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SITE AND 
SURROUNDING 
CONTEXT

Key facts: 
• The site covers an area of approximately 486 hectares (1200 acres) comprising a Second World War 

Airfield and open countryside on land east of the A1.

• The site is entirely in single family ownership.

• The proposed Garden Village is situated between the villages of Stretton and Clipsham and extends 
south towards the Rutland County Golf Club which lies adjacent to the southern boundary.

• The site benefits from direct access onto the A1 along the western boundary, which connects the site 
to Grantham and Newark in the north and indirectly connects to Peterborough in the south-east.
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Phase 1 will deliver the following:
• Up to 2,500 new homes

• Employment floorspace - 
Total site area 27 hectares

• X2 2FE primary schools 
and secondary school

• A local centre uses

• Public Open Space - 
Including formal play areas

• Two points of access of the A1 –  
One to link to employment and a 
second to link to residential areas.  

Phase 2 will deliver the following:
• Up to 7,500 new homes

• A local centre uses

• X1 2FE Primary School

• Public Open Space – Including urban farm 
and allotments, formal sports areas and 
play areas. 

Phase 1 Complete 
2036

Phase 1 Begins  
2019

Phase 2 Begins 
2036

DEVELOPMENT 
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TECHNICAL
ASSESSMENTS

Ecology 

The proposed development of the site provides 
a significant opportunity to deliver a biodiversity 
net gain and enhancement of the ecological 
connectivity across the whole development for 
a wide range of ecological habitats and species.

Ground Conditions 
Initial investigations have identified that there are 
no significant constraints to providing a suitable 
SUDs strategy for the whole development site, 
in view of the topography and existing ground 
conditions.

Heritage 

There is no evidence to suggest the presence 
of significant archaeological remains.

The remaining military building on the site have 
been assessed and are not considered to be 
suitable for designation.

Air Quality 

All air quality objectives will be satisfied on the 
development site and at existing properties 
adjacent to the routes to the proposed new 
community.

Noise
It is considered that with appropriate consideration 
during the detailed design of  the development, 
any potential noise impact could be suitably 
mitigated and minimised to ensure that the 
development complies with the relevant standards 
and guidance.



Existing layby to be rmoved
together with existing slip roads etc.

Access to development

Access to development
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Woolfox Garden Village 
Concept Access
At this early stage, the team have undertaken 
initial assessment of the development in relation 
to highways and transportation matters, this 
includes access and accessibility as well as 
the potential impact of development traffic 
on the road network. 

The principle of development and the access 
design has been discussed with Rutland County 
Council and Highways England, and further 
detailed assessment work forming a Transport 
Assessment report will be undertaken in 
due course. 

Access to the site can be made directly onto 
the A1 through the delivery of a new grade 
separated junction, as shown below/adjacent. 
This arrangement will see the creation of 
slip roads both northbound and southbound 
joining a new roundabout to the east of the A1, 
which in turn leads into the development site. 
A bridge will be provided across the A1 linking 
the site to the western side of the carriageway. 
This arrangement would be delivered in line 
with the occupation of the 500th dwelling.

HIGHWAYS
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Construction Impacts
Direct and indirect construction-related 
employment:

Phase 1 of the proposed development could 
support:

644 Roles per annum on-site and in the wider 
economy over the 12.5 year build programme.

Phase 2 of the proposed development could 
support:

522 roles per annum on-site and in the wider 
economy over the 38-year build programme.

Contribution of construction phase to 
economic output:

Phase 1 of the proposed development could 
generate:

An additional £0.39 Billion of gross value added 
to the regional economy  during the 12.5-year 
construction period

Phase 2 of the proposed development could 
generate:

An additional £0.63billion of gross value added 
(GVA) to the regional economy during the 38-year 
construction period.

Operational Impacts
Growing labour force:

Around 3,000 economically active and employed 
residents are estimated to live in the 2,500 new 
dwellings on Phase 1.

Around 9,000 economically active and employed 
residents are estimated to live in the 7,500 new 
dwellings on Phase 2.

