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FOR SALE BY INFORMAL TENDER RESIDENTIAL DEVELOPMENT OPPORTUNITY 

LAND ON SOUTH EAST OF BROOKE ROAD
Oakham, Rutland, LE15 6HG

Key Highlights
• Rarely Available Residential Development 

Opportunity in Oakham, Rutland

• Planning permission for up to 40 
dwellings (12 affordable dwellings)

• Freehold

• Unconditional offers invited by 12 noon 
Thursday 22nd October 2020

• Extends to approximately 1.97 hectares 
(4.9 acres)

Sale Plan for indicative purposes only
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Introduction
On behalf of the Landowners, Savills (UK) Ltd (‘Savills’) 
is pleased to offer for sale the freehold interest in land 
on the south east of Brooke Road, Oakham, Rutland 
(hereafter referred to as ‘the Property’).

The Property comprises a former private allotment site, 
extending to approximately 1.97 hectares (4.9 acres) 
and has planning permission for the erection of up 
to 40 dwellings. 

The method of disposal is by informal tender and the 
deadline for bids to be submitted is 12 noon on Thursday 
22nd October 2020. Interviews will be held thereafter.

Offers are strictly invited on an unconditional basis. 
Preference will be given to clean bids and to parties 
who can clearly demonstrate they have undertaken full 
analysis of the Property. 

The full Information Pack can be found at: 
www.savills.com/oakham
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Location
The Property is located to the south of Oakham, the 
county town of Rutland, approximately 28.9 km (17.9 
miles) east of Leicester, 42.7 km (26.5 miles) south east 
of Nottingham and 35 km (21.5 miles) north west of 
Peterborough. 

There is a range of facilities within the town, including 
a number of local shops, cafes, pubs, library, museum, 
post office, churches, supermarket, hospital and schools.  
The Property is located less than 0.8 km (0.5 miles) 
from Oakham Town Centre and 0.9 km (0.6 miles) south 
east of Oakham Railway Station, with regular services 
to Birmingham New Street, Stansted Airport and 
Cambridge. 

From the 2011 census, Oakham had an estimated 
population of 10,922.

Description 
The Property extends to approximately 1.97 hectares 
(4.9 acres) and comprises a former private allotment 
site. The Property is bound by Brooke Road immediately 
to the north and beyond this is existing residential 
development. The railway line lies to the west of 
the Property and to the east are existing residential 
dwellings. To the south of the Property there is a large 
high quality residential development under construction 
known as Spinney Hill.

The Property is located in Flood Zone 1. There is a small 
stream abutting the eastern boundary of the site. 

Planning
The Property falls under the planning jurisdiction of 
Rutland County Council (RCC). The following planning 
application has been granted:

REF. DECISION 
DATE

DESCRIPTION DECISION

2019/1228/
OUT

21st 
August 
2020

Outline application 
for the erection of up 
to 40 no. dwellings 
with associated open 
space, landscaping 
and infrastructure 
(access and highway 
improvements for 
detailed consideration 
with all other matters 
reserved for future 
consideration).

Granted

A copy of the planning application documents can be 
found within the Information Pack online at: 
www.savills.com/oakham 

Or sourced from RCC website under the above planning 
reference. 

Section 106 Agreement (S106)
A copy of the signed Section 106 Agreement, dated 19th 
August 2020, can be found in the data room. 

CIL 
CIL is a planning charge introduced by the Planning 
Act 2008 as a tool for local authorities in England and 
Wales to help deliver infrastructure to support the 
development of their area. 

The development will be CIL liable in accordance with 
the Council’s adopted charging schedule.

RCC adopted CIL in 2016 with a standard rate of £100 
per sq m (£9.29 per sqft). This rate excludes indexation.

Access 
Vehicular/pedestrian/cycle access will be provided 
directly from Brooke Road. 

The proposals provide for alterations to land within the 
highway to facilitate a parking bay on Brooke Road for 
residents opposite, whilst maintaining a highway width 
of 6 metres which will allow for two-way traffic flow. 
A plan showing this arrangement is contained in the 
Information Pack. 

Technical
A comprehensive technical Information Pack has been 
put together and made available to all parties. We advise 
that any purchasers make themselves fully aware of the 
wider reports and make themselves comfortable with 
the content therein.

