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Executive Summary 
 

The Opportunity: The repurposing of Robertson Barracks presents a real opportunity to form a new 
sustainable community, built upon existing infrastructure, natural assets, and a rich heritage. It will provide a 
mix of well-designed homes, integrated within an enclosed natural setting, offering a variety of employment 
opportunities. 

The Site: Robertson Barracks (the Site) is situated at the edge of the village of Swanton Morley, Norfolk, 
approximately 21 km to the west of Norwich and 3.7 km to the north-east of the town of Dereham.  It occupies 
an area of approximately 165 hectares, is relatively flat and comprises a variety of areas including the airfield 
(no longer in use), commercial / technical buildings, accommodation blocks, hospitality buildings, and sports 
and recreation facilities. 

The Site has been scheduled for disposal by the Ministry of Defence and the DIO is seeking to secure an 
allocation in the emerging Local Plan that facilitates the redevelopment of the Site for the most appropriate 
and sustainable use.  As a consequence, the Site is being promoted through the emerging Local Plan for 
redevelopment for 2,000 homes and associated / supporting uses. 

Availability: There are not any legal or ownership impediments that would delay or prevent the redevelopment 
of the Site within the plan period.  Specifically the planned vacation date remains 2031. 

Masterplanning & Design: The Proposal will continue to be shaped through an iterative process that 
combines a variety of technical input this with local knowledge, views and opinions. This collaborative, multi-
disciplinary approach will ensure that the Masterplan will be deliverable, responsive to context, and robust in 
meeting policy requirements and community aspirations. 

Services & Facilities: Swanton Morely is a large village the third tier in the Settlement Hierarchy, proposed 
for consideration in the emerging Local Plan as a “Primary Parish” that contains a wide range of local services 
and facilities, including a primary school (with scope to expand), pre-school, a village hall, a surgery, places of 
worship, and a variety of shops and pubs, as well as recreation and sports pitches, play areas and allotments.  
Beyond primary education, there is a choice of relatively proximate secondary school, and higher and adult 
education facilities are accessible. 

Land Nature & Quality: The Proposal includes the re-use of suitable previously-developed land and buildings.  
A LQA has confirmed that significant, widespread contamination across the Site is unlikely. Redevelopment of 
the Site offers the opportunity to remediate any localised contamination. 

Heritage & Conservation: There are several heritage assets located on the site, including the Control Tower 
and three Pickett-Hamilton forts.  The redevelopment of Robertson Barracks would enable these features to 
be brought into beneficial public use. 

Access, Highways & Traffic: The main entrance to the Site – the Main Gate, is from Worthing Road, with a 
secondary access near the Officers’ Mess and a potential third access to the north (both currently not in use).  
An assessment of trip generation and distribution has concluded that existing routes connecting to the wider 
network provide choice, and that peak period trips into Dereham will be limited and are expected to be low. 

Sustainable Transport: Whilst the Site is located within a rural area, there are existing services and facilities 
that are within reasonable walking and cycling distance including the primary school, and an existing and 
relatively frequent bus service.  A strategy is currently being prepared that will be identify improvements to 
walking and cycling routes, as well as options to enhance the existing bus services 
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Flood Risk & Drainage: The Site is located within Flood Zone 1, which means that it has the lowest 
vulnerability to flooding, and is therefore a suitable location for development, and a drainage strategy has 
concluded that the Proposal would not result in any off-site impacts. 

Ecology & Biodiversity: Work undertaken to date suggests that the Site is of overall low ecological value and 
that opportunities exist for the provision of potential ecological enhancements.  The draft LNRS does not 
identify any areas of existing or potential importance on the Site. 

Landscape & Visual Impact: There are no locally or nationally designated landscapes within the Study Area 
around the Site, and a recent LVA has concluded that potential impacts on landscape character and visual 
effects would range from moderate adverse to negligible. 

Utilities: There is sufficient evidence that broadband, mobile, power, potable water and wastewater services 
can be made available to serve the Proposal. 

Viability: Viability assessments undertaken of the redevelopment Proposal for the Site have concluded that 
the headline assessment was “positive”, subject to ongoing reassessment. 

Deliverability & Phasing: The DIO is working to an indicative projected delivery trajectory that suggests 
approximately 1,600 new homes can be delivered on the Site within the plan period, with the possible early 
delivery of a first phase of housing of c. 300 homes. 

Work to Date & Ongoing Work: The DIO will work with the Council to address any suitability, availability, 
viability, and deliverability issues.  As evidenced in this Statement, a considerable amount of technical baseline 
work has already been carried out, which demonstrates that the Site is suitable, available, viable, and 
deliverable, with appropriate mitigation measures, and the DIO is continuing to undertake further ongoing 
technical work. 
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1. Introduction 
 

1.1 Robertson Barracks 

The Opportunity 

1.1.1 The repurposing of Robertson Barracks presents a real opportunity to form a new sustainable 
community, built upon existing infrastructure, natural assets, and a rich heritage. It will provide a mix 
of well-designed homes, integrated within an enclosed natural setting, offering a variety of 
employment opportunities. 

1.1.2 The development can foster healthy, active, and resilient living through a landscape-led vision, 
enhancing biodiversity through wildlife corridors and green/blue ecology links. This will be 
complemented by walking/cycling routes and community amenities, all contained within a large 
brownfield site. 

1.1.3 The site’s former military use presents a significant opportunity to protect heritage and define a 
unique character from the outset. We hope to form a sense of civic pride amongst future residents 
by preserving key assets, acknowledging the site’s history, and forming urban design principles 
based on military heritage. 

A Vision 

 

Figure 1: Call-for-Site Vision for Robertson Barracks 
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1.1.4 Our Vision is to create a new sustainable community of up to 2,000 high-quality homes, with heritage 
and resilience embedded at its heart. The new community will feature a balanced mix of housing 
types, community co-working spaces, local centre(s), mobility hubs, a school, natural open spaces, 
recreation spaces, and healthcare facilities, all supported by active travel/public transport networks 
and integrated green and blue networks. 

1.1.5 The Vision for the site comprises 5 integral themes: 

▪ A distinctive place that celebrates heritage and history. 

▪ A place connected with nature. 

▪ A resilient and sustainable place. 

▪ A well-connected place. 

▪ A thriving community and place. 

1.1.6 Given its brownfield status and sustainable location, the Site will also offer the opportunity for ‘yet to 
be identified’ facilities or services, borne out of community consultation and stakeholder 
engagement. 

1.1.7 Whilst indicative uses and numbers of potential dwellings were suggested within our Call for Sites 
submissions (Stages 1 and 2), the Defence Infrastructure Organisation (DIO) 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. 

 

1.2 Purpose of this Statement 

1.2.1 The Council’s Housing Land Assessment Methodology (HLAM) was clear in that the Council would:  

“… require the promoters of all the sites considered under Stage 2 to have, or be prepared to 
at their own expense to, address all the assessment criteria [set out] … and to undertake any 
relevant work to demonstrate that a site is suitable, available and deliverable no later than the 
end of July 2025 so as to help the Council meet the approved timetable for the preparation of 
the Plan. …”  

1.2.2 This Statement is based upon the DIO’s submissions to the CfS process, and in particular the 
request for information set out in the HLAM. 

CfS Stage 2: HLAM 

1.2.3 Whilst the initial CfS exercise was focussed on the questions contained on the CfS Form, the HLAM 
set out 14 matters on which the District Council will seek further evidence. Summarised, these 
covered the following topics:  

▪ Access and highways  
▪ Sustainable transport  
▪ Services and facilities (e.g. education, health, employment, community)  
▪ Flood risk and drainage  
▪ Land nature / quality (e.g. greenfield, brownfield, etc)  
▪ Design  
▪ Utilities  
▪ Scale, availability, viability and deliverability  

https://www.savills.co.uk/


Robertson Barracks, Swanton Morley   

 

savills.com 9  

1.2.4 Whilst not sought by the HLAM, heritage, ecology / biodiversity, and landscape will also be important 
matters for consideration and are addressed in this Statement. 

 

1.3 Structure of this Statement 

1.3.1 This Statement is structured as follows: 

2. The Site 

3. The Proposal 

4. Availability 

5. Masterplanning & Design 

6. Services & Facilities 

7. Land Nature & Quality 

8. Heritage & Conservation 

9. Access, Highways & Traffic 

10. Sustainable Transport 

11. Flood Risk & Drainage 

12. Ecology & Biodiversity 

13. Landscape & Visual Impact 

14. Utilities 

15. Viability 

16. Deliverability & Phasing 

17. Summary & Conclusion 

 

1.4 Confidentiality 

1.4.1 The Site is an operational Ministry of Defence site.  As a consequence, it is not possible to make 
public some of the content of some of the technical and environmental reports referenced, hence 
this Statement has been prepared to reference and summarise the content of those reports. 

1.4.2 As will be noted throughout this Statement, assessment work remains ongoing. 

1.4.3 The DIO is committed to providing the Council with whatever information it requires to demonstrate 
the suitability, achievability and deliverability of the site as a potential allocation for residential-led 
mixed-use redevelopment. 

https://www.savills.co.uk/


Robertson Barracks, Swanton Morley   

 

savills.com 10  

2. The Site 
 

2.1 Site Location  

2.1.1 Robertson Barracks (the Site) is located close to the geographical centre of the County of Norfolk 
and Breckland District, within the East Anglia region of England.   

2.1.2 The Site is situated at the edge of the village of Swanton Morley, Norfolk, approximately 21 km (14 
miles) to the west of Norwich and 3.7 km (2.5 miles) to the north-east of the town of Dereham. 

2.1.3 It is situated in the rural countryside, surrounded for the most part by farmland, pockets of ancient 
woodland, Swanton Morley to the south-east, and the River Wensum, which runs to the north of the 
Site, in a winding but broadly west-east, direction, to the north, west and east. 

