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INTRODUCTION
1.1 PURPOSE

This Vision Document has been prepared to describe a 
proposal for approximately 120 dwellings on land to the 
east of Lutterworth Road in Brinklow, Rugby.  This document 
should be read with the accompanying representations 
prepared by Strutt and Parker and the Landscape Summary 
Note. 

This document will build upon the  previously submitted 
landscape assessment and will also demonstrate the 
evolution of the design; establish key design principles; 
and illustrate that the proposed scheme is appropriate for 
the site. The statement focuses on the relationship of the 
proposal to the local character, takes into consideration 
site constraints and how the proposals respect address 
the design related aspects of local and national planning 
policy.  

1.2 FORMAT
 
The size of the statement relates to the scale, nature, and 
complexity of the proposal, with plans, photographs, and 
illustrations used extensively.  All plans and drawings of the 
site and scheme used in this document are for illustrative 
purposes only and not scalable.  

1.3 APPLICANT

Established in 2010, and based in Northamptonshire, Manor 
Oak Homes are a multidisciplinary company that specialises 
in promotional agreements and option agreements for 
strategic land development opportunities. 

1.4 BRIEF

The design team were instructed to appraise the site,  
surrounding context and prepare a high level masterplan. 
Considering the sites location, size and visibility, it has been 
concluded that the development could deliver:

• Houses in a mix of  2, 3, 4 & 5 bedroom;

• High quality amenity space for the local residents;

• Children’s play areas around the site;

•	 Parking	 spaces	 allocated	 to	 specific	 plots	 with	
additional unallocated visitor parking;

• Attenuation ponds;

• Retention of existing pedestrian connections.

This vision document has been informed by specialist 
consultants including:  

• JPP – Flooding/Drainage and highways;

• MOLA – Heritage;

• EDP – Ecology/LVIA.

• rg+p – Masterplanning & Architecture. 

Further detailed work will be undertaken at the application 
stage	to	inform	the	final	scheme.
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CONTEXT ANALYSIS

2.2 LOCATION

The site is situated to the north east of Brinklow, on the 
eastern side of Lutterworth Road, Brinklow, Rugby. The 
B4455 (Fosse Way) runs to the west of the site. 

A number of existing houses lie to the west of the site, along 
Lutterworth Road. The west boundary of the site surrounds  
a graveyard which can be accessed off Lutterworth Road.  
Open	 fields	 are	 located	 on	 the	 north,	 south	 and	 east	
boundaries of the site. 

2.1 INTRODUCTION

This section analyses the existing character of the site and 
its surrounding area. A comprehensive appreciation of 
the overall site context is the starting point of designing a 
successful and distinctive place.

Brinklow

Site

Brinklow

O
xford Canal

Railway Line

AERIAL MAP
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CONTEXT ANALYSIS
2.3 THE SITE

The	proposed	development	site	consists	of	an	arable	field	
with a total area of approximately 7.15  hectares. The 
boundaries of the site have already been well established 
by large expanses of hedgerows. The site itself does not 
contain any trees, except for along the boundaries. There is 
a large pylon which carries cables across the northern part 
of the site. There are a number of small timber pylons which 
carry cables to the south of the site. The site has a gentle 
slope , with the lowest point to the north. The sketch of the 
existing site shows this. 

There is a waterway network near the site which includes 
stream, ponds and canals. There is a stream, Smite Brook,  
which runs along the northern boundary of the site. A small 
footbridge	links	the	site	to	the	adjacent	northern	field	and	
forms part of the public footpath. Oxford Canal is further 
away from the site, running adjacent to the eastern 
boundary. The canal splits off to form the Brinklow Arm 
which runs along the south boundary. This part of the canal 
is disused.

The next section includes photographs of the site and the 
surrounding context. 

Site

O
xford Canal

Smite Brook

Disused Brinklow Arm
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CONTEXT ANALYSIS
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VIEWPOINT 1

VIEWPOINT 2

VIEWPOINT 3
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VIEWPOINT 4

VIEWPOINT 5

VIEWPOINT6

CONTEXT ANALYSIS
2.4 SITE PHOTOGRAPHS
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VIEWPOINT 7

VIEWPOINT 8

VIEWPOINT 9

CONTEXT ANALYSIS
2.4 SITE PHOTOGRAPHS
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VIEWPOINT 10

VIEWPOINT 11

VIEWPOINT 12

2.4 SITE PHOTOGRAPHS
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CONTEXT ANALYSIS
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Smite Brook

Bridge connecting the site to the 
field	on	the	north
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2.4 SITE PHOTOGRAPHS

Smite Brook
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HISTORICAL MAP 1813

The site and its surrounding area appears to have very little 
development until 1813 as per the map of Brinklow(above).
The proposed development area is shown as meadowland   
lying to the east of Lutterworth Road, as shown on the map.
The cemetery still exists near the site as shown in the map.