Arboricultural Impact Assessment
Deltasimons conducted an Arboricultural Impact 
Assessment in October 2019. The report concludes 
the following:

“In consideration of the findings it is concluded that, from 
the details provided to date, the site in question can be 
developed as proposed, whilst retaining the majority of 
individual trees and tree groups and, in turn, improving 
the overall quality of the tree cover by additional tree 
planting. However, in order to ensure successful existing 
tree preservation, it is essential that the retained trees are 
protected in strict accordance with current Government 
guidance and the recommendations included herein”.

Phase I Geo-Environmental Assessment
In October 2019 BWB Consulting undertook a 
Phase 1 Geo-Environmental Assessment. The report 
recommended the following:

“It is recommended that a ground investigation is 
undertaken to quantify any pollutant linkages and inform 
foundation design. It is likely planning conditions related 
to this will be enforced”. 
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Phase II Ground Investigation
EPS were instructed to undertake a Phase II Ground 
Investigation in June 2020. The report concludes:

“Through the risk assessment completed as part of this 
investigation, no unacceptable risks to future users have 
been identified, nor have any risks to environmental 
receptors including groundwater and surface waters”. 

Service Enquiries Report
A Utilities and Wastewater Assessment Report and 
Combined Services Plan were produced by Cannon 
Consulting in June 2020. Copies of these documents can 
be found in the data room.

Drainage Survey
EDI Surveys undertook a Drainage Survey in June 2020.  
A copy of this can be found in the data room in PDF and 
DWG format.

Flood Risk Assessment

BWB Consulting prepared a Flood Risk Assessment in 
August 2017. The report concludes the following:

“In compliance with the requirements of National 
Planning Policy Framework, and subject to the 
mitigations proposed, the development could proceed 
without being subject to significant flood risk. Moreover, 
the development will not increase flood risk to the wider 
catchment area as a result of suitable management of 
surface water runoff discharging from the site”. 

Heritage Desk Based Assessment
Lanpro services Ltd undertook a Heritage Desk Based 
Assessment in June 2017. The report established that:

“There are no designated heritage assets within the study 
site and there will be no impact upon any designated 
heritage assets within the wider 1km search area. 

Available evidence would suggest that the study site 
has a moderate to high potential for buried remains of 
Prehistoric and/or Roman date, although the extent and 
nature of such remains is currently unclear. However, 
there is no evidence to suggest that the site has potential 
to contain remains of sufficient significance to warrant 
preservation in situ and as such any impact could be 
mitigated through investigation and recording”.

Noise Assessment
In October 2019 Hoare Lea carried out a noise 
assessment. The report concludes the following:

“The results of the site survey, including observations 
made during the site visits, indicate that the general 
noise climate across the site and surrounding area is 
determined by traffic on roads in the local vicinity, 
punctuated by intermittent train pass-by on the adjacent 
railway to the west. 

The requirements of BS8233 and ProPG can be achieved 
with appropriate acoustic rated glazing and acoustic 
rated vents. 

The BS 8233 external criteria can be achieved for 
gardens throughout the scheme. 

Once consideration has been made for the updated site 
layout, which includes for barrier screening, the relocation 
of dwellings further back from the nearest rail head, and 
the introduction of alternative glazing and ventilation 
measures, it is our opinion that the issues relating to noise 
as raised at the appeal hearing have been appropriately 
addressed. These measures include consideration of the 
predicted increased level of train activity between now 
and 2043 as stated by the National Rail Route Study. 

It is considered that noise levels on site are not excessive 
and applicable design criteria for the residential dwellings 
can be achieved with normal construction techniques”.

Preliminary Ecological Appraisal 
Deltasimons undertook a Preliminary Ecological 
Appraisal in October 2019 which sets out the following 
recommendations:

“The findings of the initial site assessment are considered 
sufficient to inform the development proposals and no 
further survey work regarding protected and priority 
species and habitats is deemed necessary at this time”.

Sustainable Drainage Statement 
In January 2018, BWB Consulting carried out a 
Sustainable Drainage Statement. The report concludes 
that:

“This statement and supporting appendices demonstrate 
that the drainage design for the development will comply 
with the relevant local and national standards, specifically 
the hierarchy of discharge, runoff rate and volume criterion. 

There is ample opportunity to include SuDS features in a 
layout submitted at Reserved Matters stage based on the 
principles set out within this document, and these should 
be considered in due course”.