 

Figure 2: Context Plan(HLM) 

2.1.4 As a village, Swanton Morley extends southwards from the Site over a distance of approximately 3 
km (2 miles).  A cluster of local services, facilities, including shops, and pubs, extending from the 
junction of Rectory Road, Gooseberry Hill and Elsing Road, approximately 1.5 km (1 mile) to the 
south-east of the Site, represents one ‘core’ of the village.  Together with these services and facilities, 
there are a variety of green spaces throughout the village, including recreation grounds, playgrounds 
and even fishing lakes.  See Section 6 of this Statement for further detail on services and facilities. 
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2.2 The Site 

2.2.1 The Site occupies an area of approximately 165 hectares (408 acres).  It is a relatively flat area with 
an elevation ranging approximately 40 to 50m AOD, generally sloping gently downwards in all 
directions from the highest point located in the centre of the airfield. 

2.2.2 The Site comprises a variety of areas including the airfield (no longer in use) commercial / technical 
buildings, accommodation blocks, hospitality buildings, and sports and recreation facilities. 

2.2.3 As an Army barracks, there are a variety of operational buildings, hangars, and structures, including 
Junior and Officer ranks accommodation, Junior and Officers’ Messes, medical and community 
centre, communications tower, offices, technical training, outdoor firing range, workshops, as well 
as fitness and sports facilities and pitches. 

2.2.4 Together with the associated residential accommodation immediately to the east, the Site serves as 
a home to between approximately 400 and 500 people, including families and children. 

2.2.5 Whilst fenced, the boundaries of the Site are visually obscured in most places through roadside and 
field boundary vegetation.  Overall, the Site is well screened by the natural topography, wooded 
areas, hedgerows, and buildings. 

 

Figure 3: Site Plan (DIO) 
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2.3 Access 

2.3.1 The main entrance to the Site, for all modes of transport (hereafter referred to as ‘Access Point 1’), 
is from Worthing Road from the south-east, via Central Drive, which extends into the Barracks, into 
the residential area immediately to the north / east of the site.  This Access Point is currently the 
Main Gate into the Site. 

2.3.2 A secondary all-modes access to the Site (hereafter referred to as ‘Access Point 2’) is from Hoe 
Road, approximately 400m to the south of Access Point 1.  Hoe Road meets Worthing Road at a T-
junction between Access Points 1 and 2.  This Access Point is in the vicinity of the Officer’s Mess 
and is not currently in use. 

2.3.3 A potential tertiary, all modes access to the Site (hereafter referred to as ‘Access Point 3’) is from 
the very northern end of Central Drive, onto the airfield part of the Site.  This Access Point is not 
currently in use. 

2.3.4 There are bus stops on Worthing Road and Central Drive – for further details of public transport, see 
Section 10.5 of this Statement. 

 

2.4 History 

2.4.1 The Norfolk Heritage Explorer website1 notes: 

“[The Site] … is the site of an RAF station that was constructed in 1939-40, and continues in 
use (although since 1995 it has been used by the army).  During World War Two it included 
the largest grass airstrip in Europe, a perimeter track and buildings including a control tower, 
hangars, barracks, messes, a bomb store, Pickett Hamilton forts and pillboxes.  Aerial 
photographs reveal traces of sub-surface structures such as the airfield battle headquarters, 
that would have been occupied during an attack, and numerous air raid shelters.  Some of the 
buildings survive and the grass airfield is the only one of its kind to survive in Britain.  During 
World War Two the airfield was used by a bomber group and in June 1942 the first joint British-
American bombing raid was launched from it.  It was the site at which the Mosquito aircraft 
first entered service in an RAF squadron.” 

 

2.5 Local Context 

2.5.1 The closest village to the Site is the village of Swanton Morley, to the south and south-east, the 
settlement boundary as defined in the adopted BLP coming within 300m of the Site at its closest 
point. 

2.5.2 The next closest villages to the Site are Hoe and Worthing, to the south-west and north-west 
respectively, with the village of Billingford to the north-east, North Elmham to the north-east and 
Beetley to the south-west. 

2.5.3 The closest town to the Site is Dereham, approximately 7.5 km (4.7 miles) (by road) to the south-
west. 

2.5.4 The City of Norwich lies approximately 29 km (18 miles) (by road) to the east of the Site. 

 
1 https://www.heritage.norfolk.gov.uk/record-details?MNF2830-Swanton-Morley-Airfield#:~:text=During  
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2.6 Local Administration 

2.6.1 The Site is currently located within the administrative boundaries of Norfolk County Council (NCC), 
Breckland District Council (BDC) and both Swanton Morley, and Hoe and Worthing, Parish Council 
(SMPC and H&WPC respectively). 

2.6.2 With regard to local planning policy, NCC adopted its Minerals and Waste Local Plan (NM&WLP) in 
May 2025, BDC adopted its Local Plan (BLP) in September 2023, and Swanton Morely ‘made’ (i.e. 
adopted) its Neighbourhood Plan (SMNP) (relating to the period 2016-2036) in December 2019.  
H&WPC have not prepared a Neighbourhood Plan. 

2.6.3 Whilst older than the NM&WLP and BLP, the SMNP notes (para. 2.9.5) that the Site: 

“… has been identified … as being surplus to future requirement and scheduled for disposal, 
although not until 2031”, 

and discusses options for its future redevelopment. 

 

2.7 Recent Development 

2.7.1 It is notable that the adopted BLP allocated one site for housing development and the SMNP 
increased this allocating three sites for housing development (SMNP Policy 2) for up to 205 new 
homes. 

 

2.8 Settlement Hierarchy 

2.8.1 The Council has a proposed settlement hierarchy, comprising: 

▪ Market Towns 

▪ Key Service Centre Parish 

▪ Primary Parish (including Swanton Morley) 

▪ Secondary Parish 

▪ Tertiary Parish and Other Parishes 

plus a number of Strategic Development Areas (SDAs). 

2.8.2 This notes that the following were present at Swanton Morley (see also Section 6 of this Statement): 

▪ a (primary) school, 

▪ daily convenience shopping, 

▪ public transport, 

that it was proximate to a market town (Dereham), and that there was good road access. 
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2.9 Summary 

2.9.1 RAF Swanton Morley was constructed in 1939-40 and continued in RAF use until it was transferred 
to the Army and renamed as Robertson Barracks. 

2.9.2 Robertson Barracks (the Site) is located close to the geographical centre of the County of Norfolk 
and Breckland District, within the East Anglia region of England.  The Site is situated at the edge of 
the village of Swanton Morley, Norfolk, approximately 21 km (14 miles) to the west of Norwich and 
3.7 km (2.5 miles) to the north-east of the town of Dereham. 

2.9.3 The Site occupies an area of approximately 165 hectares (408 acres).  It is relatively flat and 
comprises a variety of areas including the airfield (no longer in use), commercial / technical buildings, 
accommodation blocks, hospitality buildings, and sports and recreation facilities. 
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3. The Proposal 
 

3.1 Context 

3.1.1 The Site has been scheduled for disposal by the Ministry of Defence.  The DIO is therefore seeking 
to secure an allocation in the emerging Local Plan that facilitates the redevelopment of the Site for 
the most appropriate and sustainable use following vacation by the Army. 

 

3.2 The Proposal 

3.2.1 The Site is being promoted through the emerging Local Plan for redevelopment for 2,000 homes 
and associated / supporting uses. 

Masterplan 

3.2.2 The document Emerging Ideas for a Sustainable New Community included within our Call-for-Sites 
submission in April 2025 provides more information on the Proposal, including the latest indicative 
Masterplan. 

 

Figure 4: Call-for-Sites Masterplan 
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Elements of the Proposal 

3.2.3 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. 

3.2.4 The Site 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.  

3.2.5 The various elements / uses currently envisaged as forming part of the Proposal include: 

▪ Residential (market and affordable housing, plus care provision) 
▪ Employment 
▪ Local retail 
▪ Community / social 
▪ Open space and recreation 
▪ Enhanced biodiversity 

Ongoing Masterplanning & Engagement 

3.2.6 This Statement has been prepared to inform the draft emerging Local Plan.  Various stages of plan-
preparation will take place between now (late 2025) and the eventual adoption of the Plan (2027). 

3.2.7 Planning permission will have to be sought, likely in outline (i.e. in principle) and detailed designs 
will have to be prepared.  The current timetable (see Section 16.5 of this Statement) estimates the 
first delivery of new homes on the Site in 2032/33. 

3.2.8 As an integral part of these processes, the Masterplan for the Site will be developed, in collaboration 
with stakeholders and the local community. 

3.2.9 For the time being, the Masterplan as contained within the Call-for-Sites submission sufficiently 
demonstrates one way in which the Proposal could be accommodated on the Site. 

3.2.10 Overall, it is considered that the Site at Robertson Barracks is suitable, (will be made) available, 
viable, and deliverable, and the DIO is keen to continue working in collaboration with BDC to promote 
the Site for future development. 

 

3.3 Summary 

3.3.1 The Site has been scheduled for disposal by the Ministry of Defence and the DIO is seeking to 
secure an allocation in the emerging Local Plan that facilitates the redevelopment of the Site for the 
most appropriate and sustainable use.  As a consequence, the Site is being promoted through the 
emerging Local Plan for redevelopment for 2,000 homes and associated / supporting uses. 

3.3.2 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. 

3.3.3 The Site 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.  
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4. Availability 
 

4.1 Land Ownership 

4.1.1 The Site is wholly owned by The Secretary of State for Defence. 

4.1.2 In addition, the land adjacent to the Site to the east, comprising residential accommodation, is also 
owned by The Secretary of State for Defence.  However, some individual properties within this area 
have been sold and are now owned by other parties. 

 

4.2 Access 

4.2.1 The Site is immediately adjacent to the adopted highway at Access Points 1 and 2 (see Section 9.3 
of this Statement). 

4.2.2 At Access Point 3 the Site is immediately adjacent to other land within the ownership of The 
Secretary of State for Defence, over which there is access to the adopted highway. 

 

4.3 Planned Disposal 

4.3.1 In May 2024, the DIO confirmed, via Montagu Evans as then Agent, that: 

“You have been copied in to a letter dated 26 April 2024 from Major General RM Clements 
CBE to Cllr Chapman-Allen as Leader of the Council. In this letter, Major General Clements 
confirmed … the vacation date for Robertson Barracks [as] 2031. 

