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Charles Judson

From: Chris Bennett <cbennett@S-NORFOLK.GOV.UK>

Sent: 04 June 2020 16:44

To: Charles Judson

Cc: Ben Burgess

Subject: 20200847

Dear Charles 
 
Heritage and Design Comments 
 
The proposals can be assessed with regard to the National Design Guide and Building for Life.  
 
Within the National Design Guide an important aspect of new development is to create an identity 
and sense of place. Under C1 development proposals should “understand and relate well to the 
site, its local and wider context’.  Para 42 states “Well-designed new development is integrated 
into its wider surroundings, physically, socially and visually. It is carefully sited and designed, and 
is demonstrably based on an understanding of the existing situation.” 
 
The conservation area appraisal gives some information on the character and appearance of 
Reepham as a small Norfolk market town, formed with a compact core of historic buildings. To the 
south and east sides the conservation area extends out to include areas of open countryside, and 
this provides a strong setting, although on the other sides of the town the appraisal states that 
development over the last quarter of the twentieth century has ‘blurred’ the old boundaries 
between town and country. The existing site is part characterised by this change from fairly 
spacious late C20 development of mainly detached buildings set back from the road within 
spacious curtilages, with peripheral paddocks and fields characterised by verdant tree planting 
and hedgerows. The school site to the south is a significant educational complex, of a sizeable 
scale as a more rural based school rather than solely for the residents of the town. The south 
parcel of land is currently part of the school playing fields. Although existing hedgerows provide 
strong boundaries, there are also good views from the main field towards open countryside, 
particularly towards the south west corner, which includes significant tree planting, some 
associated with the Marriots Way cycle/walking route. 
 
Existing C20 expansion within Reepham frequently took place through building relatively small 
estates of housing with cul-de-sacs. Although these have combined to create quite a large area of 
C20th development around the more clustered historic core of the town, the result has creating a 
distinctive localised character for particular areas. This has created to some extent ‘pocket 
neighbourhoods’, whether these are just streets of similar period of construction or the design of 
housing, or smaller housing developments, it gives a more localised feel to different parts of the 
town. An important consideration in the new development would therefore be to mitigate against 
the impact of the number of dwellings proposed through breaking down the development into 
smaller character areas based on creating smaller localised ‘pocket neighbourhoods’. This could 
be done through for example prioritising certain types of houses or materials in particular parts of 
the development to emphasis distinctive changes at the more local level and associating areas 
with particular public spaces. This will help to break down the overall ‘estate’ feel of the 
development.   
 
Being a peripheral area located close to attractive area of open countryside, the development 
should be considered more of a transitional area between town and country. In design terms it 
would be appropriate to avoid a hard rural edge as often existed in the past through regimented 
rigid building lines of compact housing with fencing, and instead create a more rural transition to 
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the area where the ‘rural edge’ of the development has a more ‘relaxed’ and ‘informal’ rural feel as 
would have been the case historically. Landscaped edges utilising existing landscape features 
such as existing hedgerows also provides the scope for recreation such as localised recreational 
walking. Also, within the development, I would suggest that it would be appropriate to utilise 
existing landscaping features or ‘borrowed landscape’, for example designing views to benefit 
from the changing land levels and views opening out of the estate to the south west. The overall 
feel of the development should be spacious and varied grain of development with emphasis on 
landscaping, particularly to the south and west, to lend the area a more rural than urban feel to 
create this transition.   
 
The National Design Guide states that (M1) “Successful development depends upon a movement 
network that makes connections to destinations, places and communities, both within the site and 
beyond its boundaries.” The existing main field boundary is currently well used as a circular 
walking route, connected to a footpath which leads to the Marriots Way. The existing field benefits 
from lush and verdant field boundary, and this is also the case with the existing school playing 
fields. These provide the opportunity to create circular walking routes around the estate which are 
already established through permissive paths and are well connected into the existing pedestrian 
movement network. There are particularly good views to the south west across open countryside 
which is well landscaped with trees association with the Themelthorpe Loop. Whilst being mindful 
of preserving the badger set area, the opportunity should be taken to provide as much pedestrian 
access as possible to the periphery of the site so that the sides of existing hedging is publicly 
accessible and viewed from public areas rather than being backed onto by fencing and 
inaccessible.   
 
