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1.0 INTRODUCTION

1.1 THE NEED FOR THE DEVELOPMENT BRIEF

1.1.1	 The	 former	 RAF	 Raynham	 site	 represents	 a	 major	 development	 opportunity.	 	 The	 site	

comprises	a	large	area	of	brownfield	land	containing	a	significant	number	of	buildings	and	

structures,	some	of	which	can	be	converted	to	a	range	of	new	uses.		Importantly	the	site	

also	contains	172	existing	residential	dwellings	that	are	being	refurbished	for	re-occupation.		

A	significant	number	of	these	dwellings	are	already	occupied	and	it	is	becoming	increasingly	

clear	that	there	is	a	real	need	to	secure	financial	investment	to	upgrade	water	supply,	power	

and	foul	drainage	connections	at	the	site	which	has	been	priced	at	£5.2	million.		

Photo 1 - West Raynham 
RAF Base

Photo 2 - West Raynham 
RAF Base
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1.1.2	 An	estimated	cost	of	£2.7	million	for	the	urgent	service	upgrades	to	meet	the	needs	of	the	

resident	on-site	population	needs	to	be	found	immediately.		Investec	Bank	has	made	North	

Norfolk	District	Council	aware	that	it	is	prepared	to	fund	this	investment	and	an	additional	

£2.5	million	of	further	investment	is	also	required	to	deliver	the	development	opportunity	

that	exists	within	the	site.	

1.1.3	 Failure	to	work	with	the	owners	and	its	creditors	to	further	develop	the	property	could	result	

in	 the	 local	authority	having	to	meet	the	full	cost	of	 the	essential	and	 immediate	service	

upgrades	now	required.		There	is	therefore	an	immediate	need	to	deal	with	this	issue	and	to	

provide	the	owner	with	some	level	of	planning	certainty	regarding	what	could	be	achieved	

within	the	site	from	a	development	perspective	immediately	and	over	the	longer	term.		This	

document	seeks	to	identify	and	quantify	the	opportunity	that	exists.	

1.2 BACKGROUND AND CONTEXT 

1.2.1	 The	 former	 RAF	 Raynham	 site	 is	 owned	 by	 one	 owner,	 Thalia	 Investments	 Ltd	 (in	

administration).		Investec	Bank	is	the	principle	creditor	of	this	company	and	is	financing	the	

current improvements to the site.

1.2.2	 The	site	covers	an	area	of	158	acres	and	was	developed	as	an	airbase	between	1937	and	

1939.		The	base	was	closed	by	the	MoD	in	1994.		The	site	is	a	rare	example	of	a	complete	

WWII	air	base	and	the	complex	of	buildings	and	spaces	within	the	site	are	of	historic	interest.

1.2.3	 As	shown	by	the	Location	Plan	in	drawing	no.	12-0003/DB02	in	Appendix	1,	the	site	is	located	

to	the	west	of	the	village	of	West	Raynham	and	to	the	south-west	of	Fakenham.		
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1.2.4	 The	 site,	which	 is	 shown	outlined	 in	 red	on	drawing	no:	12-0003/DB01	 in	Appendix	2,	 is	

predominantly	brownfield.		It	includes	residential	accommodation	and	the	former	Technical	

Area	(now	rebranded	as	West	Raynham	Business	Park	(WRBP))	containing	some	37,000	sq.	

m	of	existing	buildings	 that	are	capable	of	being	re-used	for	employment	purposes.	 	The	

site	therefore	benefits	from	a	range	of	existing	land	uses	including	residential,	employment,	

retail, pub, sports and leisure uses. 

1.2.5	 An	opportunity	now	exists	to	repair	and	re-use	the	redundant	buildings,	infrastructure	and	

green	spaces	within	the	site	to	create	a	new	stand-alone	rural	community	to	meet	North	

Norfolk District Council’s housing and employment needs.

1.2.6	 This	Development	Brief	 identifies	 the	scale	of	 the	development	opportunity	and	outlines	

how	this	site	with	its	existing	housing,	employment	and	other	services	could	be	re-used	to	

create	a	sustainable	heritage	garden	village.		The	property	is	principally	owned	by	one	owner	

who	can	therefore	bring	forward	a	fully	considered	and	all-encompassing	improvement	and	

development	plan	for	the	whole.

1.3 THE AIM OF THE DEVELOPMENT BRIEF 

1.3.1		 The	former	airbase	contains	large	areas	of	brownfield	land	and	vacant	buildings	capable	of	

conversion	to	alternative	uses.	 	This	resource	combined	with	the	historical	 importance	of	

the	site	represents	a	significant	sustainable	development	opportunity	in	the	rural	area	at	the	

western	end	of	the	District.		Investec	Bank	are	currently	financing	the	improvement	to	the	

site	to	create	a	new	garden	settlement	to	meet	local	housing	and	employment	needs.			This	

Development	Brief	will	provide	clarity	to	the	Council	and	key	stakeholders	with	regard	to	the	

site’s	future	development	potential	to	help	guide	and	focus	regeneration	efforts.
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1.3.2	 The	Development	Brief,	which	at	its	heart	comprises	an	indicative	Masterplan	prepared	by	

LSI	Architects,	will:

•	 Set	out	the	type,	scale	and	quantum	of	development	that	could	be	achieved	within	the	site;	

•	 Reinforce	the	need	to	protect	the	unique	historic	and	campus	style	character	of	the	site;

•	 Provide	some	indication	of	the	potential	phasing	of	the	planned	development;

•	 Provide	some	certainty	as	to	the	scale	of	the	opportunity;

•	 Assist	the	owner	with	implementing	the	infrastructure	improvements	to	the	site	including	

highways	and	upgrades	to	the	utilities;

•	 Ensure	 the	 setting	 of	 the	 important	 listed	 and	 locally	 listed	 buildings	within	 the	 site	 are	

protected;	

•	 Ensure	that	all	mature	trees	of	landscape	importance	are	protected	where	possible;

•	 Facilitate	 the	 delivery	 of	 new	 residential	 and	 commercial	 accommodation	 together	 with	

further	community	facilities;	

•	 Protect	the	network	of	important	planned	open	spaces	from	inappropriate	development;	

•	 Protect	and	develop	key	views	and	important	visual	landmarks	where	possible;	

•	 Focus	regeneration	efforts	on	improving	the	overall	quality	of	the	built	environment	within	

the	site;	and

•	 Protect	and	preserve	recognised	built	heritage	assets	within	the	site.	

1.3.3 If approved by the Council, it is intended that the Development Brief and its Masterplan 

will	 establish	 the	 planning	 framework	 for	 future	 planning	 applications	 for	 the	 site.	 The	

Development	 Brief	 is	 designed	 to	 act	 as	 a	 stepping	 stone	 between	 adopted	 and	 future	

emerging	 planning	 policy	 to	 ensure	 the	 early	 delivery	 of	 this	 important	 and	 under-used	

resource.
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2.0 PLANNING POLICY 

2.1 NORTH NORFOLK DISTRICT COUNCIL’S CORE STRATEGY 

2.1.1	 The	 Council’s	 Core	 Strategy	 was	 adopted	 in	 September	 2008.	 	 This	 sets	 out	 the	 spatial	

development	vision	and	priorities	for	the	area	within	which	the	site	 is	 located.	 	The	Core	

Strategy contains a number of policies and explanatory text that are relevant to any future 

scheme	design.		It	is	also	committed	to	delivering	new	housing	and	employment	growth	in	

the area.

2.1.2		 Paragraph	 1.4.3	 of	 the	 Core	 Strategy	 under	 the	 sub-heading	 Local	 Economy	 states	 “The	

closure	of	defence	establishments	at	Coltishall,	Neatishead,	Sculthorpe	and	West	Raynham	

has	also	drawn	jobs	away	from	the	area,	with	limited	subsequent	investment.”

2.1.3	 Importantly,	Core	Strategy	Policy	HO9	further	supports	the	conversion	and	re-use	of	historic	

rural	buildings	such	as	 those	within	 the	RAF	Raynham	site	 to	a	range	of	alternative	uses,	

including	residential,	in	order	to	secure	their	retention	and	re-use.

Photo 3 - Former 
Officers’ Mess Building
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2.1.4		 It	is	believed	that	the	proposed	redevelopment	of	the	former	RAF	Raynham	site	as	set	out	

within	this	Development	Brief	accords	with	the	aims	and	aspirations	of	the	adopted	Core	

Strategy.

2.2 NATIONAL PLANNING POLICY FRAMEWORK 

2.2.1	 The	National	Planning	Policy	Framework	(NPPF)	was	published	in	March	2012	and	sets	out	

the	Government’s	vision	for	sustainable	development	and	what	this	means	in	practice	for	

the	planning	system.		The	District	Council’s	vision	for	the	former	RAF	Raynham	site	must	be	

aligned	with	Government	guidance	contained	within	the	Framework.	

2.2.2	 Paragraph	17	of	the	Framework	under	the	sub-heading	‘Core	planning	principles’	states	that	

the	planning	system	should	“…encourage	the	effective	use	of	land	by	re-using	land	that	has	

been	previously	developed	(brownfield	land),	provided	that	it	is	not	of	high	environmental	

value…”

2.2.3	 Paragraph	17	further	requires	that	local	planning	authorities	“…conserve	heritage	assets	in	

a	manner	appropriate	to	their	significance,	so	they	can	be	enjoyed	for	their	contribution	to	

the	quality	of	life	of	this	and	future	generations…”	

2.2.4	 Paragraph	 28	 of	 the	 Framework	 under	 the	 sub-heading	 ‘Supporting	 a	 prosperous	 rural	

economy’	states	that	“Planning	policies	should	support	economic	growth	in	rural	areas	in	

order	 to	 create	 jobs	and	prosperity	by	 taking	a	 sustainable	approach	 to	 sustainable	new	

development.		To	promote	a	strong	rural	economy,	local	and	neighbourhood	plans	should…	

…support	the	sustainable	growth	and	expansion	of	all	types	of	business	and	enterprise	in	

rural	areas,	both	through	conversion	of	existing	buildings	and	well-designed	new	buildings…”	

		 context	of	the	presumption	in	favour	of	sustainable	development.
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2.2.5	 Paragraph	49	of	the	Framework	states	that	housing	applications	should	be	considered	in	the	

context	of	the	presumption	in	favour	of	sustainable	development.

