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EXECUTIVE SUMMARY
Background
This report, prepared on behalf of Andrew Granger & Co, 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; a primary school; 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.
This report quantifies the economic benefits that could be created by the scheme in terms of
permanent job creation and economic output. It also provides some baseline socio-economic
and strategic context around Rutland and the proposed development.
Inputs to Analysis
A number of assumptions have been made to inform the analysis of economic benefits
generated by the proposed scheme. The assumptions are outlined below. For the B1/B2/B8
employment floorspace, the assumptions have been formed through consultation with Steve
Reid from Reid Commercial Property.
Phase 1:
•

2,500 homes.

•

Employment floorspace – total site area is 27 hectares, comprised of:
-

B1: 2 ha.

-

B2: 2 ha.

-

B8: 19 ha.

•

Trunk road service area: 4 ha.

•

A primary school and a secondary school.

•

Local centre uses: TBC when further information is available.

Phase 2:
•
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•

Local centre uses: TBC when further information is available.

The following information summarises the main economic benefits calculated to date for the
two phases.
Main Findings
The main findings from the analysis can be summarised as follows:
Construction Impacts1
•

Direct and indirect construction-related employment: Phase 1 of the proposed
development could support around 664 roles per annum on-site and in the wider
economy over the 12.5-year build programme. Phase 2 of the proposed development
could support around 522 roles per annum on-site and in the wider economy over the
38-year build programme.

•

Contribution of construction phase to economic output: Phase 1 of the proposed
development could generate an additional £0.39billion of gross value added (GVA) to
the regional economy during the 12.5-year construction period (present value)2.
Phase 2 of the proposed development could generate an additional £0.63billion of
gross value added (GVA) to the regional economy during the 38-year construction
period (present value).

Operational Impacts
Housing
•

Growing labour force: For the 2,500 homes built as part of phase 1 of the Proposed
Development, around 3,000 economically active and employed residents are
estimated to live in the new dwellings once the site is fully built and occupied. For the
7,500 homes in phase 2, an estimated 9,000 residents will be economically active and
in employment. If residents show a similar employment profile to the existing working
age population of Rutland, 52.0% could be working in higher value occupations.

The construction impacts incorporate the housing and the B1/B2/B8 floorspace. It does not
include the schools, the service station or the healthcare centre.
2 Where future benefits are calculated over a ten-year period, they have been discounted to
produce a present value. This is the discounted value of a stream of either future costs or benefits.
A standard discount rate is used to convert all costs and benefits to present values. Using the
Treasury’s Green Book, the recommended discount rate is 3.5%.
1
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•

Household spend: Once fully built and occupied, the households in phase 1 are
estimated to generate expenditure in the region of £69.4million per annum. The
estimated annual household spend associated with the phase 2 houses is
£208.1million.

•

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

•

Increased Council Tax income: The construction of the new homes in Phase 1
could generate around £4.7million per annum in additional Council Tax revenue and
phase 2 could generate £14.2million in additional Council Tax revenue per annum.

Commercial3
•

Gross jobs supported on-site: 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 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.

•

Contribution to economic output: The overall contribution to economic output
(gross value added) is estimated to be around £88.7million per annum once the
B1/B2/B8 floorspace is built, along with the primary and secondary schools and trunk
road service area. Over a ten-year period, the GVA contribution is estimated at
£0.76billion.

•

Business rates4: 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.

3

The commercial economic benefits relate to the proposed employment space in phase 1 of the
development. The figures include: the B1/B2/B8 floorspace, the primary school, the secondary
school and the trunk road service area.
4
Business Rates calculations only include the proposed B1/B2/B8 floorspace.
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In addition to the quantitative analysis, the scheme can make a significant contribution towards
achieving economic development objectives:
•

At the local level, Rutland County Council aim to create high quality employment
opportunities for all, encouraging sustainable business formation and development in
urban and rural areas. On top of this, the Council aims to promote the infrastructure
necessary to support economic growth and attract a range of business types. By 2021,
Rutland County Council have a vision for Rutland to have a vibrant, prosperous,
sustainable and diverse economy.

•

At the Local Enterprise Partnership (LEP) level, Greater Cambridge and Greater
Peterborough LEP5 aim to deliver an internationally competitive, nationally significant
economy bringing together the diverse strengths of the area. The LEP plan on
facilitating sustainable economic growth in the area through business and job
creation, aiming for 70,000 new jobs and 50,000 new homes in the LEP area over the
six years from 2014-2020.

•

At the national level, the UK government aim to support businesses to grow and
drive growth across the whole country. It also aims to address the shortage of homes
in the UK, planning for the right homes in the right places; building homes faster; and
diversifying the housing market.

While the GCGP LEP has since been replaced by ‘The Business Board of the Cambridgeshire and
Peterborough Combined Authority’, many of the strategic priorities focused on in this report will still
be relevant.
5
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1.

INTRODUCTION
Scope and Purpose

1.1

This report, prepared on behalf of Andrew Granger & Co, 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; a primary school; 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.
The report looks at the following:
i.

The current socio-economic baseline of Rutland. The report considers
indicators

such

as

population

growth,

skill

levels,

employment,

and

unemployment.
ii.

How does the Proposed Development align with local and national
strategies? The report reviews documents from Rutland County Council, Greater
Cambridge and Greater Peterborough Local Enterprise Partnership and the UK
Government to show how the scheme aligns with relevant strategic aims and
objectives.

iii.

