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Breckland Local Plan Update: Call for Potential Development Sites 

 

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

Road, North Lopham, IP22 2LP 
Our Ref: 9000066 

Client: Earl of Arundel Date: April 2025 

 

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 Road, North Lopham, for allocation for residential 

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

to the District’s housing land supply requirements within the Plan period. 

1.2 This representation is submitted through the new ‘Call for Potential Development Sites’ as part of 

the Breckland Local Plan Update. The site had previously been promoted in earlier stages of the 

Breckland Local Plan Full Update through Regulation 18 Consultation. This representation reinforces 

the previous submissions and assessments made on this site. 

1.3 This site is available, achievable, and suitable for development of approximately 20 dwellings. It 

represents a logical extension to the village, immediately adjacent to the settlement boundary, 

within walking distance of key services, and accessible from Church Road and Primrose Lane. The site 

is capable of delivery early within the Plan period.  

1.4 Alongside this statement, a proving layout has also been submitted with this Call for Sites submission, 

clearly demonstrating that the proposed number of dwellings can be successfully and sensitively 

accommodated on the site, delivering an efficient and high-quality development. 

1.5 In our view, this site will provide a meaningful contribution to the Council’s updated housing needs 

set by the new NPPF, in a sustainable location aligned with the emerging Local Plan strategy for 

growth in secondary villages, and would ensure continuity and consistency within the site selection 

process. 

2.0 Site Opportunities 

2.1 The site forms part of a single title (Title Number NK305472) including Bell Farm, Bell Cottage, and 

land to the rear, measuring approximately 1.1 hectares in total. The development site proposed 

covers approximately 1 hectare. 

2.2 The site is a greenfield parcel enclosed by intermittent hedgerows and trees, which can be retained 

and enhanced through sensitive development. A small area of land within the site is owned by 

Anglian Water for a pumping station, but this does not prevent development — a cordon sanitaire 

of 25m would be maintained without affecting the overall deliverability of the site. 
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2.3 There site is currently directly accessed from Primrose Lane, close to the junction with Church 

Road/The Street. As part of any proposals for the development, upgrades to Primrose Lane between 

Church Road and the site access would be facilitated including the provision of a new footpath. These 

infrastructure upgrades are achievable as the land adjacent to the road is also under the ownership 

of the same landowner. The site can therefore be accessed suitably to support residential 

development. 

2.4 The site lies adjacent to the North Lopham Settlement Boundary and partially within the North 

Lopham Conservation Area. Sensitive design can mitigate potential impacts on the character and 

setting. 

2.5 The site could accommodate approximately 20 dwellings, allowing a density of 20 dwellings per 

hectare, in keeping with the surrounding character and supporting the village’s sustainable growth 

objectives.  

2.6 Development would be broadly in accordance with the mix of dwellings anticipated by the Central 

Norfolk Strategic Housing Market Assessment (2017), providing a range of homes to meet local 

needs. 

2.7 Affordable housing would be provided in line with policy requirements which are currently set at 

25%, subject to agreement with the Housing Enabling Officer.  

2.8 There are no absolute constraints (such as protected ecological sites, heritage assets, or high flood 

risk areas) that would render the site undevelopable. 

2.9 North Lopham was previously identified in the Regulation 18 Preferred Options Report as a 

secondary village suitable for minor development, contributing to 8% of new dwellings across the 

Plan period. However, no preferred sites were previously identified in the village. 

2.10 The village has three qualifying services: a primary school, village hall, and employment provision. It 

demonstrates strong existing infrastructure to support sustainable development. With no other 

preferred sites previously identified in North Lopham, this site offers a unique and valuable 

opportunity for sustainable and managed growth. 

3.0 Stage 1 Site Assessment 

3.1 The new call for sites process requires a Stage 1 assessment of sites to act as an initial filter based on 

fundamental constraints and to determine if a more detailed assessment should be undertaken. We 

have carried out an assessment below to consider the site against the Council’s Stage 1 assessment 

filter and conclude that the site should progress to a detailed assessment. 

3.2 Agricultural Land Classification: The site is classified as Grade 3 agricultural land, and therefore does 

not fall within the highest grade (Grade 1) classification. Development would not result in the loss of 

best and most versatile land. 
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3.3 Flood Risk: The site lies entirely within Flood Zone 1 and is not affected by flood zones 2 or 3. The 

Strategic Flood Risk Assessment (SFRA) and Environment Agency maps confirm it is outside areas of 

flood risk. 

3.4 Common Land / Village Green / Local Green Space: The land is not registered common land, a village 

green, or a designated local green space in either the adopted Local Plan or any made Neighbourhood 

Plan. 

3.5 Nature Conservation Designations: The site is not subject to any statutory environmental 

designations. It does not fall within or adjacent to any SSSI, LNR, LGS, SAC, SPA, or Ramsar site. 

3.6 Irreplaceable Habitat: To our knowledge currently, the site does not contain any ancient woodland, 

veteran trees, or irreplaceable habitat. Existing vegetation will be retained and enhanced where 

possible. 

3.7 Minerals and Waste Safeguarding: The site is not allocated or safeguarded for minerals or waste use 

in the Norfolk Minerals and Waste Local Plan. 

3.8 Site Size Threshold: The site comfortably meets the minimum site size threshold set out in the 

Council’s guidance. A proving layout is submitted with this call for sites submission which 

demonstrates how the proposed number of dwellings can be feasibly accommodated on the site. 