… For clarity, the DIO are committed to the release of Robertson Barracks and its closure 
remains part of the Defence Estate Optimisation Programme. … The site represents 
Breckland’s largest brownfield opportunity, with the potential to deliver a new community of 
2,000 new homes. … . 

[The DIO are intent on] … progressing a planning application following adoption of the [Local 
Plan] and working with the Council and potential purchasers to come to a position whereby 
construction activities can start at the point of disposal. It is therefore expected that … the 
overall housing delivery that can come forward within the Plan period is likely to be in the region 
of 1600 homes … . Robertson Barracks therefore still presents a sustainable and deliverable 
location for housing delivery in Breckland. 

The DIO has an established track record of creating new communities on surplus assets, as 
has been achieved at numerous other sites including Aldershot Urban Extension, Arborfield 
(Wokingham), Bordon (Hampshire), Deepcut (Surrey Heath), and Waterbeach (South 
Cambridge). This demonstrates the DIOs commitment to bringing forward sites for 
development, and the commitment remains for achieving the same vision for Roberton 
Barracks.” 

4.3.2 The above remains the DIO’s position. 
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4.4 Summary 

4.4.1 There are not any legal or ownership impediments that would delay or prevent the development of 
the Site within the plan period.  Specifically the planned vacation date remains 2031. 
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5. Masterplanning & Design 
 

5.1 Work to Date 

5.1.1 Extensive preliminary work has already been undertaken to explore opportunities across the Site. 
Several early iterations of the Masterplan demonstrated how the Site could deliver new homes while 
retaining and enhancing key assets. This work informed the April 2025 Call-for-Sites submission 
(see Appendices A-C), which set out a clear vision for delivering a high-quality, sustainable 
development 

5.1.2 Further work is ongoing – see Section 5.4 below. 

 

5.2 Masterplan Response 

5.2.1 The design response is being shaped through an iterative process that brings together technical 
input from a range of disciplines, including highways, landscape architecture, ecology, and social 
value specialists, and combined this with local knowledge, views and opinions. This collaborative, 
multi-disciplinary approach will ensure that the Masterplan will be deliverable, responsive to context, 
and robust in meeting policy requirements and community aspirations. 

Landscape & Heritage-Led 

5.2.2 As can be seen from the April 2025 Call-for-Sites submission (Appendices A-C), it is proposed that 
the proposed redevelopment adopts a landscape and heritage-led approach, incorporating green 
and blue infrastructure throughout the Site, together with the heritage assets, to create 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. 

HLAM 

5.2.3 With response to the sub-questions asked in the HLAM: 

Complements and enhances its context 

5.2.4 The proposed development at Robertson Barracks will be underpinned by a detailed understanding 
of the local vernacular and landscape context. The Proposal is being designed to complement and 
enhance the distinct rural character of Swanton Morley and the wider Norfolk setting. Architectural 
styles, materials, and spatial arrangements will draw inspiration from traditional forms while 
embracing high-quality contemporary design that respects the area’s heritage and rural identity. 

Follows inclusive processes of engagement 

5.2.5 A robust and inclusive engagement process is already underway to ensure that the emerging 
Proposal reflects local aspirations and needs. Stakeholder workshops, community consultations, 
and ongoing dialogue with local authorities and interest groups will be central to shaping the 
Masterplan. This collaborative approach will continue throughout the design process to foster 
genuine community ownership and support. 
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Helps to deliver better integration with nature 

5.2.6 The Masterplan will work sensitively with the existing topography and natural features of the Site.  
Existing vegetation, mature trees, and ecologically sensitive areas will be retained and enhanced 
where possible, contributing to biodiversity net gain.  Green corridors and connected open spaces 
will be woven through the development, providing habitats for wildlife and accessible green spaces 
for residents. 

Encourages active travel and mitigates the impacts of vehicles 

5.2.7 The Masterplan will be founded on the principles of walkable neighbourhoods, with safe, attractive 
pedestrian and cycle routes that connect homes to local services, open spaces, and transport links.  
Provision for public transport access will be integral to reducing reliance on private cars, while the 
layout will discourage through-traffic, prioritising people over vehicles to create safe and healthy 
streets, as will integration with the existing community of Swanton Morley, provision of (improved) 
active travel connections. 

Creates beautiful places with a distinctive local identity 

5.2.8 The Vision for Robertson Barracks is to create a beautiful and distinctive place that draws from the 
unique character of Norfolk villages.  The development will incorporate varied streetscapes, high-
quality public realm, and thoughtful landscaping to ensure visual interest and a strong sense of 
place.  Local materials and traditional design cues will be reinterpreted to deliver homes and spaces 
that are contemporary yet rooted in their setting. 

Embeds climate responsive design 

5.2.9 Climate responsive design is central to the sustainability strategy for the Site.  Measures will include 
greywater recycling, sustainable drainage systems, and orientation of buildings to maximise 
appropriate solar gain, and natural ventilation, whilst maintaining shading and natural cooling.  
Permeable surfaces will help manage surface water sustainably, while green infrastructure will 
contribute to climate resilience and wellbeing. 

 

5.3 Ongoing Work 

5.3.1 Work on the Masterplan will continue to build on the assessments and technical studies undertaken 
to date.  Further refinement of the Masterplan, informed by ongoing engagement and technical 
analysis, will ensure that the final Proposal achieves the highest standards of design, sustainability, 
and placemaking.  The DIO is committed to delivering a development that contributes positively to 
the village of Swanton Morley, as well as to Norfolk more broadly, creating a lasting legacy for current 
and future residents. 

 

5.4 Summary 

5.4.1 The redevelopment Proposal for the Site will continue to be shaped through an iterative process that 
combines a variety of technical input this with local knowledge, views and opinions. This 
collaborative, multi-disciplinary approach will ensure that the Masterplan will be deliverable, 
responsive to context, and robust in meeting policy requirements and community aspirations. 
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6. Services & Facilities 
 

6.1 Assessment Work to Date 

6.1.1 Various assessments of services and facilities in the local area have been undertaken in recent 
years as part of the planning and masterplanning process. 

6.1.2 As detailed within the current 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.  The Site is located on the edge of the village of Swanton Morley, with the village 
benefitting from a range of local services and facilities, including a primary school, pre-school, a 
village hall, a surgery, shops and pubs. 

6.1.3 A recent reconsideration of the Settlement Hierarchy (see Section 2.7 of this Statement) proposes 
reconfirming Swanton Morley’s position in the third tier as a “Primary Parish”. 

6.1.4 The 2019 SMNP also contains an assessment of local employment and retail provision (para. 6.189 
onwards), as does various work undertaken during preparation of the emerging BLP, including that 
undertaken to inform the proposed Settlement Hierarchy (see Section 2.7 of this Statement). 

6.1.5 In June 2025 a Community Audit (CA) was prepared on behalf of the DIO. 2 

6.1.6 Further work is ongoing – see Section 6.8 below. 

 

6.2 Education  

Primary 

6.3 Swanton Morley VC Primary School is located approximately 1.3 km (0.8 miles) to the south of the 
Site, between the Site and the core part of the village of Swanton Morley.  It is currently a 1FE (1 
form of entry) primary school for ages 4-11.  The school site has capacity for expansion to a 2FE 
and possibly even a 3FE school.  There are 3 other primary schools within 4.5 k (3 miles) of the Site. 

Secondary 

6.3.1 Northgate High School in Dereham is located approximately 6.3 km (3.9 miles) (by road) to the 
south-west of the Site.  Located on northern side of Dereham is relatively proximate to the Site.  
Information provided to BDC and the DIO in 2024 indicated that, at that time, there was scope to 
expand the capacity of Northgate High School on its current site by up to 4FE.  Dereham Neatherd 
High School is approximately 7.5 km (5 miles) from the Site, on the eastern edge of Dereham. 

Higher & Adult Education 

6.3.2 Dereham Sixth Form College is located approximately 7.6 km (4.7 miles) to the south-west of the 
Site, and the University of East Anglia is approximately 25 km (16 miles) to the east, on the western 
edge of Norwich. 

 
2 The 2025 CA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 
DIO / Savills can provide further information if / as required. 
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6.4 Health 

6.4.1 As part of the Elmham Group of Practices, the Swanton Morley Surgery provides healthcare services 
to the village, open each day from 8:30 to 6:00.  The Surgery is located on Dereham Road, 
approximately 3.8 km (2.4 miles) (by road) to the south of the Site.  The Surgery also operates a 
dispensary during the majority of opening hours. 

6.4.2 Dereham Hospital, which provides limited services, is located approximately 5.8 km (3.6 miles) (by 
road) to the south-west of the Site. 

6.4.3 The Norfolk and Norwich Hospital is located approximately 27 km (17 miles) (by road) to the east of 
the Site, on the western edge of Norwich.  This provides a wide range of healthcare services, 
including emergency care. 

6.4.4 Information provided to BDC and the DIO in 2024 indicated that, at that time, there was a surplus of 
local healthcare provision within the immediate area, but that further capacity might be required to 
accommodate the needs stemming from a strategic development. 

 

6.5 Community, Recreation, Sport & Leisure 

Swanton Morley 

6.5.1 As the SMNP notes (para. 2.7.4), Swanton Morley Village Hall is the ‘hub’ of the village and in regular 
use by a variety of local groups.  The Village Hall is located approximately 1.5 km (1 mile) to the 
south of the Site. 

6.5.2 Immediately adjacent Village Hall are playing fields and allotments.  In addition, there are a separate 
cricket ground, two bowls greens and several children’s play areas within the village, including at 
Davidson Park. 

6.5.3 All Saints Church is located approximately 1.5 km (1 mile) to the south-east of the Site. 

Hoe & Worthing 

6.5.4 The small village of Hoe is located approximately 1 km (0.75 miles) to the south-west of the Site and 
includes St Andrew’s Church. 

6.5.5 The small village of Worthing is located approximately 0.5 km (0.4 miles) to the north-west of the 
Site and includes St Andrew’s Church. 

