicated highway and must not
be affected by the development.

Given the above, the Highway Authority is not of the view that the applicant has
demonstrated that the impact of the development on the highway network will be
acceptable and therefore requests a holding objection until such time that satisfactory
responses to the above concerns have been received.

I have not provided comment regarding the proposed development layout but will be
pleased to do so following satisfactory resolution of the off-site highway concerns.

If you have any queries regarding the above, please do not hesitate to contact me.

Yours sincerely
Dave Wilson
Engineer (Major and Estate Development)
for  Executive Director for Community and Environmental Services

Please be aware it is the applicants responsibility to clarify the boundary with the public
highway. Private structures such as fences or walls will not be permitted on highway land.
The highway boundary may not match the applicants title plan. Please contact the
highway research team at highway.boundaries@norfolk.gov.uk for further details.
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