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Breckland Local Plan Full Update Regulation 18 Preferred Options: Consultation Representations 

 

Project: 
Land to rear of Bell Farm & Bell Cottage, Church Road, 

North Lopham, IP22 2LP 
Job no: 9000054 

Client: Earl of Arundel Date: 11th July 2024 

 

1.0 Introduction 

 

1.1 On behalf of our client and the landowner, the Earl of Arundel, we wish to support the site to the 

rear of Bell Farm and Bell Cottage, Church Street, North Lopham for allocation for residential 

development. Our client considers that the site is deliverable and would make a valuable 

contribution to the housing land supply requirements within the Plan period.  

 

1.2 This representation is submitted at Regulation 18 stage for consideration of the site for allocation. 

Whilst the official Call for Sites stage has passed, we understand that consideration of new sites 

may still be made through the Local Plan Full Update where such sites would assist in delivering 

against the overall aims of the emerging Local Plan. 

 

1.3 Our client, the landowner, wishes to make the land available for a suitably sized residential 

allocation in the emerging Local Plan. This representation has been prepared to promote the site in 

the first instance and to provide relevant information that may support a prospective allocation for 

residential development.  

 

 

2.0 Site Opportunities 

 

2.1 The site forms part of a single title that includes Bell Farm, Bell Cottage and the land to the rear of 

these properties. The Title Number is NK305472. The area of the tile is approximately 1.1ha and the 

development site proposed is approximately 1ha.  

 

2.2 The development site is greenfield comprising a field surrounded by an intermittent hedgerow with 

trees, which has the potential for some preservation during development. There is a small area 

owned by Anglian Water within the site for a pumping station. This is accessed from Primrose Lane 

and will be subject to a cordon sanitaire of up to 25m where buildings cannot be located, which is a 

comparable distance from the pumping station to existing dwellings. Notwithstanding this, the site 

remains large enough to maintain the cordon sanitaire and a meaningful housing allocation site. 

There are no known insurmountable constraints and therefore we consider the site is suitable and 

available for development in full if required. 

 

2.3 There are three existing vehicular accesses to the site, one from Church Road/The Street (access to 

Bell Farm), one from Primrose Lane (access to Bell Cottage) and one from Primrose Lane that 

accesses the development site and Anglian Water land. 
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2.4 The site is adjacent to the North Lopham Settlement Boundary and part of the site is also within the 

North Lopham Conservation Area.  

 

2.5 Based on the likely mix of dwellings and infrastructure requirements, it is considered that up to 20 

dwellings could be accommodated on the site on a minimum of 1 hectare, with the exact 

boundaries to be agreed through the consultation process. This would allow for a density of 20 

dwellings per hectare, which is considered appropriate and in keeping with the character and 

appearance of the area.  

 

2.6 The landowner considers the site to be capable of achieving a mix of approximately 20 dwellings 

that would be broadly in line with the Central Norfolk Strategic Housing Market Assessment (2017).  

 

2.7 Our client would expect to deliver a percentage of affordable homes, which would be in 

accordance with the requirement set out in Draft Policy HOU24. The exact tenure and housing mix 

would be subject to agreement with the Housing Enabling Officer.  

 

2.8 Notwithstanding the presence of the Anglian Water pumping station addressed above, there are no 

absolute constraints on the site (such as protected ecological sites, heritage assets or high flood risk 

areas) which would render this site undevelopable or would impact how the site is delivered. 

 

2.9 North Lopham has been identified through the Regulation 18 Draft as a secondary village where 

minor development is appropriate and where 8% of new dwellings will be provided over the Plan 

period.  

 

2.10 North Lopham has 3 out 5 of the qualifying criteria for a village with a boundary. It has a 

community facility in the pub and village hall, businesses which employ 10 or more people, and a 

village school. This demonstrates that North Lopham has the existing local service provision, as well 

as social and communities facilities, to support small-scale development and a level of sustainable 

growth over the Plan period. There are no other sites in North Lopham proposed for a preferred 

allocation and therefore we consider this site provides a unique opportunity for additional, 

sustainable growth.  

 

 

3.0  Site Assessment 

 

 Access 

 

3.1 A new or upgraded access would be required either from Church Road or from Primrose Lane 

through to the development site and there are no known reasons why this would not be achievable 

given the extent of our client’s landownership adjacent to the proposed allocation site. 
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 Sustainability 

 

3.2 The site is located in a sustainable location, within a village with good accessibility to services and 

facilities, as well as some public transportation links. The site is adjacent to St Andrews CEVA 

Primary School, 600m to the village hall and 900m to the public house. 