Transport Statement 
RPS conducted a Transport Statement in October 2019. 
This document concludes the following:

“This Transport Statement has demonstrated that the 
site is situated in a sustainable location being within easy 
walking distance of public transport facilities and local 
amenities. The accesses to the site have been designed 
to meet the relevant design standards and through 
discussions with Rutland County Council, off-site highway 
improvements have been proposed to improve the 
existing movements of vehicles along this route. 

It has also been concluded that the impact of the proposed 
development would not have a severe residual impact on the 
local highway network in accordance with the requirements 
of the NPPF and relevant local planning policies”. 
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Contact
Tom Fraser FRICS
+44 (0) 1223 347 038
tfraser@savills.com

Ben Rudd MRICS
+44 (0) 1223 347 003 
brudd@savills.com

Lucy Muir MRICS
+44 (0) 1223 347 058
lucy.muir@savills.com

Tenure / Vacant Possession
The land will be sold freehold with vacant possession. A 
copy of the land registry documentation can be found in 
the Information Pack.

Overage
All parties should offer a planning and sales overage as 
part of their offer submission. 

Ransom Strip
The Property will be sold with a 1 metre ransom strip on 
the southern/eastern boundary.

Rights of Way
The Property will be sold subject to and with the benefit 
of all rights, covenants and agreements and declarations 
affecting the Property. 

Viewings / Meeting with Savills
Savills will be arranging a viewing day. Parties must 
request a time slot should they wish to attend.  

Bids
Offers are invited strictly on an unconditional basis. 
Preference will be given to clean bids and to parties 
who can clearly demonstrate they have undertaken full 
analysis of the site and understood all of the obligations 
to be placed upon them.

Offers are to be received by 12 noon on Thursday 22nd 
October 2020 and sent in a sealed envelope to Savills, 
Unex House, 132-134 Hills Road, Cambridge, CB2 8PA. 
The envelope should be marked ‘‘Land at Oakham - 
TF/BR”. E-mail offers will be acceptable, addressed to 
tfraser@savills.com and brudd@savills.com.

The vendor will not be bound to accept the highest or 
indeed any offer and may withdraw the property from 
the market at any time.

Bid Submission
The following is to be submitted as part of any bid:

• Confirmation of price;

• Confirmation of the proposed planning and sales 
overage provision;

• Outline of board approval process;

• Proof of funding;

• Details of solicitors to be instructed;

• Details of the anticipated purchase timetable;

• Confirmation that a 10% non-refundable deposit will be 
paid on exchange of contracts;

• Details of track record and any nearby land interests;

• Purchaser to provide a legal undertaking to cover 
owners legal costs (including any reasonable abortive 
legla costs).

Timing
The method of disposal is by informal tender and the 
deadline for bids is 12 noon on Thursday 22nd October 
2020. Interviews will be held shortly thereafter. As part 
of the Heads of Terms process, we will set out a detailed 
timescale for exchange and completion. This will include 
a series of legal meetings to ensure the timetable is 
achieved.

VAT
Please note that VAT will be charged on the sale of the 
Property.

Further Information
The full Information Pack relating to the entire Property 
can be found within the online Data Room, accessed at: 
www.savills.com/oakham
Please ensure that in the first instance all enquiries are 
made to one of the individuals dealing with the sale.

IMPORTANT NOTICE
Maps are reproduced from the Ordnance Survey Map with the permission of the Controller of H.M. Stationery Office. © Crown copyright licence 
number 100022432 Savills (UK) Ltd, published for the purposes of identification only and although believed to be correct accuracy is not guaranteed. 

Savills, their clients and any joint agents give notice that: 1. They are not authorised to make or give any representations or warranties in relation 
to the property either here or elsewhere, either on their own behalf or on behalf of their client or otherwise. They assume no responsibility for 
any statement that may be made in these particulars. These particulars do not form part of any offer or contract and must not be relied upon as 
statements or representations of fact. 2. Any areas, measurements or distances are approximate. The text, photographs and plans are for guidance 
only and are not necessarily comprehensive. It should not be assumed that the property has all necessary planning, building regulation or other 
consents and Savills have not tested any services, equipment or facilities. Purchasers must satisfy themselves by inspection or otherwise. 
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