Beckets Grove Phase 2 Residents Association

Meeting Agenda

Date & Time - Tuesday 13" January 2026 at 7.30pm

Location - Wymondham Rugby Club Main Bar

1. Introduction, and taking of attendance, apologies, and meeting notes being taken by.

Residents Attending
Kevin Farrow (Chairperson), Emma Peek (Joint Secretary), Barbara Draper, Delyse Reynolds, Claire
Small, Gail Fordham, Philippa Black, Angela Kenny

Apologies
Sarah Tate (Vice Chairperson), Darren Tate, Eileen Parrott, Tony Parrott, John Kenny, David White,
Claire Carter, FirstPort (Emma Offei)

Kevin met with Emma Offei onsite with Lewis (Tree surgeon for CPC), Jake and Adam (both CPC)
on Wednesday 14 January. Details included following that meeting.

2. Review of meeting minutes from October 2025, and any points resolved or not being expanded upon
in this meeting.

a. FirstPort - 2024 Accounts
2024 accounts have been provided which included a credit that has been added to customer
accounts. This currently shows as a minus on statements for around £40 and will be taken
off the 2026 estimate charge when invoiced. Removing from future agendas.

b. FirstPort - Covered general waste bins
General waste bins installed and in use. Removing from future agendas.

c. FirstPort - ROSPA checks on play equipment
ROSPA checks completed last year. Jeckyll Road play area gate requires a padlock to be
added after the ground bolt is correctly fitted. Since meeting the ground bolt has been fixed
but a padlock is still required. Will follow up as part of Jeckyll Road play area checks.

d. Persimmon - Replacement trees that have not survived the summer
Persimmon are not willing to do anything more regarding the trees. As discussed in the last
meeting, we will be surveying the trees at the end of the summer 2026 to establish which
trees have survived and which need to be replaced at a cost to the management company.

e. Persimmon - Contribution towards residents' administration costs in 2024
Removing this from Persimmon issues as no response has been received since the early
part of 2024. General feeling is that there is very little chance that Persimmon will address
this. Focus will be on getting the full site adopted.

f. Persimmon - Request for a Resident Director
As above, this point is being removed as gaining full site adoption is the main priority. Once
fully adopted, a Resident Director will be put in place automatically which provides greater
influence over FirstPort and what they do on site.

g. South Norfolk District Council & Town Council updates

Will no longer follow up with South Norfolk District Council and Town Council for regular
updates, but will address any new issues with them that arise as required.
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Woodland playhouse issue and quick resolution

As you will have seen via email this issue arose and was dealt with very quickly. The person
responsible placed the playhouse with good intention but didn't realise the issues that it
would cause. The Playhouse was removed soon after the issue was highlighted which is a
good example how our communication can make a difference.

3. FirstPort issue points still to resolve.

a.

®Pao0cC

Continued issues with FirstPort management and response

Have once again raised the issues that we have with FirstPort management, and that we do
not feel that the poor level of management across the year reflects the costs. We are
disappointed that issues that we raised in March are still unanswered. It is obvious that the
workload applied to our property manager from other sites has an impact on this, and we
have advised FirstPort that we do not expect to see an excessive increase in management
fee costs within the 2026 estimates because of this.

Kevin has also created a spreadsheet detailing all the existing issues and the time elapsed
between last action. A current up to date visual of this will be added at the end of these
notes. The intention is to update this as work is completed and provide clarity and evidence
of the timescales between actions.

Jeckyll Road play area

The works Jeckyll Road play area works were completed shortly after the last meeting. The
play area remained closed for an extended period of time due to the weather and allowing
the ground to compact and grass to grow. The play area opened at beginning of 2026. The
main gate has been fixed is just awaiting a padlock to be fitted.