3.9 Sustainable Location: The site is well related to the existing village of North Lopham, immediately 

adjacent to the defined settlement boundary. Development would not result in coalescence or the 

loss of public open space. 

3.10 Self-Contained Development: As the site is closely integrated with the existing settlement, it does 

not require a freestanding, self-contained development with new infrastructure. Services and 

infrastructure in the village are already accessible, and the scale of development is proportionate. 

4.0 Stage 2 Site Assessment 

4.1 It is noted that the Council require further details to support the Stage 2 site assessment to be 

provided before the end of July 2025. The landowner has engaged consultants to carry out initial 

surveys and provide supporting information. They will provide more details in due course on this 

basis. In the meantime, we consider that the site does continue to perform well when assessed 

against the new Stage 2 criteria and have summarised our initial findings below. 

4.2 Transport and Access: There site is currently directly accessed from Primrose Lane, close to the 

junction with Church Road/The Street. As part of any proposals for the development, upgrades to 

Primrose Lane between Church Road and the site access would be facilitated including the provision 

of a new footpath. These infrastructure upgrades are achievable as the land adjacent to the road is 

also under the ownership of the same landowner. The landowner has carried out initial investigations 

into the access arrangements for the site, which will be shared as part of the Council’s Stage 2 

assessment. Safe and suitable access can be achieved for vehicles, cyclists, and pedestrians. Public 
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transport connections are accessible, and the site is within walking distance of community facilities 

including the school directly opposite the site. 

4.3 Accessibility to Services and Facilities: The site lies adjacent to St Andrews CEVA Primary School, is 

600m from the village hall, and approximately 900m from the village public house. 

4.4 Landscape Character: The site is visually contained by existing development and bounded by 

hedgerows and trees. Development would not intrude unnaturally into the open countryside and 

would provide a logical rounding-off of the village. 

4.5 Townscape and Settlement Character: The scale and form of development would be consistent with 

the village character and allow a high-quality design that respects the Conservation Area setting. 

4.6 Biodiversity and Geodiversity: The site is not located within or adjacent to any designated ecological 

sites. Ecological surveys would support biodiversity net gain through design and landscaping. 

4.7 Historic Environment: The site lies near several listed buildings, including St Nicolas Church (Grade I) 

and three Grade II listed dwellings. Development can be sensitively designed to mitigate any 

potential impacts on the historic environment. 

4.8 Water and Flood Risk: The site lies in Flood Zone 1 and does not intersect with surface water flood 

routes or drainage features. Sustainable drainage systems (SuDS) can be integrated into site design. 

4.9 Soil and Agricultural Land Quality: As stated above, the site is Grade 3 and does not represent a 

significant loss of high-grade agricultural land. 

4.10 Contamination and Ground Stability: There are no known contamination issues or constraints 

related to ground conditions. Standard assessments can confirm suitability at the planning 

application stage. 

4.11 Compatibility with Neighbouring Uses: The site is surrounded by residential and agricultural uses. 

Development would be compatible with existing neighbouring land uses and would not result in 

conflict. 

4.12 Infrastructure Capacity: There are no known capacity issues with local utilities. The foul drainage 

system operated by Anglian Water is accessible from the site. Services can be extended or upgraded 

as needed. 

4.13 Market Attractiveness: North Lopham is an attractive rural village location with a proven housing 

market. Local agents advise the site is deliverable and viable. 

4.14 Deliverability: The site is available now, achievable, and suitable for development, with the potential 

to deliver up to 20 dwellings early within the Plan period. 
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5.0 Deliverability 

5.1 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 (2025). 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 

5.2 As demonstrated through the preceding assessment, the site is suitable for residential development 

in terms of access, infrastructure, sustainability, landscape, and heritage considerations. 

Available 

5.3 The site is entirely owned by the Earl of Arundel under a single registered Title and is available now 

for development. The landowner supports the allocation and is committed to delivering 

approximately 20 dwellings promptly within the Plan period.  

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

for these purposes. 

Achievable 

5.5 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. 

5.6 It is recognised that some minor highways improvements are likely to be required to make the 

development achievable. The landowner supports these requirements. 

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

to 25% of the total number of dwellings. The landowner recognises this requirement and based on 

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

5.8 The landowner has a clear desire, as evidenced through the preparation of this representation and 

the previous submission, to ensure that the full site potential envisioned is achieved in line with the 

aims and objections of the Local Plan Update. 

6.0 Conclusion 

6.1 In conclusion, the rear of Bell Farm and Bell Cottage represents a sustainable, available, and 

deliverable housing site that performs strongly against both the Stage 1 and Stage 2 site assessment 
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criteria. It provides a logical extension to North Lopham and can deliver much needed housing in a 

village with existing services and infrastructure, to further support the viability and vitality of these 

services. 

6.2 An allocation of this nature and scale would be considered to provide significant community and 

environmental benefits, and contribute positively to North Lopham through: 

• Provision of much needed local housing, including affordable housing 

• Biodiversity net gain and landscape enhancements 

• Local infrastructure funding via S106  

• Enhanced vitality for existing local services 

• Support for community facilities and the village economy 

• Improvements to pedestrian safety and accessibility along Watton Road 

6.3 We therefore respectfully request that the Council move forward to allocate this site in the updated 

Local Plan to ensure the delivery of new homes in a location that is well related to the settlement, 

offers minimal constraints, and contributes positively to the district’s housing strategy. 

6.4 We welcome ongoing dialogue with the Council and stakeholders throughout the Local Plan process 

and will provide additional information to support this submission in advance of the end of July 2025. 

 

 