What are the economic benefits of the construction phase? The report
considers how many temporary jobs will be supported during the construction
phase and the contribution these jobs will make to economic output – measured
in terms of gross value added (GVA).

iv.

How will the additional dwellings impact the economy? The report considers
the contribution that the 10,000 dwellings will make in terms of: increased labour
supply; household spend; first occupation expenditure; and increased council tax.

v.

How much will the scheme contribute to permanent job creation and
economic output?

The permanent employment created by the scheme is

estimated as well as the scheme’s economic output in gross value added.
Report Structure
1.2

The remainder of this report is structured as follows:
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•

Section 2 describes the character of the economy of Rutland, alongside the wider
Greater Cambridge and Greater Peterborough (GCGP) Local Enterprise Partnership
(LEP) area6, the East Midlands region and the UK. It presents information on the
current population and the skill levels of the resident population, comments on
employment, businesses, unemployment and economic activity trends, deprivation
and wages.

•

Section 3 looks at how the proposed scheme will contribute towards the achievement
of relevant strategic economic objectives.

•

Section 4 presents the construction phase benefits of the scheme – including
construction jobs created and the economic contribution of the construction phase,
measured in terms of GVA.

•

Section 5 presents the assessment of the permanent employment created as a result
of the employment space associated with the scheme and their contribution to
economic output.

•

Section 6 looks at the additional benefits provided by the new housing, including
increased labour supply, household expenditure, council tax and first occupation
expenditure.

While the GCGP LEP has since been replaced by ‘The Business Board of the Cambridgeshire and
Peterborough Combined Authority’, many of the strategic priorities focused on in this report will still
be relevant.
6
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SOCIO-ECONOMIC BASELINE

2.

Introduction
This section presents a profile of Rutland’s economy, alongside the Local Enterprise

2.1

Partnership (LEP) area (Greater Cambridge & Greater Peterborough LEP 7), the region
(East Midlands) and national (Great Britain/UK) comparators where appropriate. It
examines the following topics:
•

Population change – past and projected.

•

Skills – of the resident working age population.

•

Employment – change over time and key sectors.

•

Businesses – total, by size and change over time.

•

Economic activity and unemployment.

•

Deprivation levels in the LSOAs covered by the Proposed Development.

•

Wages of both the workers and the residents of Rutland.

Demographics
Figure 2.1 shows population change from 2007-17. In 2017, around 39,500 people lived

2.2

in Rutland. Since 2007, the population of the District has grown by 6.5%, equating to an
additional 2,400 people. This rate of growth is lower than both the East Midlands (8.3%)
and Great Britain (7.7%).

The Greater Cambridge & Greater Peterborough (GCGP) LEP comprises the following districts:
Cambridge, Peterborough, Huntingdonshire, Fenland, East Cambridgeshire, Rutland, South
Cambridgeshire, King’s Lynn and West Norfolk, Forest Heath, North Hertfordshire, St Edmundsbury,
Uttlesford. The GCGP LEP has now become ‘The Business Board of the Cambridgeshire and
Peterborough Combined Authority’. The geography of the area has remained the same, therefore it
is still relevant to include GCGP LEP in the socio-economic baseline.
7
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Figure 2.1: Population change, 2007-17

Source: ONS, Mid-Year Population Estimates
2.3

Rutland has seen a significant increase in the number of people aged 65 and over in the
last decade – experiencing a rise of 40.6% (2,800) within this cohort between 2007 and
2017. Therefore, attracting economically active people to the area is an important
consideration when looking at future labour supply.

2.4

The trend of an ageing population is expected to continue in the District, as shown in
Figure 2.2 which presents long-term population projections up to 2036. As can be seen,
for both males and females, those aged 65 & over are expected to account for an
increasing share of Rutland’s population over the next 20 years.
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Figure 2.2: Rutland’s Population by age, 2016 & 2036

Source: ONS, 2016-based population projections

Skills
2.5

In 2017, 40.5% of working age residents (16-64) in Rutland had a degree level
qualification or higher (NVQ4+); 23.5% had NVQ3 only, which equates to 2 A Levels and
4 AS Levels; and 15.9% had NVQ2 only (5+ GCSEs or equivalent). Around 4.8% of the
District’s population had no qualifications. The LEP area, the region and the UK have a
lower proportion of people aged 16-64 with higher level (NVQ4+) qualifications at 37.4%,
32.1% and 38.4% respectively. Rutland has a lower proportion of working age residents
with trade apprenticeships (1.1%) when compared with the UK (3.2%), as well as the
LEP area (2.7%) and the region (3.4%). The District also has a lower proportion of people
with no qualifications (4.8%) than all the comparator areas. Figure 2.3 shows the full
skills breakdown.
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Figure 2.3: Skill Levels of the Resident Working Age (16-64) Population, 2017

Source: ONS, Annual Population Survey January-December 2017

Employment
Based on the most recent data published by the Office for National Statistics (ONS) from

2.6

the Business Register & Employment Survey (BRES), in 2017 around 16,000 people –
including the self-employed – worked in Rutland.
Between 2015 and 20178, Rutland experienced no change in employment. Over the same

2.7

period, employment in the Greater Cambridge & Greater Peterborough LEP increased by
4.8% (37,000 jobs). In the East Midlands, jobs increased by 3.1% (65,000 jobs) and in
the UK by 2.6% (774,000) – see Figure 2.4.