Billingford 

6.5.6 The small village of Billingford is located approximately (2.6 miles) (by road) to the north of the Site.  
The village includes a Village Hall and adjacent recreation ground, and St Peter’s Church. 

6.5.7 There are fishing lakes located along the River Wensum, between the Site and Billingford. 

 

6.6 Employment & Retail 

6.6.1 The SMNP notes (para. 6.191) that the Site, as a barracks, is a major employer, along with local 
shops including Swanton Morley Stores, Post Office, two pubs, a garage, a care home with sheltered 
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accommodation, the medical centre, the primary school, pre-school, plus various other businesses 
and enterprises. 

6.6.2 The SMNP advocates continued support for small-scale providers of employment whilst also noting 
(para. 2.9.9) the potential of the Site through its redevelopment for housing and associated uses. 

 

6.7 Ongoing Work 

6.7.1 The DIO have met with and remain in discussion with SMPC and H&WPC, in addition to BDC. 

6.7.2 The redevelopment Proposal for the Site, including different types of uses, will be refined as the 
assessment, masterplanning and detailed design work progresses, including through further 
engagement. 

6.7.3 This ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

 

6.8 Summary 

6.8.1 Swanton Morely is a large village the third tier in the Settlement Hierarchy, proposed for 
consideration in the emerging Local Plan as a “Primary Parish”. 

6.8.2 The Site is located on the edge of the village of Swanton Morley- a village that contains a wide range 
of local services and facilities, including a primary school (with scope to expand), pre-school, a 
village hall, a surgery, places of worship, and a variety of shops and pubs, as well as recreation and 
sports pitches, play areas and allotments. 

6.8.3 Beyond primary education, there is a choice of relatively proximate secondary school, and higher 
and adult education facilities are accessible. 

6.8.4 The SMNP advocates continued support for small-scale providers of employment whilst also noting 
the potential of the Site through its redevelopment for housing and associated uses. 
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7. Land Nature & Quality 
 

7.1 Assessment Work to Date 

7.1.1 In November 2023 a Land Quality Assessment (LQA) was prepared on behalf of the DIO. 3  This 
built on previous LQAs prepared in 2012 and 2016. 

 

7.2 Discussion 

Previously-Developed 

7.2.1 The Proposal includes the re-development and thus re-use of the Site, which has previously been 
developed and used by the RAF and currently, the Army. 

Minerals 

7.2.2 Whilst the Site is identified as a mineral safeguarding area for sand and gravel, 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. 

Agricultural Land Quality 

7.2.3 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 neither 
Grade 1 nor any other form of ‘Best and Most Versatile’ (BMV) agricultural land. 

Other Land Quality 

7.2.4 The LQA noted: 

“It is considered that significant, widespread contamination across the Site is unlikely to have 
occurred as a result of historical land use activities undertaken across the wider site area.  
[But that …] Localised sources of potential soil contamination may be present …” 

 

7.3 Summary 

7.3.1 In summary, the Proposal includes the re-use of suitable previously-developed land and buildings.  
A LQA has confirmed that significant, widespread contamination across the Site is unlikely. 
Redevelopment of the site offers the opportunity to remediate any localised contamination. 

 

 
3 The 2023 LQA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 

DIO / Savills can provide further information if / as required. 
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8. Heritage & Conservation 
 

8.1 Assessment Work to Date 

8.1.1 In May 2023 a detailed Heritage and Archaeology Desk-Based Assessment (H&A DBA) was 
prepared on behalf of the DIO. 4 

8.1.2 Appended to this Site Promotion Statement are the following extracts from the H&A DBA: 

▪ 1840 Tithe map for the parishes of Swanton Morley and Worthing (Appendix D) 
▪ 1881 Ordnance Survey map (Appendix E) 
▪ Site, Study Area and HER records dating from the prehistoric to Romano-British period, 

including Multi-period records (Appendix F) 
▪ Site, Study Area and HER records dating from the Anglo-Saxon to Modern periods, including 

Undated and Multi-period records (Appendix G) 
▪ Site, Geotechnical Investigations and Superficial Geology (Appendix H) 

8.1.3 Further work is ongoing – see Section 8.6 below. 

 

8.2 Historical Use 

Pre-World War 2  

8.2.1 The H&A DBA notes: 

“The site is situated within a landscape that has been inhabited and utilised since the prehistoric 
period, with potential prehistoric archaeology identified as cropmarks in the southern part of 
the site. Moreover, a multi-period settlement and field system, a Roman military fort, and an 
Anglo-Saxon cemetery have also been discovered adjacent to the western and northern 
boundaries of the site. As a result, the site has significant potential for archaeological remains 
ranging from the prehistoric era to the Anglo-Saxon period.” 

8.2.2 As a consequence the H&A DBA recommended further archaeological investigations be undertaken, 
in due course. 

World War 2 

8.2.3 The H&A DBA notes: 

“The military installation started as RAF Swanton Morley, a medium bomber station 
developments in 1939/40 for No. 2 Bomber Group. In 1995, the airfield was then transferred to 
the British Army.  

The medium bomber station consists of a grass runway, technical area and outlying domestic 
sites. The grass runway is considered to be the last surviving example of its type in Britian, and 
might be the largest example in the world. A large number of historic World War II structures 
remain within the technical area.  

 
4 The 2023 H&A DBA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  
The DIO / Savills can provide further information if / as required. 
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RAF Swanton Morley was the first station to see operational use of the Mosquito MKIV aircraft, 
in addition to the first joint air raid between the Royal Air Force (RAF) and United States Army 
Air Force (USAAF), which was observed at the airfield by Winston Churchill and General 
Eisenhower.” 

Post World War 2 

8.2.4 The H&A DBA notes: 

“Following the war, the site was used as an establishment for improving the safety and 
efficiency of aircraft maintenance, in addition to a temporary location for various training 
schools.” 

 

8.3 Heritage Assets  

Designed Heritage Assets  

8.3.1 The following are designated heritage assets:  

▪ Control Tower – Grade II (list entry: 1391586) 
▪ Picket-Hamilton Forts – Scheduled Monument (list entry: 1020780) 

Non-Designated Heritage Assets  

8.3.2 The H&A DBA notes: 

“The whole site is considered to be a non-designated heritage asset of high significance, with 
particular focus on the group value of its constituent buildings, the grass airfield and its historic 
interest.  

In addition to the above, the officers mess, is considered to be a well-preserved example of the 
Type B designed mess, which retains its historic planform and a large portion of its internal 
fixtures and fittings.” 

Mitigation 

8.3.3 The H&A DBA set out a comprehensive set of potential mitigation measures to minimise the impact 
of the Proposal on the heritage of the Site.  Further, the redevelopment of Robertson Barracks would 
therefore enable these features to be brought into beneficial public use. 

 

8.4 Masterplanning & Design 

8.4.1 It is acknowledged that the Site has heritage significance, both in the form of built heritage and 
archaeology. 

8.4.2 An element of the Vision for the Site has been identified as being: 

▪ A distinctive place that celebrates heritage and history. 

8.4.3 The CfS submission (see Appendices A-C) sets out: 

“Development at Robertson Barracks will create a distinctive community that honours and 
celebrates its rich military heritage and history. 
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The Grade II listed Control Tower and three Pickett-Hamilton forts will be conserved as ‘key 
features’, integrated into the new neighbourhoods to provide cultural, educational, and 
community reference points. The applied urban design approach will seek to provide a sense 
of reminisce towards the site’s military past – connecting both the existing and new community, 
and visitors, with the site’s history and heritage. 

The vision ensures that the site’s past informs its future, fostering a strong sense of identity 
and belonging, whilst enhancing the character and providing a new community with a distinct 
character.” 

8.4.4 Key objectives are identified as being: 

▪ Create a distinct and strong identity 
▪ Celebrate the site’s history 
▪ Integrate key heritage/historical features 
▪ Connect community and visitors with site’s history and heritage 

 

8.5 Ongoing Work 

8.5.1 Masterplanning and detailed design work will continue to take the heritage assets, both designated 
and non-designated into account as well as the overall importance of the site. 

8.5.2 This ongoing work will build on the assessment work undertaken to date and ensure that the 
Proposal is increasingly robust. 

 

8.6 Summary 

8.6.1 In summary, there are several heritage assets located on the site. One of the most notable structures 
is the Grade II 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.. 
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9. Access, Highways & Traffic 
 

9.1 Assessment Work to Date 

9.1.1 In June 2023 a Traffic Capacity Study was prepared on behalf of the DIO.  5 

9.1.2 In June 2025 a Trip Generation and Distribution Note was prepared on behalf of the DIO.  5 

9.1.3 Further work is ongoing – see Section 9.4 below. 

 

9.2 Existing Access 

(Replicated from Section 2.3 of this Statement.) 

9.2.1 The main entrance to the Site, for all modes of transport (hereafter referred to as ‘Access Point 1’), 
is from Worthing Road from the south-east, via Central Drive, which extends into the Barracks, into 
the residential area immediately to the north / east of the site.  This Access Point is currently the 
Main Gate into the Site. 

9.2.2 A secondary all-modes access to the Site (hereafter referred to as ‘Access Point 2’) is from Hoe 
Road, approximately 400m to the south of Access Point 1.  Hoe Road meets Worthing Road at a T-
junction between Access Points 1 and 2.  This Access Point is in the vicinity of the Officer’s Mess 
and is not currently in use. 

9.2.3 A potential tertiary, all modes access to the Site (hereafter referred to as ‘Access Point 3’) is from 
the very northern end of Central Drive, onto the airfield part of the Site.  This Access Point is not 
currently in use. 

 

9.3 Trip Generation & Distribution 

9.3.1 The June 2025 Trip Generation and Distribution Note was shared with BDC and NCC and discussed 
at a Teams meeting in July 2025.  It concludes (para. 6.1.7 ): 

“Existing routes connect the site to the wider highway network without the need to travel 
through Dereham town. Due to the site’s location, trips heading towards Norwich will use the 
A1067 corridor as well as the A47 trunk road, providing route choice and distributing trips 
evenly onto the network. Existing highway connections are also available onto the A47 in both 
directions that do not require development traffic to pass through Dereham town.” 

and (para. 6.1.8): 

“Peak period trips into Dereham town will be limited to those with a destination within the town 
itself and are expected to be low.” 