2.2.6	 Paragraph	51	of	 the	Framework	under	 the	 sub-heading	 ‘Delivering	a	wide	choice	of	high	

quality	homes’	states	that	“Local	planning	authorities	should	 identify	and	bring	back	 into	

residential	use	empty	housing	and	buildings…”

2.2.7	 Paragraph	 55	 of	 the	 Framework	 under	 the	 same	 sub-heading	 states	 “…Local	 planning	

authorities	 should	 avoid	 new	 isolated	 homes	 in	 the	 countryside	 unless	 there	 are	 special	

circumstances	 such	 as…	 …where	 the	 development	 would	 re-use	 redundant	 or	 disused	

buildings	and	lead	to	an	enhancement	to	the	immediate	setting…”

2.2.8		 Paragraph	69	of	 the	Framework	under	 the	sub-heading	 ‘Promoting	healthy	communities’	

states	 “Local	 planning	authorities	 should	 create	a	 shared	 vision	with	 communities	of	 the	

residential	environment	and	facilities	they	wish	to	see”.

2.2.9	 Paragraph	 126	 of	 the	 Framework	 under	 the	 sub-heading	 ‘Conserving	 and	 enhancing	 the	

historic	environment’	states	“Local	planning	authorities	should	set	out	in	their	Local	Plan	a	

positive	strategy	for	the	conservation	and	enjoyment	of	the	historic	environment,	including	

heritage	assets	most	at	risk	through	neglect,	decay	or	other	theatres”.

2.2.10	 Paragraph	131	of	the	Framework	under	the	same	sub-heading	‘Conserving	and	enhancing	the	

historic	environment’	states	“In	determining	planning	applications,	local	planning	authorities	

should	take	account	of…	…the	positive	contribution	that	conservation	of	heritage	assets	can	

make	to	sustainable	communities	including	their	economic	vitality…”		

2.2.11	 In	 light	of	 the	above,	 it	 is	 considered	 that	 the	proposals	 set	out	within	 the	Development	

Brief	 for	 the	 conversion	 and	 re-use	 of	 the	 site	 accords	with	 the	 aims	 and	 aspirations	 of	

Government	guidance	contained	within	the	Framework.
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2.3 SECTION 38 (6) OF THE PLANNING AND COMPULSORY PURCHASE ACT 2004

2.3.1	 The	Planning	and	Compulsory	Purchase	Act	2004	is	designed	to	provide	flexibility	in	decision	

making	at	the	 local	 level.	 	A	departure	from	Development	Plan	policy	 is	permitted	where	

strong	material	considerations	exist.		S.38	(6)	of	the	Act	states	that	“If	regard	is	to	be	had	

to	 the	 development	 plan	 for	 the	 purpose	 of	 any	 determination	 to	 be	 made	 under	 the	

planning	Acts	the	determination	must	be	made	in	accordance	with	the	plan	unless	material	

considerations	indicate	otherwise.”

2.3.2	 It	is	considered	that	the	release	of	some	158	acres	of	brownfield	land	within	the	former	RAF	

Raynham	site	for	housing	and	employment	uses,	to	meet	existing	demands	and	to	protect	

and	preserve	the	heritage	assets	present	within	the	site,	are	strong	material	considerations	

for	decision	making	purposes	having	regard	to	S.38	(6).

2.3.3	 Subject	to	detailed	design	and	site	assessment	works	to	fix	the	scale	of	development,	it	is	

considered	that	S.38	(6)	allows	for	the	early	approval	of	the	RAF	Raynham	redevelopment	

proposals.
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3.0 CONTEXTUAL APPRAISAL

3.1 SITE LOCATION

 

3.1.1	 The	property	is	located	five	miles	south	west	of	Fakenham,	ten	miles	north	of	Swaffham	and	

is	immediately	west	of	the	village	of	West	Raynham.		Access	is	via	the	A148	Fakenham	to	

King’s	Lynn	Road	at	East	Rudham	and	the	A1065	Swaffham	to	Fakenham	Road.

3.2  TOPOGRAPHY

 

3.2.1	 The	site	is	broadly	level	as	would	be	expected	of	an	airbase	with	a	gentle	north-west	facing	

aspect.		It	lies	within	a	gently	undulating	landscape.		The	highest	ground	lies	at	approximately	

76	metres	AOD	in	the	south	east	sloping	to	approximately	66	metres	AOD	in	the	north-west.	

3.3  ARCHAEOLOGY 

 

3.3.1	 Although	the	site	is	an	acknowledged	heritage	asset	dating	back	to	1937	there	is	no	evidence	

that	the	site	contains	any	archaeological	remains.		A	desk-top	study	has	concluded	that	the	

site	is	unlikely	to	contain	any	remains	of	sufficient	importance	to	require	preservation	in	situ.		

3.4 HERITAGE

 

3.4.1	 The	buildings	and	landscape	have	a	strong	collective	value	and	the	inter-relationship	is	fully	

recognised in this Development Brief.

3.4.2	 It	 is	 acknowledged	 that	 collectively	 the	 buildings	 and	 landscape	 making	 up	 RAF	 West	

Raynham	do	constitute	heritage	value.		Built	between	1937	and	1939	this	RAF	base	is	a	classic	

example	of	the	expansion-era	when	development	of	this	type	was	built	to	a	high	quality	and	

design	to	address	increasing	public	scrutiny.		There	are	good	records	of	the	buildings	present	



Development Brief for the Former RAF Base at West Raynham, Norfolk

12

FW PROPERTIES

within	 the	 site.	The	most	 significant	heritage	buildings	are	 the	Station	Headquarters,	 the	

Guard	Building,	the	Control	Tower,	the	Officers’	Mess,	the	Chapel,	the	Training	Dome,	the	

Airmen’s	Restaurant,	 the	Water	Tower	and	 the	District	Heating	Control	Centre.	 	The	only	

listed	building	within	the	site	is	the	Grade	II	listed	post	war	Control	Tower.		These	buildings	

are	all	highlighted	on	the	Heritage	Building	Plan	drawing	number	12/0003/DB08	in	Appendix	

3.

3.4.3 There are a large number of buildings on the site of lesser quality and some of the buildings 

are	at	risk.		Furthermore	all	the	buildings	and	landscape	have	a	strong	collective	value.		It	is	

therefore	important	that	all	the	buildings	within	the	site	are	converted	and	re-used	where	

possible.		It	is	however	recognised	(based	on	visual	inspections	of	the	buildings)	that	it	may	

not	be	feasible	to	retain	some	of	the	non-heritage	buildings	which	are	of	such	poor	quality	

they	are	not	viable	to	keep.	There	are	also	buildings	which	were	designed	for	uses	so	specific	

that	re-use	and	conversion	are	not	feasible.

3.4.4	 Within	the	former	Technical	Area,	buildings	such	as	the	hangars	and	workshops	are	viable	

for	new	uses.	However,	within	the	site	as	a	whole,	there	are	a	large	number	of	buildings	that	

cannot	realistically	be	put	to	new	use,	and	redevelopment	is	the	only	viable	option.

3.4.5	 In	recognition	of	the	historic	significance	of	the	site,	an	assessment	of	the	historic	importance	

and	heritage	of	all	the	buildings	and	their	contribution	towards	the	evolution	and	character	

of	the	former	airbase	will	be	required	to	inform	the	future	detailed	planning	applications	to	

implement the various elements of this Masterplan.
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3.5 LANDSCAPE

3.5.1		 There	are	no	 landscape	designations	 in	 the	vicinity	of	 the	site,	 the	Norfolk	Coast	Area	of	

Outstanding Natural Beauty being some 10 to 12 miles to the north. The closest heritage 

asset	is	the	registered	park	and	gardens	of	Raynham	Park	which	is	2km	to	the	east.

3.5.2		 The	site	is	previously	developed	land	within	the	countryside,	located	on	a	plateau	to	utilise	

the	topography	as	an	ideal	location	for	an	airfield.		

3.5.3		 Despite	 the	 scale	of	 the	built	 form	and	 the	density	of	development,	 the	 site	 is	 very	well	

enclosed	 by	 tree	 belts	 and	 hedgerows,	 and	 blocks	 of	woodland	 to	 the	west.	 	 A	 number	

of	mature	trees	of	landscape	merit	are	present	within	the	site.	 	The	topography	assists	in	

containing	the	development	as	the	land	slopes	towards	the	north-west.

3.5.4		 The	North	Norfolk	Landscape	Character	Assessment	 locates	categorises	 the	site	as	being	

within	the	‘Rolling	Open	Farmland’	landscape	character	type.	

3.5.5		 The	main	visual	influence	on	the	wider	landscape	are	the	airfield	hangers,	although	these	sit	

logically	in	the	landscape	alongside	the	open	runways	and	Control	Tower	of	the	airfield.	

3.5.6	 Internally	within	the	site,	the	relationship	between	existing	buildings	and	open	spaces	gives	

the former airbase a campus style character.  The design of the former base incorporates 

large	scale	landscape	planting	including	lines	and	crescents	of	mature	trees.		This	is	an	intrinsic	

part	 of	 the	 design	 of	 the	 former	 air	 base	 and	 any	 new	development	 should	 incorporate	

similar	 features.	 	 In	 recognition	of	 the	 trees	which	contribute	 to	 the	 landscape	character	

of the site, a detailed arboricultural assessment should be undertaken to inform the future 

detailed	planning	applications	to	implement	the	various	elements	of	the	master	plan.
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3.6 ECOLOGY

3.6.1		 The	value	of	the	site,	whilst	not	of	particular	ecological	significance	in	terms	of	habitat	or	

species	rarity,	is	influenced	by	its	connection	to	the	wider	countryside	and	management	of	

adjacent	land.		Whilst	no	protected	species	were	evident	at	the	time	of	the	walk	survey	by	

Aspect	Ecology,	an	assessment	of	the	ecological	potential	of	all	buildings	and	spaces	within	

the	site	should	be	taken	to	inform	the	future	detailed	planning	applications.

3.7 MOVEMENT

3.7.1		 At	present	there	are	two	access	points	to	the	site	from	the	public	road.	The	main	access	

into	the	centre	of	the	site	provides	key	views	and	runs	south	towards	the	main	gates	(V1)	

and	WRBP	and	east	(V2)	towards	the	residential	area	of	Kipton	Wood.	The	second	access	is	

into	the	residential	area	known	as	The	Orchard.		(All	viewpoints	(V)	are	indicated	on	drawing	

reference	12/0003/DB09/B	entitled	‘Existing	Landscape	Analysis’	contained	in	Appendix	4).

3.7.2		 These	access	roads	and	the	roads	within	Kipton	Wood,	The	Orchard	and	the	WRBP	are	well	

maintained.	Other	roads,	mainly	in	the	northern	part	of	the	site,	are	less	well	used.			