The principal spine road leading to the central space has been designed to be spacious and wide 
with tree planting which reflects the existing character of Broomhill Road and will assist in creating 
a good sense of place with a relatively coherent layout (taking on board suggestions and 
recommendations below.) The main vehicular and pedestrian links are via Broomhill Lane and the 
development continues with generous frontage space/gardens and landscaping that will be 
contiguous with the existing character of the lane. Front gardens and street scenes continue the 
existing character of Broomhill Lane. Parking is generally to the side of properties with no frontage 
parking and this will help to create attractive streetscenes and assist legibility. These are all 
positive aspects of the current scheme. 
 
The Design Guide advocates that well-designed places should include:  

• well-located public spaces that support a wide variety of activities and encourage social 
interaction, to promote health, well-being, social and civic inclusion;  

• have a hierarchy of spaces that range from large and strategic to small and local spaces, 
including parks, squares, greens and pocket parks;  

• have public spaces that feel safe, secure and attractive for all to use; and   
• have trees and other planting within public spaces for people to enjoy, whilst also providing 

shading, and air quality and climate change mitigation. 
 
Although in a larger development it may be appropriate to have a larger central focal point space 
than proposed here, I consider this may give the area more of an estate feel, and with regard to 
the existing character of Reepham it may be better to break down the character of the 
development into the smaller more distinctive local neighbourhoods with associated smaller public 
spaces around which the neighbourhoods can to some extent coalesce. These space can link into 
the existing pedestrian movement network and taking the opportunity to open out with views to the 
wider open countryside to the south west to provide visual links. These spaces do not necessarily 
have to be at the centre of areas, but could be to the edge of the development if there are benefits 
from existing landscaping and views as well as access to existing nature. These peripheral spaces 
are already partly shown, but they are not clearly accessible and also partly backed onto private 
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gardens, some with irregular fencing. They could be improved as landscaped spaces with houses 
actively fronting towards the spaces rather than backing onto them. 
 
There is quite a limited palette of materials for the present plan and although these materials are 
spread through the development to create variation, overall it generates a great deal of uniformity. 
Although there is some merit in a consistency of materials across the site for the overall character 
of the development and sense of place, I would suggest that there is a greater variety of materials, 
for example three kinds of red brick, and materials are also used in different ways to emphasise 
more localised neighbourhood character areas.  Rather than spreading house types through the 
estate, it would be better to have a concentration/greater proportion of some house types in one 
area to lend that area a more distinctive character. There are a lot of smaller terrace houses on 
the edge of the development whereas some of these house could be located more centrally to 
avoid the harder and more edge to the development.  
 

On a more positive note the affordable housing is fairly centrally located and accessible. However, 
this needs to feel like it is integrated into the ‘pocket’ neighbourhoods.   
 

 
Building for Life Comments 
 
Integrating into the neighbourhood. 
Although the scheme is connected to existing movement network, connections could be reinforced 
with attention to legibility and how movement could take place around the estate and onward 
connections to surrounding footpath network. Particular emphasis should be given to footpath 
network – particularly the main landscaped footpath track which is the continuation of Broomhill 
Lane – and it should be questioned whether it is necessary to cross the path twice with streets. 
The scheme is relatively well connected with existing facilities with the village, being within walking 
distance of all amenities, bus stop, and particularly the secondary school and there should not be 
car dependency. However, within the site walking routes could be made more legible and pleasant 
routes to walk to avoid car use and provide access to nature. There is a good mix of housing 
types and tenures. The scheme can meet local housing requirements but that is subject to 
housing officer comments. 
 
Creating a place 
Although the housing types can fit in with the local vernacular, the overall feel of the estate will be 
quite generic, and with the amount of housing proposed this could create quite an estate feel. 
However, the development could be broken down into more specific character areas. A good 
aspect of the scheme is following on the character of Broomhill Lane and the peripheral area of 
the settlement in terms of front gardens and landscaping for the spine road. However, more 
attention could then be given to relating the development to surrounding landscape areas and 
making more use of the existing landscape character that exists, for example views through to the 
open countryside to the south west. Perimeter blocks could be designed to be more outward 
facing and to front onto public spaces, with the potential circular walking routes alongside 
hedgerows and linking into the surrounding footpath network.   
 
Although the house types are generally based on Norfolk vernacular and have been used on 
existing development successfully elsewhere in the county, I am concerned that there is a lack of 
variety of materials for this development. Most of the estate is only specified as ‘red brick’. Ideally 
for a development of this size and its more rural location, I would suggest greater variety in 
materials e.g. three different types of red brick from a choice of plain textured red brick with subtle 
colour contrast or brick blend, a ‘mottled’ brick or red richer red brick multi. These could be used in 
different proportions in different areas to give a more distinctive ‘pocket neighbourhood’ character. 
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Some houses have soldier course lintels whereas character could be enhanced with gauged brick 
flat arches to match other houses in site or segmental round arches to create some variety In the 
building types. 
 
