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Breckland Local Plan Update: Supplementary Statement for 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: July 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 as a supplementary statement to the earlier submission made in 

response to the Call for Potential Development Sites as part of the Breckland Local Plan Full Update. 

This statement provides additional detail in support of the Stage 2 Assessment as set out in the 

Housing Land Availability Assessment Methodology (March 2025) and confirms that this site remains 

a viable and appropriate location for new homes in North Lopham. 

2.0 Background and Site Context 

2.1 The site was previously submitted under the Call for Sites submission in April 2025 as Site 054- Land 

to the rear of Bell Farm, south of Primrose Lane. We consider that development at this site offers a 

logical and sustainable opportunity to deliver a modest scale of housing in the village, particularly 

when viewed in conjunction with the previously proposed allocation on Church Road. 

2.2 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. 

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

Lopham Conservation Area. It is well related to existing residential development with direct access 

onto Church Road and in close proximity to key local facilities.  

2.4 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.  

2.5 In our view the site represents a logical expansion of the village and provides a deliverable 

opportunity to support North Lopham’s role as a Secondary Parish in the updated settlement 

hierarchy, contributing to the delivery of homes in a location with established community 

infrastructure.  
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3.0 Stage 2 Site Assessment 

3.1 In line with the Housing Land Availability Assessment (March 2025), a Stage 1 assessment has already 

been provided in the previous call for sites submission for this site. Whilst that submission also 

included a Stage 2 assessment, we have provided more information against the assessment criteria 

below to aid the Council in the next stage of Local Plan preparation. 

Access and Local Highway Network 

3.2 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. A Highways Access, Design Statement has been produced with further 

details.  

3.3 Pedestrian access can be delivered through a new footway, linking to existing infrastructure and 

enabling safe connections to community facilities such as the primary school, village hall, pub and 

bus stops.  

Transport Sustainability: 

3.4 The site is located within easy walking distance of a range of local facilities, including the village hall, 

church, and St Andrew’s Primary School, supporting daily movements on foot, making it highly 

suitable for families and reducing reliance on car-based trips.  

3.5 Bus services operate from the stops along The Street/Church Road towards Diss where there are rail 

links, supermarkets and further employment opportunities. Opportunities exist to enhance public 

transport accessibility through sustainable growth of the settlement. 

3.6 Future development would provide opportunities to promote active travel, with safe footway routes, 

and the potential to include cycle parking and EV charging infrastructure in accordance with local and 

national planning policy. 

Services and Facilities Sustainability 

3.7 The site lies in close proximity to key community assets including the church, village hall and playing 

field and public house. Its position directly opposite the primary school creates an immediate and 

safe link to education, with no need for car travel. The site’s position ensures future residents can be 

integrated into the existing social and service fabric of the village. 

3.8 The location is considered to offer a sustainable setting for a modest scale of growth that builds upon 

the village’s existing service provision without the need for additional new infrastructure. 
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Flood Risk and Sustainable Drainage:  

3.9 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. 

3.10 There is no evidence of historic flooding or drainage exceedance affecting the site and this is 

confirmed in the Environment Agency’s most recent surface water flood risk maps.   

3.11 The development will be designed in such a way to not displace water to neighbouring land or 

increase flood risk elsewhere. A site-specific Flood Risk Assessment and SuDS strategy would be 

submitted as part of any planning application to confirm appropriate surface water management in 

consultation with the Lead Local Flood Authority. 

High Quality Design:  

3.12 The site offers an opportunity to create a locally distinctive, high-quality scheme that responds to the 

character and landscape setting of North Lopham. It is visually enclosed by hedgerows and 

neighbouring development and would not intrude unduly into open countryside. 

3.13 A future layout could incorporate the following design principles: 

• Retention and enhancement of existing field boundaries and vegetation; 

• Lower-density edges towards the open countryside to the south; 

• Small areas of public open space and amenity green corridors; 

• Integration of footpaths and connections to nearby community facilities. 

3.14 The landowner recognises the need to provide a mix of homes aligned to the Housing and Economic 

Development Needs Assessment (HEDNA). A proving layout is provided and the site is capable of 

delivering a HEDNA-appropriate mix, including opportunities for smaller homes and bungalows to 

support identified needs. 

Power, Water and Broadband:  

3.15 The site lies adjacent to established residential areas served by existing utilities. Electricity, water, 

and foul drainage connections can be readily extended from nearby infrastructure on Church Road. 

3.16 The site also lies within an area covered by Openreach fibre infrastructure, enabling full-fibre 

broadband (FTTP) to support homeworking, education, and digital accessibility. 

3.17 No abnormal or off-site utility works are anticipated and service provision is not considered a 

constraint to delivery. 
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4.0 Deliverability Statement 

4.1 The following section provides a statement on deliverability. It repeats the commitments provided 

in previous submission during the promotion of this site. 

4.2 The site is suitable, available, and achievable in accordance with the NPPF definition of deliverable 

land. These tests are summarised below. 

Suitable 

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

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

Available 

4.4 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.  

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

for these purposes. 

Achievable and Viable 

4.6 A scheme of 20 dwellings is considered viable and achievable, with capacity to deliver 25% affordable 

housing in accordance with emerging policy. No physical or infrastructure constraints have been 

identified. 

4.7 The landowner is committed to working with delivery partners to bring the site forward in the early 

part of the Plan period.  

 

5.0 Conclusion 

5.1 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 

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. 
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5.2 The site is: 

• Well connected to existing infrastructure and community facilities; 

• Free from environmental constraints; 

• Suitable for a HEDNA-appropriate mix, including affordable housing; 

• Capable of supporting improved access and active travel links. 

5.3 The site could deliver approximately 20 dwellings and offers flexibility in scale, a strong spatial 

relationship with the village, and a deliverable pathway to early implementation. 

5.4 We respectfully request that the Council reconsider this site for allocation in the updated Local Plan 

and would welcome the opportunity to provide further supporting detail and engage as the process 

progresses. 

 