 

 
5 The 2023 Traffic Capacity Study and 2025 Trip Generation and Distribution Note are confidential and thus not included with this 
Statement; instead the findings are summarised herein to assist BDC.  The DIO / Savills can provide further information if / as required. 
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9.4 Ongoing Assessment Work 

9.4.1 On behalf of the DIO, TetraTech are instructed to carry out further traffic surveys in the area 
surrounding the Site.  

9.4.2 In addition, TetraTech are also instructed to input to and review the outputs from NCC’s ongoing 
strategic traffic modelling exercise. 

9.4.3 Further, TetraTech are instructed to prepare a Sustainable Transport Strategy (see also Section 10 
of this Statement). 

9.4.4 This ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

 

9.5 Summary 

9.5.1 The main entrance to the Site – the Main Gate, is from Worthing Road.  There is a secondary access 
from Hoe Road, in the vicinity of the Officer’s Mess, which is not currently in use.  There is a potential 
access from the very northern end of Central Drive, onto the airfield part of the Site, which is also 
not currently in use. 

9.5.2 A recent assessment of trip generation and distribution has concluded that existing routes connect 
the site to the wider highway network without the need to travel through Dereham. These routes 
provide choice and as a consequence peak period trips into Dereham will be limited to those with a 
destination within the town itself and are expected to be low. 
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10. Sustainable Transport 
 

10.1 Assessment Work to Date 

10.1.1 An initial assessment of sustainable transport has been undertaken on behalf of the DIO.  6 

10.1.2 Further work is ongoing – see Section 10.6 below. 

 

10.2 Walking 

10.2.1 Figure 5 below shows 500m, 1.2km and 2km walking catchments, as measured from the centre of 
the Site, together with other designated routes. 

 

Figure 5: Walking Catchments (500m, 1.2km & 2km) 

10.2.2 There is a continuous footway from the Site into the centre of Swanton Morley, including along 
Worthing Road / Rectory Road. 

 
6 This assessment is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  
The DIO / Savills can provide further information if / as required. 
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10.2.3 This provides a continuous link between the Site and the primary school, with the need to cross only 
three roads – Worthing Road immediately adjacent to the Site, the residential streets of Ward 
Crescent and Gray Drive, and Hoe Road East, immediately adjacent to the school. 

10.2.4 Past the primary school, the existing footway continue to the Village Hall and adjacent facilities, 
before continuing all the way to Greengate. 

10.2.5 In summary, all services and facilities within the village of Swanton Morley can already be accessed 
by foot on existing footways. 

 

10.3 Cycling  

10.3.1 Figure 6 below shows an 8 km cycle catchments, as measured from the centre of the Site. 

 

Figure 6: Cycling Catchment (8km) 

10.3.2 This 8 km cycling catchment extends as far as North Elmham to the north, Lyng to the east, Dereham 
to the south, and Beetley to the west. 

10.3.3 The closest National Cycle Route is Route 13 to the south of Dereham. 
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10.4 Public Transport 

10.4.1 There are bus stops close to the Main Gate access (Access Point 1) to the Site on Worthing Road 
and Central Drive. 

10.4.2 These stops are served by the number 13 bus service operated by konectbus, which provides an 
approximately hourly service between Dereham and Swanton Morley.  The route (see Figure 7 
below) connects the Site to Dereham Market place, with intermediate stops in Swanton Morley and 
at Northgate High School and Neatherd High School.  Options for onward bus connections to 
Norwich and destinations further afield are available in Dereham. 

    

Figure 7: Bus Service 13 Route 

10.4.3 In addition, the number 121 school bus service runs from Swanton Morley, via Billingford and North 
Elmham to both Dereham Northgate and Dereham Neatherd High Schools. 
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10.4.4 Mainline and local rail services can be accessed from Norwich Railway Station. 

 

10.5 Ongoing Assessment Work 

10.5.1 On behalf of the DIO, TetraTech are currently instructed to prepare a Sustainable Transport Strategy. 

10.5.2 This Strategy will comprise an audit of existing sustainable travel services and infrastructure and the 
identification of a strategy to integrate the Site better with its surroundings.   

10.5.3 The Strategy will identify appropriate routes for walking and cycling and identify improvements to 
these, where necessary.  It will also identify the feasibility of enhancements to the existing bus 
service to increase the frequency of services and explore options for buses to enter and circulate 
the Site to ensure bus travel is a realistic option for future residents.   

10.5.4 The ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

 

10.6 Summary 

10.6.1 Whilst the Site is located within a rural area, there are existing services and facilities that are within 
reasonable walking and cycling distance including the primary school, and an existing and relatively 
frequent bus service.  A strategy is currently being prepared that will be identify improvements to 
walking and cycling routes, as well as options to enhance the existing bus services. 
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11. Flood Risk & Drainage 
 

11.1 Assessment Work to Date 

11.1.1 In January 2025 a detailed Flood Risk Appraisal (FRA) and Outline Surface Water Drainage Strategy 
was prepared on behalf of the DIO. 7  The Drainage Strategy was based on a Masterplan that has 
now been superseded, hence it is in the process of being revised.  However, the Strategy concluded 
that surface water drainage requirements could satisfactorily be accommodated on the Site and that 
the Proposal would not result in any off-site impacts. 

11.1.2 In January 2024 a detailed Potable Water and Wastewater Risk Assessment (PWWRA) was 
prepared on behalf of the DIO. 8 (See also Section 14 of this Statement.) 

11.1.3 Further work is ongoing – see Section 11.5 below. 

 

11.2 Existing Sources of Flooding  

Fluvial Flooding  

11.2.1 The FRA noted: 

“Based on the Breckland District Council Level 1 Strategic Flood Risk Assessment (Level 1 
SFRA) an the Environment Agency’s Flood Map for planning on the Gov.UK portal the site is 
entirely located in Flood Zone 1. …” 

11.2.2 It continues: 

“… There are areas of Flood Zone 2 and 3 approximately 300m the east, north and west of the 
site. These areas of Flood Zone 2 and 3 are floodplains of the Black Water river to the west 
and River Wensum to the north and east. The floodplains of these rivers sit at approximately 
20m lower elevation than the site. Locations that are within flood zone 1 have a low probability 
of flooding – less than 0.1% annual probability of river or sea flooding.” 

 
7 The 2025 FRA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 
DIO / Savills can provide further information if / as required. 
8 The PWWRA was based upon the results of a desk-based study only.  It presents the information obtained during the study and the 
opinion is based on the information made available to it during the given time period.  The Site is serviced by Anglian Water which is the 
local statutory undertaker for both potable water supply and wastewater treatment. 
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Figure 8: Fluvial/Tidal Flood Risk, EA Flood Map for Planning 

Surface Water Flooding  

11.2.3 The FRA noted: 

“The Gov.uk long term surface water flood map does not identify any significant surface water 
flooding issues in the area (Figure 8 and Figure 9). Almost the entire site and in particular the 
development area is not affected by potential surface water flooding based on the map. 

Only localised flooding within the area currently developed is identified in the Gov.UK long term 
surface water flood map and mainly related to events classified as ‘low risk’ (i.e. having a 
probability lower than 1% every year). Based on the available information, the flooding is 
expected to mainly reflect local elevations (i.e. areas where water would naturally pond due to 
topography) rather than surface water flood routes crossing the site and associated to flooding 
generated elsewhere. In addition, based on the Environment Agency’s mapping information, 
such localised flooding has a typical low depth of few cm. The maximum depth identified, only 
in a limited number of locations and in an extreme 0.1% annual probability rainfall event, does 
not exceed 30cm.” 
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Figure 9: Risk of flooding from Surface Water and topography, EA National LiDAR Programme. 

 

Figure 10: Long Term Surface Water Flood Risk Mapping (gov.uk) 
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Other Sources of Flood Risk  

11.2.4 The FRA noted: 

“Other potential sources of flooding have also been reviewed. Based on the Gov.uk online 
mapping the area is not at risk of flooding from Reservoirs. In relation to Groundwater flooding 
the information available indicates that groundwater flooding is unlikely in this area. This is 
based on the Gov.uk Long Term Flood Risk Map, the Level 1 SFRA and the historic borehole 
information with historic recorded water levels in the area at 10-20 m below ground depth.” 

 

11.3 Stakeholder Consultation  

Lead Local Flood Authority 

11.3.1 The FRA noted: 

“Norfolk County Council have been consulted in their role of Lead Local Flood Authority (LLFA) 
about risk of flooding in the area. They responded via email on 26/07/2024 stating that they are 
not aware of any records of flooding at the site. However, they are aware of internally flooded 
properties to the northwest of the site in Worthing. Due to the topography of the site and location 
of the proposed development within the site boundary it is not expected that this would be 
relevant for any proposed development at the site.” 

Environment Agency 

11.3.2 The FRA noted: 

“Consultation has also been undertaken with the Environment Agency. In a response received 
… on 19/08/2024 they stated that there is no recorded flooding on the site. They also noted 
there are no Environment Agency Flood Defences (including walls or embankments) within the 
area of interest.“ 

Surface Water Discharge 

11.3.3 The FRA noted: 

“Data from Anglian Water has been provided … [and has considered in the preparation of the 
PWWRA – see also Section 14 of this Statement].” 

11.3.4 The PWWRA noted: 

“The Disposal Site surface water network is independent of users outside of the disposal area. 
Changes to the network within the site boundary would not affect any existing surface water 
arrangements for users outside of the disposal area. The Disposal Site network currently 
outfalls to an onsite pond, which could be seen as an opportunity to retain and develop for 
future surface water attenuation.” 

 

11.4 Ongoing Work 

11.4.1 The surface water drainage strategy will be refined as the assessment, masterplanning and detailed 
design work progresses. 

11.4.2 This work will ensure that the Proposal is increasingly robust. 
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11.5 Summary 

11.5.1 Per the Environment Agency’s flood zone maps, the Site is located within Flood Zone 1, which 
means that it has the lowest vulnerability to flooding, and is therefore a suitable location for 
development. 