2016 jobs data are also available, however due to changes in the methodology they are not
comparable with figures dating back to 2010. Jobs growth has therefore been analysed over the
period 2010-15 to allow for like-for-like comparison.
8
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Figure 2.4: Employment Change, 2015-17

Source: ONS, Business Register & Employment Survey
2.8

The main employment sector in Rutland is public administration, education and health,
which provided around 4,200 jobs in 2017, accounting for 26.8% of total employment.
Jobs in this sector decreased by 100 between 2015 and 2017. The second two biggest
sectors in the District are accommodation and food services and wholesale and retail,
both

accounting

for

14.3% of total

employment

(2,250

jobs

each). Jobs in

accommodation and food services increased by 500 between 2015 and 2017, whereas
jobs in wholesale and retail decreased by 250 over the same period. Figure 2.5 presents
employment by sector in the District in further detail.
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Figure 2.5: Employment by sector, 2017

Source: ONS, Business Register & Employment Survey

Total Businesses
In Rutland, there are currently just over 2,100 businesses. Around 86.0% of these are
micro businesses (employing between 0 and 9 people); 11.6% are small (10 to 49
employees); 2.5% are medium (50 to 249 employees); and 0.2% are large (250+
employees). Rutland has a slightly higher proportion of micro businesses than the United
Kingdom (84.3%) and a lower proportion of large businesses than the national average
(0.4%). Table 2.1 presents the data on business size in more detail.
Table 2.1: Businesses by size, 2018
Micro
(0 to 9)
86.0%

Small
(10 to 49)
11.6%

Medium-sized
(50 to 249)
2.5%

Large
(250+)
0.2%

84.1%

12.8%

3.3%

0.4%

83.7%

13.2%

3.3%

0.4%

United Kingdom
84.3%
12.7%
Source: Office for National Statistics – UK Business Count

3.1%

0.4%

Area
Rutland
Greater Cambridge and Greater
Peterborough LEP
East Midlands

2.9

Between 2010 and 2018, the number of businesses in Rutland increased by 7.9% (155
businesses). This growth rate is considerably lower than the growth seen in Greater
Cambridge and Greater Peterborough LEP (15.4%), the region (19.5%), and the UK
overall (21.7%). Table 2.2 presents the data in more detail.
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Table 2.2: Businesses Change, 2010-2018

Area
Rutland
Greater Cambridge and Greater
Peterborough LEP
East Midlands

2010
1,950

2018
2,105

Absolute
Change
155

%
Change
7.9%

72,235

83,375

11,140

15.4%

174,700

208,850

34,150

19.5%

559,035

21.7%

United Kingdom
2,574,225
3,133,260
Source: Office for National Statistics – UK Business Count

Unemployment & Economic Activity
2.10

The unemployment rate for people aged 16-64 in Rutland is in line with the East Midlands
and the UK at 4.3%. Although unemployment in Rutland rose by 2.6 percentage points
between 2017 and 2018, it has remained lower than the UK over the last eight years (see
Figure 2.6).
Figure 2.6: Unemployment rate, people aged 16-64

Source: Office for National Statistics – Annual Population Survey
2.11

Economic activity (the proportion of the working age population in, or seeking work) in
Rutland is high at 82.0%. It is around one percentage points higher than the economic
employment rate in the LEP (81.0%) and broadly considerably higher than the regions
(78.2%) and national averages (78.3% – see Figure 2.7).
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Figure 2.7: Economic activity rate, people aged 16-64

Source: Office for National Statistics – Annual Population Survey

Deprivation
2.12

The Index of Multiple Deprivation 2015 provides an indication of the average levels of
deprivation for LSOAs (Lower layer Super Output Area) across England. The Index
provides an overall assessment of the average levels of deprivation, as well as an
assessment against particular domains of deprivation.

2.13

The Application Site falls across two LSOAs: Rutland 001C and Rutland 001D. Both LSOAs
have relatively low levels of deprivation. Rutland 001C ranks at 14,381 – placing it in the
50.0% least deprived LSOAs in England and Rutland 001D ranks at 29,097, placing it in
top 10.0% least deprived deciles in England. Looking at the individual domains of
deprivation, LSOA Rutland 001C has the highest level of deprivation for ‘barriers to
housing services’ ranking at 70, placing it in the 1.0% most deprived deciles for this
domain. It is within the top 10.0% least deprived LOSAs for the income domain, ranking
26,750. Rutland 001D also has the highest level of deprivation for ‘barriers to housing
services’ ranking at 10,878, placing it in the 40.0% most deprived deciles for this domain.
It is within the top 1.0% least deprived LOSAs for the employment domain, ranking
31,869. Figure 2.8 presents the deprivation trends in the Rutland 001C and 001D LSOAs
and the surrounding area.

Page | 14
CIR.M.0384

Andrew Granger & Co
Economic Benefits Statement
Woolfox Garden Village, Rutland

Figure 2.8: Level of deprivation in Rutland 001C and 001D and the surrounding
LSOAs

Source: Ministry of Housing, Communities & Local Government: Index of Multiple Deprivation,
2015

Wages9
For residents of Rutland, the median annual gross wage for full-time workers is £27,903,

2.14

as of 2018. This is around £300 higher than that of the East Midlands (£27,606), but
around £1,700 lower than the national figure (£29,574). Table 2.3 shows that resident
wages in Rutland have increased at a slower rate (11.3% – over £2,800) than both the
East Midlands (12.9% – £3,200) and the UK (14.3% – just under £3,700) between 2010
and 2018.

