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1.

INTRODUCTION
This Sustainability Appraisal (SA) has been prepared on behalf of Mr PJSR Hill and
Pikerace Limited to accompany their representations to the Rutland County Council
Local Plan 2016-2036 with regard to the promotion of land at RAF Woolfox,
Stamford (the ‘Site’) for residential development (the ‘Development Concept’) of a
new Garden Village.
The document is submitted in support of promoting a new Garden Village through
the Rutland Local Plan.
Rutland County Council (RCC) are in the process of reviewing its Local Plan that
will guide the development in the district up to 2036. As part of that, the Council is
carrying out additional consultation to consider the implications of potential
development within its district. One of the sites that is being considered in this
additional consultation is the St Georges Barracks Site (SGB). The SGB site is one
of a number that have been promoted for development since the Consultation Draft
Local Plan was issued for public consultation.
As the Draft Local Plan is currently under public consultation the landowner of the
Site is committed to assessing the Site’s assets and exploring opportunities for the
development of a new Garden Village Settlement. They are willing to engage with
RCC with the aim to present a proposal on this Site as a credible alternative and/or
additional allocation to the SGB Site.
A Site Location Plan for the Woolfox Garden Community scheme is included in
Appendix 1 for reference.
APPENDIX 1: SITE LOCATION PLAN
This SA comprises a series of technical reports which describe the existing
environmental and technical conditions present at the Site and identify the
opportunities and constraints with regard to mixed use development. The findings
of these appraisals have been used to assess the Site’s sustainability credentials in
principle as well as the Development Concept – i.e. the manner in which it could
be brought forward.
This Sustainability Appraisal collates and considers the above technical reports to
enable a high-level assessment of the suitability of the Woolfox site as an
alternative and/or additional allocation to the emerging Local Plan. Reports
submitted within this SA will, where possible, include a high-level comparison
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between the Woolfox Site and St Georges Barracks site (SGB), the findings of which
will be summarised in section 6 of this report.
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2.

SITE AND SURROUNDING CONTEXT
The Site covers an area of approximately 486 hectares (ha) and comprises a
Second World War airfield and open countryside on land east of the A1 at Woolfox,
Rutland. The entirety of the Site is in the single family ownership of Mr PJSR Hill
and Pikerace Limited (a family company owned by Mr Hill and his siblings).
The disused RAF Woolfox Airbase is located within the southern extent of the site.
Areas of hardstanding and derelict buildings associated with the former airfield still
remain in the southern part of the site, although none are listed for the heritage
value. The current land use across the remainder of the site is predominantly
medium scale arable farmland with field boundaries defined by well-established
hedgerows which include hedgerow trees; blocks of woodland; tree belts, ditches
and; post and wire fencing. A number of industrial buildings are on the southwestern boundary of the site next to the A1.
The proposed Garden Village is situated between the villages of Stretton and
Clipsham and stretches down towards Rutland County Gold Club that lies adjacent
to its southern boundary. The Site located approximately 6 miles from the closest
large settlement- the centre of Stamford which is outside Rutland Council, in the
district of South Kesteven. The new settlement is separated from these established
villages.
The Site benefits from direct access to the A1, a major transport corridor and
strategic route linking with Grantham and Newark to the north and indirectly
connecting to Peterborough to the south east. The Site also benefits from being
close to two railway stations namely Oakham and Stamford which are both linked
to the strategic rail network, which provides connection to Leicester, Grantham,
Peterborough and London.
The landscape is a gently sloping transitional landscape situated between an area
of open plateau to the west and the undulating valley landscape to the east. Across
the southern extent of the Site there is little topographic variation, between 100m
Above Ordnance Datum (AOD) and 90m AOD. In comparison, the landform in the
far northern extent of the Site is more varied with rounded hills and shallow valleys
situated between 100m AOD and 80m AOD.
Two bridleways cross the Site (E163 and E135) with another two running directly
adjacent to the Site’s boundary (E165 and E334). E163 runs from east to west and
dissects the Site though the centre, finishing just before the A1. E135 runs through
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the eastern segment of the Site from south to north before ending in Clipsham.
E334 and E165 form small bridleways that break off, north and south respectively
from E163 and run along the eastern boundary.
The majority of the Site lies within a designated mineral safeguarding area in
relation to the bedrock of the Site comprising Lincolnshire Limestone to some depth
beneath the Site and aggregate. Within the site there is also a Local Wildlife Site,
Osbonall Wood, (LWS) and four candidate LWS’s. These candidate sites are
identified in the Local Plan Consultation Draft. All of these areas have remained as
areas of green space and woodland within the Concept Masterplan for this Site. On
the eastern boundary there is the Clipsham Old Quarry which is a Regionally
Important Geological Site within the Local Plan and Pickworth Great Wood which is
an ancient woodland and a Site of Special Scientific Interest (SSSI).
There are no historic statutory/non-statutory designations within the Site. The
closest designation is Exton Park, a non-statutory Grade II Registered Park and
Garden circa 50m from the south west border, separated from the Site by the A1.
The Horn is a Scheduled Monument (SM) comprising of a deserted medieval village
and moated site which lies circa 1.08km from the Site’s south western border.
Within 1km of the site there also multiple Listed Buildings that are generally
clustered within the neighbouring villages of Stretton and Clipsham.
More detailed assessments of many environmental elements of the Site are
included as appendices to this Sustainability Appraisal.
Through the implementation of a phased development plan a Garden Village on the
Site has the capacity to fulfil Rutland’s and the sub-regional requirement for
housing within the timeframe of the Local Plan and beyond. This site is being
promoted as an alternative to the St Georges Barracks Site for allocation in to the
Local Plan.
APPENDIX 2: LOCAL DESIGNATIONS PLAN
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3.

DEVELOPMENT CONCEPT
The Woolfox Garden Community is proposed as a more suitable alternative to the
St Georges Barracks site for consideration as part of the vision, strategic objectives
and spatial strategy in the Local Plan for the period up to 2036 and beyond.
Due to the size of the scheme, its delivery will be planned in a comprehensive and
integrated manner that will suit the housing requirements within the region through
appropriate phasing. It is proposed Phase 1 will deliver the following 1:
• Up to 2,500 new homes;
• Employment floorspace – total site area is 27 hectares comprised of:
 B1: 2 ha
 B2: 2 ha
 B8: 19 ha;
 Trunk Road service area: 4ha;
• 2x2FE primary schools and a secondary school;
• A Local centre uses;
• Public Open Space - include formal play areas; and
• Two points of access off the A1 – one to link to employment area and a
second to link to residential areas
This would offer a housing supply of circa 200 units per year until 2036, supporting
Rutland’s housing growth up to 2036. Post 2036 (after the plan period), Phase 2 of
the Garden Village has the capacity to address both Rutland’s and the sub-regional

Should the Garden Communities bid be successful, and with co-operation with the
Council and the Government, there is capacity for this to be increased subject to a
supplementary SA.

1

March 2019 | IH/JB | M.0384

Page | 5

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

requirements for housing, subject to requirements. Phase 2 would deliver the
following:
• Up to 7,500 new homes;
• A Local centre uses;
• 1x 2FE Primary School;and
• Public Open Space- including urban farm and allotments, formal sports
areas and play areas.
APPENDIX 3: PHASING PLAN & CONCEPT MASTERPLAN
By virtue of being located near the strategic A1 corridor, its location provides great
connectivity within the local area but also regionally and nationally. The primary
access to the site will be formed off the A1 via a new grade separated junction and
a redesign of the existing access road that currently serves Woolfox Depot. The
proposed grade separated junction will be approximately 1km north of the existing
access that serves Woolfox Depot and will allow vehicles to access the A1 both
northbound and southbound. The existing service road to the east of the A1 will be
retained as an access route to Oakham and areas to the west of the A1.
The vision for a Garden Village at Woolfox is underpinned by the core values of
Garden City principles and will utilise the best and latest design guidance whilst
being driven by sustainability. The scheme aims to provide a vibrant new residential
community that would meet the needs of a rural settlement that would also deliver
jobs, key infrastructure and services such as education and local healthcare. The
masterplan will incorporate the following key principles:
• Development density – High density residential and mixed-use development
to be focused along public transport corridors and in neighbourhood centres
with lower densities provided elsewhere to deliver an overall range and
choice to meet different needs.
• Sustainable transport corridors - Dedicated sustainable transport corridors
including provision for public transport, cycling and walking will form key
elements of the overall masterplan and effectively link into the wider
network.
March 2019 | IH/JB | M.0384
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• Sustainable travel choices - Walking, cycling and public transport will be
attractive, practical and convenient travel choices for all.
• Neighbourhood centres - Provision of a full range of social and community
facilities will be concentrated within mixed use neighbourhood centres
located along public transport corridors and easily accessed by walking and
cycling.
• High Quality Sustainable Design and Distinctive Character - The master
planning process will effectively respond to the local context. It will also
address climate change. New well-designed neighbourhoods will be created
which have a distinctive character of which residents will be proud.
• Integrating with Neighbouring Areas - The new development will respond to
local deficiencies and provide good connectivity to adjoining areas.
• Connected strategic green open spaces – Multifunctional and connected
green open spaces will form strategically important links to the surrounding
area to provide routes for people, wildlife and open spaces for sports,
recreation and play.
• Landscape and biodiversity - The place will sympathetically integrate
existing

landscape

and

biodiversity

features

of

the

site

into

the

development; taking opportunities to protect, enhance and manage
important features along with mitigation and enhancement measures to
provide satisfactory compensatory measures
• Resource efficiency - Innovative and creative management of surface water
and waste management solutions will be adopted to make the place more
environmentally sustainable. Solar panels, either roof or ground mounted
would be incorporated into the fabric of the new Garden Community creating
a dynamic new place and an exemplar development. Managing the natural
resources is not the only aspect of sustainable living. Energy efficiency and
independent renewable energy sources are one of the key aspirations of
Woolfox Garden Community.
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• Allotments - The residents of Woolfox Garden Community would benefit
from access to urban farm / allotments, which would provide opportunities
for increased wellbeing but also opportunities for foraging and ‘grow your
own’ produce, reinforcing the relationship between the land, agriculture,
and food production on a domestic scale.
The Green Infrastructure proposed as part of the scheme will provide recreational
opportunities for the existing and new population and include formal sports, play
areas, allotments, trim trails, amenity space, enhanced ecological habitats, seminatural open space and additional areas designated for sustainable urban drainage
(SUE).
Overall Woolfox Garden Community will deliver a new settlement that will meet the
needs of Rutland and the sub-region without placing a burden on the existing
infrastructure of the existing settlements. The proposal will push boundaries of
residential led design quality to create a highly desirable new settlement with the
overall aim of achieving a high-quality development with strong identity, activity
and ‘sense of place’.
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4.