3.7.3		 The	roadways	do	not	tend	to	have	footpaths	associated	with	them.		Pedestrian	movement	

within	the	site	between	Kipton	Wood,	The	Orchard	and	the	WRBP	is	also	restricted	due	to	

the need to cross large open areas that are poorly surveyed and connected.

3.8 UTILITIES

3.8.1		 Water

 The site is served by one borehole that produces up to 36,000 litres per hour.  The property’s 
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entire	needs	are	met	by	this	supply.		The	water	is	treated	and	pumped	to	a	high-level	storage	

tank	of	46	cubic	metres	capacity.		Water	is	pumped	around	the	site	via	cast	iron	pipework	

and some more modern blue pipe.  The current system requires upgrading.

3.8.2		 Electricity

	 The	WRBP	is	served	by	an	incoming	high	voltage	supply	cable	from	the	National	Grid.		The	

supply	feeds	an	intake	substation	and	from	this	point	a	high	voltage	ring	encircles	the	site.		

Transformers are placed around this ring to serve individual or groups of buildings.  

	 Kipton	Wood	is	served	direct	from	the	Grid	independent	of	the	site	network.		Supply	to	The	

Orchard requires upgrading.

3.8.3		 Gas

	 There	is	no	mains	gas	to	the	site.		Calor	Gas	is	currently	used	to	run	heating	and	hot	water	to	

dwellings	within	The	Orchard	and	to	some	of	the	buildings	on	WRBP.

3.8.4		 Telecoms

	 The	 site	has	a	network	of	over	 ground	 cables	 and	 telegraph	poles	 and	now	 receives	 the	

benefit	of	fibre	optic	broadband.

3.8.5		 Heating	

	 With	the	exception	of	the	residential	areas	all	buildings	on	the	site	were	heated	by	means	of	

centralised	oil	fired	boilers	via	a	distribution	system	of	underground	insulated	pipes.			This	

system	is	now	redundant	and	a	new	system	is	required.
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3.8.6		 Surface	water	and	foul	drainage

	 The	site	is	served	by	a	private	sewage	works.		This	facility	requires	upgrade.		Surface	water	

will	continue	to	be	dealt	with	via	soakaways,	EWS	tanks	and	two	overflow	ponds.

3.9 CHARACTER AREAS

 

	 The	site	can	be	divided	into	a	number	of	character	areas;

3.9.1	 West	Raynham	Business	Park	(WRBP)

•	 Layout	–	WRBP	is	 in	the	south	east	of	the	site.	 	The	hangars	face	the	former	runway	in	a	

shallow	crescent	running	south	to	east,	forming	a	very	impressive	view	looking	back	from	

the	Listed	Control	Tower	(V3).		Behind	these	the	other	technical	buildings	and	workshops	are	

laid	out	in	rough	symmetry	around	a	south	east	to	north	west	axis	leading	towards	the	main	

entrance.  

•	 Buildings	–	The	quality	of	the	buildings	varies,	with	the	Grade	II	Listed	Control	Tower,	the	

classically	proportioned	Guard	House,	Station	Headquarters,	Chapel,	Water	Tower,	District	

Heating	Control	Centre,	 four	Hangers	and	the	Training	Dome	at	the	higher	quality	end	of	

the	spectrum.		At	the	lower	end	are	the	very	utilitarian	open	shelters	with	steel	frames	and	

corrugated	sheet	roofs,	and	open	concrete	fuel	store	bays.		Between	the	two	extremes	are	

a	variety	of	flat	roofed	brick	buildings	housing	a	number	of	uses	including	workshops,	stores,	

central	heating	plant,	sick	bay	and	mortuary.		It	also	includes	the	early	1960’s	sports	hall.		

•	 Landscape	 -	 The	 spaces	between	 the	buildings	 in	 the	WRBP	 tend	 to	be	 incidental	 in	 the	

form	of	accesses	and	service	yards,	although	there	is	the	large	apron	adjacent	to	the	former	

runway	between	the	hangars	and	the	Control	Tower.		Another	exception	is	the	formal	grassed	
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oval	green	between	the	Guard	House	and	Station	Headquarters	(V9	and	V10).		Trees	were	

planted	along	the	roadways	to	create	a	natural	camouflage.	These	have	matured	over	the	

years	and	now	form	pleasant	tree	lined	avenues.

•	 Opportunities	and	Constraints	–	The	variety	of	buildings	in	the	WRBP	both	in	type	and	size	

provides	 for	 a	wide	 range	of	 commercial	 activity.	Much	of	 the	 space	 is	 in	use	and	 there	

are	other	buildings	that	require	minor	 internal	alterations	and	upgrading	before	they	can	

be	occupied.	However,	 there	are	buildings	 that	are	not	 suitable	 for	 re-use	and	 there	are	

external	areas	with	potential	for	new	development.		The	existing	roads	and	avenues	of	trees	

would	provide	a	mature	backdrop	for	new	development.

3.9.2		 Residential	blocks	and	community	uses

•	 Layout	 -	 The	 north	 and	 central	 parts	 of	 the	 site	 house	 the	 barrack	 blocks,	 the	 former	

administrative	buildings,	restaurants,	community	buildings	and	the	Officers’	Mess.	

•	 Buildings	-	The	quality	of	the	buildings	varies	from	the	well-proportioned	neo	Georgian	style	

Officers’	Mess	and	unmarried	Officers’	Quarters	to	the	‘H’	plan	barrack	blocks.		

•	 Landscape	–	There	are	good	avenues	of	trees	along	the	roadways	as	well	as	in	the	Atcherley	

Square area of The Orchard, but other than these there does not appear to be a designed 

tree	 layout.	 	 Some	of	 the	open	 spaces	between	 the	buildings	 are	well	 designed,	 such	as	

the	oval	green	in	front	of	the	Officers’	Mess	or	very	formal	parade	ground,	but	in	the	main	

the spaces are fairly open and unplanned.  The axis on the former cricket pitch provides a 

formal	vista	to	the	Officers’	Mess.	These	natural	features	are	contained	in	drawing	reference	

12/0003/DB09/B	entitled	‘Existing	Landscape	Analysis’	in	Appendix	4.	

•	 Opportunities	and	Constraints	 -	The	parade	ground	with	 the	barrack	blocks	 form	a	good	

space	with	good	vistas	on	formal	axes	(V4)	which	can	be	retained	and	enhanced	with	new	
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buildings	to	complete	the	‘square’.	Similarly	the	buildings	fronting	the	north	side	of	the	main	

east-west	road	separating	the	residential	and	Technical	Area	create	a	good	streetscape,	and	

there	is	an	important	view	(V5)	looking	north	on	the	central	axis	of	the	Airman’s	Restaurant.		

However,	the	greater	part	of	this	area	north	of	the	WRBP	is	largely	incidental	open	space	with	

buildings	of	lesser	architectural	merit	that	rather	detract	from	the	whole.	This	is	considered	

the	area	with	greatest	potential	for	housing	development.	The	layout	of	new	housing	in	the	

area	can	be	formal	reflecting	the	intention	of	the	existing	layouts,	and	would	be	reinforced	

with	new	landscaping	in	a	similar	vein	to	the	existing	with	avenues	and	small	squares.	This	

approach	will	ensure	that	the	character	of	the	former	base	is	retained.	

3.9.3		 Married	Officers’	Quarters	in	The	Orchard

•	 Layout	-	To	the	west	of	the	site,	the	married	officers’	houses	were	planned	on	garden	city	

principles,	with	squares	and	tree-lined	avenues	and	an	orchard.	

•	 Buildings	-	This	area	is	wholly	housing,	mainly	detached	but	there	are	some	semi-detached	

houses,	 all	 in	 large	 plots.	 The	 earliest	 houses	 around	 Atcherley	 Square	 are	 the	 most	

impressive,	built	 in	a	neo	Georgian	style	and	the	largest	have	servants’	quarters.	 	Further	

east,	the	houses	built	in	the	1960s	become	less	impressive	but	they	are	still	sizeable	in	good	

plots.

•	 Landscape	-	Between	the	houses,	there	is	a	variety	of	character	spaces.	The	formal	square	

with	its	orchard	and	the	early	houses	around	it	is	the	best	outside	space,	and	the	fruit	trees	

within	the	square	give	this	area	its	particular	character.		The	vista	of	this	square	from	the	

approach	road	is	an	important	key	view	(V6)	to	be	retained.		The	trees	lining	the	road	in	this	

area create avenues enhancing the pleasant environment.

•	 Opportunities	and	Constraints	-	There	are	many	left	over	open	spaces	in	this	area	which	give	
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an	unsatisfying	 air	 of	 incompleteness.	 They	provide	a	 good	opportunity	 for	new	houses.	

Infilling	 these	 spaces	 with	 detached	 or	 semi-detached	 houses	 would	 also	 improve	 the	

streetscape.

3.9.4		 Married	Airmen’s	Quarters	in	Kipton	Wood

•	 Layout	-	The	married	airmen’s	quarters	are	to	the	east	of	the	site.	They	are	laid	out	formally	

along roads and around greens. 

•	 Buildings	-	The	buildings	are	semi-detached	and	terraced	1960’s	2	and	3	bedroom	houses.

•	 Landscape	 -	The	houses	 front	on	 to	 formal	 communal	green	spaces	and	have	small	back	

gardens.			There	is	some	formal	tree	planting	in	the	communal	grassed	areas,	and	some	trees	

in back gardens. 

•	 Opportunities	and	Constraints	-	Although	this	area	is	formally	laid	out,	there	are	opportunities	

for	infill	housing	development	around	some	of	the	edges	of	the	site	as	it	merges	with	the	

surrounding	 area.	 The	 formality	 of	 the	 layout	 could	 be	 strengthened	 with	 similar	 short	

terraces	and	semi-detached	houses	enclosing	existing	landscaped	areas.

3.9.5  Cricket pitch

•	 Layout	-	The	cricket	pitch	lies	between	the	WRBP	and	the	Married	Officers’	Quarters	The	

Orchard	and	to	the	south	of	the	Officers	Mess	and	Unmarried	Officers’	Quarters.

•	 Buildings	 -	The	only	building	 is	 the	derelict	 cricket	pavilion	 that	 is	a	prefabricated	timber	

framed and clad structure.

•	 Landscape	-	The	former	pitch	area	is	grassland,	with	trees	and	ponds	to	the	south	and	a	belt	
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of	trees	along	the	boundary	to	the	WRBP	to	the	east.