(Answered together)

Woodland Tree Works including hanging vines
Clements Avenue hedging

Planting outside 33-55 Reeve Way

Planting alongside Briggs Mead

Quotations have been provided for the woodland tree work along with quotes for hedging to
be installed alongside Brigs Mead, replacement hedging on the grass triangle on Reeve
Way, and for hedge cutting work alongside Clement Avenue (see table below). This is work
that is not covered under the general maintenance and the woodland work includes tree
safety work assessed in a survey last year. We have recently had a near miss of a resident
nearly being hit by a falling tree making this work essential. Once complete, ongoing
maintenance will be easier and less costly.

All prices exclude VAT CPC Talking Elm Mark Walker
Ollett Close / Briggs Mead Hedge £672.60 £1,304.95 £1,120.00
Reeve Way Replacement Hedge Plants £469.90 £634.90 No Quote
Woodland Tree Work as per Survey £2.750.00 £6,570.00 £12,815.00
Clement Avenue Hedge Clearance £375.00 £1,150.00 £3,300.00
TOTAL ex Vat £4 26750 £9 659.85 £17,235.00

As you can clearly see there was a significant variation between the prices provided by three
contractors and it was felt there was some tactical pricing involved to only get the job at a
significant income.

At the site meeting on Wednesday the 14th of January this was discussed in more detail.
The intention was to ensure that CPC, our existing contractor and the lower quotation who
were in attendance, had taken into consideration all elements of the tree survey completed
in 2025, including complete the works to the hedges on Clements Avenue and Chamberlain
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Rise, removing vines that grow up the hedge and trees and drop down over the paths within
the woods, and creating chipped material for path use.

CPC followed up after this meeting with a revised quote that added an additional £500+VAT
to the Clements Avenue quotation to include cutting the vines at ground level, and the same
on Chamberlain Rise hedges that hadn't previously been included. Confirmation was
provided that the tree work would be completed as per the survey. Timber would be chipped
for fallen trees, branches and those being made safe, and the chippings will be placed within
the path or in piles for Jake to use throughout the woodland area. Any larger branches that
cannot be chipped will be cut down to under 1.5 metres and placed in piles towards the
outer edges of the woodland, creating habitat for small animals.

Following the revised quote and confirming all work would be completed as expected, the
costs were discussed within the Committee and it was agreed to proceed with CPC
completing the work. This work will be completed before the growing season starts in April.
The costs are likely to be included on the 2026 estimate charges it has been requested that
these are shown as a separate item.

Grit Bins

Prices still haven't been confirmed for both bins and for replacement salt which has been
highlighted as a point for FirstPort to chase. Once prices have been provided we will decide
if we want to get them, how many and where to place them. As previously discussed,
FirstPort cannot lay the grit themselves due to insurances so this will need to be down to
residents at their own risk.

Tree replacement (5 trees) and other communal space trees

After the meeting on Wednesday the 14th of January, a quotation was provided from CPC
for five replacement trees costing £569+VAT. This is about £400+VAT less than the
previous quotation provided by Talking EIm. This was included as part of woodland work and
authorised by the committee to proceed. The trees are to be placed at the back of Jekyll
Road play area and one on Reeve Way grass near the Ollett Court turning.

Standpipe / Summer watering

Prices have been provided for the use of a standpipe and water bags. The problem with
using water bags is that they still need to be topped up and could be vandalised. The need
for summer watering will be addressed at the next meeting and how best to proceed.

Solar lighting quotation

We're still awaiting the requested quotation for solar lighting incorporating PIR control and
ground mounted posts standing at least 1.2 metres tall. Once we have prices we will discuss
whether we want to proceed and where lighting would be placed.

Fencing quotations for Barnes Close pit
Still awaiting clarification and confirmation on the prices provided for fencing for Barnes
close pit.

Property sale charges - justification, explanation, communication & issues for new owners
No further information has been provided surrounding the property sale charges. The cost
for existing property owners is £440 with a 15-business day timeframe for property packs.
£650 will reduce this to a 2-business day process. Costs also apply to buyers.

We raised an issue with these charges due to the limited work required, and that freehold
properties are charged the same as leasehold. No reply has been received but this is being
followed up by us. Likewise, we are following up on an answer to the question of why this
information isn’t communicated to residents upon purchase.