SUMMARY FINDINGS OF THE TECHNICAL STUDIES
The technical studies summarised below have established the environmental and
technical conditions for the site and the capacity of the site to accommodate a
mixed-use development as shown in the Development Concept Plan. The findings
of these technical studies are summarised below.
Transport and Traffic
APPENDIX 4 TRANSPORT APPRAISAL
Introduction
An Initial Transport Review has been prepared to consider the issues and
opportunities available as part of their proposed site allocation on land to the east
of A1 Woolfox, Rutland which is estimated to include circa 2,500 dwellings, schools
and employment uses as part of ‘Phase 1’ and an additional 7,500 dwellings as part
of ‘Phase 2’ totalling around 10,000 dwellings.
At this initial stage the report provides an overview of the assessment of the
development in relation to highways and transportation matters, including access
and accessibility as well as the potential impact of development traffic on the road
network. Following the promotion of the development area, a more detailed
assessment will be undertaken forming part of a Transport Assessment report
which would be submitted as part of supporting promotion for the inclusion of this
site within the emerging Local Plan.
The principal of the development and an access being provided off the A1 was
discussed at a meeting held with Rutland County Council and Highways England on
17th December 2018 and it was agreed that subject to details of the access
arrangement being provided and consideration of impact on the strategic and local
road network, there is unlikely to be an objection in principal to development in
this location.
Assessment
The Site is located within an area that has a good level of existing
footways/bridleways and cycleways providing opportunities for connections to be
made from the site to the wider network linking with existing towns and villages.
The Site location also benefits from being easily accessible to four railway stations
which in turn provide access to a wide range of destinations. Whilst there are
limited existing bus services new services can be provided as part of the
development site.
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The development will provide opportunities for sustainable travel through the
provision of good networks of footways and cycleways throughout the site and links
with the strategic PRoW and National Cycle network as well as the provision of new
bus services linking to existing towns and villages. This will include a strategic bus
link to Peterborough Station and local bus services to Stamford and Oakham.
Access to the Site can be made directly onto the existing strategic network through
the provision of a new grade separated junction (Drawing Ref: JNY9819-02) as well
as access onto Clipsham Road and the existing un-named road that runs adjacent
to the A1 west of the site.
The first phase of development, circa 2,500 dwellings is likely to result in approx.
1,200 two-way external vehicle movements in the AM Peak and around 900 twoway external vehicle movements in the PM Peak. For the second phase which
proposes an additional 7,500 dwellings, the external traffic movements for the total
development of 10,000 dwellings is likely to be around 5,000 two-way in the AM
and PM Peaks.
This review is considered robust as it has assumed that 55% of vehicular traffic will
be external to the site and only 45% internal. The distribution of these trips has
been based on the 2011 journey to work census data, which identified that around
70% of traffic is likely to use the A1 with 30% using other local routes
The potential increase in traffic movements on the local highway network as a result
of the proposed Woolfox Garden Village with appropriate mitigation is not
considered to affect the capacity of the existing road network. However, further
detailed analysis of local junctions will need to be carried out to determine what
offsite mitigation measures will be required.
A review of accidents on the local roads to the site has been undertaken. This shows
that there are only two locations where a more detailed review will need to be
carried out. The rest of the network does not show any areas where incidents are
occurring due to the road design or layout.
On the basis that the Site is proposed as a site allocation, a more detailed impact
assessment will be provided and included as part of a Transport Assessment, the
scope of which will be agreed with the local highway authorities. A detailed review
will also be undertaken of the slip roads along the A1 between the A606 junction
and B668 in terms of design and capacity.
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Conclusion
It is demonstrated that the Site at Woolfox can provide a sustainable development
and safe and suitable means of access can be provided. It is considered that the
impact of the development can be suitably mitigated ensuring the development
does not result in a severe impact on the road network. Any improvements provided
will not only benefit new residents to the Site but also existing residents within the
local area. It is also considered that the Site will conform to the relevant planning
policy guidelines in terms of new development sites.
Ecology
APPENDIX 5: ECOLOGICAL CONSTRAINTS BASELINE REPORT
Introduction
The Preliminary Ecological Appraisal Report (PEAR) has been prepared in relation
to the project at Woolfox Garden Village, Rutland following the guidance of CIEEM
(CIEEM, 2018).
A combination of assessment methods was undertaken in relation to the proposed
redevelopment of the Site, including:
• A review of desk study information, including biological records data for the
local and wider area (Leicestershire and Rutland Environmental Records
Centre, 2019), review of current and historic aerial imagery (Google, 2019)
and review of previous ecological reports available from a historic planning
application (planning ref: 2014/1003/MAJ).
• An extended phase 1 habitat survey of land within the red line boundary
(undertaken between 11th and 15th March 2019) to determine the type and
extent of habitats present, and to assess the suitability of those habitats to
support protected species.
The assessment is based on the Concept Master Plan that can be seen in Appendix
3. It must be noted that assessment at this stage is limited to the information
obtained from the methods detailed above and that only high-level detail on site
assessment has been provided at this stage.
The Proposed Development intends to deliver 2,500 homes, employment land,
secondary and primary schools, highways and green infrastructure within the Local
Plan period up to 2036 under ‘Phase 1’. A remaining 7,500 homes are also proposed
to be delivered beyond the Local Plan period post-2036 under ‘Phase 2’ to reach a
March 2019 | IH/JB | M.0384
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total future housing provision of 10,000 homes. The assessment below considers
the assessment of each phase separately.
Baseline
The following habitats are present at the Site but are not considered to be a
constraint to the development of the Site due to their negligible importance as
habitats. It must be noted that this does not preclude the habitats from being
utilised by protected species, however, this element is discussed later in this
summary:
• Improved grassland – seeded with perennial ryegrass (Lolium perenne) and
white clover (Trifolium repens)
• Arable – seeded with Brassicaceae and intensively managed
• Scrub (dense and scattered) – dominated by bramble with limited other
floral species.
• Bare ground
• Non-colonised hardstanding and buildings
• Tall ruderal (dominated by common nettle and rosebay willowherb
(Chamerion angustifolium).
Ancient semi-natural (and replanted) woodland are present at the Site within both
proposed phases and are ecologically important habitats. The woodlands comprise
Woolfox Wood (ancient), Hardwick Wood (ancient), The Coppice (ancient) and
Osbonall Wood (ancient replanted). The majority of woodlands at the Site comprise
oak (Quercus robur) and ash (Fraxinus excelsior) woodland, though Osbonall Wood
supports a range of replanted stands including silver birch (Betula pendula),
common elder (Sambucus nigra) and common hazel (Corylus avellana) coppice.
The ground flora of all woodlands generally supports good numbers of dog’s
mercury (Mercurialis perennis) and bluebell (Hyacinthoides non-scripta); though at
Obsonall Wood these species are mostly limited to the northeast extent which is
considered to be the only remaining ancient woodland area within that woodland.
Potentially important habitats at the Site (in addition to the confirmed ancient
woodland detailed above) are:
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• Semi-improved calcareous grassland – present mostly in association with
the disused access tracks of the old WW2 air base within Phase 1, athough
a smaller amount is also present within Phase 2. Semi-improved grassland
is rare in Rutland and is a Habitat of Principal Importance (HPI) under the
Natural Environment and Rural Communities Act 2006 (HMSO, 2006); the
habitat, if confirmed through further botanical assessment, may be of
county importance.
• Poor semi-improved grassland – heavily grazed by sheep within Phase 1 so
is unlikely to be important as a habitat but may support important plant
species due to the nature of the substrate (botanical assessment limited by
the time of year and grazing pressure). A small section of the habitat is
present in Phase 2.
• Standing water – several ponds are present at the Site and may constitute
HPIs.
• Hedgerows – a number of hedgerows are present within the Site and along
the boundaries. All hedgerows at the Site are HPIs.
• Wet ditch and running water – present in Phase 2, may support important
plant species.
Following a review of previous survey reports and biological records data, the Site
supports a number of protected species and has suitability for others, including:
• Bats – bat roosts present on Site, and the habitats at the Site are suitable
for foraging and commuting bats.
• Reptiles – a number of common reptile species have been historically
recorded at the Site, including an ‘exceptional’ population of common lizard
(Zootoca vivipara) associated with the disused air base tracks within Phase
1 (at the northeast extent of the tracks). The Site is suitable throughout for
common reptile species.
• Great crested newt (Triturus cristatus)– a medium population of great
crested newt was historically recorded in ponds at the Site and the habitats
at the Site are suitable for terrestrial use by great crested newt. Particularly
woodland, scrub and unmanaged grassland.
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• Hazel dormouse (Muscardinus avellanarius) – historical records of hazel
dormouse from Pickworth Great Wood (adjacent to the eastern Site
boundary) were provided in 2004. Surveys for hazel dormouse at the Site
in 2014 did not detect the species. However, woodlands, hedgerows and
scrub within the Site are suitable for the species.
• Badger – multiple setts, including a number of possible main setts were
observed at the Site.
• Birds – the Site is suitable for a wide range of bird species and is 6.7km
from Rutland Water Special Protection Area (SPA), Site of Special Scientific
Interest (SSSI) and RAMSAR site.
• Invertebrates – the Site is suitable for a wide range of invertebrate species,
including Red Data Book (RDB) species and Species of Principal Importance
(SPIs) (HMSO, 2006).
• Hedgehog – hedgehog is a SPI that is likely to be present at the Site, and
consideration should be given to them within the master plan.
• Plants – Due to the presence of semi-improved calcareous grassland and
colonising short perennial vegetation, there is the potential for notable, rare
and/or scarce plant species to be present at the Site, several of which have
been identified through previous botanical surveys. Wild service tree
(Sorbus torminalis) is present central to the southern boundary. This species
is scarce in Rutland and should be retained within the master plan. If the
trees cannot be retained within the revised context, replanting of two wild
service trees per tree lost should be carried out prior to their removal. This
will allow the planted trees time to develop prior to existing trees being
felled.
Further detailed survey effort is required for all of the ecological features detailed
above, and this information will inform the need for, and design of, any mitigation
measures required.
A number of statutory and non-statutory wildlife sites are present at, or in close
proximity to, the Site. These include Clipsham Old Quarry and Pickworth Great
Wood SSSI which is adjacent to the eastern boundary of the Site. Five Local Wildlife
Sites (LWSs) are present within the Site boundary and two LWSs are adjacent to
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the Site boundary. A number of SSSIs are within 2km of the Site, including Bloody
Oaks Quarry SSSI and Holywell Banks SSSI.
Assessment Conclusions
The extended phase 1 habitat survey has identified semi-improved calcareous
grassland at the Site, as well as short perennial vegetation which may develop into
calcareous grassland both within and outside of the current local plan period.
Further detailed botanical assessment of this habitat has therefore been
recommended, and this may pose a constraint to the development of Phase 1 if the
grassland is shown to be ecologically important through a further detailed botanical
survey. The current masterplan has the ability to retain important habitats and to
create areas of additional habitat/corridors elsewhere on the Site. The scale of the
landholding available for this site will ensure that a net gain in ecological benefits
on the Site will occur as a result of the Proposed Development.
There is scope within the current masterplan to retain important habitat or to create
an area of this habitat elsewhere on Site.
Ancient woodland and ancient replanted woodland at the Site will be retained and
protected through the redevelopment of the Site, appropriate buffer distances from
the woodland will be applied. Connectivity between woodlands via green cycle ways
will also be maintained and these areas may also be managed for nature
conservation purposes to enhance their functionality as wildlife corridors.
Desk study information has identified the historical presence of reptiles (including
an exceptional population of common lizard), great crested newt and roosting bats
at the Site. The field surveys support the assessment of suitability for a range of
species, and further surveys for protected species will be undertaken if this site
were to be allocated within the Local Plan. The results of these surveys will inform
the iterative master plan for the Site and any subsequent mitigation/compensation
measures that may be required.
Further survey effort for birds will be undertaken to determine whether there will
be any likely significant effects to Rutland Water SPA/SSSI/RAMSAR or to the
features for which it is designated. An Appropriate Assessment and Habitat
Regulations Assessment for the redevelopment of the Site would be submitted with
any planning application, if required.
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As the masterplan develops and with consultation with interested parties it may be
that an indicative and separate nature conservation areas are designed where
habitats can be created in order to ensure a net gain for biodiversity.
To summarise, there are a number of potential ecological constraints to the
redevelopment of the Site. However, it is considered that by providing a dedicated
nature conservation area at the Site that the majority of these constraints can be
overcome. As a detailed masterplan is development it will consider the possible
impacts to adjacent statutory wildlife sites, ancient woodland and protected species
and ensure that this proposed development offers a net gain for biodiversity.
Ground Conditions and Contamination
APPENDIX 6: GEO-ENVIRONMENTAL DESK STUDY
Introduction
The site is irregular in shape and has been split into three areas for the purpose of
this report. Area A comprises agricultural land and Osbonall Wood in the north.
Area B comprises the remains of a disused airfield, agricultural fields, Woolfox
Wood, Hardwick Wood and The Coppice in the south. Area C comprises an
agricultural field in the east.
The A1 lies to the west of the site, a road connecting the villages of Clipsham and
Stretton lies to the north, Clipsham Quarry lies to the east, and Hardwick Farm and
Rutland Golf Course lies to the south.
Baseline
Information published by the BGS indicates the majority of the site is underlain by
superficial glacial till deposits, with a tract of head in the south of Area A (Secondary
‘undifferentiated’ Aquifers), and glaciofluvial deposits in the east and west of Area
C (Secondary ‘A’ Aquifer). Areas where superficial deposits are not recorded lie in
the north of Area A and in the centre of Area C. The bedrock comprises limestone
of the Upper and Lower Lincolnshire Member (Principal Aquifer), with mudstone of
the Rutland Formation recorded in the east of Area B and across Area C.
An unnamed watercourse lies in the north of Area A, and drainage ditches and
ponds are located across the site. Shake holes and swallow hole located in the
south-west of Area A, the east of Area B and the centre of Area C also hold water.
Organic deposits associated with these features are anticipated.
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The reviewed historical mapping indicates that Area A and Area C have been used
for predominantly agricultural purposes. Area B was used as an airfield from 1940
but recorded as disused by 1950. Development associated with this airfield
extended into the south of Area A. Infrastructure remains associated with the
airfield and is still present across Area B and in the south of Area A. The surrounding
area has been dominated by agriculture and limestone quarrying since at least
1884.
This assessment is a desk-based assessment. Site survey work would be
undertaken as the Site progresses to clarify the possible hazards on the Site and
design mitigation accordingly.
Potential sources of contamination identified on-site include agricultural use,
previous airfield use and quarrying. There are areas of made ground associated
with historical developments and existing temporary structures, dumped farm
machinery and waste materials and organic deposits.
Potential sources of ground gases and volatile vapours have been identified
(organic deposits, extensive infilled ground on and off site and Made Ground).
Potential sources of contamination have been identified on and off-site which are
considered to pose a variable but potentially high risk to human health and
controlled waters receptors. Remediation and/or capping may be required in areas
of the former airfield. Such risks will be better understood and may be deemed
unnecessary when on site assessment is completed.
A traditional strip/trench fill foundation solution is likely be suitable for a significant
proportion of the site. Alternative foundation solutions may be required where
significant thicknesses of Made Ground and organic deposits are encountered.
Further consideration and detailed assessment of solution features will be required
to provide a risk profiling for the site.
Soakaway drainage may be feasible for selected areas of the site subject to
confirmation through infiltration testing.
An appropriate methodology should be developed for treatment of buried structures
in Area B, taking into account the potential risk to future site construction and
occupation. There is a risk for ground dissolution of the limestone bedrock
evidenced by Shake Holes and Swallow Holes across the site.