Street & home 
 
The development is designed with loop roads and short private drives, however some 
consideration could perhaps be given to creating a secondary loop system in the former playing 
field to the south and not linking back to the main field to avoid crossing the footpath/track twice.  
 
Resident and vehicle parking is generally well integrated into the streetscene with on plot side 
parking.   
 
As with above, public and private spaces are not clearly defined and more could be made of the 
perimeter blocks fronting out towards surround landscaped features such as trees and hedgerows 
with perimeter walking routes (with the exception of the cemetery space) If areas need to be 
protected or have a buffer such as the observatory, the badger sets or the suds area to the south 
west, these could be separated with hedging and/or estate style railings for example.   
 
Where houses front onto the site with the play area there should be clearly legible divisions 
between public and private space. The central space should be fronted onto rather than having 
back gardens side on to it. 
 
Generally with the house builders it has been demonstrated elsewhere with the house types and 
back gardens there is adequate external storage space for bins and cycling.   
 
 
Specific points: 
. 
 

 
The loop road/edge of perimeter block could be expand to the south so that houses front out onto 
public space rather than backing on to it with unusually shaped gardens. This could be a corner 
area of a more localised public space for the neighbourhood character area of the west part with 
the existing observatory as a feature. A hedgerow and/or estate railing could be planted around 
the perimeter of the observatory to create a landscape/lawn buffer. 
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Because the existing hedgerow/footpath/track in the centre of the site is an important green 
corridor and footpath access to wider open countryside, it would be preferable to avoid crossing it 
twice. Subject to highways agreement it may be preferable to have two separate loop systems 
with a secondary loop within the former playing fields so that houses front toward the 
footpath/hedgeline on both sides.  
 
 

 
It would be better to have the perimeter block to have outward facing development to the west ie. 
Plots 119/123. Private drive for 129 and 103 could be extended to serve 124? These would be 
accessed via a private drive taking into account comments above. Although two cul-de-sacs for 
vehicles, a footpath link could complete the perimeter block in terms movement and connections? 
The south west area could form the public space for the neighbourhood character of west end of 
the development with buildings and streets shaped around it although this would be more natural 
POS with the suds wildlife area. It is unfortunate that the cul-de-sac access is not designed or 
places in an area so that it orientated to take advantage of views to the south west. Part of the 
area are badger sets so a buffer to the hedgerow could be fenced off with for example estate 
railings and the footpath run along the inside of the fence. Leaving the area accessible but with 
less overlooking and surveillance for security and close boarding garden fencing the area is likely 
to be used for antisocial behaviour.   
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The last character area could be the east of the development site with central green and avenue 
as the key elements of the neighbourhood character, with housing designed to front towards the 
green to emphasise it as a focal point.  
 
Conclusion 
 
I consider that more consideration should be given to how the development utilises existing 
landscape features around the site and newly created public space within the site. In terms of 
pedestrian movement (footpaths) and access to make both the existing landscaping (and views) 
and newly created public space feel more integrated and more emphasis given to it in terms of 
being focal point and important feature of the development. 
 
The development could by divided up into more localised neighbourhoods to break up the ‘estate’ 
feel, for example dividing it into three distinctive character areas. Although to some extent these 
could merge into each other using the same house types and materials but different ratios for the 
different areas, so that there is both an element of more localised character as well as a more 
unified character across the site: 
 

 
 
The loop roads and hierarchy could be altered to avoid two roads crossing the central existing 
hedgerow line and path. A separate loop could be created for the former playing fields area in the 
southern portion of the development. Either loop roads or cul-de sacs should be designed to be 
outward facing towards the peripheral public spaces and footpaths, as well as the central green, 
with associated footpath connection to make the spaces accessible. 
 
Regards 
Chris 
 
Chris Bennett 
Senior Heritage & Design Officer  
t 01508 533828 e cbennett@s-norfolk.gov.uk    
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computer. Unless this email relates to Broadland District Council or South Norfolk Council business it will be regarded by the council as personal and will not 
be authorised by or sent on behalf of the councils. The sender will have sole responsibility for any legal actions or disputes that may arise. We have taken 
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