2026 estimate charge sign off and agreement

The 2026 estimate charge invoices have been delayed as we have raised an issue with the
quotations provided for CPC's ground maintenance work. The costs have increased over
20% on the 2025 charges and we have asked for justification of this increase. Initial
response was that the increase was due to not considering newly adopted areas taken on in
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April 2025. We have however got documented details stating that this had already been
considered at an earlier date around 2022. There were increased charges applied to
previous years which when questioned was stated that it was for areas not previously
considered, including play areas and the woodland. We have also been told in several
communications by FirstPort that the estimates were for all areas across the site, as prior to
April 2025 they did not know when Persimmon would hand over the remainder of the
communal spaces to them. We have advised Emma that we want to see a draft of the
estimate charges before they are released. We have been told this will happen but if it does
not, and if additional charges have been applied and not justified, we will seek an
explanation. Matthew House at Persimmon who is one of our management company
directors has also asked to be involved and see these estimates.

m. Lagoon strimming and fence clearance
The fences around the three lagoons have been cleared on the inside and out and half the
lagoon edges have also been cleared. This clearance will alternate between each side of the
lagoons on an annual basis. FirstPort and CPC have been advised to regularly maintain
both sides of the fencing to prevent growth into the wire and keep the area looking tidier.
This has been agreed and Jake is aware.

n. Property boundaries
Property boundary plans have been provided and distributed to the committee. We have the
details for the entire site allowing us to advise on which boundaries are typically shared
between neighbours and neighbour areas. Discussions were had regarding fences around
communal spaces and affordable housing areas, where the same shared responsibility
applies. Ultimately any fence changes should be discussed between neighbours to find
resolution for any issues. If a fence is replaced by a property owner, they can make a case
for the fence and the property boundary to be noted as their responsibility on Land Registry
deeds. This change is also advised to be done with neighbour consent. More details about
boundaries can be found here https://hmlandregistry.blog.gov.uk/2018/02/27/drawing-the-
line-on-boundaries/.

o. My Home Portal, charges for non-adoption by all properties
As detailed in the last minutes this is a charge being added to management fees for non-use
of the My Home Portal system. Once 2026 estimates are received, we will see if and how
this charge has been applied. The unfair nature was rediscussed but as FirstPort still provide
the facility and are charging the site as a whole, there isn’'t a case for it being discriminatory.

p. Replacement fencing timber staining
A resident raised an issue with the colour of the stain used for replacement fence rails. We
had previously requested that a dark oak stain was used which has been communicated
once again and confirmed. The dark oak stain will still stand out but less so than the redder
and yellow stains previously used. The resident had asked if a stain that matched the
weathered fence could be used but this is not possible due to the varied weathering and
availability of colours. The question was also raised about the staining all of the fences to
match. This would be a significant amount of work and add large additional costs to the
management fees. It was deemed unnecessary by all at the meeting.

4. Persimmon points to update

James Mulhearn has left Persimmon and we have been advised that Matthew House will be
dealing with the remainder of the adoption.

a. Site signage - Reeve Way/Briggs Mead clarification & Albini/Carpenters addition
Request for review of these signs has been repeated to Matthew House before the meeting

and we are waiting for a response.

b. Update on Anglia Water, Highways Adoption & Full handover
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The last update was provided by Persimmon back in August when we were advised that
Persimmon technical was working with Anglia Water engineers to review the design of the
pumping stations. An update was requested in October and before this meeting but no
response has been provided. We are considering engaging our local MP Ben Goldsborough
to see if he can get a response about the Anglian Water adoption of the site. As previously
noted, this needs to be adopted before highways will adopt the roads and both of these need
to take place before we can get the communal areas passed to us by Land Registry. It was
discussed that highways are likely to need to conduct another inspection for the roads and
pavements when sewers and drains have been adopted.