March 2019 | IH/JB | M.0384

Page | 17

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

Assessment Conclusions
The investigations indicate that there are no significant constraints to providing a
suitable SUDS strategy for the proposed development for the whole of the Woolfox
site, particularly in view of the topography and ground conditions.
A detailed ground investigation of the Site will be undertaken to quantify the
contamination risk and collect the necessary ground information to support the
detailed design.
Agricultural Land Classification Review
APPENDIX 7: AGRICULTURAL CONSIDERATIONS
Introduction
This sustainability assessment in respect of agricultural considerations needs to
identify land quality and, in particular, the potential loss of the best and most
versatile agricultural land, and transient impacts such as on farm businesses. The
best and most versatile agricultural land (bmv) is afforded greater protection from
development, as identified in planning policy.
Baseline
The Woolfox Phase 1 (up to 2036) site is shown as undifferentiated Grade 3 on the
“provisional” ALC maps. It is shown as falling into the “moderate” (20-60% area
bmv) category on the predictive bmv maps. However much of the Phase 1 area
comprises former airfield, and a detailed assessment will be needed to identify the
extent to which the land quality has been disturbed. It is likely that the farmability
of this area will be adversely affected by ground works and concrete resulting from
the former airfield use.
The Phase 2 (post 2036) area is shown as comprising a mixture of moderate and
low categories of predicted bmv, and therefore there is potential for considerable
areas of bmv land to be affected. Detailed survey will be undertaken to identify
the areas and quality of bmv land (if found) within the site.
Assessment Conclusions
There is potential for, but low likelihood, of significant adverse effects on
agricultural land and farming businesses in Phase 1 (Local Plan period to 2036).
There is greater potential of the loss of bmv in Phase 2.
Flood Risk & Drainage
APPENDIX 8: FLOOD RISK AND SURFACE WATER DRAINAGE NOTE
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Introduction
A report has been created to advise on the flood risk and drainage opportunities
and constraints associated with the proposed development of land at Woolfox.
Baseline
According to LiDAR data, ground levels at the site are in the region of 110 to 75,
metres Above Ordnance Datum (m AOD), generally falling from west to east.
According to the EA Flood Map for Planning (Rivers and Sea) practically the entire
site is located outside the 1 in 1,000 annual probability flood outline. The ordinary
watercourse crossing the site from west to east is the only area designated at risk
of fluvial flooding.
Groundwater flooding generally occurs during intense, long-duration rainfall
events, when infiltration of rainwater into the ground raises the level of the water
table until it exceeds ground levels. It is most common in low-lying areas overlain
by permeable soils and permeable geology, or in areas with a naturally high water
table. The detailed design would consider ground levels and use the site topography
to ensure there is no ground water pooling following a storm event through the use
of SuDS and attenuation basins.
Surface water flooding results from rainfall-generated overland flow, before the
runoff enters any watercourse or sewer, or where the sewerage/drainage systems
and watercourses are overwhelmed and therefore unable to accept surface water.
The EA Risk of Flooding from Surface Water map indicates that the majority of the
site is considered to be at very low risk of surface water flooding. Despite of the
site is located in a relative high area there are several isolated areas of medium to
high risk associated with the valleys of the topography. There is also a defined
surface water flow route across the north of the site which correlates with the
location of the ordinary watercourse.
Assessment Conclusions
The Site benefits from being low risk of flooding and through good design a
development of the scale being proposed within Phase 1 and Phase 2 of the
development could be accommodated within the landscape without effecting the
risk of flooding either on site or within the wider area.
Archaeology and Heritage
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APPENDIX 9: HERITAGE DESK-BASED ASSESSMENT
Introduction
A Heritage Appraisal has been produced advising on whether heritage issues might
constrain the development of a site for Woolfox Garden Village to the east of the
A1 in Rutland.
The assessment has been informed by the relevant legislation and guidance
produced by Historic England, the National Heritage List for England, the
Leicestershire and Rutland Historic Environment Record, online historic mapping
and satellite imagery along with a site visit undertaken in March 2019.
Baseline
A geophysical survey was undertaken in the southern extent of the Site which
recorded a number of features of potential prehistoric date including an enclosure
ditch and putative hut circles of possible Iron Age date, enclosures and/or ditchlike features and pit-like features. A cropmark of a large, square enclosure was
recorded in the northern extent of the Site on aerial photographs and is considered
to be of potential prehistoric date. Although archaeological remains have been
recorded within the Site, there is no evidence to suggest that they are of a
significance commensurate with a Scheduled Monument, and therefore they are
considered to represent non-designated heritage assets.
No Romano-British finds or features are recorded within the Site. The Roman road
‘Ermine Street’ which connected London to Lincoln lies adjacent to the southwestern site boundary, and a probable Roman road known as ‘The Drift’ which
branches off from Ermine Street to the south-west of the Site and continues in a
north-westerly direction past Greetham also lies to the south-west of the Site.
During the 12th century, seven virgates (c. 210 acres) were recorded at Woolfox,
in the south-eastern extent of Greetham parish, which suggested the location of a
possible medieval settlement. A deserted medieval settlement was recorded at
Hardwick, to the south or south-east of the Site. A former medieval windmill was
recorded 20m north of the Site, on the opposite side of Stretton Road. Medieval
activity recorded in the wider study area is predominantly focused to the northeast at Clipsham and to the north-west at Stretton.
The former Woolfox Lodge Airfield was constructed within the southern extent of
the Site. The southern area of the airfield was reused in the 1960s for the
Bloodhound Missile Site, which was considered for Scheduling in 2014 but was not
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designated. The majority of buildings and structures relating to the missile site
have been demolished, although a few remain within the Site. These remaining
military buildings are considered to be non-designated heritage assets.
No designated heritage assets are recorded within the Site, although a number of
designated heritage assets lie in the surrounds of the Site.
The south-western extent of Clipsham Conservation Area lies immediately northeast of the Site. The Conservation Area contains 15 Listed Buildings; three of which
are Grade II* Listed and the remaining 12 are Grade II Listed Buildings. There is
intervisibility between the southern extent of the Conservation Area and the
northern extent of the Site, and the uppermost element of the spire of the Grade
II* Listed Church of St Mary is visible from high elevations in the northern extent
of the Site. These views from within the Site towards the assets are not considered
to be key views. Open green space is proposed on the concept masterplan in the
northern extent of the Site, in closest proximity to Clipsham Conservation Area.
The site is one element of agricultural land located to the south-west of the
Conservation Area and Clipsham Conservation Area and the Listed Buildings within
it are not considered to be a constraint to the development of the Site.
The eastern extent of the Grade II Registered Park and Garden at Exton Park lies
c. 55m south-west of the site, beyond the Great North Road. The Park and Garden
contains two Scheduled Monuments and 12 Listed Buildings; one of which is Grade
I Listed, one of which is Grade II* Listed; and the remaining 10 are Grade II Listed
Buildings. The House and the other historic buildings of the park are focussed some
distance from the Site to the west of Exton village. Horn Lane Spinney, located in
the north-eastern extremity of Exton Park is the closest element of the Park and
Garden to the Site, and abuts the Great North Road, which lies between the asset
and the Site and screens views from the core of the Park and Garden into the Site.
There are views from within the Site towards this area of woodland, with the Great
North Road located in the foreground, acting as an appreciable barrier between the
asset and the Site. The Site is not located on a main approach road into the Park
and Garden and the setting of Exton Park has been taken into consideration in the
concept masterplan. Overall the Park and Garden is not considered to be a
constraint to the development of the Site in the proposed form.
The eastern extent of Stretton Conservation Area lies c. 330m north-west of the
Site. The Conservation Area contains 12 Listed Buildings; one of which is Grade II*
Listed and the remaining 11 are Grade II Listed Buildings. There is intervisibility
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between the land within the site and the Conservation Area, and the Grade II*
Listed Church of St Nicholas within it, although these are not considered to be key
views. Open green space is proposed on the concept masterplan in the northern
extent of the site, in closest proximity to Stretton Conservation Area. Intervening
agricultural land and woodland also lie between the site and the asset, and the
Conservation Area and the Listed Buildings within it are not considered to be a
constraint to the development of the site in its proposed form.
The Grade II Listed Lodge Farmhouse and Barn (formerly known as ‘Glebe Farm’)
lies c. 580m west of the Site. Due to the topography of the Site and the wider
landscape, Lodge Farmhouse and Barn are visible in views west from the northwestern extent of the Site. Views from within the site towards the asset are not
considered to be key views, as it is best appreciated from its associated plot. There
is a large amount of intervening agricultural land between the Site and the asset.
The concept masterplan proposes a band of green space between the Site boundary
and proposed development. Overall, the Grade II Listed Lodge Farmhouse is not
considered to be a constraint to the development of the Site.
The Scheduled Horn deserted medieval village and moated site lies c. 1.03km
south-west of the site, beyond the Great North Road. The deserted medieval village
and moated Site principally derives its significance from the archaeological,
architectural and historic interest of its physical fabric, and archaeological interest
and evidential value of the associated below-ground remains. The Scheduled
Monument also derives some significance from its setting, comprising the
surrounding agricultural land which was part of the rural setting of the historic
settlement. There is no intervisibility between the land within the Site and the
Scheduled Monument, and the land within the Site is not considered to contribute
to the heritage significance of Horn deserted medieval village and moated site. The
Scheduled Monument Horn deserted medieval village and moated site is not
considered to be a constraint to the development of the Site.
Assessment Conclusions
Overall there is no evidence to suggest the presence of significant archaeological
remains of prehistoric, Romano-British or medieval date within the Site that would
be a constraint to development.
The former Woolfox Lodge Airfield was constructed within the southern extent of
the Site. The southern area of the airfield was reused in the 1960s for the
Bloodhound Missile Site, which was considered for Scheduling in 2014 but was not
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designated. The majority of buildings and structures relating to the missile site
have been demolished, although a few remain within the Site. These remaining
military

buildings

are

considered

to

be

non-designated

heritage

assets.

Employment development is proposed in this area, and there may be an
opportunity for the reuse of historic structures within the proposed scheme. To the
south-east of the main Bloodhound Missile site, the former missile servicing
building remains in the depot area and has been converted to an animal feed
manufacturing mill and attached offices.
On current evidence, issues relating to built heritage assets, including Clipsham
Conservation Area and associated Listed Buildings, Exton Park and Garden,
Stretton Conservation Area and associated Listed Buildings, Lodge Farmhouse and
Barn and Horn deserted medieval village and moated site discussed above, on the
basis of the concept plan, are not considered to be a constraint to the development
of the Site.
Socio-Economic
APPENDIX 10: ECONOMICS BENEFIT REPORT
Introduction
The report outlines the potential economic benefits that will be generated by
developing a Garden Village on the land east of the A1 (Woolfox) in Rutland. The
Proposed Garden Village will be comprised of 10,000 residential dwellings and 27
hectares of employment floorspace, including: B1/B2/B8 use types; a trunk road
service area; 3 primary schools; and a secondary school. On top of this, the site
will have local-centre uses. The construction of the Proposed Garden Village would
be split across two phases, the first aligning with Rutland County Council’s Local
Plan Period to 2036.
Baseline
The population of Rutland has grown at a slower rate than both the East Midlands
and Great Britain over the last decade. Over this period, Rutland has seen a
substantial rise in the number of people over the age of 65, a trend that is projected
to continue over the next 20 years. The Application Site falls across two Lower
Super Output Areas (LSOAs): Rutland 001C and Rutland 001D, which are placed in
the 50.0% least deprived and the 10.0% least deprived LSOAs in England
respectively.
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While Great Britain and the East Midlands experienced an increase in employment
between 2015 and 2017, Rutland saw no change in job numbers. The main
employment sector in Rutland is public administration, education and health,
followed by accommodation and food services and the retail sector. The
unemployment rate for people ages 16-64 in Rutland is higher than in the Greater
Cambridge and Greater Peterborough Local Enterprise Partnership overall and in
line with the regional and national rates. Rutland’s economic activity rate in the 1664 cohort is higher than in these comparator areas. The median gross annual wage
for both full-time residents and workers in Rutland falls below the national average.
There are currently just over 2,100 businesses in Rutland, the vast majority of
which are micro businesses (with between 0 and 9 employees). Between 2010 and
2018, the number of businesses in Rutland increased at a considerably slower rate
than in the East Midlands and Great Britain.
At the local level, RCC aim to create high quality employment opportunities for all,
encouraging sustainable business formation and development in urban and rural
areas. At the Local Enterprise Partnership (LEP) level, Greater Cambridge and
Greater Peterborough LEP (now ‘The Business Board of the Cambridgeshire and
Peterborough Combined Authority’) aim to deliver an internationally competitive,
nationally significant economy bringing together the diverse strengths of the area.
At the national level, the UK government aim to support businesses to grow and
drive growth across the whole country.
Assessment Conclusions
Local Plan Period up to 2036 – Phase 1
During the construction of phase 1 of the proposed development, around 664 roles
on-site and in the wider economy would be supported per annum, generating
£0.4billion in GVA over the 12.5-year build programme.
The 2,500 dwellings associated with phase 1 of the Proposed Development would
support around 3,000 economically active and employed residents, over half of
which could be working in higher value occupations. The households are estimated
to generate an annual expenditure of £69.4million per annum and a first occupation
expenditure of £12.5 million within 18 months. The 2,500 dwellings could generate
around £4.7million per annum in additional Council Tax revenue.
Overall, phase 1 of the Proposed Development will support an estimated 2,083
gross full-time equivalent (FTE) jobs on-site once the employment floorspace is
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built. This figure includes jobs associated with the B1/B2/B8 floorspace, the two
schools and the trunk road service station. It is likely to be higher once all potential
developments on the site are confirmed and included in the analysis. Over a tenyear period, the overall contribution of phase 1 to economic output is estimated at
just under £0.8billion (present value).
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.
Post Local Plan Period – Phase 2:
During the construction of phase 2 of the proposed development, around 522 roles
per annum could be supported on-site and in the wider economy over the 38-year
build programme, generating £0.6billion in GVA.
The 7,500 dwellings associated with phase 2 of the Proposed Development would
support around 9,000 economically active and employed residents, over half of
which could be working in higher value occupations. The households are estimated
to generate an annual expenditure of £208.1million per annum and a first
occupation expenditure of £37.5million within 18 months. The 7,500 dwellings
could generate around £14.2million per annum in additional Council Tax revenue.

Landscape and Visual
APPENDIX 11: LANDSCAPE AND VISUAL APPRAISAL
Introduction
A Landscape and Visual Impact Assessment (LVIA) has been prepared in support
of the proposed Woolfox Garden Village. The LVIA considers the effects on
landscape elements, character and visual amenity and provides a comparison of
effects in relation to the other proposed development at St Georges Barracks, North
Luffenham also under consideration within the emerging Local Plan.
The promotors of the proposed Woolfox Garden Village intend to deliver 2500
homes, employment land, secondary and primary schools, highways and green
infrastructure within the Local Plan period up to 2036 under Phase 1. The remaining
7500 homes could be delivered beyond the Local Plan period post 2036 under Phase
2 to reach a total future housing provision of 10,000 homes. The proposals would
be designed in accordance with garden city principles to utilise an area of previously
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developed land within the former RAF Woolfox airfield and would provide a
comprehensive green infrastructure strategy for environmental improvement.
Baseline Conditions
The Site occupies approximately 490 ha of the former RAF Woolfox airfield and
arable farmland between Stretton to the north west, Clipsham to the north east,
Pickworth to the east, Stamford to the south east, and the A1 highway and Woolfox
Depot to the west. The Site is located within the Natural England, Kesteven
Uplands, National Character Area 75 and the Clay Woodlands (Dii) Landscape
Character Sub-Area of the Rutland Landscape Character Assessment (2003). The
Site is not located within any statutory or non-statutory landscape designations.
Phase 1 development within the Local Plan period to 2036
The Phase 1 development is located to the south of the Site and generally covers
the former RAF Woolfox airfield in close proximity to the A1 highway and the
Woolfox Depot. Traffic travelling along the A1 reduces the perception of tranquillity
within the site. The Phase 1 area is characterised by the remnants of the airfield
including concrete runways, hardstandings, perimeter tracks and ancillary buildings
interspersed with open areas of arable farmland. The hedgerow and field enclosure
pattern has historically been removed through the construction of the airfield during
WWII.
The Phase 1 development would inevitably change the character of the former
airfield and arable farmland to a new settlement comprising 2,500 homes,
employment land, secondary and primary schools, highways junctions and green
infrastructure. However, the proposals would utilise areas of the former airfield and
align the development adjacent to Woolfox Depot and the A1 highway within less
sensitive areas to the south of the site. The garden village would strategically
maintain the dispersed pattern of settlements throughout the character areas.
The Phase 1 development would inevitably change the character of the Site itself,
however, opportunities to observe this change are restricted within the wider
landscape due to the physical and visual enclosure provided by the surrounding
woodlands. The proposals would appear contained to the former airfield between
Woolfox Wood to the north, the Coppice to the east, Hardwick Wood and the golf
course to the south east, and the A1 highway and Woolfox Depot to the west of the
Site.
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Close proximity views of proposals would be visible from bridleway E165, the golf
course and Hardwick Farm to the south, and from the A1 highway near the Woolfox
Depot to the west. Medium proximity views would be partially visible from
bridleway E163 near the A1 highway and Woolfox Wood to the north west and from
limited sections of Pickworth Lane to the south east of the Site. Distant views would
be limited by the surrounding woodland although perceptible from the Rutland
Round trail E135 near Pickworth Great Wood to the north east, and from the B668
Stretton Road near Greetham to the north west of the Site.
Phase 2 development beyond the Local Plan period
The Phase 2 development would deliver the remaining 7500 homes beyond the
Local Plan period post 2036. The Phase 2 development would only come forward
as part of a co-ordinated extension to the Phase 1 development. The proposals
cover the arable farmland to the north between Bidwell Farm, Osbonall Wood,
Greetham Wood Far and Woolfox Wood. The proposals would retain the existing
PROW network within the Phase 2 area as part of the green infrastructure strategy.
The Phase 2 development would retain the sloping areas of land to the north Bidwell
Farm within parkland to respect the character, setting and appearance of the
outlying Stretton and Clipsham villages.
Close proximity views would be visible from bridleway E163 crossing the centre of
the site between Woolfox Wood, Osbonall Wood, the disused quarry, Big Pits Wood
and Bidwell Lane to the east. Medium proximity views would be partially visible
from the Clipsham Road to the north, and from the Rutland Round trail near
Clipsham village to the north east. The proposals would not generally be visible
from Stretton village to the north west. Distant views of the Phase 2 development
would be restricted by Osbonall Wood to the north, Big Pits Woods to the east, and
Greetham Far Woods to the west of the Site.
Conclusion
The proposed Woolfox Garden Village could be designed to respect the landscape
elements, character and visual amenity of the Site and its surroundings. The
Garden Village would comprise a new settlement within Rutland county and would
utilise the previously developed land within the former RAF Woolfox airfield with
sustainable transport connections to the A1 highway. The proposed Woolfox Garden
Village could be designed in manner that would not materially conflict with the
relevant NPPF paragraphs 10, 127, 170, 171; Core Strategy policies CS19, CS21,