Data sourced from the Annual Survey of Hours and Earnings, published by the Office for National
Statistics.
9
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Table 2.3: Gross Annual Full-Time Wages, Resident-based 2010-18
Absolute
Area
2010
2018
Change
Rutland
£25,061
£27,903
2,842

% Change
11.3%

East Midlands

£24,453

£27,606

3,153

12.9%

United Kingdom

£25,882

£29,574

3,692

14.3%

Source: ONS, Annual Survey of Hours and Earnings
2.15

Table 2.4 shows that for workers in Rutland, the median annual gross wage for full-time
workers (£26,691 in 2018) is around £60 lower than the East Midlands figure (£26,749)
and just under £2,900 below the national average (£29,574). Table 6.8 also shows that
worker wages in Rutland have increased at a faster rate (12.4% – just under £3,000)
than the East Midlands (10.9% – £2,600), but at a slower rate than the UK (14.3% – just
under £3,700) between 2010 and 2018.
Table 2.4: Gross Annual Full-Time Wages, Workplace-based 2010-18
Absolute
Area
2010
2018
Change
Rutland
£23,741
£26,691
2,950

% Change
12.4%

East Midlands

£24,118

£26,749

2,631

10.9%

United Kingdom

£25,882

£29,574

3,692

14.3%

Source: ONS, Annual Survey of Hours and Earnings
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CONTRIBUTION TO STRATEGIC AIMS

3.

Introduction
This section presents a review of relevant strategic documents to assess how the

3.1

proposed scheme will help in supporting a range of economic development objectives.
This includes policies and research produced by:
•

Rutland County Council.

•

Greater Cambridge and Greater Peterborough Local Enterprise Partnership (LEP).

•

The UK Government.

Rutland County Council
Rutland County Council’s current adopted Core Strategy 10 was adopted in July 2011. It

3.2

sets out the Council’s “20 Year Vision for Rutland”. Key elements of this vision that are
relevant to the Proposed Development of Woolfox Garden Village include:
•

By 2026 Rutland will be a more sustainable, safer, healthier and more inclusive place
to live, work and visit.

•

People from all sections of the community will have been provided with access to
homes, jobs and services.

•

An appropriate scale of housing reflecting local needs and the level of services
available will have been achieved in each town and the larger villages.

•

New training opportunities for all age groups and employment opportunities within
growth sectors such as high-tech industry and office, IT, technology, tourism and
leisure industries will have increased the range of skilled jobs in Rutland so that by
2026, a much smaller proportion of the county’s population will travel outside Rutland
to work.

As part of its strategic objectives the Core Strategy highlights employment and economic

3.3

development as a key focus. It recognises the importance of all sectors of the local
economy, aiming to maintain high levels of employment and a thriving local economy,
consistent with the 20-year vision set out above.

10

Core Strategy Development Plan Document: Rutland County Council, July 2011.
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The Core Strategy also discusses the Council’s strategic aims and objectives to see

3.4

improving access to training and development of business skills. It aims to encourage
high value knowledge based and leisure industries to make efforts to retain and improve
the skill-base of the local workforce in order to ensure local people can take advantage
of these employment opportunities that will arise in these sectors.
Rutland County Council is currently reviewing its Local Plan in order to extend the plan

3.5

period to 2036 (in line with the time it would take to develop phase 1 of the Proposed
Development), and provide for any additional new housing, employment or other
development that will be required over the extended period. As part of the Local Plan
consultation, Rutland County Council have prepared a Sustainability Appraisal 11 (SA),
which identifies and reports on the likely significant effects of the plan and the mitigation
measures which can be taken to reduce them. The SA lists a number of Sustainability
Objectives, many relevant to the Proposed Development of Woolfox Garden Village. Four
of the Sustainability Objectives fall within the economic category:
•

To create high quality employment opportunities for all – with the assessment criteria
for businesses focusing on improving the scope of work opportunities in the Region,
supporting small-medium businesses and encouraging people to gain new skills.

•

To encourage sustainable business formation and development in urban and rural
areas – development should help achieve a range of businesses in the area and
improve skills to contribute towards business development.

•

To promote the infrastructure necessary to support economic growth and attract a
range of business types – development should provide the necessary infrastructure
to support economic growth in the area and provide land that is accessible to
employees and customers by means other than private car.

•

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.

In February 2015, Rutland County Council published its Economic Growth Strategy 12

3.6

which sets out economic growth targets for the area between 2014 and 2021. The
Strategy’s vision is:

Rutland Local Plan Consultation Draft – Sustainability Appraisal: Rutland County Council, July
2017.
12 Economic Growth Strategy 2014-2021: Rutland County Council, February 2015.
11
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“By 2021, Rutland will have a vibrant, prosperous, sustainable and diverse economy”.
In order to achieve this vison, the Strategy sets out four key principles:

3.7

•

Principle 1: to play to our strengths, building on the area’s wealth of natural ,
cultural, leisure and heritage assets.

•

Principle 2: to maximise public and private investment outcomes.

•

Principle 3: to encourage sustainable growth whilst still retaining Rutland’s unique
characteristics and high quality of life.

•

Principle 4: to recognise and support actions for sustainable growth at a community
level.