11.5.2 The redevelopment Proposal would likely incorporate integrated sustainable urban drainage (SuDS) 
and a drainage strategy has concluded that the Proposal would not result in any off-site impacts. 
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12. Ecology & Biodiversity 
 

12.1 Assessment Work to Date 

12.1.1 In January 2024 a detailed Preliminary Ecological Appraisal (PEA) was prepared on behalf of the 
DIO. 9 

12.1.2 In December 2024 a detailed Biodiversity Net Gain (BNG) Assessment was prepared on behalf of 
the DIO. 9 As part of this Assessment, the Statutory Biodiversity Metric was completed; however it 
was based on a previous iteration of the Masterplan that has now been superseded, hence it is 
being revised. 

12.1.3 Further work is ongoing – see Section 12.4 below. 

 

12.2 Discussion 

Designations 

12.2.1 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, 
and further assessments of the potential for impacts on these will be undertaken when required. 

Existing Ecology 

12.2.2 The PEA noted: 

“The work undertaken and detailed within this [PEA] suggests that the Site is of overall low 
ecological value with some habitats of moderate ecological value present within the less 
heavily managed areas. Habitats across the Site include: buildings and hardstanding; 
hardstanding with ephemeral; artificial unvegetated, unsealed surface (gravel); vegetated 
garden; introduced shrub; modified grassland; modified grassland with scattered scrub and 
ruderal/ephemeral; modified grassland with scattered trees; modified grassland with 
ruderal/ephemeral; gorse scrub; bramble scrub; mixed scrub; standing open water – ponds; 
sparsely vegetated land- ruderal/ephemeral; broadleaved plantation woodland; mixed 
plantation woodland; line of trees; hedgerow with trees (native, priority) and hedgerow (non-
native, non-priority). 

Evidence of and/or potential for the following species have been identified on or adjacent to 
the Site; notable plant species, amphibians including great crested newt, reptiles, bats, 
breeding birds, wintering birds, badger and other notable species (including hedgehog, brown 
hare and invasive species). The following further survey work is therefore recommended at 
the appropriate time (and prior to any planning application) to establish an ecological baseline 
for these taxa: Habitat Regulations Assessment; botanical survey; great crested newt eDNA 
survey; great crested newt surveys; reptile surveys; breeding bird survey; wintering bird 
survey; bat emergence/re-entry surveys; bat transect and/or remote monitoring surveys; 

 
9 The 2024 PEA and 2024 BNG Assessment are confidential and thus not included with this Statement; instead the findings are 
summarised herein to assist BDC.  The DIO / Savills can provide further information if / as required. 

https://www.savills.co.uk/


Robertson Barracks, Swanton Morley   

 

savills.com 40  

badger monitoring survey; badger bait marking survey (may not be required) and invasive 
species surveys.  … 

Opportunities exist for the provision of potential ecological enhancements. Appropriate 
enhancements include: achieving 10% biodiversity net gain, installation of bird and bat boxes; 
the use of native plant species within soft landscaping; installation of green roofs; the use of 
habitat buffer areas on site; the inclusion of a pond; and inclusion of log piles to provide refuge 
for hedgehogs, reptiles and amphibians.” 

Biodiversity Net Gain 

12.2.3 The BNG baseline condition survey of the Site (as contained within the 2024 BNG Assessment) has 
calculated the on-site biodiversity value in terms of habitat units and hedgerow units. 

12.2.4 Appended to this Statement 10 are: 

▪ UK Habitat Classification Map – OS Mapping (Appendix I) 
▪ UK Habitat Classification Map – OS Mapping [should state ‘Aerial Photo’] (Appendix J) 
▪ Ecological Value of Habitats (Appendix K) 
▪ Priority Habitats Within 2km (Magic mapping dated 02/02/23) (Appendix L) 

12.2.5 The ecological value of the linear based habitats was assessed as ranging from ‘moderate’ to ‘very 
low’, and the ecological value of the area based habitats as ranging from ‘moderate’ to ‘negligible’. 

12.2.6 Although the 2024 BNG Assessment of the potential impact of the Proposal has been prepared, it 
noted: 

“Changes in actual areas retained, enhanced and created will affect the final biodiversity net 
gain assessment, which can only be undertaken once landscape plans, including on-site and 
off-site enhancement and creation plans, have been finalised.” 

12.2.7 Over the six months since the BNG Assessment was carried out, the Masterplan for the Site has 
evolved considerably, remain under development, and will be subject of further change including 
through engagement with stakeholders and the local community. 

12.2.8 However, the 2024 BNG Assessment and completed Statutory Biodiversity Metric provide a baseline 
to enable the ongoing assessment of further iterations of the Masterplan. 

Local Nature Recovery Scheme 

12.2.9 NCC have recently consulted on the emerging Local Nature Recovery Scheme (LNRS) for the 
County.  The draft LNRS did not identify any areas of existing or potential importance on the Site. 

 

12.3 Ongoing Assessment Work 

12.3.1 On behalf of the DIO, TetraTech are currently instructed to carry out a further Ecological Desk Study, 
to update the findings of the previous PEA. 

12.3.2 In addition, TetraTech are also instructed to prepare an updated BNG Assessment and Report based 
on the latest Masterplan. 

12.3.3 Further, TetraTech are instructed to prepare: 

▪ A Great Crested Newt eDNA Survey. 

 
10 For illustrative / reference purposes only. 
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▪ A Stage 1 Habitats Regulations Assessment (HRA) Report. 
▪ An analysis of the Local Nature Recovery Strategy (LNRS) assessment and proposals. 
▪ A Nutrient Budget Assessment (NBA). 
▪ A Mitigation Strategy based on the NBA. 

12.3.4 This ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

 

12.4 Summary 

12.4.1 Work undertaken to date suggests that the Site is of overall low ecological value and that 
opportunities exist for the provision of potential ecological enhancements.  The draft LNRS does not 
identify any areas of existing or potential importance on the Site. 
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13. Landscape, Visual Impact & Trees 
 

13.1 Assessment Work to Date 

13.1.1 In January 2025 a detailed Landscape and Visual Appraisal (LVA) was prepared on behalf of the 
DIO. 11 

13.1.2 Further work is ongoing – see Section 13.6 below. 

 

13.2 Designations 

13.2.1 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.  

 

13.3 Landscape & Visual Impact 

13.3.1 The Study Area for the LVA was agreed with BDC in advance.  The LVA sets out the baseline 
conditions at the Site, including the ‘landscape character context’ and ‘visual context’.  Appended to 
this Statement are 12: 

▪ Figure 1: Landscape and Visual – Topography (Appendix M) 
▪ Figure 2: Landscape and Visual – Policy Context (Appendix N) 
▪ Figure 3: Landscape and Visual – Landscape Context (Appendix O) 

13.3.2 With regard to the potential effects on designations, the LVA noted: 

“There are no locally or nationally designated landscapes within the Study Area. 

Residential development of the site would not likely impact upon the surrounding conservation 
areas from a townscape perspective due to the limited intervisibility with the site from these 
areas. 

Residential development would largely be screened from Elmham Park Registered Park and 
Garden where views towards the site are largely screened by the surrounding vegetation and 
topography. The ZTV highlights some potential visibility to the south of woodland surrounding 
Elmham House. In this location the development is potentially likely to be intervisible as a 
distant feature within the wider landscape setting.” 

13.3.3 The LVA then considered the potential impact on landscape character and the potential visual 
effects. 

13.3.4 The potential impacts on landscape character identified ranged from ‘moderate adverse’ to ‘minor 
adverse’ to ‘negligible’. 

 
11 The 2025 LVA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 
DIO / Savills can provide further information if / as required. 
12 For illustrative / reference purposes only. 
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13.3.5 The potential visual effects also ranged from ranged from ‘moderate adverse’ to ‘minor adverse’ to 
‘negligible’. 

13.3.6 The LVA included a series of opportunities for mitigation, including revisions to the Masterplan. 

 

13.4 Trees 

13.4.1 The redevelopment Proposal for the Site would not involve the loss of irreplaceable habitats such 
as ancient woodland or veteran trees (see also relation to ongoing assessment work in Section 13.6 
below).  

13.4.2 The Proposal will incorporate a substantial programme of tree planting, which will represent a very 
beneficial impact. 

 

13.5 Ongoing Assessment Work 

13.5.1 The potential impact on landscape character and potential visual effects resulting from the Proposal 
will be refined as the assessment, masterplanning and detailed design work progresses. 

13.5.2 On behalf of the DIO, TetraTech are currently instructed to carry out a Tree Survey and prepare a 
Tree Constraints Plan to assist with the ongoing masterplanning work. 

13.5.3 In addition to considering the larger areas of planting, this work will consider the individual trees 
within the Site to assist in assessing the potential redevelopment capacity of this area. 

13.5.4 This ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

 

13.6 Summary 

13.6.1 There are no locally or nationally designated landscapes within the Study Area around the Site.  A 
recent LVA concluded that the potential impacts on landscape character ranged from moderate 
adverse to minor adverse to negligible, and the potential visual effects also ranged from ranged from 
moderate adverse to minor adverse to negligible.  The LVA included a series of opportunities for 
mitigation, including revisions to the Masterplan that are under consideration. 

13.6.2 The redevelopment Proposal for the site would not involve the loss of irreplaceable habitats such as 
ancient woodland or veteran trees.  
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14. Utilities 
 

14.1 Assessment Work to Date 

14.1.1 In December 2023 a detailed Utilities Assessment (UA) was prepared on behalf of the DIO. 13 

14.1.2 In January 2024 a detailed Potable Water and Wastewater Risk Assessment (PWWRA) was 
prepared on behalf of the DIO. 14 (See also Section 11 of this Statement.) 

14.1.3 Further work is ongoing – see Section 14.4 below. 

 

14.2 Discussion 

Broadband & Mobile 

14.2.1 High-speed internet is available at the Site. 

14.2.2 In addition, there is a communications mast on the Site that could be used to improve mobile phone 
and internet coverage. 