 

 Utlilities 

 

3.3 The landowner has no reason to believe that there are any capacity issues associated with 

connection to the existing Anglian Water foul sewer. Accordingly, there is no evidence to suggest 

that capacity issues should be a reason to prevent development on this site. 

 

 Landscape Character 

 

3.4 The site is designated as a landscape character type of an ‘agricultural village’ in the Breckland 

Landscape and Settlement Character Assessment. These are villages that ‘typically exhibit mixed 

street hierarchy and block structure as a result of expansion around the agricultural core from a 

range of different periods.’  It is considered that this particular site offers a limited landscape 

impact as development would be bound by existing development to the north and west. As such, 

the site is not viewed in a completely open landscape.  

 

3.5 The site is located immediately adjacent to the built-up settlement and, in our view, provides a 

logical extension to the village.  

 

3.6 The site currently sits within a larger open arable field that is currently in agricultural use. The 

wider field boundaries comprise of hedgerow and intermittent trees, but there is no further 

planting located within the site boundary. The field boundaries would be largely unaffected by 

development. 

 

 Biodiversity & Ecology 

 

3.7 The site itself is not located within any designated ecological site, nor is it known to host any 

particular ecological merit. 2km to the south-east is Redgrave and Lopham Fen SSSI, RAMSAR and 

National Nature Reserve but given the lack of suitable habitat on the site, it is not expected that the 

sites would be intrinsically linked. However, an ecological survey prepared as part of a planning 

application would consider any potential impacts on this protected site. 

 

 Historic Environment 

 

3.8 The nearest Listed Buildings to the site are three Grade II listed dwellings on Church Street and St 

Nicolas Church which is Grade 1 listed. In this instance, given the distance to the Grade I Listed 

Church and that the scheme would be viewed from all aspects within the context of the existing 
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surrounding built development, it is considered entirely reasonable to expect that a sensitive 

detailed design could appropriately mitigate any potential impacts on the historic environment. 

 

 

4.0 Deliverability 

4.1 The definition of a site being ‘deliverable’, for the purposes of sites for housing, is set out in Annex 2 

of the National Planning Policy Framework (2023). In order to meet the standard being considered 

deliverable, sites should be suitable, available and achievable. The site is assessed against these three 

tests below. 

 Suitable 

4.2 The suitability of the site justified by the assessment carried out in Section 3.0 above. 

 

 Available 

 

4.3 The site outlined is entirely owned by the Earl of Arundel and is registered under a single Title. The 

landowner supports this representation to make the land available for the stipulated development 

within the Plan period. The landowner considers that a development of up to 20 dwellings could 

realistically be delivered early in the Plan period, and most likely within five years. 

 

4.4 There are no known legal constraints in respect of the land that would restrict future development 

for these purposes. 

 

 Achievable 

 

4.5 In order to be achievable, there must be a realistic prospect that development will be delivered on 

the site. As established above, there are no known physical, legal or planning constraints that 

would prevent development of this site. 

 

4.6 It is acknowledged that any development would be expected to provide affordable housing 

equating to 25% of the total number of dwellings in accordance with Draft Policy HOU24, including 

10% of the total number of dwellings being delivered for affordable home ownership units in 

accordance with the NPPF. The landowner recognises this requirement and based on the site 

investigations conducted to date, considers it achievable in respect of viability. 

 

4.7 The landowner has a clear desire, as evidenced through the preparation of this representation, to 

ensure that the full site potential envisioned is achieved in line with the aims and objections of the 

Breckland Local Plan. 
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5.0 Conclusion 

 

5.1 The site is well related to the existing settlement, providing a logical and sustainable extension to 

the village and the recently constructed site to the north-east. The site could be developed 

harmoniously to create an attractive and suitable housing development for the village. 

 

5.2 Through this submission we have engaged with our client’s agents, who have expressed their 

understanding that the client’s intention is to see the site delivered as soon as possible within the 

Plan period. The agents have confirmed that a site of up to 20 dwellings with current policy level 

affordable housing would be well received by the local development market. 

 

5.3 There are no material planning considerations that would restrict the development of this 

combined site for the proposed use and this is demonstrated through the Site Assessment 

contained in Section 3.0 of this representation. 

 

5.4 In conclusion, the site is suitable, available and achievable, both within the Plan period and indeed 

within the next five years. Accordingly, the standard tests of deliverability as set out in the NPPF are 

met and the site should continue as a preferred allocation site within the Breckland Local Plan with 

the ability to provide up to 20 dwellings. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