The Economic Strategy states that knowledge and innovation are future drivers of the

3.8

economy. It states that signposting and connecting businesses to where they can get
support for the commercialisation of ideas will be critical in order that our business base
can remain competitive and grow. The Strategy highlights that it is critical that business
growth is not constrained by poor infrastructure and that housing and business
development is appropriately located.
The Strategy is split into the four following themes, each of which has a strategic

3.9

objective:
•

Theme 1: Enterprise and Innovation – to retain, attract and grow successful
businesses.

•

Theme 2: Education, Employment and Skills – to maximise prosperity for all.

•

Theme 3: Land, Development and Infrastructure – to provide the right physical
environment for sustainable growth.

•

Theme 4: Inward Investment – to raise the profile of Rutland as a place to visit
and do business.

Greater Cambridge and Greater Peterborough Local Enterprise Partnership 13
Greater Cambridge and Greater Peterborough (GCGP) Local Enterprise Partnership (LEP)

3.10

While the GCGP LEP has since been replaced by ‘The Business Board of the Cambridgeshire and
Peterborough Combined Authority’, many of the strategic priorities focused on in this report will still
be relevant.
13
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published its Strategic Economic Plan (SEP)14 in April 2014 to deliver on its goal:
“To develop an internationally competitive, nationally significant economy bringing
together the diverse strengths of the area”.
To deliver on this goal by 2020, the SEP outlines a pragmatic approach to resolving critical

3.11

barriers to, and meeting opportunities for, economic growth through business and jobs
creation in the area. The modus operandi of the LEP is to:
•

Collaborate – with businesses, social enterprises, the voluntary sector, and the
public sector to deliver sustainable economic growth.

•

Create – new jobs and the right conditions for enterprise growth including support
for existing and innovative funding opportunities and initiatives.

•

Champion – the commercialisation of our knowledge base to achieve further growth
in our key industries, and support our people to gain the skills required by employers.

Over the six years (2014-2020), the LEP aim to deliver and additional £500million to the

3.12

local economy; 70,000 new jobs; and 50,000 new homes, leading to a £2.8billion uplift
in GVA across the area. Overall, the LEP aim for the SEP to:
•

Build on core strengths and demonstrate growth to date.

•

Build on internationally recognised research and technology base.

•

Expand export of goods and services.

•

Ensure that the growth agenda benefits the whole area.

•

Provide the confidence for business to invest, locate and grow.

National Policy
The UK Government’s Industrial Strategy White Paper 15 sets out an ambition to create

3.13

an economy that boosts productivity and earning power throughout the UK. The
document outlines five foundations of productivity to align with this – all of which are
relevant to the proposed development:
•

Ideas – making the UK the world’s most innovative economy.

Strategic Economic Plan – Internationally Competitive/Nationally Significant: Greater Cambridge
and Greater Peterborough Local Enterprise Partnership, April 2014.
15 Industrial Strategy: Building a Britain fit for the future: HM Government, November 2017.
14
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•

People – good jobs and greater earning power for all.

•

Infrastructure – a major upgrade to the UKs infrastructure.

•

Business environment – making the UK the best place to start and grow a business.

•

Places – developing prosperous communities across the UK.

The White Paper expresses the Government’s aim to achieve its vision of achieving:

3.14

•

The world’s most innovative economy.

•

Good jobs and greater earning power for all.

•

A major upgrade to the UK’s infrastructure.

•

The best place to start and grow a business.

•

Prosperous communities across the UK.

The UK Housing White Paper, ‘Fixing our Broken Housing Market’16, was produced to try

3.15

and address the shortage of homes in the UK. It outlines a number of problems that need
to be dealt with in order to deal with the housing crisis, and this includes:
•

The pace of development is too slow – more than a third of homes that were
granted planning permission in 2015/16 have yet to be built.

•

The very structure of the housing market makes it harder to increase supply, with
commercial developers still dominating the market, despite the recent success of
housing organisations.

In order to overcome these challenges, the government aim to: plan for the right homes

3.16

in the right places; build homes faster; diversify the housing market and help people to
get on the property ladder.
However, the White Paper states that the challenge of increasing housing supply cannot

3.17

only be met by the government. It is vital to have local leadership and commitment from
a range of different stakeholders, including local authorities, private developers, housing
associations, lenders and local communities.

Fixing our Broken Housing Market: Department for Communities and Local Government,
February 2017.
16
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CONSTRUCTION PHASE BENEFITS17

4.

Supporting Construction Employment
Economic benefits will arise through the provision of temporary jobs during the

4.1

construction phase at the site, which is estimated to be around 12.5 years for phase 1
and 37.5 years for phase 2. Construction costs are estimated at approximately
£470.8million over the build programme for phase 1 and £1.1billion for phase 2. The
construction costs have been estimated using the BCIS Online tool and are exclusive of
external works, contingencies, supporting infrastructure, fees, VAT, finance charges etc.
To estimate construction employment supported during the building phase, the total

4.2

construction cost has been divided by the average turnover per construction employee in
the East Midlands of around £156,20018. This means that over the whole life of the
construction for phase 1, 3,031 construction years of employment could be supported
and for phase 2, 7,123 construction years of employment could be supported. Dividing
these years of employment by the two build programmes (of 12.5 years for phase 1 and
37.5 years for phase 2) suggests that on average, around 242 construction jobs onsite could be supported in total per annum during the construction of phase 1 and 190
construction jobs on-site could be supported in total per annum during the
construction of phase 2.
It is widely recognised that construction has knock-on effects for other sectors, which