•	 Opportunities	and	Constraints	-	This	area	splits	the	community	resulting	in	existing	dwellings	

in The Orchard being isolated from the rest of the site. The area could largely be retained 

as	sports	pitches	for	the	new	community	as	it	does	provide	the	set	piece	view	(V7)	of	the	

Officers’	Mess	to	the	south.	It	is	important	that	this	part	of	the	site	is	maintained	as	open	

space	 and	 should	 remain	 as	 a	 sports	 pitch	 serving	 the	wider	 redeveloped	 site.	 	 There	 is	

an	opportunity	for	new	residential	development	around	this	area	of	open	space.		This	can	

emphasise	the	view	on	the	formal	axis	of	the	Officers’	Mess	and	also	retain	the	visual	sense	

of	separation	of	The	Orchard.	However	the	new	development	would	create	a	better	physical	

connection	between	The	Orchard	and	the	remainder	of	the	site.		The	other	key	views	of	the	

Officers’	Mess	from	the	eastern	(V8)	and	south	west	(V9)	approaches	should	be	retained.		To	

the	west	new	housing	will	create	a	good	frontage	where	at	present	there	are	blank	fences	

of	back	gardens.		To	the	east	of	the	pitches	new	development	in	this	location	should	provide	

good	frontage	behind	existing	mature	trees	to	the	main	site	road	running	south	from	the	

entrance.
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4.0 EVALUATION

4.1 KEY PLANNING ISSUES

4.1.1	 It	 is	 clear	 that	 the	 former	 RAF	 airbase	 has	 an	 important	 future	 role	 to	 play	 in	meeting	

the	housing,	 employment	 and	 recreational	 needs	of	 the	District.	 This	Development	Brief	

is designed as the vehicle to provide guidance as to the type and extent of development 

that	would	be	acceptable	within	the	site.	 	At	this	stage,	 the	following	planning	 issues	are	

considered	relevant:	

•	 The	closure	of	the	former	RAF	Raynham	base	by	the	MoD	resulted	in	a	significant	loss	of	jobs	

within	the	District;

•	 Some	of	the	redundant	buildings	that	exist	within	the	site	today	are	capable	of	reuse	and	

could	be	used	to	create	jobs	and	house	people;

•	 The	Framework	supports	the	conversion	and	re-use	of	redundant	buildings	for	employment	

and	housing	uses;

•	 The	Framework	supports	the	redevelopment	of	this	large	brownfield	site;

•	 The	Framework	supports	the	retention	and	re-use	of	the	heritage	assets	within	the	site;

•	 The	Framework	seeks	to	develop	economic	activity	within	the	rural	area;

•	 The	Core	Strategy	also	supports	the	conversion	and	re-use	of	historic	buildings	within	the	

site;	and

•	 The	2004	Act	allows	for	the	redevelopment	proposals	to	come	forward	immediately	without	

delay. 

4.1.2	 In	addition	to	the	above,	the	development	proposals	would	also	help	the	Council	to	achieve	

its	current	housing	targets	as	set	out	within	the	Core	Strategy.	
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4.2 OPPORTUNITIES AND CONSTRAINTS

4.2.1		 In	 addition	 to	 the	above	planning	 issues,	 there	are	also	a	number	of	other	development	

opportunities	and	constraints	that	would	shape	the	District	Council’s	vision	for	the	site	as	

outlined in the Development Brief.  

4.2.2	 One	of	the	main	development	opportunities	is	in	relation	to	the	existing	stock	of	redundant	

former	 RAF	 buildings	 which	when	 converted	 and	 improved	 are	 capable	 of	 supporting	 a	

sustainable	mixed	use	community	at	the	site.		These	existing	uses	are	set	out	in	drawing	no.	

12-0003/DB01	contained	within	Appendix	2.	

4.2.3	 The	former	airbase	was	originally	constructed	as	a	 large	purpose	built	secure	and	 inward	

facing	community	that	provided	housing,	employment,	 leisure	and	recreation	for	all	MoD	

residents.		Although	large	areas	of	the	existing	site	are	now	redundant,	a	significant	number	

of	 dis-used	 buildings	 are	 capable	 of	 being	 re-used	 for	 a	 variety	 of	 uses.	 	 This	 includes	 a	

number	of	heritage	buildings	that	would	need	to	be	retained	under	any	future	development	

proposal.		The	site	also	benefits	from	an	extensive	network	of	open	space	areas	and	mature	

landscaping that can be incorporated into successful development proposals.  

Photo 4 - Redundant 
Buildings for Conversion
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4.2.4	 A	 wide	 range	 of	 both	 redundant	 and	 operational	 community	 facilities	 are	 also	 present	

within	the	site.	These	facilities	could	provide	a	backbone	for	an	expanded	garden	village.		It	

is	expected	that	new	development	will	be	focused	on	the	large	tracts	of	brownfield	land	that	

are	present	within	the	site.

4.2.5	 Vehicular	access	to	the	site	will	be	via	the	local	road	network.		Existing	vehicular	routes	have	

been	improved	through	the	implementation	of	a	road	widening	scheme	for	the	A148	that	

has	been	designed	and	approved	under	a	previous	planning	application	in	conjunction	with	

Norfolk	County	Council.		The	road	widening	works	are	set	out	in	drawing	no.	131162/CL10/

P1	in	Appendix	5.		

4.2.6	 It	 is	 therefore	 believed	 that	 the	 opportunity	 exists	 to	 accommodate	 new	 large	 scale	

development	within	the	existing	boundaries	of	the	site	and	that	the	highway	improvements,	

which	have	been	implemented	by	the	site	owner,	will	provide	sufficient	new	highway	capacity	

to	accommodate	this	planned	level	of	growth.	

4.2.7	 Although	at	this	stage	it	is	considered	that	there	is	no	long	term	barrier	to	accommodating	

major	 planned	 housing	 and	 employment	 growth	 within	 the	 site,	 it	 is	 considered	 that	

the	 following	 works	 should	 be	 undertaken	 in	 advance	 of	 formulating	 detailed	 planning	

applications	to	implement	the	various	elements	of	this	Masterplan:

•	 Visual	assessment	to	examine	the	landscape	impact	of	the	proposals	on	key	views	and	the	

wider	countryside;

•	 An	arboricultural	assessment	to	establish	the	pattern	of	the	trees	on	the	site,	and	those	trees	

of	merit	to	be	retained	and	areas	of	new	tree	planting	to	develop	local	character;

•	 Heritage	assessment	to	identify	the	buildings	to	be	retained	and	to	inform	the	design	and	

layout	of	new	housing	and	employment	areas;	and

•	 Ecological	assessment	to	guide	future	development	and/or	demolition	within	the	site.
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4.3 EXISTING HOUSING

4.3.1	 There	 are	 two	main	 areas	 of	 existing	 housing	within	 the	 site	 totalling	 172	 houses.	 	 The	

first	area	at	the	eastern	end	of	the	site	is	known	as	Kipton	Wood	and	contains	128	former	

airmen’s	houses.		This	area	is	characterised	by	2	and	3	bedroom	terraced	and	semi-detached	

dwellings	that	are	currently	being	refurbished	for	sale	and	letting	by	the	site	owner.

4.3.2	 The	second	existing	housing	area	is	at	The	Orchard	which	is	located	at	the	western	end	of	the	

site	and	comprises	44	former	officers’	houses.		This	area	is	characterised	by	larger	detached	

and	semi-detached	family	housing	that	was	previously	occupied	by	officers	stationed	at	the	

air	base.		Again	this	housing	stock	is	being	refurbished	for	sale	(and	letting)	by	the	site	owner.

4.3.3	 It	is	considered	that	there	is	an	opportunity	to	re-use	approximately	8,042	sq.	m	of	existing	

unused	floor	space	that	is	capable	of	being	converted	to	new	residential	dwellings	to	meet	

housing needs locally. 

Photo 6 & Photo 7 - 
Houses at Kipton Orchard 
being refurbished

Photo 5 - Refurbished Houses at Kipton Wood
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4.3.4	 Furthermore,	the	additional	infilling	and	new	build	opportunities	which	exist	on	brownfield	

land	within	the	site	can	accommodate	new	housing	for	sale	and	letting.		Particular	care	should	

be	taken	in	the	division	of	existing	garden	plots	to	accommodate	new	development	and	to	

boundary	treatments	for	all	new	development.		Evergreen	species	should	be	incorporated	

into hedging mixes to provide a degree of year round screening.

4.4 CURRENT EMPLOYMENT USES

4.4.1	 The	former	Technical	Area,	now	re-branded	as	West	Raynham	Business	Park,	is	located	on	a	

site	of	106	acres	in	the	central	and	southern	parts	of	the	site.		The	area	contains	a	wide	range	

of	heritage	and	other	buildings	that	could	be	suitable	for	a	variety	of	different	employment	

uses.	The	buildings	include	former	hangars,	workshops,	stores,	religious	buildings	and	offices.		

The	existing	buildings	are	generally	of	a	high	quality	build	in	terms	of	design,	materials	and	

detailing. 

 

4.4.2	 It	has	been	assessed	that	some	37,000	sq.	m	of	existing	accommodation	can	be	converted	

into	new	work	spaces	to	meet	employment	needs	locally.		It	is	estimated	that	the	opportunity	

exists	to	provide	in	the	region	of	1,400	new	jobs	within	the	site	through	the	conversion	and	

re-use	of	existing	employment	buildings.	 	This	will	facilitate	both	start-up	and	established	

businesses	to	relocate	to	the	site	at	affordable	rents.	

Photo 8 - Redundant 
Buildings in Technical 
Area
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4.4.3	 	The	opportunity	also	exists	for	occupiers	to	either	buy	or	rent	employment	accommodation	

within	a	short	walk	of	new	and	refurbished	housing	at	 the	site	and	thereby	reducing	the	

need	to	travel	and	thus	furthering	the	overall	sustainability	objectives	of	the	District	Council.		

A	proper	mixed	use	community	is	therefore	being	created	at	the	site.

4.4.4	 Prior	 to	finalising	the	detailed	design	and	 layout	 for	 the	WRBP	further	assessment	of	 the	

buildings	present	within	this	part	of	the	site	is	required.

4.5 EXISTING COMMUNITY AND RECREATIONAL USES

4.5.1 The site contains a variety of community uses.  The former village shop and community 

centre	are	now	in	use	and	both	have	the	capacity	to	support	a	greater	number	of	consumers	

within	the	site.