HISTORICAL MAP 1896

The	 first	 edition	 Ordnance	 Survey	 map	 of	 1896	 shows	
the proposed development site clearly with little more 
development around the south of the site. The site is 
currently still unchanged in its use. 

HISTORICAL MAP 1955

The 1955 map shows the presence of further population 
growth with the emergence of further housing along west 
of Lutterworth Road. Development of a footpath from west 
to north east along the site is seen in the map.

2.5 HISTORICAL CONTEXT
CONTEXT ANALYSIS
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HISTORICAL MAP 1961

The 1961 map shows the presence of further housing 
development along Lutterworth Road. It is also worth noting 
that the footpath across the site was fully developed.

CURRENT OS MAP 2016

The current OS map of Brinklow shows that the density 
levels of established areas within the village have increased 
along Lutterworth Road and The Crescent road. The map 
clearly shows how the population of Brinklow has increased 
with the amount of residential development to edge of 
Brinklow between this map and the last. The PROW running 
diagonally across the site was been removed in 1978.

CURRENT AERIAL MAP

The above is an aerial image of Brinklow at present and the 
progression of development can be seen from 1813 to the 
present.

CONTEXT ANALYSIS
2.5 HISTORICAL CONTEXT
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The village developed in ribbons of housing extending 
along the main roads. The site is situated low down with-
in a localised broad shallow valley created by Smite Brook 
which creates a strong degree of visual and physical con-
tainment.	 The	 northern	 site	 boundary	 is	 defined	 by	 Smite	
Brook at a level of approximately 83m AOD which rises to 
approximately 113m AOD on the approach to Brinklow 
Conservation area and Brinklow Castle to the south of the 
site, and approximately 103m AOD to the north. Oxford Ca-
nal to the east of the site is banked above the landscape, 
lined by a mature tree belt / woodland corridor which re-
stricts long distance views towards the site from the east
The site is affected by the Flood Zone that extends even 
into the site. 

There are a few open spaces, local wildlife sites, Listed Build-
ings and Conservation Areas around the site. 

The	 northern	 site	 boundary	 is	 defined	by	 the	 Smite	 Brook	
corridor,	which	is	defined	by	an	overgrown	native	hedge-
row comprising occasional mature hedgerow trees which 
afford the application site a moderate degree of contain-
ment in views from the north. The eastern site boundary is 
defined	by	a	mature	established	 tree	belt	which	 runs	be-
tween Smite Brook and the now disused Brinklow Arm of 
the Oxford Canal to the north and south respectively. The 
southern	site	boundary	is	defined	by	a	mature	established	
tree belt which lines the northern side of the disused Oxford 
Canal Brinklow Arm, which when combined with the rising 
topography, affords a strong degree of containment to the 
application site from views from the south. To the west, the 
Lutterworth Road (B4455) corridor and its associated ma-
ture vegetation lines much of the site boundary, with Brin-
klow Cemetery and existing residential development locat-
ed on the western side of Lutterworth Road. Oxford Canal 
to the south has a long stretch of TPOs.

LOCATION IN RELATION TO GREEN BELT

2.6 SITE CONTEXT
CONTEXT ANALYSIS
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Internally, the site includes a Public Right of Way which runs 
parallel to the northern site boundary. The northern portion 
of	the	site	also	falls	within	land	identified	as	being	at	risk	of	
flooding	by	the	Environment	Agency.	A	high	voltage	elec-
tricity pylon and lines cross the application site, broadly run-
ning east to west, with telephone lines and pylons further 
bisecting the site running north to south. The internal com-
ponents of the site offer little in the way of landscape value 
and	 it	 is	considered	to	have	no	specific	 landscape	value	
that	raises	it	above	ordinary	agricultural	fields.

It	is	considered	that	the	site	is	already	influenced	by	the	ex-
isting high voltage electricity lines and pylon which crosses 
the application site, alongside the existing residential devel-
opment lining the B4455 to the west. When combined with 
the presence of the telephone lines which bisect the site 
north to south, and the B4455 road corridor to the west, a 
settlement fringe character is achieved. When combined, 
these urbanising features reduce the perceived tranquilli-
ty and remoteness that is typical of the more rural higher 
quality landscapes of the localised setting of the site.  