4.3

leads to increased demand for building materials and equipment at the construction
phase, as well as domestic furniture and carpets etc. following completion. This generates
and sustains employment in other sectors. The CBI report, Unfreezing the Housing
Market19, found that for every £1 spent on housing construction, there is £2.84 of
economic activity through direct, indirect and induced multiplier effects – i.e. for every
£1 spent, a further £1.84 of activity is supported in the wider economy.
The development of the employment floorspace will also generate and sustain

4.4

employment in other sectors. The Homes and Communities Agency Additionality Guide
notes that for every £1 spent in the construction sector, there is £2.70 of economic

The construction impacts incorporate the housing and the B1/B2/B8 floorspace. It does not
include the schools, the service station or the healthcare centre, as detailed information on these
aspects of the scheme is not currently available.
18 Calculated using data for the East Midlands construction sector from the 2018 edition of Business
Population Estimates produced by the Office for National Statistics.
19 CBI, Unfreezing the Housing Market. November 2011.
17
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activity through direct, indirect and induced multiplier effects – i.e. for every £1 spent, a
further £1.70 of activity is supported in the wider economy.
Assuming similar multipliers for the Proposed Development, this suggests that phase 1

4.5

could support a total of around 442 additional jobs per annum and phase 2 could
support around 332 additional jobs per annum in the wider economy.
In total, 664 jobs could be supported per annum during the construction of phase 1 and

4.6

522 jobs could be supported per annum during the construction of phase 2.
Contribution to Economic Output
Another way of looking at the economic impact of the construction phase is to calculate

4.7

the contribution a development makes to wealth creation, as measured by the increase
in the value of goods and services generated within an area. This can be done by looking
at the increase in gross value added (GVA) 20, a common proxy for economic output. Using
data produced by the Office for National Statistics (ONS), it is possible to calculate GVA
per employee by sector at a regional level. In the East Midlands, construction’s GVA per
employee is just over £70,700 per annum. Total annual GVA per employee for all sectors
in the region is estimated at £48,700, indicating a relatively high level of productivity
within the construction sector.
Applying these GVA figures to the employment estimates outlined above, phase 1 of the

4.8

proposed

development

could

generate

an

additional

£389.1million

of

GVA

(£37.6million per annum) over the 12.5-year build programme and phase 2 could
generate £634.4million of GVA (£29.6million per annum) over the 37.5-year build
programme21.

Gross value added is the measure of the value of goods and services produced in an area, industry
or sector of an economy.
21 Where future benefits are calculated, they have been discounted to produce a present value. This
is the discounted value of a stream of either future costs or benefits. A standard discount rate is
used to convert all costs and benefits to present values. Using the Treasury’s Green Book, the
recommended discount rate is 3.5%.
20
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5.

PERMANENT EMPLOYMENT, ECONOMIC OUTPUT & BUSINESS RATES
Inputs to Analysis

5.1

A number of assumptions have been made to inform the analysis of economic benefits
generated by the proposed scheme. The assumptions are outlined below. For the
B1/B2/B8 employment floorspace, the assumptions have been formed through
consultation with Steve Reid from Reid Commercial Property.
Phase 1:
•

2,500 homes.

•

Employment floorspace – total site area is 27 hectares, comprised of:
- B1: 2 ha.
- B2: 2 ha.
- B8: 19 ha.

•

Trunk road service area: 4 ha.

•

A primary school and a secondary school.

•

Local centre uses: TBC when further information is available.

Phase 2:

5.2

•

7,500 homes.

•

Local centre uses: TBC when further information is available.

The analysis presented in this chapter incorporates the proposed employment space in
phase 1 of the development: the B1/B2/B8 floorspace, the primary school, the secondary
school and the trunk road service area. Jobs will also be created by the local centre
alongside other potential employment uses – such as linkages with a higher education
institution. This employment will be quantified once the use types have been finalised.
Permanent Employment

5.3

To quantify gross jobs (the employment that will be accommodated on-site, once the
employment floorspace is fully built and occupied), a number of assumptions have been
made in terms of the density of employment that would normally be expected for the
different floorspace types. These are as follows:
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•

For the B1/B2/B8 floorspace, this information been sourced from the Employment
Densities Guide (3rd Edition, November 2015), prepared for the Homes and
Communities Agency (HCA – now Homes England) by Bilfinger GVA. A number of the
densities in the HCA guidance are given in net internal area (NIA). In these cases, the
GIA floorspace has been reduced by 10.0%.

•

Based on data published by the Department for Education, the average ratio of staff
to pupils at both secondary and primary schools is around 9 – i.e. 9 pupils per member
of staff. This accounts for not only teachers, but support staff, auxiliary staff etc.
Further research from the Department of Education shows that the average number
of pupils at a typical secondary school was 954 in 2017, while the number of pupils
at a typical primary school was 254. Assuming the new schools at the proposed
scheme in Rutland are in line with these averages, the secondary school could support
around 105 jobs and the primary school could support around 30 jobs.

•

It has been assumed that the trunk road service area will be comprised of two
restaurants and a shop. Using data from the Office for National Statistics’ (ONS)
Business Register and Employment Survey (BRES), and the UK business count data
(also published by ONS) it is possible to calculate the number of employees per
business in UK sectors. For the accommodation and food services sector, each
business has an average of 11 employees and for the retail sector each business has
an average of 10 employees. It has therefore been assumed that the trunk service
area will support 32 gross jobs on-site.