4.5.2	 Sport	and	recreational	spaces	are	present	within	the	site	including	a	children’s	play	area.		For	

indoor	sport,	there	is	the	existing	gym	that	could	be	refurbished	and	brought	back	into	use	

through	the	wider	development	proposals.		The	squash	and	tennis	courts	are	both	in	use	and	

Photo 9 - Conversion of 
Redundant Buildings in 
Technical Area
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further	outdoor	facilities	could	be	created	including	football	and	cricket	pitches.	

4.5.3	 These	 existing	 sports	 and	 leisure	 facilities	 are	 capable	 of	 supporting	 a	 larger	 population	

within	the	village	as	proposed	in	this	Development	Brief.

4.6 PEDESTRIAN LINKAGES THROUGH THE SITE

4.6.1	 People	 movement	 within	 the	 site	 is	 currently	 constrained	 in	 place	 making	 terms.	 	 The	

existing	housing	areas	at	Kipton	Wood	and	The	Orchard	and	the	employment	spaces	within	

the	WRBP	are	located	at	opposite	ends	of	the	site	with	minimal	activity	between	them	and	

reasonably poor pedestrian linkages. 

4.6.2	 The	central	area	of	the	site	is	comparatively	unused	and	the	presence	of	a	large	number	of	

derelict and vacant buildings and a lack of natural surveillance across this area deters people 

movement	 and	 prevents	 proper	 community	 integration.	 	 This	 is	 due	 to	 the	 deliberately	

designed	layout	of	this	part	of	the	site	by	the	MoD	to	ensure	that	the	base	functioned	with	

separate	 land	uses,	activities	and	 rank.	 	The	unused	central	area	of	 the	site	contains	 the	

heritage	buildings	of	the	Officers	Mess	and	Airmen’s	Restaurant	together	with	the	barrack	

blocks	that	could	be	redeveloped	into	residential	accommodation.	

4.6.3	 The	 future	development	proposals	 for	 the	site	should	seek	 to	develop	a	network	of	new	

pedestrian	and	cycle	links	to	reinforce	a	sense	of	community	across	the	entire	site	by	ensuring	

that	all	areas	and	uses	are	connected	better	to	one	another.	

4.7 ACCESS TO THE SITE

4.7.1	 The	site	can	be	accessed	by	either	the	A148	or	the	A1065	routes.		Four	main	points	of	vehicular	

access	from	these	routes	serve	the	existing	residential	dwellings	within	Kipton	Wood	and	

The	Orchard.	 	 Larger	 commercial	 vehicles	 can	 travel	 straight	 to	 the	existing	employment	
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space	within	 the	West	 Raynham	Business	 Park	without	 passing	 through	 the	 existing	 and	

proposed	residential	areas.	

4.7.2	 At	its	peak,	RAF	Raynham	accommodated	a	total	of	over	3,000	personnel,	including	up	to	

600	civilian	staff	who	were	permanently	employed	on-site.		The	majority	of	the	civilian	staff	

travelled	to	and	from	the	airbase	daily	via	car	and	therefore	we	believe	that	local	highways	

should	be	able	to	accommodate	the	future	proposals	set	out	within	this	Development	Brief.		

4.7.3	 Historically	the	activities	within	the	airbase	generated	and	attracted	a	significant	quantum	

of	traffic	movements	–	both	in	terms	of	cars	and	heavy	goods	vehicles.		The	types	of	vehicle	

movements	 associated	 with	 the	 previous	 use	 of	 the	 site	 as	 RAF	 Raynham	 included	 the	

following:	

•	 Staff	arriving	to/from	the	site;

•	 Children	being	transported	by	bus	to	local	schools;

•	 Transportation	of	military	equipment;

•	 Deliveries	of	materials	such	as	fuel;	and,

•	 Servicing	and	maintenance	vehicles.

4.7.4	 When	 the	 site	was	previously	 in	 operation	 as	 an	RAF	Base,	 the	MoD	 identified	 separate	

routes	from	the	A148	and	A1065	for	heavy	and	light	traffic	respectively.

Photo 10 - Access to the 
West Raynham Business 
Park
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5.0 THE MASTERPLAN – A VISION FOR DEVELOPMENT 

5.1 NEW GARDEN VILLAGE

5.1.1	 When	the	RAF	closed	their	operations	at	West	Raynham,	all	the	buildings	and	spaces	were	

rendered	redundant	by	the	MoD.	The	re-population	of	the	housing	and	employment	areas	

has	been	continuing	since.		The	re-population	and	re-use	of	this	accommodation	has	been	

somewhat	frustrated	by	the	absence	of	a	comprehensive	planning-led	vision	for	the	site	as	

set out in this Development Brief.

5.1.2		 The	aim	of	the	Development	Brief	is	to	identify	an	opportunity	to	create	a	critical	mass	of	

living	and	employment	uses	within	the	site	sufficient	to	support	a	locally-based	community	

and	 a	 basic	 range	 of	 shops	 and	 services.	 The	 intention	 is	 to	 create	 a	 positive	 planning	

framework	to	protect	the	historic	interests	of	the	site	and	to	reduce	the	need	by	existing	

and future residents at the site to have to travel by car to access basic services.

5.1.3	 The	vision	is	to	re-use	and	reinvigorate	the	site	in	a	way	that	respects	and	celebrates	the	

historic	 and	architectural	 heritage	of	 the	 site.	 The	distinct	 campus	 style	 character	of	 the	

former	airbase	evident	in	the	original	design	and	layout	of	the	buildings,	tree-lined	streets	

and the generous green spaces should form the basis for future development. The avenues 

of	mature	trees	throughout	the	property	will	be	integrated	where	possible	as	part	of	this	

Masterplan.		It	is	considered	that	a	planned	garden	village	model	with	any	new	accommodation	

respecting	the	network	and	use	of	the	existing	green	spaces	is	the	right	way	forward	from	a	

development	perspective.		The	special	and	unique	character	of	this	former	airbase	will	not	

be eroded by these proposals.

5.1.4	 The	Masterplan	will	set	out	that	the	final	scheme	design	properly	connects	all	areas	of	the	

site	with	a	series	of	well-defined,	publicly	owned	and	well-surveyed	pedestrian	and	cycle	

routes.  
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Photo 11- Mature Landscaping

5.2 DESIGN CHARACTER OF THE MASTERPLAN

5.2.1	 As	 an	 RAF	 base,	 the	 site	 was	 a	 large	 community	 offering	 housing,	 employment	 and	

recreational	uses	all	on	one	site.	 	There	 is	now	an	opportunity	to	bring	the	derelict	parts	

of	the	site	back	into	full	use.	It	is	an	existing	settlement;	it	has	mature	landscaping,	a	core	

of	heritage	buildings,	existing	community	facilities,	housing	and	places	of	employment	and	

worship.		These	provide	the	existing	backbone	to	the	new	village.		There	are	large	areas	of	

brownfield	land	within	the	existing	boundary	which	are	ideal	for	re-development	and	would	

have	little	adverse	effect	on	the	surrounding	area.

5.2.2	 The	distinct	character	of	the	former	RAF	buildings	and	landscaping	forms	the	basis	for	the	

Masterplan	within	this	Development	Brief	which	is	set	out	in	drawing	no.	12-0003/DB13	in	

Appendix	7.		The	key	is	the	connection	between	the	various	elements	of	the	site	around	the	

heritage core making full use of the planned open spaces. The mature orchard at The Orchard, 

the	spacious	greens	at	Kipton	Wood,	and	the	formal	crescents	in	front	of	the	Officers’	Mess	

and	the	Station	Headquarters	set	the	precedent	for	the	quality	of	the	new	open	space	that	

will	define	the	character	of	the	environment.
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5.2.3	 As	the	entire	site	is	currently	under	a	single	ownership	the	opportunity	exists	to	create	a	new	

living	and	working	environment	which	can	be	well	maintained	and	controlled	to	the	highest	

standards into the future.  

5.3 IMPROVED LINKAGES AND CONNECTIONS

5.3.1	 The	principles	of	the	former	RAF	base	are	retained.		The	main	entrance	running	east	in	to	

the	site	remains	with	its	high	hedges,	leading	to	the	community	centre,	shop,	and	pub,	and	

onwards	to	Kipton	Wood.		The	cast	iron	gates	and	railings	at	the	main	entrance	to	WRBP	are	

a	key	feature	of	the	former	airbase	and	will	be	retained	in	any	development	proposals	in	the	

future.		The	former	Airmen’s	Restaurant	to	the	north,	framed	by	open	space	and	play	areas,	

and	the	main	site	for	new	residential	development	beyond	is	accessed	from	this	road.		It	also	

provides	access	to	potential	new	housing	sites	to	the	south.		The	entrance	running	south	to	

the	principle	entrance	gates	and	fencing	leads	to	the	main	internal	east-west	route	which	

can	be	strengthened	by	new	development.		As	it	continues	to	run	south,	it	is	proposed	that	

it	will	be	flanked	by	new	housing	set	back	behind	existing	mature	trees.

5.3.2	 The	old	entrance	leading	into	the	north	part	of	the	site	could	be	re-opened	to	allow	access	

into	the	new	residential	area	and	onwards	towards	the	centre	of	the	site.

 

5.3.3	 Pedestrian	movement	is	enhanced	with	a	major	route	created	east-west	across	the	site	from	

Kipton	Wood	to	The	Orchard,	taking	in	a	new	green	space	in	the	old	parade	ground,	past	new	

and	converted	existing	housing,	to	the	Officers’	Mess	and	on	to	The	Orchard.		At	present,	

this	 route	 is	dominated	by	empty	buildings	and	vacant	 land.	The	 two	existing	 residential	

areas	would	be	connected	in	a	far	stronger	way,	with	a	variety	of	spaces	and	buildings	en-

route.

5.3.4	 At	Kipton	Wood,	the	green	spaces	are	not	fully	defined	by	the	existing	buildings.		The	infilling	

of	short	terraces	of	2	and	3	bedroom	houses	or	flats	and	3	and	4	bedroom	semi-detached	
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houses	will	enclose	these	areas	 into	more	formal	greens	and	squares	whilst	retaining	the	

existing	road	layout.

5.3.5	 At	 The	Orchard,	 the	 layout	 of	 the	 former	 airbase	 resulted	 in	 unused	 and	 empty	 looking	

spaces	between	and	around	the	existing	houses	giving	an	air	of	incompleteness.		The	infilling	

by	new	3,	4	and	5	bedroom	detached	houses	will	tie	the	existing	layout	together	to	complete	

the street scene.