Removal of brick services structure

The brick service structure needs to be removed from beside Briggs Mead before the hedge
intended for that area is installed. Matthew House has responded and is awaiting a date
from the contractor completing the work. We have emphasised the need for this to be done
before the planting window for the hedge passes and we will continue to follow up.

Sewers questions raised by resident

A resident raised issues with concern of the sewers flooding following a storm and
particularly because the tankers were on site again. See the questions below and responses
from Matthew House (MH) provided for your information.

1) Whilst being a named storm at the weekend there were no local flood warnings to our
area (remained mainly West). Regardless, this was the first rains of the year | am worried for
the whole winter period when the water table fills up. This method of protecting our homes is
not sustainable. Where do we go from here?

MH: The system has been designed to the required standards and approved by the LLFA.
Further to this we have completed a full review of the system including CCTV survey to
ensure the system had been installed to the design. This did highlight issues, which have
now been rectified by our groundworks, we understand the system is now working

correctly.

2) Lack of maintenance of lagoons. They really seem rather useless and do not drain any
surge water in bad weather (even when they were actually maintained) Do works need to be
carried out on these?

MH: The lagoons are not designed to drain any surge water as the development is within an
area of cohesive soils i.e. clay which does not drain, this is typical. These lagoons are
design as attenuation lagoons and thus are design to hold water during a storm event, so
that the local ditch network is not overwhelmed. Thus, if the lagoon is holding as the water is
being held and the ditch network didn't flood then the system is working as designed.

3) Prospect of bigger expansions to the estate in the future on an already failing sewage
system...

MH: When the any future scheme comes forward, the system capacity will be review for its
suitability. This is always a key factor for any scheme coming forward and will require
approval by the relevant authorities before any connection is made.

4) This is my main concern: Whilst the sewage system remains under Persimmon, the
tankers will keep coming. However once handed over to Anglia Water with their poor
reputation | have grave doubts that in emergencies (when the rest of Norfolk requires their
emergency services) they will have the same resource to come and help negate potential
property sewage floods in the event of adverse weather. This NEEDS to be addressed by
Persimmon before handover.

MH: Although tankers were in attendance at Beckets, this was due to another pumping
station emergency in the area (Oakwood Park), in which the pumps had been overwhelmed
and burn out, we need a local discharge point in which to place the foul water from this
development. This issue at Oakwood is now in hand and we don't foresee this happing
again anytime soon.
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10.

Phase 1 Residents Association update

We have not received a further update about the Phase One resident’s association. We have done
everything that we can to allow them to make a start for themselves, but the responsibility now sits
with them. We will continue to support however we can.

Planning application for the land North of EIm Farm

The Application 2025/2176 was considered at the meeting of the Development Management
Committee on 20 January 2026 for 110 Saffron Houses. The meeting was held in the Council
Chamber and objectors wishing to speak were invited. The planning application was given approval
at this meeting. No contractor has been appointed yet as far as we know, the planning portal hasn’t
been updated and no dates are currently set for work to start.

Bus Stop crossing petition

Thanks once again were passed to Angela for her work on getting a petition together for bus stop
improvements at the end of Albini Way. Council parties at all levels and above agree that it needs to
be addressed however it is the responsibility of highways to allocate funds to do this type of work.
Unfortunately, due to estimated costs it's not something that they're currently looking to do.

At the meeting there was some consideration that it might be something that could be included with
the application for planning for the further 110 houses. As noted above, since the meeting this
planning has now been passed, and we are not aware of any requirement for a bus stop upgrade or
crossing installation. We will continue to support Angela and others with the push to improve safety
at this bus stop, but the ultimate decision appears to be in the hands of Highways.

Rugby Club Fireworks

The consensus was that the Rugby Club fireworks was another success this year. Once again there
were some issues with parking on the development but the main route in and out was kept as clear
as possible, meaning vehicle movement was not restricted. Unfortunately, some people still attended
without paying for parking, meaning they were then directed away from the club entrance to
ultimately park on the development. The point of placing more cones was raised but even if the
whole of Phase 2 was coned, it would move the parking issue to an area without cones. The main
reason for cones to be placed is to help prevent parking on the main routes in and out. The attitude,
consideration and awareness of some people visiting the event is the problem which unfortunately
no one can resolve. General consensus is that the Rugby Club are doing as much as can be done,
however any sensible recommendations will be considered.