5.4

In total, once fully developed and occupied, the employment floorspace associated with
phase 1 of the Proposed Development will provide around 2,083 full-time equivalent
(FTE) jobs on-site.
Economic Output

5.5

The contribution of the site to economic output has been calculated by taking the gross
job creation associated with the scheme broken down by floorspace type, and multiplying
this by an estimate of average levels of GVA per employee for the East Midlands economy
for the appropriate sectors. It is estimated that once operational and fully occupied, GVA
associated with the 2,083 gross jobs on-site at the Proposed Development is around
£88.7million per annum.

5.6

Looking at the economic output contribution over a longer timeframe, over a ten-year
period the additional GVA for Rutland’s economy associated with the proposed
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scheme is estimated to be £763.9million (present value)22. This figure is likely to be
substantially higher once the multiplier impacts have been considered.
As the masterplan stands at this time, phase 2 of the Proposed Development does not

5.7

offer any employment floorspace, therefore no assessment of employment impacts is
needed at this stage. The impacts of the phase 2 dwellings are fully considered in the
next section of this report.
Business Rates23
Business rates are an important economic contributor to an area, particularly for a large

5.8

commercial development such as that proposed as part of Woolfox Garden Village. Based
on information sourced from the Valuation Office Agency (VOA), high level calculations
indicate that the rateable value of the proposed development could be around £690,000
for the B1 floorspace, £235,200 for the B2 floorspace and £1.6million for the B8
floorspace. The standard business multiplier for 2018-19 is 49.3p, meaning the estimated
business rates paid by the businesses at the proposed development could be around
£1.3million per annum.
Occupation & Skills Profile
The Proposed Development will offer employment in a number of different occupations

5.9

to people with a range of skill levels in the following sectors:
•

General office24.

•

Industrial and manufacturing.

•

Storage and distribution.

•

Accommodation and food services.

•

Wholesale and retail.

•

Education.

Where future benefits are calculated over a 10-year timeframe, they have been discounted to
produce a present value. This is the discounted value of a stream of either future costs or benefits.
A standard discount rate is used to convert all costs and benefits to present values. Using the
Treasury’s Green Book, the recommended discount rate is 3.5%.
23 Business Rates calculations only include the proposed B1/B2/B8 floorspace.
24 The proportion of skills and occupations in general office jobs included the following sub sectors:
Information service activities (SIC Code 63); financial ex insurance and pension (64); insurance,
reinsurance and pension (65); auxiliary to financial and insurance (66); real estate activities (68);
legal and accounting activities (69); head offices, management consultancy (70); advertising and
market research (73); other professional, scientific and technical (74); rental and leasing activities
(77); Employment activities (78); services to buildings and landscape (81); office admin, support
and other (82); public admin, defence, social sec (84).
22
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5.10

Table 5.1 presents the occupation profile for the relevant sectors in East Midlands. It
shows that there are a range of different occupations undertaken by people across the
sectors. For example, general office jobs in the East Midlands have a large proportion of
higher value occupations (HVOs include: managers, directors and senior officials;
professional occupations; and associate professional and technical occupations) at 51.7%
and the storage & distribution and accommodation & food services sector have high
proportions of elementary occupations at 31.4% and 56.6% respectively.
Table 5.1: Occupations in relevant sectors in the East Midlands

Occupation

General
Office

Industrial &
Manufacturing

% of Total
Storage &
Accommodation
Distribution & Food Services

Managers,
Directors & Senior
10.9%
12.0%
13.2%
Officials
Professional
17.0%
13.3%
4.3%
Occupations
Associate
Professional &
23.8%
13.3%
5.6%
Technical
Occupations
Administrative &
Secretarial
21.8%
7.6%
10.1%
Occupations
Skilled Trades
7.9%
13.1%
2.5%
Occupations
Caring, Leisure &
Other Service
3.4%
0.3%
0.7%
Occupations
Sales & Customer
Service
5.7%
4.0%
1.2%
Occupations
Process, Plant &
Machine
1.0%
23.8%
31.0%
Operatives
Elementary
8.5%
12.5%
31.4%
Occupations
Source: Labour Force Survey, October-December 2018
5.11

Wholesale
& Retail

Education

11.8%

16.6%

4.3%

0.0%

5.0%

48.3%

2.7%

10.5%

11.1%

2.3%

8.1%

7.4%

14.8%

7.1%

1.3%

2.7%

0.7%

18.2%

3.6%

32.1%

0.5%

5.5%

8.3%

1.5%

56.6%

11.7%

7.3%

The six sectors outlined above also provide employment opportunities for people across
all skill levels. For example, the data show that general office jobs and jobs in the
education sector have a high proportion of people with a degree level of qualification or
equivalent (NVQ4+) at 43.0% and 68.0% respectively. The industrial & manufacturing
and the storage & distribution sectors both have high proportion of workers with trade
apprenticeships when compared to the other sectors at 6.8% and 6.6% respectively. The
accommodation & food services and the wholesale & retail sectors have a relatively even
split of workers with different levels of qualification, particularly across NVQ4+, NVQ3+
(A-levels or equivalent) and NVQ2+ (GCSEs). Table 5.2 shows the qualification break
down in for the relevant sectors in the East Midlands in more detail.
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Table 5.2: Skill Levels in relevant sector in the East Midlands
% of Total
Level of Highest
General
Industrial &
Storage &
Accommodation
Qualification Held
Office
Manufacturing Distribution & Food Services
NVQ4+
43.0%
31.8%
13.0%
20.4%
NVQ3+
18.2%
15.6%
19.5%
31.3%
Trade
3.4%
6.8%
6.6%
1.3%
apprenticeships
NVQ2+
13.7%
15.0%
15.8%
23.9%
Below NVQ2+
11.1%
13.0%
14.2%
10.2%
Other qualifications
5.2%
10.6%
19.8%
8.7%
No qualifications
5.4%
7.1%
11.2%
4.1%
Source: Labour Force Survey, October-December 2018
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24.9%
22.5%

Education
68.0%
16.1%

4.7%

0.6%

17.5%
13.8%
8.7%
7.9%

7.2%
3.6%
2.2%
2.4%
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BENEFITS ASSOCIATED WITH THE NEW HOUSING

6.