March 2019 | IH/JB | M.0384

Page | 27

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

CS23; Site Allocations DPD policy SP23; and Local Plan Policy RLP42, RLP43 and
RLP45.
Air Quality
APPENDIX 12: AIR QUALITY ASSESSMENT
Introduction
As development traffic trip distribution work is not being undertaken at this early
stage, it has not been possible to undertake initial prediction of air pollutant
concentrations, and subsequent assessment of the development traffic impact upon
local air quality (it is envisaged that a detailed air quality assessment would be
undertaken at the later planning stages, if required by the Local Planning Authority
(LPA)).
This Technical Note therefore provides information relating to the local baseline
conditions, assessment scope and methodology of the detailed air quality
assessment that would be undertaken if required, and details of how any
subsequently identified air quality impacts will be mitigated.
Assessment
The principal sources of emissions affecting the proposed site will be local road
traffic using the A1, Great North Road, which runs adjacent to parts of the western
boundary of the site, and to a lesser extent, Clipsham Road and Stretton Road,
adjacent to the northern site boundary.
A review of Rutland County Council’s (RCC) Local Air Quality Management
documents, including their most recently published 2018 Annual Status Report
(ASR) has been undertaken, with key air quality considerations relating to the
proposed development and neighbouring area summarised below.
Air quality within the County of Rutland is generally good and to date, no Air Quality
Management Areas (AQMA) have been designated. RCC’s most recently published
2018 ASR indicates no exceedances, or likely exceedances to the Air Quality
Objectives (AQO). RCC currently operates 11 nitrogen dioxide (NO2) diffusion tube
monitoring sites throughout the County, with annual mean NO2 monitoring results
in 2017 ranging from 9.8 μg/m3 in Egleton (Site 9) to 28.2 μg/m3 in Uppingham
(Site 2). The 2017 monitoring results show that NO2 levels have not changed
significantly since 2016, with the largest increase being 3.2 μg/m3 in Caldecott (Site
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1). In fact, some monitoring locations experienced decreases in NO2 levels
indicating no single overall trend in the 2017 monitoring results. All monitoring
locations show levels below the annual mean objective of 40 μg/m3.
There are no identified exceedances of the AQO, or potential areas of concern at
existing dwellings adjacent to the proposed site at Woolfox Farm. Therefore, since
‘relevant exposure’ is already present adjacent to the site, i.e. existing residential
dwellings are present adjacent to the site and local roads, and these have already
been considered within RCC’s reviews and assessments, the conclusions for these
will equally apply for new dwellings on the application site. Namely, all air quality
objectives will be satisfied on the site and at dwellings adjacent to the routes to
the proposed development site.
Noise and Vibration
APPENDIX 13: PRELIMINARY ACOUSTIC REVIEW
Introduction
A desk-based study has been undertaken to identify potentially significant existing
sources of noise and consider these in light of the proposed development.
Review
The following have been identified as existing potential sources of noise in relation
to proposed residential receptors in the Woolfox development.
• A1 dual carriageway to the west of the site;
• Quarries to the east of the site (Clipsham) and to the west of the A1
(Woolfox Quarry);
• Woolfox Depot to the south-west of the site;
• Clipsham / Stretton Roads to the north of the site;
• Industrial / commercial units to the north-east of the site on Bidwell Lane.
• The following have been identified as proposed potential sources of noise in
relation to proposed residential receptors in the whole development.
• B2 and B8 employment uses proposed adjacent to the south-western site
boundary.
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• Plant / entertainment noise sources associated with the mixed use local
centres.
No sources of vibration have been identified in the vicinity of, or associated with,
the Woolfox development which would be considered likely to result in significant
levels of vibration in relation to the proposed development.
Recommendations have been made for appropriate acoustic design along with
potential noise mitigation measures.

A noise impact assessment will be

undertaken, and it is considered that this will enable acceptable noise levels to be
achieved at noise sensitive receptors in accordance with relevant standards and
guidance.
Preliminary Assessment Conclusions
It is considered that with appropriate consideration during the detailed design of
the development it could be ensured that any noise impact associated with the
Woolfox development could be mitigated and minimised to ensure no significant
noise impact in accordance with relevant standards and guidance.
Minerals
APPENDIX 14: MINERALS POSITION STATEMENT
Introduction
The proposed Woolfox site falls within an area identified as a mineral safeguarding
zone by Rutland County Council.

Baseline
Publicly available data confirms that the Woolfox site is underlain by Lincolnshire
Limestone across the majority of the site. This same data also confirms that the
thickness of overburden varies across the Woolfox site.
Discussions with the County Council have identified that the primary area of
concern remains the potential presence of Clipsham Stone, a nationally important
resource for building stone.
Discussions with the operators of the nearby Clipsham Quarry indicate that
reserves of this stone are likely to be confined to the area around the existing
quarry, this is confirmed by a recent EIA Screening Request submitted on behalf of
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the operators of Clipsham Quarries which confirms that reserves have been proven
to the south.
Assessment Conclusions
The emerging masterplan is only indicative at this stage – but any ‘safeguarding
area’ could be accommodated within the proposed development without the loss of
any of the proposed dwellings
Further investigation will be undertaken to formally confirm the presence and
quality of Lincolnshire Limestone in the near future. The results of investigations to
date indicate that the presence of minerals is unlikely to prohibit the development
of the site as a proposed Garden Community.
Arboriculture
APPENDIX 15: ARBORICULTURAL PLANNING STATEMENT
Introduction
The Arboricultural Planning Statement (APS) has been prepared following the
guidance

of

BS5837:2012

Trees

in

Relation

to

Design,

Demolition

and

Construction: Recommendations.
The total survey includes record of 116no. individual trees, 101no. groups of trees,
28no. hedgerows and 10no. woodlands. These include 27no. A category, 69no. B
category, 152no. C category and 7no. U category. The survey includes detail as
groups of trees and individual notable trees. Further detailed survey may be
required ahead of a detailed planning application.
The survey includes records of 5no. Ancient & Semi-Natural Woodland (W69, W76,
W179, W196 & W251) and 1no. Ancient Replanted Woodland (W64).
Baseline
Phase One
There are 3no. woodlands of high value (category A) located within the Phase One
boundary, of long-term potential. The groups located on the southern boundary of
the Site are of moderate value due to the screening benefits they offer.
The remaining trees and groups are dominated by self-set specimens of limited
arboricultural value and are considered to be replaceable within the revised context
of the Proposed Development.
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Phase Two
As with Phase One, the 6no. category A woodlands across the Site are of significant
importance. There is a linear band of trees and groups towards the northern
boundary of high value.
The northern, eastern and western boundary are formed primarily by moderate
value trees with good screening and future potential.
The centre of the Site is dominated by self-set specimens of limited arboricultural
value which are considered to be replaceable within the revised context of the
Proposed Development.
Assessment Conclusions
Having a detailed understanding of the species and quality of the trees on the
development at this early stage will ensure that as the design of the masterplan
progresses the retention of the high quality trees is ensured.
Common Ash forms the dominant species throughout the woodlands and across
the Site; with the increasing presence of Chalara Dieback of Ash (Hymenoscyphus
fraxineus) across the country, these trees should be monitored closely as the
application develops. At present many of these trees are of category A retention
value however if the presence of Chalara Dieback of Ash is confirmed on-site, the
value of these trees is likely to deteriorate. Future management may be required
to manage their deterioration and prevent their loss.
The survey picked up detail as groups of trees and individual notable trees. This
report provides guidance for the design team and sets out all constraints relating
to the trees on-site.
The successful retention of those trees that will remain on the Site will be
dependent upon the quality and maintenance of any protection system that is put
in place. This can be achieved through an Arboricultural Method Statement (AMS)
being provided as part of any planning approval.
The moderate and high value trees will be retained and incorporated into the
Proposed Development and will be supplemented with additional planting.
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5.

SUSTAINABILITY APPRAISAL
Introduction to Sustainability Appraisal
The NPPF and Planning Policy guidance sets out guidance as to what constitutes
sustainable development. This is tested during the local plan process through a
Sustainability Appraisal (SA).
The principal objective of the SA process is to identify key local and national
sustainability issues and priorities and ensure that Development Plan Documents
are able to effectively deliver sustainable development by jointly promoting all
relevant social, economic and environmental factors. The SA process is also used
in the plan making process to assess key strategic sites and identify which are
deemed to be the most sustainable. The recommendations are then used to inform
the plan making process and allocation of development sites.
To demonstrate that the proposals for Woolfox Garden Village constitute
sustainable development in accordance with national and local policy, this SA will
assess Phase 1 of the Proposed Development against the sustainability objectives
identified in the SA process which has been designed and used by RCC for the
emerging Local Plan and its proposed strategic site allocations. Phase 2, which
would be brought forward post 2036, has also been assessed against the Local Plan
sustainability objectives for completeness. A plan showing the proposed boundaries
of the two phases can be seen in Appendix 3 of this SA.
Sustainability Appraisal Methodology
To be thorough both Phase 1 and Phase 2 of the proposed Garden Village will be
appraised in this report. It is hoped that this will enable the Council to provide a
comparison with other strategic site options considered in their published Site
Appraisal Consultation Draft Document (July 2017) as well as others that have been
put forward since the Consultation Draft Local Plan 2017.
In this assessment the methodology stated in Appendix 1 of the Councils
‘Methodology for Assessing Potential Sites (July 2017)’ will be used. The
significance assessment for sustainability is then provided for each of the site
assessment criteria for both Phase 1 and Phase 2 in accordance with the Impact
Risk Rating Scale stated in Appendix 2 of the Council’s Site Appraisal methodology.
The assessment methodology is shown in Tables 1 and 2 below.
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Table 1. Scale of Impact

Table 2. Impact Risk Rating

The second phase of the assessment methodology is assessing the Site against the
Sustainability Appraisal Objectives outlined in the ‘Local Plan consultation – Draft
Sustainability Appraisal (July 2017)’.
The Rutland Sustainability Appraisal Objectives are set out in Table 3 below.
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Table 3: Rutland Sustainability Appraisal Objectives
SA OBJECTIVES
Economic
1

Population

To create high quality employment
opportunities for all

2

Population

To encourage sustainable business formation
and development in urban and rural areas

3

Population

To promote the infrastructure necessary to
support economic growth and attract a range
of business types

4

Material Assets

Facilitate the delivery of a steady and
adequate supply of minerals to support
sustainable growth and safeguard mineral
resources and related development from
sterilisation and incompatible forms of
development.

Social
5

Population, health,
material assets

To help achieve a housing stock that meets
the needs of Rutland.

6

Population, health

To improve access to health and social care
provision and maintain good health standards

7

Population, health

To improve community safety and reduce
crime

8

Population, health,
material assets

To promote and support the development of
community facilities in all areas particularly
rural areas.

9

Cultural heritage,
population

To provide opportunities for people to value
and enjoy Rutland’s heritage and participate
in cultural and recreational activities, whilst
preserving and enhancing the environment.

Environmental
10

Material assets,
landscape, cultural
heritage

To conserve or enhance the historic
environment, heritage assets and their
settings.

11

Biodiversity, landscape

To increase biodiversity and geodiversity

12

Cultural heritage,
biodiversity, landscape,
material assets, air,
soil, water

To protect and enhance the character,
diversity and local distinctiveness of the
natural environment and rural landscape of
Rutland.

13

Air, soil, water,
biodiversity, material
assets

To protect the natural resources of the region
- including water, air and soil.

March 2019 | IH/JB | M.0384

Page | 35

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

14

Material assets

To minimise waste, increase recycling and
promote sustainable waste management.

15

Climate factors,
material assets

To minimise energy usage and promote the
use of renewable energy sources.

16

Climate factors

To reduce the adverse effects of traffic and
improve transport infrastructure.

17

Climate factors

To reduce the risk and impact of flooding

18

Climate factors

Reduce emissions of greenhouse gases that
cause climate change and adapt to its effects.