Photo 13 - Refurbished 
Houses at Kipton Wood

Photo 12 - Conversion of 
Redundant Buildings in 
Technical Area
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5.3.6	 The	connections	between	the	various	dispersed	parts	of	the	village	will	be	further	improved	

by	converting	suitable	existing	buildings	at	the	centre	of	the	village	to	residential	use.	These	

would	provide	a	variety	of	1,	2,	or	3	bedroom	houses	or	apartments.	 	These	 include	 the	

former	Officers’	Mess	between	the	main	body	of	the	village	and	The	Orchard	which	is	a	fine	

building	with	its	central	core	of	communal	facilities	and	two	wings	of	sleeping	quarters.		Of	

more average quality are the former sergeants’ mess and barrack blocks near the centre of 

the	village	which	form	a	solid	grouping	of	buildings	around	the	former	Parade	Ground.		The	

buildings	adjacent	to	the	West	Raynham	Business	Park	will	become	residential	and	a	more	

integral part of the village.

5.3.7	 The	former	Parade	Ground	will	become	a	new	formal	green	space	enclosed	by	these	new	

residences.

5.4 CONTENT OF MASTERPLAN

5.4.1 This Development Brief contains a Masterplan that is designed to outline the scale of the 

development	opportunity	that	exists.		Key	to	the	success	of	its	future	implementation	will	be	

the	integration	and	enhancement	of	the	existing	landscape	into	the	built	form.		It	is	envisaged	

that	the	new	housing	will	vary	in	character,	type	and	mix.	There	will	be	a	mixture	of	terraces,	

flats,	detached	and	semi-detached	houses.		The	emphasis	on	respecting	and	completing	the	

network	of	green	spaces	will	remain.		The	areas	closest	to	the	village	centre	have	a	more	

formal	layout	with	buildings	respecting	the	grain	and	scale	of	the	original	arrangements.	

5.4.2	 The	scale	of	the	opportunity	as	detailed	on	the	Masterplan	is	set	out	within	the	schedule	of	

proposed	residential	accommodation	in	Appendix	8.		In	summary,	a	total	of	509	residential	

units	are	proposed	in	this	Development	Brief	as	follows:

	 New	Infill	units	at	Kipton	Wood	and	The	Orchard	–	89	units

	 Conversion	of	existing	buildings	–	69	units
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	 New	build	development	–	351	units	

 

5.4.3	 The	Masterplan	proposals	have	been	designed	by	LSI	Architects	and	Lanpro	planning	advisors	

who	are	both	based	in	Norwich.	

5.5 PHASING OF THE MASTERPLAN 

5.5.1	 Although	 indicative	at	 this	 stage,	an	outline	of	 the	potential	phasing	of	 the	development	

proposals	within	the	Masterplan	is	set	out	below.	 	 	The	phasing	drawings	are	enclosed	in	

Appendix	10.	

	 Refurbishment	Phase	(on-going)

5.5.2	 This	phase	 is	set	out	within	drawing	no.	12-0003/DB04/B.	 	The	refurbishment	 for	sale	or	

letting	of	all	the	existing	dwellings	at	Kipton	Wood	and	The	Orchard	is	on-going.		To	date	93	of	

the	110	properties	at	Kipton	Wood	(which	are	in	the	ownership	of	Thalia	Investments)	have	

been refurbished.  The remaining units should be refurbished during the next 12 months.  

Of	the	44	existing	properties	at	The	Orchard,	25	have	been	refurbished	and	9	are	currently	

being	refurbished.	15	have	been	sold.		The	remaining	properties	will	be	improved	during	the	

next 2 years. 

5.5.3	 As	part	of	this	first	phase,	the	site	owner	will	also	continue	to	improve	and	secure	owners	

and	occupiers	for	the	existing	commercial	buildings	within	the	West	Raynham	Business	Park.		

The	works	to	the	WRBP	will	continue	throughout	all	the	phases	outlined	below.
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	 Development	First	Phase	(89	Infill	Units)

5.5.4	 This	 phase	will	 comprise	 the	 89	 infill	 units	 proposed	 for	 Kipton	Wood	 and	 The	Orchard	

as	shown	 in	drawing	no.	12-0003/DB05/A.	 	Of	 these	units,	58	have	previously	 received	a	

resolution	to	grant	planning	consent	(subject	to	the	signing	of	a	Section	106	Agreement).		20	

of	these	new	units	are	proposed	for	The	Orchard	and	38	are	for	Kipton	Wood.	

	 Development	Second	Phase	(69	Conversion	Units)	

5.5.5	 The	 conversion	 of	 the	 existing	 redundant	 buildings	 to	 form	 69	 new	 housing	 units	 along	

important	 frontages	to	establish	pedestrian	and	cycle	 links	between	The	Orchard,	Kipton	

Wood,	the	existing	community	facilities,	and	with	the	WRBP.		These	are	set	out	in	drawing	

no.	12-0003/DB06/B.

 

Photo 14 - Refurbished 
Houses at Kipton Wood
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	 Development	Third	Phase	(351	New	Build	Units)

5.5.6	 The	construction	of	new	homes	on	the	remaining	undeveloped	parts	of	the	site.		This	phase	

of	works	is	set	out	in	drawing	no.	12-0003/DB07/A.		This	additional	housing	is	required	to	

create	a	critical	mass	to	support	a	good	range	of	local	services	within	the	new	garden	village	

and	to	fund	the	required	infrastructure	and	utilities	improvement.

	 Final	Employment	Phase	

5.5.7	 To	focus	the	investment	realised	from	the	sale	of	the	new	housing	units	above	into	refurbishing	

and	expanding	any	then	unlet	employment	buildings	in	the	West	Raynham	Business	Park	and	

to complete any outstanding infrastructure upgrades. 

5.6 FINANCIAL JUSTIFICATION FOR THE SCALE AND FORM OF DEVELOPMENT

5.6.1	 The	 development	 quantum,	 type	 and	mix	 of	 dwelling	 units	 contained	 in	 the	Masterplan	

outlined	within	this	Development	Brief	is	designed	to	provide	sufficient	development	value	

at	 the	property	 to	 fund	 the	major	 infrastructure	works	 that	are	 required	 for	 the	existing	

settlement.		

Photo 15 - Buildings for 
Conversion
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5.6.2	 The	 infrastructure	 expenditure	 required	 within	 the	 site	 relates	 to	 the	 provision	 of	 basic	

electricity,	water	and	sewage	improvements.

 Electricity

5.6.3		 The	current	position	on	electricity	is	that	Kipton	Wood	is	mains	fed	with	The	Orchard	and	

WRBP	being	powered	via	substations	owned	by	Raynham	Technical	Ltd	(in	administration).		

High	Voltage	power	comes	into	the	WRBP	and	is	then	fed	through	substations	which	then	

produce	low	voltage	electricity.

5.6.4	 Thalia	Investments	Ltd	(in	administration)	has	signed	a	contract	with	EON	to	provide	power	

directly	to	the	existing	44	houses	on	The	Orchard	at	a	cost	of	£453,066	plus	VAT.		It	is	estimated	

that	this	will	also	provide	enough	power	for	the	First	and	Second	Phases	of	development.

5.6.5	 The	cost	 to	provide	power	 for	 the	Third	Phase	of	 the	351	New	Build	Units	will	be	 in	 the	

region	of	£675,000	plus	VAT.		At	this	stage,	we	have	not	considered	the	cost	of	replacing	the	

electrical	supply	at	the	WRBP	which	is	likely	to	be	very	expensive.	

 

 Water

5.6.6	 Water	is	currently	provided	to	all	dwellings	and	workspaces	on	the	entire	site	via	a	single	

borehole.		There	is	currently	no	permit	to	extract	more	than	20	cubic	meters	of	water	per	day	

at	the	site	from	this	borehole.		The	site	is	currently	extracting	circa	130	cubic	meters	of	water	

per	day.		Thalia	Investments	Limited	(in	administration)	is	therefore	working	closely	with	the	

Environment	Agency	to	resolve	this	situation	but	the	EA	are	not	willing	to	issue	any	more	

permits	from	the	aquafer.		The	current	situation	therefore	cannot	continue	and	the	cost	of	

replacing	this	borehole	supply	with	a	new	4km	water	main	has	been	priced	at	£692,000	plus	

VAT.	This	new	main	will	provide	sufficient	water	to	serve	all	of	the	existing	houses	within	the	

site	and	the	occupied	units	within	WRBP.	It	will	also	provide	enough	capacity	for	the	First	
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and	Second	Phases	and	150	new	build	plots	within	the	Third	Phase.		A	further	6.7km	of	new	

water	pipe	will	be	required	to	serve	the	additional	new	dwellings	proposed	under	the	Third	

Phase	and	it	has	been	estimated	that	this	additional	mains	water	connection	will	cost	in	the	

region	of	£1	million	plus	VAT.

5.6.7	 In	addition	 to	 the	costs	of	 the	new	mains	 connections,	other	pipework	 is	 required	 to	be	

replaced	within	the	site.		The	aim	is	to	provide	new	water	supply	pipework	to	each	property	

on	the	site	at	a	cost	of	£762,000	plus	VAT.		Further	infrastructure	charges	will	also	apply	to	

connect	the	properties	to	this	new	network	and	this	will	add	a	further	£65,440	plus	VAT	to	

the	overall	water	supply	cost.

 Drainage

5.6.8	 The	 site	 currently	has	 its	own	sewage	 treatment	plant	 serving	 the	existing	dwellings	and	

WRBP	which	 is	at	 the	end	of	 its	 life	and	needs	 to	be	 replaced.	 	The	cost	of	 replacement	

is	£399,000	plus	VAT	for	a	new	treatment	plant.		This	new	package	plant	will	deal	with	90	

cubic	meters	a	day	of	sewage	which	will	cater	for	around	600	people	(equating	to	circa	150	

homes).	 	 It	 is	anticipated	that	the	capacity	of	the	package	plant	will	need	to	be	increased	

further	before	any	new	dwellings	can	be	completed.	

5.6.9	 The	provision	of	a	further	90	cubic	meters	a	day	will	facilitate	the	development	of	the	First	

and	Second	Phases	of	the	Infill	and	Conversion	units	which	equates	to	a	further	600	people	

(200	homes)	on	site	and	will	cost	£251,000	plus	VAT.	

5.6.10	 A	 third	 package	 plant	 of	 90	 cubic	metre	 capacity	 will	 accommodate	 the	 Third	 Phase	 of	

development	at	a	further	cost	of	£251,000	plus	VAT.		In	total,	there	would	then	be	capacity	

for	1,800	people	(600	homes).	