Electricity 

14.2.3 The UA noted: 

“There is a significant amount of DIO electrical infrastructure within the site. There is also UKPN 
electrical infrastructure present to the east of the site, however, this is outside the proposed 
development boundary.” 

Gas 

14.2.4 The UA noted: 

“No mains gas is known to be present [at the Site].  [However …] It is not proposed to bring 
new gas to the site as there is no mains gas in the local area and any new residential 
development is likely to fall under the proposed 2025 Future Homes standard which will prohibit 
fossil fuels.” 

Potable Water 

14.2.5 The PWWRA noted: 

“The existing potable water arrangement for the site consists of a network fed directly from an 
Anglian Water supply. Available records indicate the Barracks are downstream of the potable 

 
13 The 2023 UA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 
DIO / Savills can provide further information if / as required.  The UA was prepared taking into consideration any operational and access 
restrictions. It should be read in full and no excerpts (including that contained herein) are to be taken as representative of the findings.  
The findings of the UA are based upon the results of a desk-based study and visual inspection of the Site and have relied upon professional 
judgement in interpretation.  The UA presents the information obtained during the study and the stated opinion is based on the information 
made available during the given time period. 
14 The PWWRA was based upon the results of a desk-based study only.  It presents the information obtained during the study and the 
stated opinion is based on the information made available during the given time period.  The Site is serviced by Anglian Water which is 
the local statutory undertaker for both potable water supply and wastewater treatment. 
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water supply for the surrounding housing developments.  Changes to the Disposal Site’s 
potable water infrastructure will not change the current arrangement for users outside the 
disposal area. 

Anglian Water has proposed a new infrastructure point of connection for the site via an 
independent potable water supply from an existing main 1km from the site boundary.  They 
have proposed a connection from a ø12” AC main at the junction between Common Lane and 
Peacock Lane located 1km away, directly west of the site.” 

Wastewater 

14.2.6 The PWWRA noted: 

“The current wastewater arrangement for the Disposal Site consists of a ø6” to ø9” sewer sited 
west to east through the Barracks connecting to the Anglian Water network at Worthing Road. 
The adjacent housing developments to the east of the site are downstream of the Disposal 
Site, therefore, provisions to the site’s wastewater arrangements would not impact the current 
wastewater network for the adjacent developments. Provisions would have to be made, 
however, for this sewer to be maintained in the event of any buildings to be retained onsite 
within the future development. 

Anglian Water has agreed that the disposal site, when developed, can connect to the nearby 
Swanton Morley Water Recycling Centre (National Grid Reference, NGR: TG0143618570). 
This would involve laying 610m of ø450mm offsite sewer and upgrading the works’ inlet. 
Swanton Morley WRC has been deemed to have sufficient capacity to treat the future site. …” 

Surface Water 

14.2.7 See Section 11 of this Statement. 

 

14.3 Ongoing Assessment Work 

14.3.1 On behalf of the DIO, TetraTech are currently instructed to carry out a further Foul Water Drainage 
[Assessment] Report, to provide further detail on foul water (i.e. wastewater) treatment. 

14.3.2 In addition, TetraTech are instructed to provide input on both surface water and foul water drainage 
design to the ongoing masterplanning work. 

14.3.3 Further, TetraTech are instructed to prepare: 

▪ An updated review of asset records. 
▪ An assessment of peak loads. 
▪ A provisional scope of likely infrastructure. 
▪ A review of submitted utility applications. 
▪ An overall Utilities Strategy. 
▪ An updated existing services drawing. 

14.3.4 This ongoing assessment work will build on the assessment work undertaken to date ensure that 
the Proposal is increasingly robust.  

14.3.5 This work will also input to the ongoing cost assessment and viability work (see Section 15 of this 
Statement). 
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14.4 Summary 

14.4.1 Overall, it is considered that there is sufficient evidence that broadband, mobile, power, potable 
water and wastewater services can be made available to serve the Proposal.  Ongoing assessment 
work will ensure that the Proposal is increasingly robust. 
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15. Viability 
 

15.1 Assessment Work to Date 

15.1.1 Various assessments of financial viability have been undertaken in recent years. 

15.1.2 In May 2023 a (financial) Development Appraisal (FDA) was prepared by Montagu Evans on behalf 
of the DIO. 15 

15.1.3 Further work is ongoing – see Section 15.5 below. 

 

15.2 Overall Viability 

15.2.1 The FDA, which considered several residential-led redevelopment options, concluded that the 
headline assessment was “positive” but noted that: 

“… technical advice is needed on potential off site requirements (highways, utilities, water for 
examples), alongside other scheme needs, such as health, leisure and community … . As the 
masterplan is developed this information will also be needed to shape and assess the scheme’s 
financial prospects more deeply.” 

 

15.3 Factors Affecting Viability 

Ownership 

15.3.1 As noted in Section 4 of this Statement, the freehold of the Site is owned by The Secretary of State 
for Defence.  There are no promotion or leasehold charges on the Site that might affect either the 
ability to deliver infrastructure or affect viability. 

Remediation 

15.3.2 As noted in Section 7 of this Statement, whilst some remediation of localised sources of potential 
soil contamination might be required, it is considered that significant or widespread contamination 
is unlikely. 

Infrastructure 

15.3.3 As noted in Section 9 of this Statement, multiple Access Points to the Site already exist, and are 
capable of accommodating both construction and ‘operational’ traffic.  Utilities are already present 
on site, and many key services and facilities (e.g. primary education, local retail, etc) whilst 
improvements will likely to  

Affordable Housing 

15.3.4 The June 2024 Regulation 18 Preferred Options Breckland Local Plan proposed a requirement of 
25% affordable housing on qualifying sites.  This is a relatively low percentage compared to many 

 
15 The 2023 FDA is confidential and thus not included with this Statement; instead the findings are summarised herein to assist BDC.  The 
DIO / Savills can provide further information if / as required. 
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Local Authority areas, and is considered unlikely to affect either the ability to deliver infrastructure or 
have a material detrimental impact on viability. 

CIL & S106 

15.3.5 The Council has not yet introduced a Community Infrastructure Levy charging regime.  As such, all 
financial mitigation required as a result of a development is delivered via S106 planning obligations. 

15.3.6 Some off-site highway works will be required, as might some financial contributions (e.g. secondary 
schooling, libraries, etc), however it is considered unlikely these would affect either the ability to 
deliver infrastructure or have a material detrimental impact on viability. 

 

15.4 Ongoing Assessment Work 

15.4.1 The viability of the Proposal will continue to be refined as the assessment, masterplanning and 
detailed design work progresses. 

15.4.2 This work will ensure that the Proposal is increasingly robust.  

 

15.5 Summary 

15.5.1 Viability assessments undertaken of the proposed redevelopment of the Site have concluded that 
the headline assessment was “positive” but noted that ongoing reassessment would be required as 
the Local Plan and masterplanning processes progress and further technical work is undertaken. 
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16. Deliverability & Phasing 
 

16.1 Plan Period 

16.1.1 The Council has advised that the emerging Local Plan will cover the period April 2024 to March 2042 
– i.e. 2024/25 to 2041/42, a period of 17 years. 

16.1.2 As set out below, the latest delivery trajectory for the site shows 1,600 homes being delivered by the 
end of the plan period, with a further 400 in the years thereafter.. 

 

16.2 Planned Disposal 

16.2.1 As noted in Section 4.4 of this Statement, the DIO has committed to disposal of the Site in 2031. 

 

16.3 Permitting & Consenting 

16.3.1 The process of designing the redevelopment Proposal for the Site, and obtaining both Outline 
Planning Permission (OPP), Reserved Matters Approval (RMA) for initial works and the first phase 
of development, together with the discharge of any pre-commencement conditions and/or 
obligations, would be commenced prior to the disposal of the Site, with the intention that 
development can commence immediately thereafter – i.e. in 2031. 

 

16.4 Delivery & Phasing 

16.4.1 Based on the availability of existing Access Points (see Section 9.3 of this Statement), existing 
utilities (Section 14), and access to existing services and facilities in Swanton Morely (Sections 6 
and 10), there is scope for the early delivery of a first phase of housing. 

16.4.2 This would likely be for c. 300 homes, for which only limited new infrastructure would be required, 
located in the area around the Officers’ Mess at the southern end of the Site, with access from Hoe 
Road North. 

Delivery Trajectory 

16.4.3 At present the DIO is working to the indicative projected delivery trajectory set out below. 

Year Stage 

2025/26 Local Plan preparation 
Masterplanning 

2026/27 Local Plan examination 
Masterplanning 

2027/28 Local Plan adopted 
Scheme design and assessment 
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2028/29 Scheme design and assessment 
Outline planning application prepared 

2029/30 Outline planning application submitted 
Planning Permission granted 

2030/31 Reserved matters / condition discharge (infrastructure and first phase) 
applications submitted and approved 

2031/32 Site sold 
Commencement of development 

2032/33 50 homes 
Initial infrastructure 

2033/34 100 homes 
Remaining connectivity and utility infrastructure 

2034/35 150 homes 
Including affordable and social / community 

2035/36 150 homes 
Including affordable and social / community 

2036/37 150 homes 
Including affordable and social / community 

2037/38 200 homes 
Including affordable and employment 

2038/39 200 homes 
Including affordable and employment 

2039/40 200 homes 
Including affordable and employment 

2040/41 200 homes 
Including affordable 

2041/42 200 homes 
Including affordable 

2042/43* 150 homes 
Including affordable 

2043/44* 100 homes 
Including affordable 

2044/45* 100 homes 
Including affordable 

2045/46* 50 homes 
Site completion 

Table 1: Indicative Delivery Trajectory (* post plan period) 
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16.5 Ongoing Assessment Work 

16.5.1 Proposals for delivery and phasing will be refined as the assessment, masterplanning and detailed 
design work progresses.  This work will ensure that the Proposal is increasingly robust.  

 

16.6 Next Steps 

16.6.1 The DIO will work with the Council to address any suitability, availability, viability, and deliverability 
issues.  As evidenced in this Statement, a considerable amount of technical baseline work has 
already been carried out, which demonstrates that the Site is suitable, available, viable, and 
deliverable, with appropriate mitigation measures, and the DIO is continuing to undertake further 
ongoing technical work. 