19

Air, soil, water,
biodiversity, material
assets, landscape

Progressively restore mineral development
land, seeking to maximise beneficial
opportunities.
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Phase 1 and 2 Site Assessments
Table 4. Phase 1 Site Assessment
Category

Assessment findings

Scale of Impact

Related SA Objective

Stage 1: Initial assessment against key policy considerations
Key
Policy
Considerations

-

Current local plan policies and emerging plan policies relating
to the individual subject assessments are considered where
relevant in the associated reports appended to this SA.
Pertinent policies from the emerging local plan that have been
identified include:
Policy RLP 2 – Sustainable development principles
Policy RLP14 – Housing density and mix
Policy RLP16 – Affordable Housing
Policy RLP33 – Delivering Good Design
Policy RLP44 – Provision of new open space
Policy RLP48 – Safeguarding Rutland’s Mineral Resources

Stage 2: Detailed assessment against environmental, social and economic factors
Environmental
Topography
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•

On a generally flat plateau topography with limited
variation between 105m AOD near the A1 highway to
the west sloping to 90m AOD to the east of the airfield.
A low degree of ground engineering would be required
due to the gently sloping topography.

N/A
Low Adverse
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Agricultural land

Biodiversity
Geodiversity

and
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•

The site is shown on provisional ALC sheets to be
unclassified Grade 3 land. Detailed survey required.

•

A substantial proportion of the site is former airfields
and runways, detailed surveys would be required to
confirm the extent of disturbance this caused and what
areas are non-agricultural.

•

No statutory ecological sites are present on site. There
are a number of Sites of Special Scientific Interest
(SSSI) that surround the site, impacts on which would
have to be determined in a detailed assessment.

•

There are a number of Local Wildlife Sites present within
The retention of these sites has been
the site.
considered in the design of the proposals and are not
anticipated to be directly affected as a result of the
development.

•

There is the potential for semi-improved calcareous
grassland to be present at the Site associated with the
disused access tracks of the old World War II air base.
Further detailed botanical assessment is required to
determine its level of ecological importance.

•

Poor semi-improved grassland is present on site
associated with the heavy sheep grazing that has
occurred so is unlikely to be important as a habitat.

•

A number of hedgerows are present within the site and
along the boundaries that will be retained where
possible. As part of the green infrastructure strategy the
development would seek to deliver hedgerow and tree
planting.

Low Adverse

12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.

11. To increase biodiversity
and geodiversity

Low Adverse
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Cultural Heritage
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•

Desk study information has identified the historical
presence of reptiles, great crested newt and roosting
bats at the Site. Further detailed surveys would be
required to confirm presence.

•

There are 3 no. woodlands of high value (category A)
located within the Phase One boundary, of long-term
potential. The groups located on the southern boundary
of the Site are of moderate value due to the screening
benefits they offer.

•

The remaining trees and groups are dominated by selfset specimens of limited arboricultural value and are
considered to be replaceable within the revised context
of the Proposed Development. Further detailed
assessment, including an Arboricultural Impact
Assessment (AIA) is required but it is considered likely
that the majority of moderate and high value trees can
be retained and incorporated into the Proposed
Development.

•

No evidence to suggest the presence of significant
archaeological remains of prehistoric, Romano-British
or medieval date within the site that would be a
constraint to development.

•

The RAF Woolfox Lodge Airfield lies within the extent of
the site. The remains of military airfield buildings are
present within the site. The airfield was opened in 1940
and subsequently returned to agricultural use in 1954,
although the southern extent was re-used from 196064 for the Bloodhound Missile Site. The majority of
buildings and structures relating to the missile site have
been demolished, yet a few remain within the site. The
remaining military buildings at the Woolfox Lodge

Low Adverse

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
10. To conserve or enhance
the historic environment,
heritage assets and their
settings.
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Airfield and Bloodhound Missile site are considered to be
non-designated heritage assets.

Landscape
townscape

and

•

Issues relating to built heritage assets, including
Clipsham Conservation Area and associated Listed
Buildings,
Exton
Park
and
Garden,
Stretton
Conservation Area and associated Listed Buildings,
Lodge Farmhouse and Barn and Horn deserted medieval
village and moated site, are not considered to be a
constraint to the development of the site.

•

The site is located within the Natural England, Kesteven
Uplands, National Character Area 75. At the local level,
the site is also located within the Rutland Plateau
Landscape Character Type (LCT) and the Clay
Woodlands (D ii) Landscape Character Sub-Area (LCSA)
of the Rutland Landscape Character Assessment 2003.

•
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Hedgerow and field enclosure pattern have been
extensively removed through the construction of the
airfield in WWII and therefore considered to be of low
value, susceptibility and sensitivity when considering
the sites landscape character.

•

The magnitude of change on landscape character is low
as the opportunities to observe a change in character
will be limited within the wider landscape due to the
physical and visual enclosure provided by surrounding
woodlands.

•

The garden village would appear as a distinct new
settlement strategically positioned to maintain the
dispersed pattern of settlement throughout the
character area.

10. To conserve or enhance
the historic environment,
heritage assets and their
settings.
12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.
Low Adverse
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Loss of recreational
or public open space
land

•

The site is privately owned so no recreational/public
open space will be lost. Phase 1 also includes a provision
for public open space in the form of community parks
and proposed play areas which will lead to a net gain.

8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.
Moderate
Beneficial

Potential for new
green infrastructure

Water conservation
and
management/flood
risk
March 2019 | IH/JB | M.0384

•

•

Substantial Green Infrastructure is proposed to
environmentally enhance the development. This will
include multifunctional and connected green spaces that
will form strategically important links to the surrounding
area to provide routes for people and wildlife. The
development will also incorporate community parks as
buffers between the existing ancient woodland and
proposed development. There is also provision for public
open space in the form of a play area. The development
will also involve the enhancement of the existing
landscape framework to enhance biodiversity and retain
the existing character.

According to the EA Flood Map for Planning (Rivers and
Sea) Phase 1 is located within Flood Risk Zone 1 and
therefore has a very low chance of flooding.

Moderate
Beneficial

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
11. To increase biodiversity
and geodiversity.
12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.

Negligible

13. To protect the natural
resources of the region including water, air and soil.
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Contamination

Environmental
quality and human
health

•

The EA Flooding from Surface Water map indicates that
the majority of the site is considered to be at a very low
risk of surface water flooding. There are several isolated
areas of medium to high risk associated with the natural
valleys within the topography.

•

According to the British Geological Survey (BGS)
Groundwater Flooding Hazard map the susceptibility to
groundwater flooding is generally low to moderate
across the majority of the site, with areas of moderate
to significant susceptibility in the east of the site

•

A ground investigation is required to quantify
contamination risk of the site. The site consists of
agricultural land and is also the site of the former RAF
Woolfox airfield. Potential sources of contamination on
site have been identified as abandoned machinery,
waste materials and organic deposits associated with
agricultural practices. The disused airfield may also
prove to be a source of contamination as a result of its
historic practices.

•

Air quality within the county is generally good and to
date, no Air Quality Management Areas have been
designated.

•

Potential existing sources of noise in relation to the
proposed residential receptors are: A1 dual carriageway
to the west of the site; Quarries to the east of the site
(Clipsham) and to the west of the A1 (Woolfox Quarry)
and Woolfox Depot to the south-west of the site.

•
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17. To reduce the risk and
impact of flooding

13. To protect the natural
resources of the region including water, air and soil.
Low Adverse

6. To improve access to
health and social care
provision and maintain good
health standards.
Negligible

13. To protect the natural
resources of the region including water, air and soil.

Proposed potential sources of noise in relation to
proposed residential receptors include: B2 and B8
employment uses proposed adjacent to the south-
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western site boundary. Plant/entertainment noise
sources associated with the mixed-use local centre.
•

As part of the design, the residential dwellings and
schools have been offset from the A1. The Green
Infrastructure and the Employment provision provides
a buffer for these more noise sensitive receptors and as
a result no significant disturbances are anticipated.

•

It is considered that with appropriate consideration
during the detailed design of the development it could
be ensured that any noise impact in the vicinity of Phase
1 of the development could be mitigated and minimised
to ensure no significant noise impact.

Restoration and after
use

•

N/A

Waste Management

•

Operational wastes will be managed through providing
suitable areas to support the recycling of waste in
accordance with Rutland County Councils guidance.

•

There will be multifunctional and connected green open
spaces that will form strategically important links to the
surrounding area to provide routes for people, wildlife
and open spaces for recreation and play.

N/A

-

N/A

14. To minimise waste,
increase
recycling
and
promote sustainable waste
management.

Social
Liveability

•
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Dedicated sustainable transport corridors including
provision for public transport, cycling and walking will
form key elements of the overall masterplan and
effectively link into the wider network.

5. To help achieve a housing
stock that meets the needs
of Rutland.
Moderate
Beneficial
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Proximity to service
and facilities

•

1. To create high quality
employment opportunities
for all.

Facilities surrounding the site include the following:
o

Pubs located in the surrounding villages of Clipsham,
Stretton and Greetham.

o

Large supermarkets located in Oakham and
Stamford circa 5.5 and 6 miles from the site
respectively.

o

Doctors – Empingham Medical Centre circa 2.2 miles

2. To encourage sustainable
business
formation
and
development in urban and
rural areas.
3.
To
promote
the
infrastructure necessary to
support economic growth
and attract a range of
business types.

from the site.
•
•

•

Accessibility to public
transport

March 2019 | IH/JB | M.0384

•

One secondary and two primary schools will be
constructed as part of the development.
Estimated 2,083 gross full-time equivalent (FTE) jobs
on-site once the employment floorspace is built. This
figure includes jobs associated with the B1/B2/B8
floorspace, the two schools and the trunk road service
station.

High Beneficial

8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.

Details of the mixed-use centre services will be
considered in the detail design of the scheme but aims
to contain services that suites the needs of the local
area.

The sites location has limited access to public transport
provision with only route 29 passing the site. As such
the development would provide new bus services,
details of which would be confirmed with the LPA.

5. To help achieve a housing
stock that meets the needs
of Rutland.

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.

Low Beneficial

5. To help achieve a housing
stock that meets the needs
of Rutland.
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Amenity of existing
residents
and
adjacent land uses

•

The nearest railway stations are located at Oakham and
Stamford approximately an 18min and 10min drive
respectively. These stations provide a good level of
service during the peak periods providing opportunities
for residents to use this mode

•

Close proximity views of proposals would be visible from
bridleway E165, the golf course and Hardwick Farm to
the south, and from the A1 highway near the Woolfox
Depot to the west. Medium proximity views would be
partially visible from bridleway E163 near the A1
highway and Woolfox Wood to the north west and from
limited sections of Pickworth Lane to the south east of
the site. Distant views would be limited by the
surrounding woodland although perceptible from the
Rutland Round trail E135 near Pickworth Great Wood to
the north east, and from the B668 Stretton Road near
Greetham to the north west of the site.

5. To help achieve a housing
stock that meets the needs
of Rutland.

Low Adverse

•

An increase in traffic is to be expected on the
surrounding networks, yet it is considered the increase
in volume is likely to be accommodated within the
surrounding road network. Further detailed analysis is
required.

Available, viable and
deliverable

•

The site is in single family ownership who are keen to
explore the potential of the site for development. It can
therefore be concluded that the proposed development
is available and deliverable.

High Beneficial

Infrastructure
available

•

Discussions ongoing. Details are contained within the
Utilities report (Appendix 16)

Negligible

Economic
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N/A

3.
To
promote
the
infrastructure necessary to
support economic growth
Page | 45

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

and attract a
business types
Accessibility
transport

and

March 2019 | IH/JB | M.0384

•

Site has direct access to the A1, a major transport
corridor and strategic route linking with Grantham and
Newark to the north and indirectly connecting to
Peterborough to the south east.

•

Primary access to the site will be formed off the A1 via
a new grade separated junction and a redesign of the
existing access road that currently serves Woolfox
Depot. The proposed grade separated junction will be
approximately 1km north of the existing access that
serves Woolfox Depot and will allow vehicles to access
the A1 both northbound and southbound.

•

Final design and layout will ensure walking routes are
provided for all to use. Recreational routes will also be
provided within and around the settlement area and will
link with the existing PRoW’s that are within or close to
the edge of the settlement area.

•

Design will facilitate the use of bikes locally within the
settlement and make provision for cycling to other
destinations including the provision of a sustainable
transport corridor.

•

The layout of the development will be designed to allow
residents to have access to a range of facilities locally
reducing the need to travel outside of the settlement
area during the working day e.g. high-speed internet,
schools, local shops.

•

Travel infrastructure will be developed to facilitate
carbon free living such as the provision of charging
infrastructure.

range

of

16. To reduce the adverse
effects of traffic and improve
transport infrastructure.

Moderate
Beneficial
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Impact on the wider
road network

•

Rights of way

Potential
for
decentralised
and
renewable
energy
generation

Need
for
development

•

the

•

Phase 1 is likely to result in approx. 1,200 two-way
external vehicle movements in the AM Peak and around
900 two-way external vehicle movements in the PM
Peak. The potential increase in traffic movements on the
local highway network as a result of the development
with appropriate mitigation is not considered to affect
the capacity of the existing road network although
further detailed analysis of local junctions will need to
be carried out to determine the offsite mitigation
measures required.
The existing Public Right of Way (PRoW) network will be
retained and enhanced within green corridors. The
development
would
significantly
improve
the
accessibility and recreational benefits across the site to
connect to the established PRoW network.

16. To reduce the adverse
effects of traffic and improve
transport infrastructure.
Low Adverse

Moderate
Beneficial

There is a capacity to incorporate forms of renewable
energy generation within the development proposals,
details of which would be covered in the detailed design.
Low Beneficial

•

Required to address Rutland’s and the sub-regional
requirement for housing and employment.