	 A	further	£75,000	plus	VAT	will	be	required	to	upgrade	the	facilities	to	accommodate	the	
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final	81	new	build	units	proposed	under	the	Masterplan.		In	addition	to	the	package	plants,	

pipework	repairs	to	the	sewers	on	the	site	are	also	required	at	the	outset	of	the	development.		

It	has	been	estimated	that	this	work	will	cost	in	the	region	of	£325,845	plus	VAT.		

	 Highways

5.6.11	 In	order	to	facilitate	the	Third	Phase	of	the	Masterplan	proposals,	we	have	also	included	a	

highway	improvement	cost	within	our	financial	analysis	of	£250,000.

5.7 SEQUENTIAL APPROACH

5.7.1	 In	establishing	the	preferred	Masterplan,	the	following	development	scenarios	have	been	

examined	in	the	order	listed	below:	

•	 Conversion	of	existing	buildings	only;	then

•	 Conversion	of	existing	buildings	and	the	limited	infilling	of	Kipton	Wood	and	The	Orchard	

with	new	build	dwelling	units;	then

•	 Conversion	of	existing	buildings	and	the	limited	infilling	of	Kipton	Wood	and	The	Orchard	with	

new	build	dwelling	units	 in	combination	with	various	amounts	of	new	build	development	

until	such	time	as	the	main	infrastructure	costs	were	offset	by	development	value;	then

•	 Re-running	the	various	scenarios	assuming	the	site	has	Enterprise	Zone	Status	and	new	build	

residential	 and	 employment	 floor	 spaces	 were	 exempt	 from	 certain	 planning	 obligation	

costs.

5.7.2	 The	 Masterplan	 within	 the	 Development	 Brief	 maximises	 on-site	 opportunities	 for	 cost	

effective	 conversion	 whilst	 maintaining	 site	 values	 by	 new	 build	 development	 which	 is	

required	to	fund	the	major	infrastructure	improvements	within	the	site	to	serve	the	existing	

and proposed residents.   
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5.8 THE OPTIMUM SOLUTION

5.8.1	 Although	 the	 aim	 throughout	 the	 preparation	 of	 the	Development	 Brief	 is	 to	 re-use	 the	

existing	 buildings	 where	 possible,	 unfortunately	 on	 their	 own,	 there	 is	 insufficient	 value	

being	generated	from	the	conversion	of	the	existing	buildings	in	order	to	cover	the	necessary	

infrastructure costs.  

5.8.2	 There	are	currently	172	existing	residential	properties	at	West	Raynham.		The	Masterplan	

seeks	to	increase	the	number	of	units	within	the	site	to	681	units.		Thalia	Investments	Ltd	(in	

administration)	have	calculated	that	this	is	the	minimum	amount	of	development	required	

to	 generate	 sufficient	 development	 value	 in	 order	 to	 deliver	 the	 required	 power,	 water	

supply,	foul	sewage	treatment	and	highways	upgrades	to	the	site.		A	summary	of	the	financial	

analysis	and	the	necessary	expenditure	is	set	out	in	the	attached	schedule	in	Appendix	11.

5.8.3		 As	the	owner	of	the	site,	Thalia	Investments	Ltd	(in	administration)	is	insolvent	and	a	failure	

to	deliver	the	sufficient	value	to	fund	the	required	infrastructure	upgrades	could	result	in	the	

full	cost	of	this	work	having	to	be	met	by	the	local	authority.		The	full	cost	of	this	liability	is	

£5.2	million.

5.8.4	 As	set	out	within	the	schedule	in	Appendix	11,	the	infrastructure	expenditure	is	broken	down	

into	three	principle	phases	linked	with	the	development	of	the	site;	

First	Phase	(89	Infill	Units)

5.8.5	 During	the	First	Phase	of	development,	the	value	generated	from	the	infill	units	will	 fund	

some	of	the	drainage	upgrade	works	costing	£725,000	and	the	works	required	to	the	water	

and	power	supply	at	£1.5	million	and	£450,000	respectively.		This	First	Phase	of	development	

will	show	a	loss	to	the	landowner	of	£1.5	million.		However,	with	this	Development	Brief	in	
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place,	the	landowner	will	have	the	comfort	that	this	initial	loss	can	be	offset	by	the	next	two	

phases of development.

Second	Phase	(69	Conversion	Units)

5.8.6	 The	value	generated	 from	the	Second	Phase	of	development	 from	the	conversion	of	 the	

existing	buildings	to	create	69	new	residential	units	will	fund	the	further	drainage	costs	of	

£502,000	and	will	 help	 to	 recover	 the	 loss	 to	 the	 landowner	 from	 the	First	Phase	of	 the	

project	above.

Third	Phase	(351	New	Build	Units)

5.8.7	 The	Third	Phase	of	the	project	comprising	the	New	Build	development	of	the	351	residential	

units	will	generate	sufficient	sales	value	to	meet	the	additional	cost	of	£2	million	for	further	

drainage,	water	and	power	related	improvements	together	with	the	highway	works.

5.8.8	 In	summary,	 it	 is	estimated	that	the	total	expenditure	on	 infrastructure	upgrades	of	£5.2	

million	will	be	funded	by	the	development	value	from	the	509	additional	residential	units	as	

set	out	in	the	Masterplan.		The	development	will	also	fund	the	overage	payments	which	will	

become	due	to	the	MoD	and	will	provide	a	surplus	land	value	to	the	landowner	of	circa	£2.1	

million	to	service	the	existing	debt.

	 The	viability	analysis	prepared	for	this	Masterplan	is	based	upon	the	following	development	

assumptions:

•	 An	average	plot	value	for	all	509	units	has	been	estimated	at	£30,000	per	plot	regardless	of	

size,	tenure	or	ease/complexity	of	delivery.		This	figure	has	been	derived	through	discussions	

with	 local	 agents	who	have	confirmed	 that	 this	 is	 an	appropriate	average	amount	 in	 the	

current	market;
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•	 Due	 to	 the	 extensive	 infrastructure	 costs,	 we	 have	 assumed	 an	 affordable	 housing	 rate	

of	20%.		It	is	therefore	assumed	that	102	units	of	the	total	509	units	proposed	within	the	

Masterplan	will	be	affordable;

•	 The	MoD	has	an	overage	arrangement	over	the	entire	property	which	states	that	40%	of	

any	planning	consented	land	value	will	be	paid	at	the	point	when	the	consent	is	achieved.		

The	summary	analysis	provided	in	Appendix	11	shows	this	40%	overage	to	the	MoD.		This	

arrangement	remains	in	place	with	the	MoD	until	2026;

•	 It	is	assumed	that	there	is	no	CIL	liability	throughout	the	development	phases;

•	 It	is	assumed	that	any	village	hall,	nursery/crèche,	primary	school	and/or	doctors’	surgery	

required	 to	 support	 the	 development	will	 be	 accommodated	 through	 the	 conversion	 of	

existing	buildings	identified	for	community	uses	in	the	Masterplan;	and

•	 We	 have	 also	 assumed	 that	 all	 VAT	 incurred	 on	 this	 infrastructure	 expenditure	 can	 be	

recovered.
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6.0 CONSIDERATION OF ALTERNATIVES

6.1  INTRODUCTION

6.1.1	 The	site	has	been	considered	with	a	view	to	making	it	once	again	a	sustainable	community.	As	

an	RAF	base	it	was	designed	to	a	particular	layout	and	hierarchy.	The	intention	is	to	respect	

the	essence	of	the	original	layout.	However,	it	is	recognised	that	there	must	be	change	to	

allow	the	site	to	develop	in	a	way	that	will	make	it	attractive	to	residents	and	businesses	and	

become sustainable once again.

6.1.2	 There	are	a	number	of	benefits	the	site	holds:

•	 The	land	the	subject	of	this	Development	Brief	is	owned	by	one	owner

•	 Good	supply	of	land

•	 An	existing	residential	community

•	 Existing	businesses

•	 Existing	buildings	for	re-use

•	 A	wealth	of	community	facilities	

•	 Pedestrian	orientated	environment

•	 Topography	and	mature	landscape	

6.1.3	 However	there	also	a	number	of	disadvantages.

•	 A	split	site	with	housing	areas	

•	 An	air	of	dereliction	with	some	unusable	redundant	buildings

6.1.4 The Masterplan has provided the opportunity for all involved in the development process to 

clarify the outline vision for the site. 
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6.2 GOOD SUPPLY OF LAND

6.2.1	 The	site	can	help	North	Norfolk	District	Council	meet	its	housing	growth	needs.

6.3 GIVING IDENTITY TO A MIXED COMMUNITY

 

6.3.1	 A	moribund	Technical	Site,	strewn	with	buildings	in	an	ever-increasing	state	of	dilapidation,	

is hardly the best neighbour for achieving a popular community. The strategy is for an 

inclusive,	 robust	and	 realistic	approach	 to	handling	 the	 larger	buildings	 in	 the	 immediate	

vicinity	of	existing	and	proposed	housing	areas.	If	there	is	no	likely	economic	life	for	certain	

buildings	in	such	locations,	then	demolition	may	be	necessary.	However,	as	the	intention	is	

for a thriving village, then a variety of building types, and as much variety of use as possible, 

are the natural corollaries.

6.3.2	 There	are	a	number	of	existing	facilities	on	site.	The	shop	and	pub	are	run	by	the	community.	

They	 will	 become	more	 sustainable	 and	 be	 able	 to	 offer	 more	 products	 to	 the	 greater	

population.	 In	 turn	 this	will	 reduce	 the	 necessity	 for	more	 off	 site	 car	 journeys.	 A	 study	

was	carried	out	to	demonstrate	the	effect	that	house	type	would	have	on	density.	Drawing	

12-0003/DB06/B	 in	Appendix	10	 illustrates	 the	possible	number	of	houses	 the	 site	 could	

accommodate, depending on house type.

6.4 USES FOR EXISTING ASSETS

6.4.1	 Existing	assets	which	are	currently	mothballed,	such	as	the	sports	hall,	can	be	brought	back	

to	use	with	a	larger	local	population	to	justify	the	expense.
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6.4.2	 With	regard	to	the	estate	road	network	and	utilities	infrastructure	as	much	as	possible	of	the	

existing	infrastructure	should	be	saved.	New	links	and	junctions	should	be	introduced	only	

when	necessary	to	achieve	an	overall	benefit	in	terms	of	connectivity,	and	opening	up	sites	

for	new	development.

