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Dear Breckland Planning Policy Team,

RESPONSE TO BERECKLAND LOCAL PLAN UPDATE CALL FOR POTENTIAL DEVELOPMENT SITES
(CLOSING MONDAY 28™ APRIL 2025)
LAND AT ROBERTSON BARRACKS

Savills (UK) Ltd is instructed by the Defence Infrastructure Organisation to promote land at Robertson Barracks
within the emerging Breckland Local Plan.

In 2016, the Ministry of Defence announced that Robertson Barracks was no longer required to meet the
operational needs of the military and would be looking to dispose of the site. It is expected that the site will be
available for redevelopment from 2031.

Land at Robertson Barracks was originally submitted in response to the Breckland Call for Sites in March 2022.
Recently, the Chancellor, Deputy Prime Minister and Housing Secretary and Defence Secretary has confirmed
how surplus government-owned' land can deliver much-needed new housing and boost growth. Land at
Robertson Barracks is submitted again to highlight the continued suitability and availability of the site as a
whole. We wish to highlight this opportunity for the creation of a stand-alone, self-sufficient development that
aligns with the government’s housing and growth agenda and which can contribute to Breckland Council's
mandatory housing need.

The Site

Land at Robertson Barracks? is located at the edge of the village of Swanton Morley, within the County of
Norfolk, and is situated approximately 3 miles from the town of Dereham and 18 miles from Norwich The site
is circa. 408 acres (165 hectares) in size. The eastern area of the site contains existing buildings including
garages, sports facilities, accommodation buildings, offices, and storage facilities. The western area of the site
comprises the former airfield, with two grass runways, covering approximately 114 hectares (including 19.38
hectares of woodland).

The site is a public sector brownfield site in single ownership that benefits from existing infrastructure and is
within walking distance of Swanton Morley, the nearest Local Service Centre. Dereham Town Centre is a 15-
minute bus ride away, with an existing bus stop at the site entrance.

' See hitps://www_gov uk/govemment/news/public-land-unlocked-for-the-next-generation-of-home-
owners?utm medium=email&utm campaign=govuk-notifications-topic&utm source=62ccd02d-e17{-4e2d-a0f6-
d5b86558bd25&utm content=daily (pdf copy enclosed herewith).
2 See Site Location Plan enclosed herewith; please note that this remains unchanged from the Plan submitted to the previous CfS
exercise in 2024
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The site offers a unique opportunity for high quality mixed use development on a large brownfield site. The site
has the potential to provide a mix of housing and employment uses including community co-working spaces
and mobility hubs, with a local centre at its heart, including a school, community, cultural and healthcare
facilities, open space and recreation, providing Biodiversity Net Gain while respecting and enhancing the
heritage and natural features of the site. The size of the site has the potential to create a self-sustaining
development that follows the 20-minute neighbourhood concept where residents can meet their day-to-day
needs within a 20-minute walk of their home. The site also offers the opportunity for facilities in a sustainable
location that may not currently be available to the existing residents in the area.

As set out in the Dereham Town Delivery Plan, the site presents a clear opportunity to develop a new
community to help address needs relating to housing, employment, and infrastructure which supports
Dereham’s Town Centre by increasing the number of people living in the local catchment and enhance the
area’s relationship with Norwich by providing homes that the wider city region needs to develop and evolve.

Whilst indicative development uses and numbers of potential dwellings have been suggested within the Call
for Sites submission form, the Defence Infrastructure Organisation will continue to undertake high level
technical studies to fully test the capacity and deliverability of redevelopment at the site and will continue to
work with Breckland Council through the Local Plan process to secure the beneficial future use of this brownfield
site once the military have vacated in 2031.

Swanton Morley

As detailed within the adopted Breckland Local Plan Policy GEN 03 — Settlement Hierarchy, Swanton Morely
is identified as a Local Service Centre, which is the third tier in the settlement hierarchy. Land at Robertson
Barracks is located on the edge of the village of Swanton Morley. The village benefits from a range of local
services, including a primary school, a pre-school, a village hall, a GP surgery, a convenience store, pubs, and
a retirement village.

The site is within walking distance of Swanton Morley, approximately 20-minutes by foot, or a 5-minute cycle
ride.

Previous Engagement

Land at Robertson Barracks was submitted to the previous Call for Sites in March 2022, and the Defence
Infrastructure Organisation have been frequently liaising with Breckland District Council since that time,
including virtual and in-person meetings, and site visits.