Increased Supply of Labour
It is estimated that the 2,500 dwellings associated with phase 1 of the proposed scheme

6.1

would provide homes for 3,126 economically active residents and the 7,500 dwellings
associated with phase 2 would provide homes for 9,378 economically active residents25.
Data from the Annual Population Survey, published by the ONS, show that around 96.0%
of the economically active population in Rutland are in employment26. Assuming this
figure remains broadly the same, applying it to the population living at the Proposed
Development, phase 1 could result in around 3,004 economically active and
employed residents and phase 2 could result in 9,013 economically active and
employed residents living there once the site is fully built and occupied. This is likely
to be a mixture of people from outside the area, as well as existing residents who move
from other parts of the local area.
If residents show a similar employment profile to the existing working age population of

6.2

Rutland27, over half (52.0%) of the 12,017 people employed could be working in higher
value occupations – managers, directors, senior officials; professional; and associate
professional & technical roles. Figure 6.1 shows the full estimated occupation breakdown.

25
26
27

Census 2011: average number of economically active residents per household in Rutland is 1.24.
Annual Population Survey, January 2017-December 2017.
Annual Population Survey, January 2017-December 2017.
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Figure 6.1: Estimated occupation breakdown of employed residents living at the
proposed site

Source: Annual Population Survey (October 2017 – September 2018), with additional calculations
by Pegasus Group

Increased Household Expenditure
Additional household expenditure will be supported by the new dwellings. While not all of

6.3

this spend will be in the local area, it is reasonable to assume that a substantial proportion
will be retained within Rutland. Figures produced by the ONS28 at a regional level can be
used to provide an estimate of what this spend could be worth on an annual basis. For
the East Midlands, average household spend is estimated by the ONS to be around £530
per week. This covers spend on commodities/services such as food & drink, clothing,
transport and recreation.
Applying the £530 average weekly spend figure to the 2,500 dwellings for phase 1 and

6.4

translating this into an annual figure, phase 1 of the Proposed Development could
generate annual household expenditure of approximately £69.4million once it is
complete and fully occupied. Using the same method, phase 2 of the Proposed
Development could generate annual household expenditure of approximately

Office for National Statistics, Family Spending in the UK: Financial Year Ending 2017 (Published
January 2018).
28

Page | 30
CIR.M.0384

Andrew Granger & Co
Economic Benefits Statement
Woolfox Garden Village, Rutland

£208.1million once it is complete and fully occupied. Table 6.1 shows how this
estimated spend breaks down by commodity and service.
Table 6.1: Estimated annual household expenditure supported by the 50
dwellings
Estimated annual household expenditure
Phase 1
Commodity/Service
(2,500 dwellings)
Food and non-alcoholic drinks
£7,605,000
Alcoholic drinks and tobacco
£1,677,000
Clothing and footwear
£3,055,000
Housing (net), fuel and power
£8,723,000
Household goods and services
£4,914,000
Health
£832,000
Transport
£10,101,000
Communication
£2,158,000
Recreation and culture
£8,658,000
Education
£858,000
Restaurants and hotels
£5,993,000
Miscellaneous goods and services
£5,382,000
Other expenditure items
£9,412,000
Total estimated annual household
£69,368,000
expenditure
Based on household spend estimates for the UK, produced by ONS
Note – spend estimates have been rounded to the nearest hundred

Phase 2
(7,500 dwellings)
£22,815,000
£5,031,000
£9,165,000
£26,169,000
£14,742,000
£2,496,000
£30,303,000
£6,474,000
£25,974,000
£2,574,000
£17,979,000
£16,146,000
£28,236,000
£208,104,000

First Occupation Expenditure
The average homeowner spends approximately £5,000 to make their house ‘feel like

6.5

home’ within 18 months of moving in29. This includes money spent on things like
furnishing and decorating – which generates economic benefits for the local economy in
terms of direct and induced job creation.
Applying the average one-off spend of £5,000 to the 2,500 proposed new dwellings for

6.6

phase 1 generates £12.5million in first occupation expenditure within 18 months.
Applying the same figure to the 7,500 phase 2 dwellings generates a first occupation
expenditure of £37.5million within 18 months.
Contribution to Council Tax Income
Assuming the new dwellings fall within Band D30, once fully occupied the 2,500 phase 1

6.7

dwellings are estimated to generate just over £4.7million on an annual basis in

29
30

http://www.independent.co.uk/voices/2012/11/02/it-costs-5000-to-turn-a-house-into-a-home
2018/2019 Council Tax for Band D in Rutland is £1,888.08
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additional Council Tax payments to Rutland County Council. The 7,500 phase 2
dwellings are estimated to generate just under £14.2million in Council Tax Payments.
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