6.5  TAKING ADVANTAGE OF THE LANDSCAPE ASSET

 

6.5.1	 The	site	has	a	mature	landscape	with	lawns	surrounded	by	hedges,	planted	rows	and	lines	of	

trees.	The	open,	green	sward	can	give	such	estates	something	of	the	character	of	a	Garden	

village	 with	 a	 substantial	 number	 of	 specimen	 trees.	 An	 added	 advantage	 given	 to	 the	

landscape	is	the	topography	which	helps	conceal	the	site	from	surrounding	areas.

6.6 TO BRING THE SPLIT SITE TOGETHER

 

6.6.1	 The	segregation	of	the	two	principal	housing	areas	of	The	Orchard	and	Kipton	Wood	 is	a	

key	design	consideration.	A	balance	must	be	struck	between	maximising	the	conversion	and	

re-use	opportunity,	preserving	the	heritage	asset	and	expanding	to	create	a	sustainable	self-

supporting	new	community.	The	strategy	to	retain	the	strong	characters	of	each	part	is	very	

clear,	and	understandable.	The	objective	is	to	plan	the	infill	and	any	growth	possible,	such	

that	‘the	whole	is	greater	than	the	sum	of	the	parts’,	and	that	the	parts	are	‘strengthened’,	

rather	than	‘diluted’	in	their	character.

 6.7  WALKING DISTANCES

 

6.7.1	 Walking	distances	can	be	 taken	as	a	yardstick	by	which	 to	measure	accessibility,	and	 the	

acceptability	 of	 distances.	 The	 400m	 (or	 5-minute	 walk)	 and	 800m	 (or	 10-minute	 walk)	

are	well-known	 benchmarks.	 The	 distance	 between	 The	Orchard	 and	 Kipton	Wood,	 and	

the	location	of	prominent	‘communal	buildings’,	are	such	that	there	is	a	good	basis	for	the	

creation	of	a	pedestrian	grain	to	a	linked	housing	development.	The	network	of	routes	and	
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distances	are	indicated	on	drawing	reference	SK002/D	in	Appendix	6.

6.8  EXISTING BUILDINGS

6.8.1	 It	is	important	that	the	character	areas	described	keep	their	identity.	The	approach	taken	for	

existing	buildings	will	vary	according	to	the	character	area	and	the	qualities	of	the	specific	

buildings.
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7.0 COMMUNITY ENGAGEMENT 

7.1	 It	is	recognised	that	the	District	Council	is	committed	to	localism	and	community	engagement	

and requires that the detail design of the scheme under the various development phases is 

formulated	in	conjunction	with	a	dedicated	Community	Liaison	Panel	(CLP).			

7.2	 The	CLP	should	contain	representatives	from	the	District	Council,	Norfolk	County	Council,	

Borough	Council	 of	 Kings	 Lynn	 and	West	Norfolk,	West	 Raynham	Parish	 Council	 and	 the	

Kiptons	Residents	Association	as	a	minimum.
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8.0 IMPLEMENTATION

8.1	 A	high	level	vision	outlining	the	scale	of	the	development	opportunity	that	exists	as	a	result	

of	this	former	RAF	airbase	is	set	out	within	this	Development	Brief.	Applicants	promoting	

planning	applications	for	development	within	the	site	as	outlined	within	the	Development	

Brief should contact the District Council at the earliest opportunity for advice in respect of the 

nature,	scope	and	further	assessment	works	required.	The	National	and	Local	Requirements	

Checklist should also be considered. 

8.2	 Unless	otherwise	agreed	in	writing,	the	development	phasing	shall	broadly	be	in	accordance	

with	the	phasing	plans	included	within	this	Development	Brief.	
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9.0 CONCLUSION

9.1 This Development Brief is required to enable the principal stakeholders, notably Thalia 

Investments	in	administration	(and	its	successors	in	title)	and	Investec	Bank	to	have	planning	

clarity.

9.2	 The	Development	Brief	sets	out	what	is	likely	to	be	achievable	within	the	site	from	a	planning	

and	development	perspective.	 	 It	 is	hoped	that	it	will	help	to	inform	and	influence	future	

planning	applications.		Following	adoption,	this	document	will	provide	greater	certainty	to	

potential	employers	and	service	providers	who	are	taking	commercial	space	in	the	business	

park	and	will	provide	supporting	information	on	the	future	development	and	expansion	of	

the	wider	site.	

9.3	 Importantly	it	will	also	enable	the	site	owner	to	properly	plan	for	the	required	infrastructure	

improvements in order to be able to fully cater for the future development phases outlined in 

the	Development	Brief.	The	upgrade	and	expansion	of	the	utilities	will	be	a	major	undertaking	

and	will	need	to	be	phased	in	order	to	spread	this	expenditure	over	a	number	of	years.	

9.4	 The	 over-arching	 objective	 of	 this	 development	 brief	 is	 to	 help	 facilitate	 the	 future	

development	 of	 a	 pipeline	 of	 ‘affordable’	 market	 housing	 in	 this	 part	 of	 the	 District	 in	

addition	to	the	continued	improvement	and	occupation	of	the	commercial	buildings	within	

the	Technical	Area.	
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APPENDICES 

1.	 Location	plan	-	drawing	no.	12-0003/DB02/A

2.	 Existing	site	plan	-	drawing	no.	12-0003/DB01

3.	 Existing	Heritage	Buildings	plan	-	drawing	no.	12-0003/DB08

4.	 Existing	Landscape	Analysis	-	drawing	no.	12-0003/DB09/B

5.	 Highway	passing	places	-	drawing	no.	131162/CL10/P1

6.	 Grain	and	Linkages	Plan	-	drawing	no.	SK002D

7.	 Development	Brief	Masterplan	-	drawing	no.	12-0003/DB13/A

8.	 Schedule	of	proposed	new	residential	accommodation	within	the	Masterplan	

9.	 Plan	showing	all	building	to	be	demolished	-	drawing	no.	12-0003/DB14

10.	 Phasing	drawings:

	 Refurbishment	phase	(current)	–	drawing	no.	12-0003/DB04/C

	 Development	First	Phase	(infill	housing)	–	drawing	no.	12-0003/DB05/C

	 Development	Second	Phase	(conversion	units)	–	drawing	no.	12-0003/DB06/D

	 Development	Third	Phase	(new	build	units)	–	drawing	no.	12-0003/DB07/C

11.	 Financial	analysis	and	summary	expenditure	schedule	
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FORMER RAF BASE AT WEST RAYNHAM - DESIGN BRIEF
 12-0003 F8a

PROPOSED ADDITIONAL RESIDENTIAL ACCOMMODATION

(New build and conversion)

Drawing 12-0003 DB 13 A

AJM  24-05-16

Building name Ground Floor 

Area m2

First Floor 

Area m2

Second Floor 

Area M2

Total Floor 

Area m2

Potential 

Houses

Potential 

Apartments

Av. Area per 

Unit M2

Total 

Conversions 

and New Build

Total Existing 

First Phase (Refurbishment of existing houses)

Existing Units Kipton Wood 128

Existing Units Kipton Orchard 44

Second Phase (Infill around existing houses above)

New Units Kipton Wood 38

Stand by set house Demolish

Garage blocks Demolish

New Units Kipton Orchard 51

Total 89 0 89

Third Phase (Conversion of existing buildings)

Officers' Mess Central Building 511 0 0 na 0 0

Officers' Mess Central Building Infill

Single Officers' Quarters East Building 488 469 0 957 7 0 137

Single Officers' Quarters West Building 526 482 0 1008 7 0 144

Single Officers' Garages Retain

Single Officers' Garages Demolish

Squash Courts 170 0 0 170 0 0 TBC

Station Headquarter Offices 409 226 0 635 5 0 127

Operations Building

Sergeants' Mess Main Building 262 262 0 524 5 0 105

Sergeants' Mess Rear Building

Sergeants' Mess Annexe

Single Sergeants' Quarters 409 409 0 818 9 0 91

Ration Store Shop/Café/Pub

Barrack Block Type 'Q' 226 226 0 452 5 0 90

Barrack Block Type 'Q' 226 226 0 452 5 0 90

Dining Room and Institute Main Building 590 590 0 1180 6 0 197

Dining Room and Institute Rear Building

Barrack Block Type 'Q' 226 226 0 452 5 0 90

Barrack Block Type 'Q' 226 226 0 452 5 0 90

Barrack Block Type 'R' 296 296 0 592 6 0 99

Guard House 350 0 0 350 4 0 88

Church of St Michael and St George 0 0

New Build 0 0

Total 69 0 69

Fourth Phase (New Build Units)

Airmen's Garages Demolish

Airmen's Garages Demolish

Practice Bomb Store and Gas Chamber Demolish

Grocery Store and Shop Demolish

Grocery Shop Storage Buildings Demolish

Ambulance Garage and Mortuary Demolish

Barrack Block Type 8/84 Demolish

Barrack Block Type 8/56 Demolish

Barrack Block Type 8/84 Demolish

Barrack Block Type 8/84 Demolish

Airmen's Restaurant/Dining Room Main Building Community 693 0 1386 0 0 0

Airmen's Restaurant/Dining Room Rear Building

Agricultural Plant and Camouflage Store Demolish

Station Sick Quarters Demolish

Unwounded Decontamination Building Demolish

New Build 351

Total 351 351

Grand Total of New Build and Conversion Units 509

Grand Total of Existing Units 172

Housing Development Key:

Existing Units

Conversion to housing

Demolition

New Housing

Community use
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West Raynham ‐ Masterplan analysis26/05/2016JSW

Affordable housing @ No. of private units Average plot value Overage to MoD @ Net plot value after Total Site Value Total Net Site Value Cumulative Net
20% for private units 40% MoD Overage (after MoD overage) Drainage Water Power Highways after costs Site Value

£399,000 £692,000
£325,845 £827,440

First Phase ‐ Infill units 89 18 71 £30,000 £12,000 £18,000 £1,281,600 £724,845 £1,519,440 £453,066 ‐£1,415,751 ‐£1,415,751

£251,000
£251,000

Second Phase ‐ Conversion units 69 14 55 £30,000 £12,000 £18,000 £990,000 £502,000 £488,000 ‐£927,751

Third Phase ‐ New Build units 351 70 281 £30,000 £12,000 £18,000 £5,058,000 £75,000 £1,000,000 £675,000 £250,000 £3,058,000 £2,130,249

Totals 509 102 407 ‐ ‐ ‐ £7,329,600 £1,301,845 £2,519,440 £1,128,066 £250,000 £2,130,249 ‐

£5,199,351

Costs of Infrastructure & Utility Works

Total Cost of Infrastructure and Utility Works of

Outline Analysis for West Raynham Development Brief

Phases No. of units
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