Household spend:

Once fully built and occupied, the households in 
phase 1 are estimated to generate expenditure 
in the region of £69.4million per annum.

The estimated annual household spend associated 
with the phase 2 houses is £208.1million.

First occupation expenditure:

Once fully built and occupied, the proposed new 
dwellings in phase 1 will generate approximately 
£12.5million in first occupation expenditure 
within 18 months. First occupation expenditure 
associated with the phase 2 dwellings is estimated 
at £37.5million.

Increased Council Tax income:

The construction of the new homes in Phase 1 
could generate around £4.7million per annum 
in additional Council Tax revenue.

Phase 2 could generate £14.2million in additional 
Council Tax revenue per annum.

ECONOMIC 
BENEFITS
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Commercial Economical 
Benefits
Gross jobs supported on-site: 
The proposed development of Phase 1 will support 
an estimated 2,083 gross full-time equivalent jobs.

Contribution to economic output: 
The overall contribution to economic output 
(gross value added) is estimated to be around 
£88.7million per annum once the B1/B2/B8 
floorspace is built, along with the primary and 
secondary schools and trunk road service area. 

Over a ten-year period, the GVA contribution is 
estimated at £0.76billion.

Business rates: 
It is expected that once the proposed scheme is 
fully built and operational, annual business rates 
generated by the B1/B2/B8 space could be around 
£1.3million per annum.

We then need to highlight the issues with the 
current lack of jobs and employment change 
in Rutland.

ECONOMIC 
BENEFITS

Estimated occupation breakdown of Woolfox residents

Professional Occupations

Associate Professional and Technical Occupations

Skilled Trades Occupations

Managers, Directors and Senior Officials

Elementary Occupations 

Caring, Leisure and Other Service Occupations 

Sales and Customer Service Occupations 

Administrative and Secretarial Occupations 

Process, Plant and Machine Operatives 3.9%
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Development in Rutland has historically been 
focused on Oakham and Uppingham with some 
development in the more sustainable villages.

In July 2018, Rutland County Council released 
a consultation paper for the emerging Local 
Plan Review, which will set out the planning 
policies for the County for the period to 2036.

As part of this consultation the Council identified a 
new strategy for the distribution of housing across 
the County, which included a new Garden Village 
development at St. George’s Barracks.

Woolfox Garden Village is proposed as a more 
suitable alternative to the St. George’s Barracks 
site for the development of a new Garden 
Community for allocation in the Local Plan Review.

Due to the size of the potential scheme, the delivery 
of the site will be appropriate phased to meet the 
housing needs of the County within the current plan 
period, with development beyond the plan period 
capable of addressing both Rutland’s and the wider 
sub-region’s housing needs.   

PLANNING 
POLICY CONTEXT
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MINERALS

The Woolfox site falls within an area identified 
as a Mineral Safeguarding Zone by Rutland 
County Council.

Discussions with the County Council have identified 
that the primary area of interest in the potential 
presence of Clipsham Stone, which is a national 
important resource for building stone.

Discussions with the operators of the nearby 
Clipsham Quarry have indicated that reserved 
of this stone are likely to be confined to the area 

around the existing quarry, this has been confirmed 
by a recent EIA Screening Request submitted on 
behalf of the operators.

The Illustrative Masterplan indicates how a 
‘safeguarding area’ could be accommodated within 
the proposed development to without the loss of 
any of the proposed dwellings.

Further investigation will be undertaken to formally 
confirm the presence and quality of any minerals 
in the near future.
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KEEP IN TOUCH

We are interested to know what local residents 
think of the proposals.

Consultees are asked to submit their feedback by 5pm on Friday 26th April.

woolfoxgardenvillage.co.uk

@WoolfoxGardenVillage

@WoolfoxGV

You can find us at:

Feedback forms are available at this event, which can be completed and left 
in the collection boxes.

Alternatively, you can submit your feedback: 

Online: www.woolfoxgardenvillage/feedback

Email: planning@andrewgranger.co.uk

Post: Andrew Granger & Co, Phoenix Hose, 52 High Street, 
Market Harborough, LE16 7AF