Low Beneficial

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
15. To minimise energy
usage and promote the use
of
renewable
energy
sources.
18. Reduce emissions of
greenhouse
gases
that
cause climate change and
adapt to its effects.
1. To create high quality
employment opportunities
for all
2. To encourage sustainable
business
formation
and
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development in urban and
rural areas.
5. To help achieve a housing
stock that meets the needs
of Rutland.
8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.
Other constraints

N/A

N/A

Assessment of Sustainability Objectives not considered within the Site Assessment framework
SA objective 4 – Facilitate the delivery of a steady and adequate supply of minerals to support sustainable growth and safeguard
mineral resources and related development from sterilisation and incompatible forms of development and SA Objective 19 Progressively restore mineral development land, seeking to maximise beneficial opportunities.
From geological maps and borehole data it is evident there is a resource of Lincolnshire Limestone, the site also lies partly within a
designated mineral safeguarding area. The landbank of currently permitted crushed rock reserves in Rutland currently stands at
approximately 50 years, as a result RCC is making no provision for the release of additional crushed rock. Therefore, it is evident
that there is clearly no current need for additional crushed rock reserves to maintain supply. It is acknowledged that small parts of
the overall site could include areas of Clipsham Limestone, a high-quality building limestone regarded as being of national
importance. However, it is likely that the Clipsham limestones would only be found in close proximity to the existing Clipsham Quarry
and proposed southern extension. Further investigation of the quantity and quality of the Limestones found at the site will be
undertaken in due course. However, the likely relatively constrained occurrence of Clipsham Limestone would be easily
accommodated in the emerging masterplan without requiring any reduction in the number of units proposed.
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SA Objective 7 - To improve community safety and reduce crime
Not considered appropriate to assess safety and crime at this high-level review stage.
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Table 5. Phase 2 Site Assessment
Assessment findings

Category

Scale of Impact

Related SA Objective

N/A

N/A

Stage 1: Initial assessment against key policy considerations
Key
Policy
Considerations

This phase would be delivered outside of the current Local Plan
period so is not considered applicable in this instance.

Stage 2: Detailed assessment against environmental, social and economic factors
Environmental
Topography

•

Agricultural land

Biodiversity
Geodiversity

•

and

•

•
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Gently undulating between 107m AOD near Greetham
Wood Far to the west and Bidwell Lane at 95m AOD to
the east of the site. The landform to the north of Bidwell
Farm is more varied forming a local undulation and
small valley at 85m AOD between Bidwell Farm and
Clipsham Road to the north of the site. A low degree of
ground engineering would be required due to the gently
sloping topography
The site is shown on provisional ALC sheets to be
unclassified Grade 3 land. Detailed survey required.

No statutory ecological sites are present on site. There
are a number of Sites of Special Scientific Interest
(SSSI) that surround the site, impacts on which would
have to be determined in a detailed assessment.

N/A

Low Adverse

Low Adverse

12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.
11. To increase biodiversity
and geodiversity

Low Adverse

There are a number of Local Wildlife Sites Present within
the site.
The retention of these sites has been
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considered in the design of the proposals and are not
anticipated to be directly affected as a result of the
development.

Cultural Heritage
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•

There is a potential for a small amount of semiimproved calcareous grassland to be present at the Site.
Further detailed botanical assessment is required to
determine its level of ecological importance.

•

A number of hedgerows are present within the site and
along the boundaries that will be retained where
possible. As part of the green infrastructure strategy
the development would seek to deliver hedgerow and
tree planting.

•

Desk study information has identified the historical
presence of reptiles, great crested newt and roosting
bats at the Site. Further detailed surveys would be
required to confirm presence.

•

There are 6 category A woodlands across the Site that
are of significant importance. There is a linear band of
trees and groups towards the northern boundary of high
value. The northern, eastern and western boundary are
formed primarily by moderate value trees with good
screening and future potential. The centre of the Site is
specimens
of
limited
dominated
by
self-set
arboricultural value.
Further detailed assessment,
including an Arboricultural Impact Assessment (AIA) is
required but it is considered likely that the majority of
moderate and high value trees can be retained and
incorporated into the Proposed Development.

•

No evidence to suggest the presence of significant
archaeological remains of prehistoric, Romano-British or

Low Adverse

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
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medieval date within the site that would be a constraint
to development.

Landscape
townscape

and

Loss of recreational
or public open space
land
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•

Issues relating to built heritage assets, including
Clipsham Conservation Area and associated Listed
Buildings,
Exton
Park
and
Garden,
Stretton
Conservation Area and associated Listed Buildings,
Lodge Farmhouse and Barn and Horn deserted medieval
village and moated site, are not considered to be a
constraint to the development of the site.

•

The site is located within the Natural England, Kesteven
Uplands, National Character Area 75. At the local level,
the site is also located within the Rutland Plateau
Landscape Character Type (LCT) and the Clay
Woodlands (D ii) Landscape Character Sub-Area (LCSA)
of the Rutland Landscape Character Assessment 2003.

•

As Phase 2 of the development would only come
forwards as part of a co-ordinated extension to the
Phase 1 development the landscape character to the
south of Phase 2 would have already changed. Phase 2
would retain the sloping areas of land to the north
Bidwell Farm within proposed parkland to respect the
character, setting and appearance of Stretton and
Clipsham.

•

The site is privately owned so no recreational/public
open space will be lost. Phase 2 also includes a provision
for a variety of open spaces that include formal sports,
play areas, allotments, amenity space and enhanced
ecological habitats which will lead to a net gain of public
open space.

recreational activities, whilst
preserving and enhancing
the environment.
10. To conserve or enhance
the historic environment,
heritage assets and their
settings.

10. To conserve or enhance
the historic environment,
heritage assets and their
settings.

Low Adverse

Moderate
Beneficial

12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.

8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.
9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
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participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
Potential for new
green infrastructure

Water conservation
and
management/flood
risk

•

•

•
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Substantial Green Infrastructure is proposed to
environmentally enhance the development. This will
include multifunctional and connected green spaces that
will form strategically important links to the surrounding
area to provide routes for people and wildlife. The
development will also incorporate community parks as
buffers between the existing ancient woodland and
proposed development. There is also provision for public
open space that includes a play area, formal sports area
and allotments. The development will also involve the
enhancement of the existing landscape framework to
enhance biodiversity and retain the existing character.

According to the EA Flood Map for Planning (Rivers and
Sea) the vast majority of Phase 2 is located within Flood
Risk Zone 1 barring the area associated with the
watercourse in the far northern extent of the site. This
could be integrated into a Sustainable Urban Drainage
Strategy (SUDS) and therefore the presence of this
watercourse would not be seen as a constraint to the
development.

Moderate
Beneficial

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
11. To increase biodiversity
and geodiversity.
12. To protect and enhance
the character, diversity and
local distinctiveness of the
natural environment and
rural landscape of Rutland.
13. To protect the natural
resources of the region including water, air and soil.
17. To reduce the risk and
impact of flooding

Negligible

The EA Flooding from Surface Water map indicates that
the majority of the site is considered to be at a very low
risk of surface water flooding. There are several isolated
areas of medium to high risk associated with the natural
valleys within the topography.
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Contamination

Environmental
quality and human
health
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•

According to the British Geological Survey (BGS)
Groundwater Flooding Hazard map the susceptibility to
groundwater flooding is generally low to moderate
across the majority of the site, with areas of moderate
to significant susceptibility in the east of the site.

•

As the site is primarily used for agricultural purposes,
significant contamination is therefore considered
unlikely. However, potential sources of contamination
on site from abandoned machinery, waste materials and
organic deposits associated with these practices have
been identified. A ground investigation to quantify
contamination risk would be required.

•

Air quality within the county is generally good and to
date, no Air Quality Management Areas have been
designated.

•

Potential existing sources of noise in relation to the
proposed residential receptors are: A1 dual carriageway
to the west of the site; Quarries to the east of the site
(Clipsham) and to the west of the A1 (Woolfox Quarry);
Woolfox Depot to the south-west of the site; Clipsham
/Stretton Roads to the north of the site and Industrial /
commercial units to the north-east of the site on Bidwell
Lane.

•

Proposed potential sources of noise in relation to
proposed residential receptors include: B2 and B8
employment uses proposed adjacent to the southwestern site boundary. Plant/entertainment noise
sources associated with the mixed-use local centre.

•

Considerable buffer zones have been included between
noise sensitive receptors in the northern half of the site
and the A1 dual carriageway and Clipsham / Stretton

Low Adverse

13. To protect the natural
resources of the region including water, air and soil.

6. To improve access to
health and social care
provision and maintain good
health standards.
13. To protect the natural
resources of the region including water, air and soil.

Negligible

Page | 54

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

Roads. This will assist in minimising traffic noise levels
at receptors.

Restoration and after
use

•

Consideration would be given to the potential noise from
Clipsham quarry if it is still operational at the time of
the development. Detailed consideration of the potential
for noise from commercial / industrial units to the east
of the development on Bidwell Lane will also be
undertaken.

•

It is considered that with appropriate consideration
during the detailed design of the development it could
be ensured that any noise impact associated with the
whole development could be mitigated and minimised
to ensure no significant noise impact.

N/A

Waste Management

•

Operational wastes will be managed through providing
suitable areas to support the recycling of waste in
accordance with Rutland County Councils guidance.

•

There will be multifunctional and connected green open
spaces that will form strategically important links to the
surrounding area to provide routes for people, wildlife
and open spaces for recreation and play.

N/A

-

N/A

14. To minimise waste,
increase
recycling
and
promote sustainable waste
management.

Social
Liveability

•
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Dedicated sustainable transport corridors including
provision for public transport, cycling and walking will
form key elements of the overall masterplan and
effectively link into the wider network.

5. To help achieve a housing
stock that meets the needs
of Rutland.
Moderate
Beneficial
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Proximity to service
and facilities

•

1. To create high quality
employment opportunities
for all.

Facilities surrounding the site include the following:
o

Pubs located in the surrounding villages of Clipsham,
Stretton and Greetham.

o

Large supermarkets located in Oakham and
Stamford circa 5.5 and 6 miles from the site
respectively.

o

Doctors – Glenside Country Practice circa 2.3 miles

2. To encourage sustainable
business
formation
and
development in urban and
rural areas.
3.
To
promote
the
infrastructure necessary to
support economic growth
and attract a range of
business types.

from the site.
•
•

Accessibility to public
transport
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One primary school will be constructed as part of the
development.
Over the 38-year build programme to deliver Phase 2,
the proposed development could support around 522
roles per annum on site and in the wider economy
during the construction period. It is also anticipated
further jobs will be supported on site when the local
centre uses are confirmed with the LPA

•

Details of the mixed-use centre services will be
considered in the detail design of the scheme but aims
to contain services that suites the needs of the local
area.

•

The sites location has limited access to public transport
provision with only route 29 passing the site. As such
the development would provide new bus services,
details of which would be confirmed with the LPA.

High Beneficial

5. To help achieve a housing
stock that meets the needs
of Rutland.
8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.
9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.

Low Beneficial

5. To help achieve a housing
stock that meets the needs
of Rutland.
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Amenity of existing
residents
and
adjacent land uses

•

The nearest railway stations are located at Oakham and
Stamford approximately an 18min and 10min drive
respectively. These stations provide a good level of
service during the peak periods providing opportunities
for residents to use this mode

•

Close proximity views would be visible from bridleway
E163 crossing the centre of the site between Woolfox
Wood, Osbonall Wood, the disused quarry, Big Pits
Wood and Bidwell Lane to the east. Medium proximity
views would be partially visible from the Clipsham Road
to the north, and from the Rutland Round trail near
Clipsham village to the north east. The proposals would
not generally be visible from Stretton village to the
north west. Distant views of the Phase 2 development
would be restricted by Osbonall Wood to the north, Big
Pits Woods to the east, and Greetham Far Woods to the
west of the site.

5. To help achieve a housing
stock that meets the needs
of Rutland.

Low Adverse

•

An increase in traffic is to be expected on the
surrounding networks, yet it is considered the increase
in volume is likely to be accommodated within the
surrounding road network. Further detailed analysis is
required.

Available, viable and
deliverable

•

The site is in single family ownership who are keen to
explore the potential of the site for development. It can
therefore be concluded that the proposed development
is available and deliverable.

High Beneficial

Infrastructure
available

•

Discussions ongoing. Details contained within the
Utilities Report (Appendix 16)

Negligible

Economic
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N/A

3.
To
promote
the
infrastructure necessary to
support economic growth
Page | 57

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

and attract a
business types
Accessibility
transport

and
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•

Site has direct access to the A1, a major transport
corridor and strategic route linking with Grantham and
Newark to the north and indirectly connecting to
Peterborough to the south east.

•

Phase 2 will utilise the existing transport infrastructure
developed as part of Phase 1 and works in the phase
will involve the strategic connection of these roads. A
third access road will also be provided to the north of
the site off Clipsham Road in the form of a ICD
roundabout providing connectivity to the existing
settlements in this area.

•

Final design and layout will ensure walking routes are
provided for all to use. Recreational routes will also be
provided within and around the settlement area and will
link with the existing PRoW’s that are within or close to
the edge of the settlement area.

•

Design will facilitate the use of bikes locally within the
settlement and make provision for cycling to other
destinations including the provision of a sustainable
transport corridor.

•

The layout of the development will be designed to allow
residents to have access to a range of facilities locally
reducing the need to travel outside of the settlement
area during the working day e.g. high-speed internet,
schools, local shops.

•

Travel infrastructure will be developed to facilitate
carbon free living such as the provision of charging
infrastructure.

range

of

16. To reduce the adverse
effects of traffic and improve
transport infrastructure.

Moderate
Beneficial
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Impact on the wider
road network

•

Rights of way

Potential
for
decentralised
and
renewable
energy
generation

Need
for
development

•

the
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•

External traffic movements for the total development of
10,000 dwellings is likely to be around 5,000 two-way
in the AM and PM Peaks. The potential increase in traffic
movements on the local highway network as a result of
the development with appropriate mitigation is not
considered to affect the capacity of the existing road
network although further detailed analysis of local
junctions will need to be carried out to determine the
offsite mitigation measures required.
The existing Public Right of Way (PRoW) network will be
retained and enhanced within green corridors. The
development
would
significantly
improve
the
accessibility and recreational benefits across the site to
connect to the established PRoW network.

16. To reduce the adverse
effects of traffic and improve
transport infrastructure.
Low Adverse

Moderate
Beneficial

There is a capacity to incorporate forms of renewable
energy generation within the development proposals,
details of which would be covered in the detailed design.
Low Beneficial

•

Phase 2 of the development would only come forwards
as part of a co-ordinated extension to the Phase 1
development after the current local plan period with the
aim of addressing Rutland’s and the sub-regional
requirement for housing. The need for the development
therefore cannot be assessed in this instance.