There were some issues raised on social media, some just seemed to be unwilling to see the event
as a positive in any way, but the club only received a couple of direct complaints, again mainly about
parking and attitude of visitors. There were also some complaints about the large signs at the
entrance to Albini Way advising entrance off the roundabout, but on review the issue was
exaggerated in our opinion. As previously stated, the Rugby club is very happy to be directly
approached about any issues due to events they hold.

Property deeds amendment potential

A resident household is in the process of amending their property deeds so that any potential debt to
the management company is seen as a general debt and not something that can be taken against
existing mortgages. This detail within the deeds is causing some mortgage companies to request
indemnity insurance to protect the mortgage from being claimed against if management charges are
not paid. Once this resident has completed the process, we will make the information accessible to
all members in case they too wish to follow the process and change their deeds.

Any other Business
Following the meeting on Wednesday the 14th of January, Emma at FirstPort advised that a health
and safety risk assessment wanted life buoys installed at the lagoons. This has been investigated

before with advice that they were not required due to the limited depth of the water retained in the
basins. This information has been passed back, along with a request of whether the assessment for
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1.

the need of life buoys was made with measurements of water depth, or just because of the
deepwater signage installed as a deterrent. Life buoys are needed when there is a danger of
someone falling into water and being unable to freely stand. This is not the case with these lagoons.