The Defence Infrastructure Organisation are keen to continue working in collaboration with Breckland District
Council to promote land at Robertson Barracks through the Local Plan process.

Site Access & Transport Links

Robertson Barracks is accessed from Worthing Road, which is a minor road adjoining the B1147 at the village
of Swanton Morley. The nearest main road to the site is the A47 which connects Norwich to Peterborough. At
the site entrance, there is a bus stop with hourly services connecting the site to Dereham and Norwich City
Centre. The bus to Dereham takes approximately 15 minutes including links to the secondary schools in the
town, whilst the bus to Norwich takes approximately 1 hour 20 minutes. The nearest train station is at Norwich,
approximately a 35-minute drive away from the site. From Norwich train station, there are regular services to /
from London Liverpool Street, Stansted Airport and Great Yarmouth. Train journey times from Norwich to
London are 1 hour 50 minutes.

The site will also deliver pedestrian and cycle links within the site and into the surrounding area. Further details
on enhanced pedestrian and cycle connections can be found within the attached Emerging Ideas Vision
Document.
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Landscape / Biodiversity

The site is situated within the Impact Risk Zone for both the River Wensum Site of Special Scientific Interest
(SSSI) and Special Area of Conservation (SAC), and the Beetly and Hoe Meadows SSSI. The site is also within
the Anglian Chalk Nitrate Vulnerable Zone.

The proposed scheme adopts a landscape-led approach, incorporating green and blue infrastructure
throughout the site and creating a series of linked green recreational landscape spaces for residents, alongside
creating wildlife corridors and new connections with existing fragmented habitats therefore encouraging links
for nature. Further details on landscape and biodiversity can be found within our Emerging Ideas Vision
Document, enclosed herewith.

Flood Risk & Drainage

As per the Environment Agency’s flood zone maps, this site is located within Flood Zone 1, which means the
site has the lowest vulnerability to flooding, and is therefore a suitable location for development. However, the
proposed development would likely still incorporate integrated sustainable urban drainage (SuDS).

Heritage Assets

There are several heritage assets located on the site. One of the most notable structures is the Grade Il listed
Control Tower (list entry: 1391586) and its setting. There are also three Pickett-Hamilton fort scheduled
monuments (list entry: 1020780) located across the site. In addition to the listed heritage assets, there are also
other notable historic components of the site, and the redevelopment of Robertson Barracks would therefore
enable these features to be brought into beneficial public use.

Contamination

The site does not have severe contamination issues. A considerable amount of technical work has already
been carried out in relation to this site, and further technical work will also be carried out in the future.

Fundamental Constraints

Breckland District Council set out that following the identification of a site, an initial filter based on fundamental
constraints will be undertaken to determine if a detailed assessment of the site should be undertaken. If
fundamental constraints are identified, the site would be discounted. The relevance of different constraints will
vary based on the proposed use of the site.

For the Stage 1 Assessment, if any of the fundamental constraints apply, the site will be discounted. We have
set out below the fundamental constraints detailed within the Stage 1 Assessment, along with comments in
relation to Land at Robertson Barracks.

Fundamental Constraint Comments in relation to Land at Savills RAG
Robertson Barracks Assessment

The land is classed as Grade 1 agricultural land |As per Natural England’s Agricultural Land
Classification Map, the site is predominantly
categorised as ‘non-agricultural land — other
land primarily in non-agricultural use’,
meaning it is therefore not Grade 1

agricultural land.

More than half the site is within flood zone 3b |As per the Environment Agency’s flood zone
(functional  floodplain) determined by |maps, this site is located within Flood Zone 1,




consideration of the Council's Strategic Flood
Risk Assessment (SFRA) and the Environment
Agency's flood zone maps

which means the site has the lowest

vulnerability to flooding.

The site is registered common land or village
green, or is a local green space as designated
in the current Local Plan or a made
neighbourhood plan

The site is not registered common land or
village green. As per the adopted Breckland
Local Plan Policies Map, the site is not
designated as Local Green Space.

The land is designated as being a Site of
Special Scientific Interest (SSSI), Local Nature
Reserve (LNR) or Local Geological Site (LGS)
or other important nature designation such as a
Special Area of Conservation (SAC), a Special
Protection Area (SPA) or Ramsar Site

The site is not designated as a Site of Special
Scientific Interest (SSSI), Local Nature
Reserve (LNR) or Local Geological Site (LGS)
or other important nature designation such as
a Special Area of Conservation (SAC), a
Special Protection Area (SPA) or Ramsar
Site. The site is located within the Impact Risk
Zone of the River Wensum SSSI / SAC, and
the Beetly and Hoe Meadows SSSI.