16.6.2 The DIO is keen to continue working in collaboration with the Council to promote the Site at 
Robertson Barracks through the Local Plan process. 

 

16.7 Summary 

16.7.1 At present the DIO is working to an indicative projected delivery trajectory that suggests 
approximately 1,600 new homes can be delivered on the Site within the Plan period. 

16.7.2 There is scope for the early delivery of a first phase of housing of c. 300 homes, for which only 
limited new infrastructure would be required, in the area around the Officers’ Mess. 

16.7.3 The DIO will work with the Council to address any suitability, availability, viability, and deliverability 
issues.  As evidenced in this Statement, a considerable amount of technical baseline work has 
already been carried out, which demonstrates that the Site is suitable, available, viable, and 
deliverable, with appropriate mitigation measures, and the DIO is continuing to undertake further 
ongoing technical work. 
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17. Summary & Conclusion 
 

17.1 Summary 

Robertson Barracks: The Opportunity 

17.1.1 The repurposing of Robertson Barracks presents a real opportunity to form a new sustainable 
community, built upon existing infrastructure, natural assets, and a rich heritage. It will provide a mix 
of well-designed homes, integrated within an enclosed natural setting, offering a variety of 
employment opportunities. 

17.1.2 The development can foster healthy, active, and resilient living through a landscape-led vision, 
enhancing biodiversity through wildlife corridors and green/blue ecology links. This will be 
complemented by walking/cycling routes and community amenities, all contained within a large 
brownfield site. 

17.1.3 The site’s former military use presents a significant opportunity to protect heritage and define a 
unique character from the outset. We hope to form a sense of civic pride amongst future residents 
by preserving key assets, acknowledging the site’s history, and forming urban design principles 
based on military heritage. 

17.1.4 The DIO will work with the Council to address any suitability, availability, viability, and deliverability 
issues. 

The Site 

17.1.5 RAF Swanton Morley was constructed in 1939-40 and continued in RAF use until it was transferred 
to the Army and renamed as Robertson Barracks. 

17.1.6 Robertson Barracks (the Site) is located close to the geographical centre of the County of Norfolk 
and Breckland District, within the East Anglia region of England.  The Site is situated at the edge of 
the village of Swanton Morley, Norfolk, approximately 21 km (14 miles) to the west of Norwich and 
3.7 km (2.5 miles) to the north-east of the town of Dereham. 

17.1.7 The Site occupies an area of approximately 165 hectares (408 acres).  It is relatively flat and 
comprises a variety of areas including the airfield (no longer in use), commercial / technical buildings, 
accommodation blocks, hospitality buildings, and sports and recreation facilities. 

The Proposal 

17.1.8 The Site has been scheduled for disposal by the Ministry of Defence and the DIO is seeking to 
secure an allocation in the emerging Local Plan that facilitates the redevelopment of the Site for the 
most appropriate and sustainable use.  As a consequence, the Site is being promoted through the 
emerging Local Plan for redevelopment for 2,000 homes and associated / supporting uses. 

17.1.9 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. 

17.1.10 The Site 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.  
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Availability 

17.1.11 There are not any legal or ownership impediments that would delay or prevent the development of 
the Site within the plan period.  Specifically the planned vacation date remains 2031. 

Masterplanning 

17.1.12 The redevelopment Proposal for the Site will continue to be shaped through an iterative process that 
combines a variety of technical input this with local knowledge, views and opinions. This 
collaborative, multi-disciplinary approach will ensure that the Masterplan will be deliverable, 
responsive to context, and robust in meeting policy requirements and community aspirations. 

Services & Facilities 

17.1.13 Swanton Morely is a large village the third tier in the Settlement Hierarchy, proposed for 
consideration in the emerging Local Plan as a “Primary Parish”. 

17.1.14 The Site is located on the edge of the village of Swanton Morley- a village that contains a wide range 
of local services and facilities, including a primary school (with scope to expand), pre-school, a 
village hall, a surgery, places of worship, and a variety of shops and pubs, as well as recreation and 
sports pitches, play areas and allotments. 

17.1.15 Beyond primary education, there is a choice of relatively proximate secondary school, and higher 
and adult education facilities are accessible. 

17.1.16 The SMNP advocates continued support for small-scale providers of employment whilst also noting 
the potential of the Site through its redevelopment for housing and associated uses. 

Land Nature & Quality 

17.1.17 In summary, the Proposal includes the re-use of suitable previously-developed land and buildings.  
An LQA has confirmed that significant, widespread contamination across the Site is unlikely. 
Redevelopment of the Site offers the opportunity to remediate any localised contamination. 

Heritage & Conservation 

17.1.18 In summary, there are several heritage assets located on the Site. One of the most notable structures 
is the Grade II 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.. 

Access, Highways & Traffic 

17.1.19 The main entrance to the Site – the Main Gate, is from Worthing Road.  There is a secondary access 
from Hoe Road, in the vicinity of the Officer’s Mess, which is not currently in use.  There is a potential 
access from the very northern end of Central Drive, onto the airfield part of the Site, which is also 
not currently in use. 

17.1.20 A recent assessment of trip generation and distribution has concluded that existing routes connect 
the site to the wider highway network without the need to travel through Dereham.  These routes 
provide choice and as a consequence peak period trips into Dereham will be limited to those with a 
destination within the town itself and are expected to be low. 
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Sustainable Transport 

17.1.21 Whilst the Site is located within a rural area, there are existing services and facilities that are within 
reasonable walking and cycling distance including the primary school, and an existing and relatively 
frequent bus service.  A strategy is currently being prepared that will be identify improvements to 
walking and cycling routes, as well as options to enhance the existing bus services. 

Flood Risk & Drainage. 

17.1.22 Per the Environment Agency’s flood zone maps, the Site is located within Flood Zone 1, which 
means that it has the lowest vulnerability to flooding, and is therefore a suitable location for 
development. 

17.1.23 The redevelopment Proposal for the Site would likely incorporate integrated sustainable urban 
drainage (SuDS) and a drainage strategy has concluded that the Proposal would not result in any 
off-site impacts. 

Ecology & Biodiversity 

17.1.24 Work undertaken to date suggests that the Site is of overall low ecological value and that 
opportunities exist for the provision of potential ecological enhancements.  The draft LNRS does not 
identify any areas of existing or potential importance on the Site. 

Landscape, Visual Impact & Trees 

17.1.25 There are no locally or nationally designated landscapes within the Study Area around the Site.  A 
recent LVA concluded that the potential impacts on landscape character ranged from moderate 
adverse to minor adverse to negligible, and the potential visual effects also ranged from ranged from 
moderate adverse to minor adverse to negligible.  The LVA included a series of opportunities for 
mitigation, including revisions to the Masterplan that are under consideration. 

17.1.26 The redevelopment Proposal for the site would not involve the loss of irreplaceable habitats such as 
ancient woodland or veteran trees.  

Utilities 

17.1.27 Overall, it is considered that there is sufficient evidence that broadband, mobile, power, potable 
water and wastewater services can be made available to serve the Proposal.  Ongoing assessment 
work will ensure that the Proposal is increasingly robust. 

Viability 

17.1.28 Viability assessments undertaken of the proposed redevelopment of the Site have concluded that 
the headline assessment was “positive” but noted that ongoing reassessment would be required as 
the Local Plan and masterplanning processes progress and further technical work is undertaken. 

Deliverability & Phasing 

17.1.29 At present the DIO is working to an indicative projected delivery trajectory that suggests 
approximately 1,600 new homes can be delivered on the Site within the plan period. 

17.1.30 There is scope for the early delivery of a first phase of housing of c. 300 homes, for which only 
limited new infrastructure would be required, in the area around the Officers’ Mess. 

17.1.31 The DIO will work with the Council to address any suitability, availability, viability, and deliverability 
issues.  As evidenced in this Statement, a considerable amount of technical baseline work has 
already been carried out, which demonstrates that the Site is suitable, available, viable, and 
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deliverable, with appropriate mitigation measures, and is continuing to undertake further ongoing 
technical work. 

Work to Date & Ongoing Work 

17.1.32 As evidenced in this Statement, a considerable amount of technical baseline work has already been 
carried out, which demonstrates that the Site is suitable, available, viable, and deliverable, with 
appropriate mitigation measures, and the DIO continuing to undertake further ongoing technical 
work. 

 

17.2 Conclusion 

17.2.1 The Site 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.  

17.2.2 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. 

17.2.3 Overall, it is considered that the Site at Robertson Barracks is suitable, (will be made) available, 
viable, and deliverable, and the DIO is keen to continue working in collaboration with the Council to 
promote the Site for future development. 
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Appendix A : CfS 2025 Covering Letter 
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Appendix B : CfS 2025 Housing Form 
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Appendix C : CfS 2025 Vision 
Document 
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Appendix D : 1840 Tithe map for the 
parishes of Swanton Morley and 
Worthing 
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Appendix E : 1881 Ordnance Survey 
map 
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Appendix F : Site, Study Area and HER 
records dating from the prehistoric 
to Romano-British period, including 
Multi-period records 
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Appendix G : Site, Study Area and 
HER records dating from the Anglo-
Saxon to Modern periods, including 
Undated and Multi-period records 
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Appendix H : Site, Geotechnical 
Investigations and Superficial 
Geology 
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Appendix I : UK Habitat Classification 
Map – OS Mapping 
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Appendix J : UK Habitat Classification 
Map – OS Mapping [should state 
‘Aerial Photo’] 
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Appendix K : Ecological Value of 
Habitats 
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Appendix L : Priority Habitats Within 
2km (Magic mapping dated 02/02/23) 

https://www.savills.co.uk/


Robertson Barracks, Swanton Morley   

 

savills.com 68  

Appendix M : Figure 1: Landscape and 
Visual – Topography 
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Appendix N : Figure 2: Landscape and 
Visual – Policy Context 

https://www.savills.co.uk/


Robertson Barracks, Swanton Morley   

 

savills.com 70  

Appendix O : Figure 3: Landscape and 
Visual – Landscape Context 
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