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

N-LOP1 (054) — Rear of Bell Farm, South of

Project: . Reference: N-LOP1 /054
Primrose Lane, North Lopham
Client: Earl of Arundel Date: December 2025
1.0 Introduction
1.1 On behalf of our client and the landowner, the Earl of Arundel, we wish to continue 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 housing land supply requirements within the Plan period.

1.2 This representation is submitted as part of the 2025 Regulation 18 Stage (Preferred Options)
Consultation on Breckland’s new Local Plan, in support of the site referenced in the site assessments
as 054 for “Bell Farm, Primrose Lane, North Lopham”. The site is also referred to in the Preferred
Options Report as proposed allocation site N-LOP1 (054): Rear of Bell Farm, South of Primrose Lane.

1.3 The landowner strongly supports the identification of the site as a proposed allocated site for
approximately 20 dwellings. Our client agrees entirely with the principle of the site being identified
for allocation and wishes to provide further support and clarity in response to this consultation.

1.4 This representation aims to provide further detail relating to the site opportunities set out in the
proposed allocation policy and responds to the Phase 2 Site Assessments that forms part of the
evidence base for the Regulation 18 Preferred Options stage of the Local Plan Full Update. This
representation also provides continued validation that the site is available and deliverable.

2.0 Site Opportunities

2.1 The site forms part of a single registered Title encompassing Bell Farm, Bell Cottage and land to the
rear. The total landholding is approximately 1.1ha, with the developable area for the proposed
allocation policy at 1.0ha. The site is immediately adjacent to the settlement boundary and
represents a logical extension to the village.

2.2 The site is in a sustainable village location with good accessibility to services and facilities. It lies
adjacent to St Andrew’s CEVA Primary School, approximately 600m to the village hall and around
900m to the public house, providing convenient access by foot to day-to-day amenities.

2.3 The site includes an existing Anglian Water pumping station accessed from Primrose Lane; a 25m
cordon sanitaire can be accommodated without compromising the developable area or overall
deliverability.
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2.4 The site is partly within the North Lopham Conservation Area. A sensitive design can mitigate
potential effects on the historic environment and respond appropriately to townscape character.

2.5 As per previous submissions, we consider that development of this site has the potential to lead to
increased opportunities for sustainable access and pedestrian permeability in the village and to the
adjacent primary school. The 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.

2.6 The landowner has carried out initial investigations into the access arrangements for the site, which
demonstrates a safe and compliant access is achievable within our client’s landholding. A Highway
Access Design Statement accompanies this representation to further evidence this opportunity.

2.7 Accordingly, the landowner fully supports the inclusion of this site as a preferred allocation for
approximately 20 homes in the new Local Plan to support sustainable, well-designed growth within
the village. We agree entirely with the proposed allocation policy criteria and welcome the
opportunity to provide the necessary local infrastructure and community benefits envisaged by the
draft Local Plan. To demonstrate this, the table below sets out how a future proposed development
is capable of complying with each element of the allocation policy N-LOP 1 (054):

Policy Requirement Confirmation of Compliance

A minimum 25% affordable housing will be
a) Affordable housing and public open delivered, and public open space will be
space in accordance with Council provided proportionate to the scheme, in
standards accordance with Council standards and ENV

12.

A landscape-led layout with permeable
b) High-quality design reflecting the street patterns, active frontages and green
Breckland Design Guide infrastructure will be developed to reflect

the Breckland Design Guide.
Access onto Church Road is achievable via
c) Safe, deliverable and acceptable vehicle, | the existing Bell Farm frontage under the

pedestrian and cycle access onto Church same ownership; pedestrian and cycle links
Road can be provided to integrate with the village
network.
Footway enhancements between the site
d) Off-site highway improvements to and key facilities (school, hall, playing field,
improve pedestrian and cycle access to pub) can be delivered along Church
key services Road/Primrose Lane within the landowner’s

control and highway agreements.
Opportunities exist to upgrade nearby bus

e) Facilities and improvements to bus stops on The Street/Church Road, subject to
stops/public transport in the vicinity agreement with Norfolk County Council and
operators.
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The existing site and scale of proposed
development provides ample scope for on-
f) Biodiversity Net Gain and appropriate site habitat creation and enhancement. A
wildlife mitigation future scheme will deliver mandatory BNG in
accordance with the new Local Plan policies
and the statutory provisions.

Retention and enhancement of hedgerows
and intermittent trees, lower-density edges
to open countryside and planting palettes
reflecting local character will be

g) Landscaping scheme sympathetic to the
surrounding area

incorporated.

A site-specific SuDS strategy will be prepared
h) Drainage strategy in accordance with in consultation with the LLFA, integrating
the latest LLFA guidance attenuation within public open space and

managing run-off at greenfield rates.

The scheme will deliver 25% affordable
housing with a 90/10 tenure split, aligned to
emerging policy and subject to a mix to be
agreed with the Housing Enabling Officer.
The layout will integrate M4(2)
accessible/adaptable homes (25%) and
M4(3) wheelchair user dwellings (5%) across
appropriate typologies.

The proving layout demonstrates how the
site is capable of accommodating
appropriate areas of open space that are
capable of meeting policy requirements for
both size and function.

i) Minimum 25% affordable housing with a
90/10 rented to low-cost home ownership
split

i) 25% of homes M4(2) and 5% M4(3)

k) Public open space quantum appropriate
to the size of development (ENV 12)

2.8 In addition to meeting these criteria, the proposal will deliver a mix of both market and affordable
homes informed by the HEDNA (May 2024), including smaller units and bungalows to address
identified local needs and in accordance with proposed policies HOU18 and HOU21.