Low Beneficial

9. To provide opportunities
for people to value and
enjoy Rutland’s heritage and
participate in cultural and
recreational activities, whilst
preserving and enhancing
the environment.
15. To minimise energy
usage and promote the use
of
renewable
energy
sources.
18. Reduce emissions of
greenhouse
gases
that
cause climate change and
adapt to its effects.
1. To create high quality
employment opportunities
for all
2. To encourage sustainable
business
formation
and
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development in urban and
rural areas.
5. To help achieve a housing
stock that meets the needs
of Rutland.
8. To promote and support
the
development
of
community facilities in all
areas
particularly
rural
areas.
Other constraints

N/A

N/A

Assessment of Sustainability Objectives not considered within the Site Assessment framework
SA objective 4 – Facilitate the delivery of a steady and adequate supply of minerals to support sustainable growth and safeguard
mineral resources and related development from sterilisation and incompatible forms of development and SA Objective 19 Progressively restore mineral development land, seeking to maximise beneficial opportunities.
From geological maps and borehole data it is evident there is a resource of Lincolnshire Limestone, the site also lies partly within a
designated mineral safeguarding area. The landbank of currently permitted crushed rock reserves in Rutland currently stands at
approximately 50 years, as a result RCC is making no provision for the release of additional crushed rock. Therefore, it is evident
that there is clearly no current need for additional crushed rock reserves to maintain supply. It is acknowledged that small parts of
the overall site could include areas of Clipsham Limestone, a high-quality building limestone regarded as being of national
importance. However, it is likely that the Clipsham limestones would only be found in close proximity to the existing Clipsham Quarry
and proposed southern extension. Further investigation of the quantity and quality of the Limestones found at the site will be
undertaken in due course. However, the likely relatively constrained occurrence of Clipsham Limestone would be easily
accommodated in the emerging masterplan without requiring any reduction in the number of units proposed.
March 2019 | IH/JB | M.0384
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SA Objective 7 - To improve community safety and reduce crime
Not considered appropriate to assess safety and crime at this high-level review stage.
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6.

SITE APPRAISAL COMPARISION BETWEEN ST GEORGES BARRACKS AND
WOOLFOX
As has been stated earlier in this appraisal document there is not the housing need
within Rutland or the sub region for both this Site and the St Georges Barracks Site
to become allocated within the Local Plan. At this time RCC are undertaking public
consultation on the inclusion of St Georges Barracks in to the Local Plan. The St
Georges Barracks Masterplan is still evolving, which is a common practice in all
large-scale development design. This comparison exercise considers the two sites
using the most up to date version of the evolving masterplan for St George’s
Barracks. A copy of this plan can be found in Appendix 17.
Table 6. Proposals for both schemes
St Georges Barracks

Woolfox

2,215 new homes – to include some
areas of self-build at average 33dph 2

Phase 1 – 2,500 homes Phase 2 –
7,500 at average 37 dph

New Local Centre (1.5ha)

Mixed Use Centre

Employment Zone (14ha)

Employment Zone (27ha)

1x 3FE Primary School

3x 2FE Primary Schools and 1x
Secondary School

Health Centre

To be located within the mixed-use
centre

Country Park (125ha)

Public Open Space (to include parks,
sports pitches, play grounds etc)
(204.6ha)

Heritage and Ecology Park (29ha)

Osbonall Wood retained as LWS

To date St Georges Barracks have submitted to RCC technical assessments for
transport, minerals, cultural heritage and archaeology and ecology. These
assessments have been considered by experts who have undertaken similar
assessments for the Woolfox Site. They have then considered the two sites against
each other. The details of their comparison assessments can also be seen in their
technical reports which are appendixes to this Sustainability Appraisal.
The over-riding benefit of the Woolfox Site is that it is far less constrained than the
St Georges Barracks site. Woolfox Garden Community provides the opportunity to
accommodate a mixed development including up to 10,000 dwellings alongside
employment land and community facilities. The Site promotors will work jointly
2

SGB have a residential area of 67ha on their current ‘Evolving Masterplan’. Therefore, they have a density of
33dph. Only when the whole of the Site area is included does the dph decrease to their advertised 24.7dph
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with the Council to determine the precise capacity of the Garden Community
ensuring the most effective use of land.
After the Local Plan period a further 7,500 homes (above the 2,500 from Phase 1)
can be accommodated if required. The area for employment is nearly double, with
unconstrained direct access to the A1. It is the intention to offer both primary and
secondary education facilities on Site and services such as health care can be
accommodated within the Mixed-Use Centre. Any masterplan that is developed for
this Site would be created through detailed consultation with the Council and the
local community. In this regard it is noted that the Woolfox Garden Community
Concept Masterplan already has 204ha of Public Open Space and sports areas etc
compared the St George’s Barracks Country Park of only 125ha.
Transport and Access
This section reviews the proposed Garden Village settlement at the St. George’s
Barracks located close to the village of Edith Weston.
A Transport Assessment has been prepared by Aecom on behalf of Rutland County
Council which provides a high level review in terms of transport and highways
supporting the development of this Barracks site.
St. George’s Barracks is bound by Edith Weston Road to the west and Pennine Drive
Wytchley Warren Lane to the north, to the south and east the site is bound by
existing agricultural land.
Edith Weston Road is a rural road approximately 6m in width with a footway along
its northern edge, Pennine Drive is a wide residential road approximately 6.5m –
7m wide in parts. Wytcley Warren Lane is a rural single track lane approx. 4m wide.
The nearest strategic roads are situated approx. 3Km to the north (A606) 5Km to
the west (A6003) and 5Km to the south (A47). Access to these roads will be via
existing rural lanes and through a number of local villages.
In terms of accessibility, the Rutland cycle map identifies the local roads as being
quiet routes suitable for on road cycling and a National Bridleway in the form of a
track is situated to the west of the site. A non-direct route that is either off road or
has a segregated cycleway is available to Oakham approximately 10Km to the
northwest of the site and also to Stamford approximately 14Km to the east of the
site.
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The SGB site has access to a limited bus service with one bus service that operates
on a 2 hourly frequency Monday to Saturday between Stamford and Uppingham.
Due to the SGB site location and limited access to modes other than the private
car, the impact of the development traffic will cover a much wider area than the
site at Woolfox. The TA submitted by Aecom identifies a total of 8 highway links
and 10 junctions that have been reviewed excluding the site accesses.
The St. George’s Barracks TA considered a larger development of 3,570 dwellings
and around 61,000m2 of mixed B1/B2/B8 employment uses with no schools or
local facilities identified as part of the proposal. However, as stated in Table 4 this
has now altered with the total number of new units decreased to 2,215, 14ha of
employment land and a primary school added. Access to the site is proposed via
Edith Weston Road, Pennine Drive and Wytchley Warren Lane, a small area of
development is also proposed off Manton Road.
The predicted trip generation in the published TA therefore remains an assessment
of a different scheme. The TA has been based on TRICS predicting two-way traffic
movements of around 2,200 by the year 2041 (Full Development) in the AM Peak
and around 2,400 two-way in the PM Peak. No reduction appears to have been
made for any potential internal trips, however given the type of uses proposed, the
proportion of internalised trips is likely to be low.
The distribution of traffic has been carried out using the journey to work 2011
census data for Rutland as a county.
The Aecom TA includes detailed impact assessment of 10 junctions and out of these
10 junctions, 5 are identified as operating over capacity with the development
traffic. The A606/A1 junction included in the TA assessment scope does not show
any detailed capacity analysis just that there will be a 13% increase on the A1
Southbound on/off slips. The mitigation measures identified include the provision
of three new roundabouts on the A6003, A47 and A606 all of which show suitable
levels of capacity with the proposed development, although the design of the A606
junction arrangement appears to be outside of the extent of highway.
In terms of sustainability improvements, the TA identifies that the site will include
internal footway/cycleway links as well as linking with the existing National Cycle
Network and the towns of Stamford and Oakham as well as Rutland Water. For bus
services, the proposal is to increase the frequency of the existing bus service and
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provide improved linkage with route No.9. It is also suggested that the North
Luffenham