The development of the site would involve the
loss of irreplaceable habitats such as ancient
woodland or veteran trees

The development of the site would not involve
the loss of irreplaceable habitats such as
ancient woodland or veteran trees.

The site is identified in the Norfolk Minerals and
Waste Local Plan as being allocated or
safeguarded for development

The site is identified as a mineral
safeguarding area for sand and gravel,
however this includes areas of existing built
form, designated heritage assets and areas of
semi-mature tree planting. The remaining
areas are therefore limited and considered
challenging for viable strategic extraction. Any
localised extraction would be considered as
part of any detailed planning application.

The site does not meet the minimum size
thresholds set out in this Report

The Call for Sites Additional Information
Report follows the national guidance
threshold for residential development,

considering all sites and broad locations
capable of delivering 5 or more dwellings.
This site exceeds the minimum size
thresholds set out in the Call for Sites
Additional Information Report.

The site is not in a sustainable location. This is
often stated that a site is not well related to an
existing settlement (market town, local service
centre, or village with boundary as set out in the
current Local Plan) or would result in the
coalescence of 2 or more distinct settlements
or the loss of recognized public open space.
While sustainability is assessed as above there
is a degree of subjectiveness to the

The village of Swanton Morley (Local Service
Centre) is a 20-minute walk/ Sminute cycle
ride/4-minute bus journey from the site.

Dereham Town Centre is a 15-minute bus ride
away with Norwich City Centre a 1 hour 20
minutes bus journey.




assessment and sustainability is assessed on a | The development of this site will create a
case by case basis and is dependent on |sustainable community on brownfield land.
circumstance.

Where a site is not well related to an existing | This site is proposed to deliver up to 2,000
settlement there must be a clear demonstration |residential dwellings, and is therefore
that it is of sufficient scale to be able to deliver |considered to be of a sufficient scale to deliver
a freestanding self-contained mixed use|a freestanding, self-contained mixed use
development including all the required new |development including all the required new
supporting infrastructure. For these sites it is|supporting infrastructure. A substantial
imperative that sufficient information is|amount of technical baseline work has
provided at an early stage to enable the Council | already been conducted to support the
to make an informed decision. delivery of this proposed development.

Stage 2 Assessment

The result of the Stage 1 Assessment will be presented based on a traffic light system. Sites which are
highlighted green on the initial assessment table based on the above fundamental constraints will be taken
forward for a further Stage 2 Assessment as part of the preparation of the Local Plan. Sites which are
highlighted amber on the initial assessment may comply with the Stage 1 Assessment, but more information is
required. Sites which are highlighted red on the initial assessment do not meet one or more of the fundamental
requirements and therefore will not be considered further.

The Stage 2 Assessment will require information from the proposer on suitability, availability, viability, and
deliverability issues.

Providing that land at Robertson Barracks passes the Stage 1 Assessment, we will work with the Council to
address any suitability, availability, viability, and deliverability issues. It should be noted, however, that a
considerable amount of technical baseline work has already been carried out, and demonstrates that the site
is suitable, available, viable, and deliverable, with appropriate mitigation measures. The Defence Infrastructure
Organisation are keen to continue working in collaboration with Breckland District Council to promote land at
Robertson Barracks through the Local Plan process.

Summary

Land at Robertson Barracks is promoted for a mixed-use residential-led development of up to 2,000 dwellings,
with a mix of housing types, localised employment, open space and play provision, integrated sustainable urban
drainage, ecological enhancements and carefully connected access routes for pedestrians, cyclists and
vehicles.

The site represents a suitable opportunity to deliver a freestanding, self-contained mixed-use development,
including all the required new supporting infrastructure on a previously-developed brownfield site, in public
ownership that will be available for redevelopment during the Plan period. Overall, it is considered that land at
Robertson Barracks is suitable, (can be made) available, viable, and deliverable, and as stated above, the
Defence Infrastructure Organisation are keen to continue working in collaboration with Breckland District
Council to promote the site for future development.

If you have any queries, please do not hesitate to get in contact on the details provided to discuss any aspect
of this submission.



Yours sincerely,

Jonathan Dixon
BA (Hons) MA MRTPI FRSA
Director

Enc. CfS Form
Site Location Plan
Emerging lIdeas Vision Document

ce: Andrew Pullen-Jones, DIO
Paul Hinton, DIO
Jade Barrett, Savills