3.0 Site Assessment

3.1 The Council’s Phase 2 Site Assessment concluded that the site performs well in a village context
against the agreed methodology. Our review below of the Council’'s Phase 2 Site Assessment
validates those findings and sets out how identified considerations can be addressed through
detailed design.

Broad Accessibility

3.2 The site lies adjacent to the village core and within reasonable walking distances of the primary
school, hall and public house. The proposed access onto Church Road is achievable under single
ownership, with opportunities to extend and improve footways to connect directly to key facilities
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and to provide safe crossing where appropriate. This strengthens pedestrian and cycle movement in
line with the draft policy criteria.

3.3 Based on the foregoing, access to the site is entirely achievable and provides sustainable
opportunities for improvements to accessibility in the village. In addition, any existing site constraints
have the ability to be appropriately mitigated.

Heritage

3.4 Part of the site lies within the North Lopham Conservation Area and there are listed buildings nearby,
including St Nicolas Church (Grade I) on Church Street.

3.5 As set out in previous submissions, any potential effects on setting can be mitigated through sensitive
edge treatment, scale, layout and landscaping, with a site-specific heritage assessment to accompany
a planning application.

Natural Environment

3.6 The site is a greenfield parcel enclosed by hedgerows and intermittent trees and is not subject to
statutory ecological designations. Site-specific ecological surveys at the time of application will
inform mitigation and enhancement.

3.7 It is fully recognised that mandatory Biodiversity Net Gain (BNG) will be required in accordance with
the statutory provisions, including the BNG Hierarchy. There are ample opportunities on this site for
on-site habitat creation and enhancement within open spaces, landscape corridors and boundary
features.

Water Management and Flood Risk

3.8 The Council’s assessment confirms the site lies in Flood Zone 1, with no identified fluvial risk on-site.
This has been reviewed against the latest Environment Agency Flood Maps which confirms there are
no insurmountable existing surface water drainage issues.

3.9 Sustainable drainage can be integrated within open spaces to manage surface water at greenfield
run-off rates. A site-specific FRA and SuDS strategy will be prepared at application stage in
consultation with the LLFA

3.10 Inrelation to foul water, connections to existing Anglian Water foul sewerage and mains services are
expected to be achievable from Church Road, with no abnormal off-site utility works anticipated at
this stage. Detailed capacity checks will be undertaken at application stage.

3.11 Iltis also important to note that this site is not within the nutrient neutrality catchment for both foul
and surface water.
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Landscape and Design

3.12 The site is visually contained by existing development and vegetation, and sensitive design can
achieve lower-density edges and strengthen boundary planting. The provision of new public open
spaces and accessible green corridors will help deliver a distinctive village character and limit
landscape effects.

Assessment Conclusion

3.13  Overall, we consider the Council’s Phase 2 site assessment findings to be sound in the context of a
Secondary Parish and readily addressed through reasonable design and access works. The draft
proposed allocation policy provides the necessary mechanisms for these matters to be secured at
application stage.

4.0 Deliverability Statement

4.1 The following section provides the landowner’s statement on deliverability. It repeats the
commitments provided in previous submissions throughout the promotion of this site.

4.2 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

4.3 As concluded through the previous Phase 2 Site Assessment, in accordance with the agreed
methodology, the site is considered suitable for the proposed development. The suitability is further
justified by the assessment carried out above.

Available

4.4 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 remains committed to the view that a development of
approximately 20 dwellings could realistically be delivered early in the Plan period, and most likely
within five years.

4.5 There are no known legal constraints in respect of the land that would restrict future development
for these purposes.
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Achievable and Viable

4.6 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.

4.7 It is recognised that some minor highways improvements to facilitate improved access to Church
Road are required to make the development achievable in accordance with the proposed allocation
wording. The landowner supports these requirements and has provided evidence to demonstrate
these works can be appropriately design and delivered.

4.8 It is acknowledged that any development would be expected to provide affordable housing equating
to 25% of the total number of dwellings, including 10% of the total number of dwellings being
delivered for affordable home ownership units. The landowner recognises this requirement and
based on the site investigations conducted to date, considers it achievable in respect of viability.

4.9 Based on the above, should the site receive an allocation for the level of development promoted, the
scheme could reasonably be delivered aligned with the following trajectory:

e Year 1: Adoption of Local Plan allocation policy

e Year 2: Submission of a full planning application

e Year 3: Determination of planning application, mobilisation on site and start on site
e Year 4: Completion of 20 dwellings

4.10 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
Draft Local Plan.

5.0 Conclusion

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

5.2 The proposed allocation for approximately 20 dwellings is an appropriate reflection of site capacity
and will enable a high-quality scheme that meets housing needs, delivers affordable homes,
strengthens pedestrian connectivity to village services, and supports local vitality.

53 There are no material planning considerations that would restrict delivery, and the allocation is fully
deliverable within the Plan period.

5.4 In conclusion, the site is suitable, available and achievable, and should continue to be allocated within
the new Breckland Local Plan as N-LOP 1: Rear of Bell Farm, South of Primrose Lane, North Lopham.
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