Rail

station

is

re-introduced

to

accommodate

the

proposed

development.
Other recommendations include the widening of Wytchley Warren Lane. However,
this will be outside of the highway boundary and involve third party land.
Summary
In reviewing the TA, it is evident that development at St.George’s Barracks is not
well connected to the strategic highway network. As such it will result in 2,000 +
vehicles using local roads, many of which are not suitable for high volumes of
traffic, and will impact on existing villages. The development also identifies a large
proportion of employment uses which will result in HGV’s requiring access, the
number of which is not identified in the TA. Based on the floor areas provided, the
total number of HGV’s during the network peak periods is likely to be around 50
two-way in the AM Peak and 30 two-way in the PM Peak, these will travel to/from
the site onto the main ‘A’ roads and in turn travel along routes that are not all
suitable for HGV traffic and also through small villages. It is presumed that the
published re-design of the SGB site ‘Evolving Masterplan’ will decrease the effect
on the local road network. However, to date an amended assessment has not be
published to enable a definitive conclusion to be drawn.
The sites accessibility to alternative modes to the private car is limited and no
proposals are suggested to provide new bus services.
All of the routes likely to be used that adjoin a main ‘A’ road are identified as
needing significant improvements to accommodate the traffic movements and one
of the junction improvements with the A606 appears to require 3rd party land.
Access is also proposed onto Wytchley Warren Lane which is not suitable in its
existing form to carry high volumes of traffic or HGV’s without substantial widening,
which again requires 3rd party land.
It is therefore considered that a development of circa 3,500 dwellings and
61,000m2 of employment use at St. George’s Barracks would have a significant
impact on the local roads and villages in the area and is not in a sustainable location
to offer alternative options for travel. Effects for the amended scheme maybe less
but impacts on the local road network would still be significant. Whilst this site is
on a brown field site, the impact of this size of development locally is likely to be
considered severe and it is considered that safe and suitable access cannot be
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provided without significant improvements being made to the local highway
network.
Ecology
A preliminary ecological appraisal was produced by Derek Finnie Associates
Consultant Ecologists (Derek Finnie Associates, 2018). The ecological appraisal is
very brief and does not provide significant detail on the potential implications of
the scheme on, for example Rutland Water which is 450m from St George’s
Barracks at its nearest point. Due to the early-stage production of the St George’s
Barracks report and lack of further detail on protected species, habitats etc. it is
difficult at this stage to make significant comparisons between the Woolfox site and
St George’s Barracks albeit, this has been attempted in some detail below.
It is clear that the St George’s Barracks site is significantly closer to Rutland Water
SPA/SSSI/RAMSAR than Woolfox. As such, it is possible that the redevelopment of
the St George’s Barracks site may have more significant impacts to Rutland Water
SPA/SSSI/RAMSAR than the Woolfox site, both through increased recreational
pressure and habitat loss for migrating birds that may utilise the St George’s
Barracks site. This is a presumption based upon desk study data.
The St George’s Barracks site supports a large area of semi-improved calcareous
grassland (though this has not been confirmed through botanical survey), likely a
larger area than is present at the Woolfox Site. This area appears to be retained
on the concept master plan as a ‘heritage/ecology zone’, though the detail of what
will be created/retained is not available.
It is reasonable to assume that if the Derek Finnie report (Derek Finnie Associates,
2018) is correct in its assessment of calcareous grassland, that the St George’s
Barracks master plan at present provides a significantly larger retained area of
important habitat that can be managed for biodiversity value than the Woolfox site.
There are caveats to this. In particular, it is that it is not clear how the calcareous
grassland at the St George’s Barracks site will be managed. Furthermore, the
proposed future use as a country park and open space may degrade the calcareous
grassland to a level where it is no longer valuable. In such circumstances the St
George’s Barracks site would result in a more significant loss/degradation of this
habitat than the Woolfox site.
Agricultural Land
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The majority of St George’s Barracks site is barracks land, golf course or airfield,
albeit farmed. Parts of the airfield are likely to be limited in agricultural use by the
runways and MoD infrastructure but, similarly to the Woolfox site, appear to be
farmed.
The area is shown on the provisional ALC sheets as comprising land of mostly
undifferentiated Grade 3, with a small area of Grade 2 close to Edith Weston. The
predictive BMV map in Appendix 7 shows the site to comprise a mixture of land
predicted in the low, medium and high probability.
Therefore, there is, unlikely to be a significant adverse agricultural impact in either
case, and there is unlikely to be a significantly greater impact from one site
compared to the other. On agricultural issues the balance is evenly weighted
Archaeology & Heritage
With regards to archaeology, a geophysical survey was undertaken within the
southern part of the St George’s Barracks site which recorded a number of
settlement features including ditched enclosures, ditch alignments, pits and ring
ditches, of potential later prehistoric or Roman date. However, an early medieval
origin cannot be ruled out for these anomalies, as they may have been associated
with an Anglo-Saxon cemetery recorded to the north-west of the site, the extent
of which is uncertain and may extend into the St George’s Barracks site. The
archaeological desk-based assessment statement that these anomalies of
archaeological remains were ‘significant’. The assessment concluded that, on this
basis, there is a high potential for later prehistoric, Roman and early medieval
archaeological remains. There is also high potential for medieval ridge and furrow
cultivation, due to the presence of below-ground furrows recorded.
Although the construction of the airfield at RAF North Luffenham may have had an
impact on archaeological remains within the site, their report states that the open
areas between the runways and taxiways ‘appear to have been undisturbed … any
archaeological features and/or deposits in these areas are likely to be relatively
well-preserved’.
Hence, there is significant archaeological potential within the St George’s Barracks
site, which may be a constraint to development. There is no evidence within the
Woolfox Site to suggest the presence of significant archaeological remains that
would be a constraint to development.
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With regards to built heritage, the St George’s Barracks site includes the Grade II*
Listed Thor missile site at former RAF North Luffenham, which was Listed in 2011
and the non-designated Former North Luffenham Airfield. The airfield itself was
considered for Listing in 2014 but was not designated due to extensive alterations.
The Thor missile site has international historic significance due to its association
with the Cold War period and is the most complete example of such a site out of
20 which were established in England. Historic England has identified RAF North
Luffenham in the document Historic Military Aviation Sites – Conservation
Management Guidance as a ‘key site’. Military buildings associated with RAF North
Luffenham, including aircraft hangars, the watch office and Blood Hound Tactical
Control Centre all survive intact, although some have been altered since the war.
The evolving masterplan for the St George’s Barracks site includes an open green
space, ‘heritage/ecology zone’, in the area around the Grade II* Listed Building,
and the runways of the airfield fossilised as tree-lined avenues. The Statement of
Significance does not articulate whether the proposed development would impact
upon the heritage significance of the Listed Building or on the non-designated
airfield. This would be determined through consultation on any detailed design with
Historic England, but clearly, there are constraints to the extent of development
within the site. As stated above, the Bloodhound Missile site, part of RAF Woolfox,
was considered for Scheduling in 2014 but was not considered to be of sufficient
significance for designation of any kind and therefore it is reasonable to predict it
would not represent a constraint on development at the Woolfox Site.
The Statement of Significance also identifies the following heritage assets within
the study area; Edith Weston Conservation Area; North Luffenham Conservation
Area; and 22 post-medieval and Industrial era listed buildings. However, it does
not articulate if harm would occur to the significance of these designated heritage
assets. The detailed heritage assessment submitted as part of the Woolfox proposal
has considered the possible setting implications on nearby heritage assets and has
determined that there would not be a significant impact upon any of them from the
proposed scale of development.
Socio-Economic
No comparison has been undertaken with the St Georges Barracks Site on the
specific economic benefits each site could offer. Both sites will offer Rutland County
Council and the sub region the level of housing they need within the Local Plan
period and both offer land for employment use. Woolfox has greater opportunity
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for a larger area of employment use and has capacity for development post the
Local Plan period.
Landscape and Visual
The currently operational St Georges Barracks MOD site (SGB) is located to the
south east of Rutland Water between the villages of Edith Weston, Normanton and
North Luffenham. The site, in comparison to the proposed Woolfox Garden Village,
is located at closer proximity to a high number of environmental sensitivities
including Rutland Water at Edith Weston which forms a popular recreational and
ecology asset and is designated as a country park, SSSI, SPA and RAMSAR site.
Edith Weston village is also designated as a conservation area with a number of
listed buildings from a cultural heritage perspective. The Rutland Round trail also
extends along Wytchley Warren Lane to the north of the site.
The SGB is characterised by an exposed area of elevated plateau landform
comprising the military barracks, officers mess, hangers and training areas to the
north west, a golf course to the north, together with the disused airfield including
runways, perimeter tracks, derelict buildings, commercial buildings and open areas
of grassland to the south and west. The North Luffenham golf course is located
between the operational military barracks and the disused airfield. Treecover is
sparse and limited within the site with the majority of trees concentrated into to
small groups or isolated trees within the existing barracks to the north west near
Edith Weston village.
The SGB site is perched upon the elevated plateau to the south east of Rutland
Water at approximately 110m AOD with expansive views towards the site from the
undulating hillsides to the south and west. The surrounding topography falls
steadily to the south towards the river Chater and the railway line at approximately
60m AOD to the south before rising again to form a series of hillsides with expansive
views towards the site from South Luffenham to the south and from Wing village
to the west. The topography and expansive views to the south and west presents
a constraint to the future expansion of the SGB site beyond the Local Plan.
Effects on Landscape Character
The proposals would inevitably change the character of the SGB site and former
airfield to a new settlement comprising 2,215 homes, employment land, primary
school, local centre and country park. The proposals would similarly utilise an area
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of previously developed land including the military barracks and former airfield once
disposed by 2020/2021.
The evolving masterplan for SGB shows that development would be concentrated
to the north west of the site in close proximity to the Edith Weston village
conservation area and the Rutland Water Country Park, SSSI, SPA and RAMSAR
site. Whilst the proposals would partly develop land which has been occupied by
the military barracks, the scale of development would be more than double that of
the existing village at Edith Weston adjoining the site. Edith Weston is protected
within its conservation area and Rutland Water by policy RLP24. The proposals
would result in the loss of spatial separation between settlements and the
perception of merger between Edith Weston, Normanton and North Luffenham
villages surrounding the site.
The scale of the development would appear uncharacteristically large in the
surroundings of Rutland Water reservoir which forms part of valued landscape
under policy RLP24 and which is generally surrounded by small scale characterful
villages and hamlets. The SGB proposals would therefore disproportionate to the
scale, character and appearance of the other villages in the surroundings of Rutland
Water. The proposed Woolfox Garden Village is not located with the setting of other
settlements and is therefore considered to be more of a ‘blank canvas’ in terms of
landscape and visual sensitivity.
The evolving masterplan for the SGB site shows that the development would extend
over an area of elevated plateau to the south east of Rutland Water. The site
exhibits limited capacity for future housing delivery beyond the Local Plan period
post 2036 as further growth across the plateau would be physically constrained by
this sloping landform with expansive views towards the site. The proposed Woolfox
Garden Village exhibits no such constraints and could deliver phased housing
beyond the Local Plan period to meet future housing need as part of a co-ordinated
masterplan.
Effects on visual amenity
Due to the location of the SGB site on the elevated plateau to the south east of
Rutland Water, its development would appear more prominent over extensive areas
of undulating landscape and hillsides to south and west. The proposals would be
visible at close proximity from Pennine Drive and Welland Road at Edith Weston to
the north, Wytchley Warren Lane and Empingham Road to the north east
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(Viewpoints 1 and 2), Station Road at North Luffenham to the south west
(Viewpoint 5), and the Edith Weston Road to the west of the site (Viewpoint 6).
The proposals would not generally be perceptible from Ketton Road to the south
due to the moderately sloping landform.
The location of proposals perched on the elevated plateau at approximately 110m
AOD would be visible within medium and long-distance views to the south and west
of the site in the wider landscape. Due to elevated plateau character of the site,
the SGB development would be more visible over an extensive area in comparison
to the Woolfox Garden Village proposals.
Due to the location of the site on an elevated plateau with landscape and visual
constraints, the proposals offer comparatively limited scope to deliver further
housing beyond the plan period or meet the assessment criteria of the MHCLG
garden community’s prospectus required to facilitate government support for
infrastructure provision. The proposed Woolfox Garden Village is less constrained
in landscape and visual terms and offers the potential for future expansion, housing
supply and green infrastructure provision beyond the Local Plan period post 2036.
Air Quality
As no detailed assessment for Air Quality has occurred to date for either site it is
not possible to undertake a comparison of the two Sites. It is reasonable to assume
that as a detailed design for either Site progressed any possible impact on Air
Quality would be assessed and if possible mitigated through appropriate design.
Noise and Vibration
The SGB site is located in Rutland southeast of Rutland Water. The SGB site is
currently MoD land, formerly an air base, and more recently serving as army
barracks. The barracks is due to close in 2020/21 and there is a Memorandum of
Understanding (MoU) between the MoD and Rutland County Council that the SGB
site will be vacated and will be available for redevelopment from 2021.
An Evolving Masterplan for the SGB site has been developed and can be seen at
Appendix 17. The current masterplan has provision for 2,215 homes, a business
zone and B1 employment uses along with a mixed-use local centre, a health centre
and a 3FE primary school.
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It is understood that housing requirements are such that either the Woolfox site or
the SGB site would proceed, but not both. On that basis an acoustic design review
of the SGB site has been undertaken to allow comparison of the sites.
The SGB site is currently bounded predominantly by land in agricultural use with
the villages of Edith Weston and North Luffenham nearby. The following have been
identified as existing potential sources of noise in relation to proposed residential
receptors in the St Georges Barracks development.
• Road traffic on the local road network;
• Hanson cement works.
The following have been identified as proposed potential sources of noise in relation
to proposed residential receptors in the SGB development.
• Proposed employment uses;
• Plant / entertainment noise sources associated with the mixed use local
centre;
• Future mineral extraction.
It is considered that with appropriate consideration during the design of the
development it could be ensured that any noise impact associated with the local
road network and the mixed-use local centre is minimised with no significant noise
impact anticipated.

It is considered that a large number of existing residential

properties lie closer to the Hanson cement works than the proposed residential
development and given the distance (> 2km), this is unlikely to result in a
significant noise impact for the proposed SGB development.
Mineral extraction of limestone underlying the eastern area of the SGB site is
required to take place and this takes priority over any other development
opportunities.

The extent of minerals is shown in Figure 5.

In the Evolving

Masterplan this area is shown predominantly as a country park.
It is understood that mineral extraction would commence in around 10 years’ time
and would last for around 10 years. Assuming that the western part of the SGB
site was developed in the intervening 10 years, it is considered there is potential
for a significant noise impact.
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Noise sources associated with mineral extraction are likely to include the following:
• Excavators;
• Loading shovels;
• Dumper trucks;
• Crushing / screening plant;
• HGV movements on the site;
• Additional HGV movements on the local road network.
Given the proximity of the area for mineral extraction to proposed noise sensitive
receptors, this will require careful consideration and will require noise mitigation
measures to be specified to ensure acceptable noise levels are achieved.
Appropriate noise limits will need to be set during the planning process for the
mineral extraction operations in line with national guidance given in the NPPF.
Comparison of Sites
Both the Woolfox and the SGB sites have existing / future significant sources of
noise within the vicinity with the potential to result in a noise impact on the
proposed developments.
It is considered, however, that for both sites, careful consideration of noise issues
during development of the site layout and with appropriate noise mitigation
measures specified, an acceptable noise environment could be achieved at noise
sensitive receptors.

Arboriculture
The SGB site is located in Rutland, immediately southeast of Rutland Water
reservoir, approximately 8km southeast of Oakham. The site is still MOD land but
there is a published Memorandum of Understanding (MoU) between the MOD and
Rutland Council.
At present the SGB site does not include a detailed arboricultural assessment and
as such detailed comparison between the two sites is not possible.
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Derek Finnie Associates Ecological Appraisal (Reference: DFA18005V3) of SGB
dated April 2018 outlines some of the trees at the Site however gives no
quantification to the quality of life expectancy of these trees.
The report appears to identify 4no. woodlands, all identified as ‘Priority Habitat
Inventory - Deciduous Woodland’ (MAGIC 2019). These appear to be a self-set
woodland of silver birch, common ash and sycamore. A thin woodland of larch and
pine species; a small block of woodland, similar in composition to the first; and a
broad-leaved woodland dominated by common ash and sycamore. These
woodlands appear to be of limited quality, highlighted within the report as being of
site value only.
The report states that there are numerous scattered individual trees within the
Barracks and Officers’ Mess, many of which appear to have been planted as
landscaping features during the various construction phases of the Site. Species
include cherry, oak, ash, sycamore, horse chestnut, lime and willow
Linear lines of scattered trees, which form more or less continuous belts in places,
separate the main fairways with the course; additional planting is also present
around the periphery. Species include cherry, silver birch, willow, larch, pine, ash
and sycamore.
Due to the level with the reports at present, the proposed tree loss is not clear and
therefore a detailed summary of this is not possible.
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7.

CONCLUSION
This Supplementary Sustainability Appraisal has been carried out by reference to
the technical studies herein. The assessment of the Woolfox Garden Village
proposal has been completed using the sustainability objectives and scoring
mechanism of the Rutland County Council Methodology for Assessing Potential Sites
(July 2017).
As part of the assessment, Phase 1 (up to 2,500 houses, employment floorspace,
2 primary schools, 1 secondary school, local centre and public open space) and
Phase 2 (up to 7,500 houses, local centre, 1 Primary School and Public Open Space)
have been assessed separately. This is because as Phase 2 would come forward
post Local Plan.
The technical studies undertaken have found no significant constraints to the
development of the Woolfox site. The consultants have made recommendations
within their studies for further assessment, mitigation and enhancement which,
where relevant have been considered within the Concept Masterplan and would be
integrated into the Masterplan and the detailed design of the development.
The SA assessment holistically shows that the proposed development at Woolfox
would produce various environmental, social and economic benefits as a result of
its strategic location and quality design. Those factors that have been assessed as
potential adverse impacts, are likely to be suitably mitigated through appropriate
design and are not considered to represent a significant constraint to the
development.
The SGB site is one of a number that have been promoted for development since
the Consultation Draft Local Plan was issued for public consultation. It is of a similar
scale to Phase 1 of the proposed Woolfox development. As a result, through a
housing requirement assessment of the Rutland District and the sub-region it is
evident that at this time there does not appear to be the housing need for both the
SGB and the Woolfox sites to come forward in unison for allocation within the
emerging Local Plan. As a result, a high-level comparison between the Woolfox Site
and SGB site has been undertaken to offer an alternative and/or an additional
allocation to the emerging Local Plan.
The comparison demonstrates that whilst SGB has many positives associated with
its design, the Woolfox Site has many more fundamental benefits that should make
it a more sustainable and viable alternative. These benefits include: its strategic
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location being ideal for transport links (direct access to the A1); capacity for growth
post Local Plan; capacity for new multiple new primary schools and a new
secondary school; a larger employment area; two mixed use centres and more
varied public open space. Furthermore, on balance the assessments indicate that
SGB has greater environmental constraints to overcome and thus Woolfox should
be considered to represent as a more sustainable alternative.
In conclusion, it has been demonstrated that the Woolfox Garden Village proposal
presents a highly sustainable option for development and a more sustainable
alternative and/or additional allocation to the SGB site. Moreover, this SA also
demonstrates that the proposed Woolfox site is manifestly realistic, deliverable and
able to contribute to the to deliver the housing requirement for Rutland and the
sub-region.

March 2019 | IH/JB | M.0384

Page | 76

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 1
SITE LOCATION PLAN

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 2
EENVIRONMENTAL DESIGNATIONS PLAN

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 3
PHASING PLAN AND CONCEPT MASTERPLAN

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 4
TRANSPORT APPRAISAL

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 5
ECOLOGICAL CONSTRAINTS BASELINE REPORT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 6
GEO-ENVIRONMENTAL DESK STUDY

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 7
AGRICULTURAL CONSIDERATIONS

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 8
FLOOD RISK AND SURFACE WATER DRAINAGE NOTE

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 9
HERITAGE DESK BASED ASSESSMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 10
ECONOMIC BENEFITS REPORT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 11
LANDSCAPE AND VISUAL APPRAISAL

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 12
AIR QUALITY ASSESSMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 13
PRELIMINARY ACOUSTIC REVIEW

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 14
MINERALS POSITIONS STATEMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 15
ARBORICULTURAL PLANNING STATEMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 16
STRATEGIC UTILITIES INFRASTRUCTURE ASSESSMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 17
ST GEORGES MASTERPLAN

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 18
VIABILITY STATEMENT

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 19
EMAIL TO RUTLAND COUNTY COUNCIL - METHODOLOGY

MARCH 2019 | IH/JB | M.0384

Mr PJSR Hill & Pikerace Limited
Land at RAF Woolfox, Rutland
Supplementary Sustainability Appraisal

APPENDIX 20
SUSTAINABILITY APPRAISAL ST GEORGES BARRACKS

MARCH 2019 | IH/JB | M.0384