Next meeting date

This will be Tuesday 14t April 2026. Meetings will be held in one of the four locations at
Wymondham Rugby Club. Downstairs Mane Study or Lions’ Den Function Room, or upstairs Red
Lion Meeting Room or Main Bar. Ask at the upstairs bar on the day if you are unsure where we are.
Following dates will be Tuesday 14" July 2026 (AGM) and Tuesday 13t October 2026.
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FirstPort issues spreadsheet updated 26 / 01 / 2026
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FirstPort Issues to Resolva Last Action Required Action Dats aflast HumESrardsyEs S DSt Frevious Action | Numbsr of dsys Previous Actions & Required Actions
Action SinceLastAction  Raised Action [-p—
! Reapening ofperk area Work completed and=12:17 llowed far three wesks
ety |+ o
Jeckyll Raad plsy srea 2. Canfirmaitan that costs heve baen applied to Persimman Padlack nesded on ground balt 12/01/2026 Oct-20 1411172025 ok compretad an 7 grees allowed to grow for three
Three wesks averon last sction dats
3. Ground boltnow goes goes into the ground
2024 Accounting Issues rectified and coounts issusd with credit spplied to residient sccounts. None - Complete 21/11/2025 Jen-25
Survey undertsken in May and quote provided (Talking Elme). Survey and
Waodlend nd weeworkincluding | Autoristion given from commities to proceed with CPCquotstion of £2,700 Work t b complersc as dissussed and detaied in mels . sz R quote providad to Riin August. Quats included Elm Fam and patentislly
hanging vines and paths e Fhase 1 Tress, na price comparisan ar explanation provided
Quotation provided fram single contractor (Talking Elms) for £1,150 VAT
Clements Avanus & Chambersin Rise Expanded to include sll of Southem hedge Line to the woodland. Work o b completed s discussed and detsited in smeis 26/01/2028 Funos 1711272025 Quote comparisons or justficetion requested
hedging autarisstian given from cammittes to pracsed with CFCquotation of EB75 +Vat S
Three quatations provided
Quottion pravided fram single contractor (Talking Elms) for £634.90 +VAT
Autarisatio o itt=e to proceed with CPCquotation of £459.90 _ stification requested
Planting outside 33-55 Reeva Way uta ngiven from committe ta ”___.u watn CRCquetation o Wark o b completed befora end of March 26/01/2026 Jul-25 17/12/2025 Quote compansans orju mrEqu
e R
Tura quotations pravided
Quotstion pravided from single contractor (Talking Elms) for£1304.95
Planting slongeida Ergee Autarisation given from committas to proceed with CPOqUOtation of E672.60 1. Persimman nesd to amange removal of brick servios structure 2610112028 ver.2s 17122028 +yaT
e e 2. Warkto be complated befare end of Merch Quote comparisons orjustficetion requested
Two prices pravided it firmation on the size of the sting bin and have sl
GritBins i 975 - supply and install 2 x 200L grit bins and 20 bazs of znt aiting canfirmatian on the size af thelower costing bin and have alsa 05/08/2025 Feb-25
: ) s ane o ssked for pricing forthe bins to be topped up.
il £628 - supply and install 2 gritbins with gric
) e oy CPC. Castior S tessto b casasy Quotstion pravide from single cotractorfor supply and installsiton of & trees
Tree replacement Quotstion profvided by CPC. for 5 reesto be replaced . Treesto be planted before end of March 36/01/2026 Mar-24 05/08/2025 \when 5 are nesded
sutorisstion given from committes to proceed.
W have asked fara price far squars black sluminium posts, 1 8m lang o
colerihtine auatats Quotation pravides far lifghts thetwe did not believe would be itfor purpase | be dugin 0.6m inta the graund with facemounted solarlihtwi PIRAPIR| Feoas
rlighting quatatian and did notincluds FIR. {Passive Infrared) means the lizhtwill ga off and save the battery power
rather then always being on. Quantity of & and 12
Fenoing quotations for Bames Clasa | PECUSEION Stmesting, Anumberof fencing quatstion have been provided. Iske | Disussian withJeke by Emmato check price. Unless s signficantchenge | 100 s
had provided = quote of £237.76 installation expectsd forthis cost, £237.76.
Discussion st mesting. for lied on property ssle. s | 1. Answers and justification to be provided forthe £440.00 charged and 15
. o most properties arefreehold the majority of documents farming the so callled daystaken to assemble exdsting documentation. S V25
roperty sale charges mansgement pack are notnasded. Tha remainder sre openly accessinle. S0 | 2. W slso wantto know whan sll residents ware sdvised of this process "
wihy daes it cost £440 and take 15dsys to progress and charge
D stmeeti .
ROSPA chacks on play equipment Ground bote inta an Fadlock needed on ground bolt 12/01/2026 wn-25 14r10/2025 mesting e
roariside ntrance to Jeckyll Rosd park nesds to be sddressed
CPC have provided a quotefor 2026 at £30,985 inc Vat, 2 22.2% incresse on 1. Justification of incresed charges.
2025 Acoounts / Estimates 2026 which we sre asking to ba justifisd slongside 2025 charges. Suggested 2. Manthly totel far Ground Mainten ance cherges through 2025 1701202025 Now-25 0711172025
that 2025 estimats was nat far whole site but it was. 3 The 20126 estate charge sstimate onos reviewed by Mathew House
lske messazed to sdvise of requests madein Dctober mesting for perimeter
Lagoon strimming Strmming work completed as requestad None - Complete 18/12/2025 oct25 01/12/2025 and the year.
Completion of swimming work s requested
) ) ) . ) ) ) »
Erick Services Sructure ! advised b wehavesdvissdweneedto | o el of the brick servioes structure on Brigzs Meadto by Persimmon 12/01/2026 Oct25 14/10/2025 =a that sboutthe removel of the brick
plant hedging early March services structure on Briggs Mesdto amange fts remousl
FirstFort cantacted by residant sbaut colaur, have sdvised o stsin replacement , et be et i Dok Dok
| aced o stai stai
Replacement Fence Staining sl in Diark Oak stain. Question of stainging sll fences to bediscussed st Fieplaped rails to be stained in ks 17/12/2025 Deo-25
e 2. Staining sl fencing to be discussed stmesting
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