There is limited inter-visibility between the site and its imme-
diate setting due to a combination of the low lying location 
within the localised valley, extent of vegetation structure 
and residential development lining Lutterworth Road (refer 
to photographs 1,4,6,9,10 within the accompanying Pho-
tographic Record). Localised vegetation cover and the 
sites immediate landform reduces the extent of this visibility 
and therefore views of the site are highly localised. Where 
the site is visible, there are few landscape features of note 
that	contribute	to	the	scenic	quality	of	the	area.	The	field	
appears unremarkable with the existing high voltage elec-
tricity pylon and lines being apparent within the landscape 
fabric. The scenic quality of the site is therefore reduced by 
the presence of the more urbanising components which 
characterise the site and its immediate setting, and form 
notable components in views of the site from the north.

TOPOGRAPHICAL MAP

CONTEXT ANALYSIS
2.6 SITE CONTEXT
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Longer distance views of the site are not generally available 
beyond the Oxford Canal to the east, where Lutterworth 
Road crosses the Canal and Railway approximately 300m 
north of the site, and beyond the localised ridgeline running 
east – west from Brinklow Castle approximately 250m south 
of the site.

As an overview, the site is visually well contained due to 
the established vegetation structures associated with the 
site	 boundaries	 and	 intervening	 field	 boundaries	 to	 the	
east and west, and low lying location of the site within the 
wider broad valley. Due to the built up character of the 
setting to the south west and west, alongside the mature 
vegetation associated with Oxford Canal to the east, views 
are substantially limited to areas directly adjacent to the 
site boundaries, with some glimpsed views available from 
the adjacent  road networks. 
 
It is considered that any development would be 
accompanied by extensive proposed planting to the site 
boundaries which will reinforce the existing buffer between 
the site and its setting and enhance amenity. The northern 
section of the site will be heavily landscaped, not only 
untilising	 the	 location	of	 the	flood	zone,	but	widening	 the	
Public Right of Way links to the wider surroundings.

ZONE OF THEORETICAL VISUAL INFLUENCE

2.6 SITE CONTEXT
CONTEXT ANALYSIS



Residential Development at Lutterworth Road, Brinklow, Rugby Vision Document rg+p Ltd| 

IMAGE SHOWING SITE CONTEXT

CONTEXT ANALYSIS
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CONTEXT ANALYSIS

The map shows site in the context of its transport 
connections and infrastructure. Brinklow has a few key 
facilities like Doctor’s surgery, convenience stores, pubs, 
a primary school etc. The closest facility to the site is the 
doctor’s surgery. 

Brinklow has 3 main road routes on either side of the village, 
the B4029 and B4455, connecting to Rugby and the A428 
Coventry Road . A smaller road, the B4112, Little Lawford 
Lane also connects to Rugby. 

The A428 and B4027 connects Brinklow to Coventry. The bus  
(585) also connects Brinklow to Coventry.

The central feature of the village is the Brinklow Castle.
Sufficient	public	transport	links	are	available	via	bus(585)	in	
Brinklow. It also connects the village to Rugby.

This map shows pedestrian routes and main roads around 
the site.

2.7 INFRASTRUCTURE AND TRANSPORT  
 CONNECTIONS
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2.8 IMMEDIATE CONTEXT

There is a variety of architectural styles and ages of building 
within Brinklow. The church of St John the Baptist is the old-
est building in Brinklow's conservation area and there are 
buildings such as 25 Coventry Road and 69 Broad Street 
which date from the seventeenth century, early eighteenth 
century architecture also remains in abundance and in-
cludes cottage style buildings of red brick and tile. There 
has also been a large amount of twentieth century building 
and this generally follows the prevailing pattern of devel-
opment, such as abutting the highway and comprising a 
comparative scale and simplicity in architecture.

Throughout the village, materials are predominantly red 
brick, often chequered. Yellow bricks are also used. 

Windows are often square with curved brick lintels on the 
ground	floor	with	flat	lintels	at	the	first	floor	level	and	set	sym-
metrically. Glazing is commonly a central opening case-
ment, sash and occasionally Yorkshire sash. 

Roofs are generally plain red clay tiles, thatch or slate, often 
with dentilation, plain and dogtooth, below the eaves. 

Doors are typically plain, of narrow vertical planking, with-
out decorative furniture.

Lastly,	 the	 relative	 affluence	 of	 Brinklow	 and	 its	 proximity	
to larger settlements such as Rugby and Coventry, has en-
sured that most of the building stock is in good order and 
virtually all buildings are occupied.

CONTEXT ANALYSIS
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DESIGN PROCESS
3.2.DESIGN OPPORTUNIT IES

The site layout developed through opportunities that the 
site has to offer:

• Provide safe access for pedestrians and vehicles from 
Lutterworth Road. 

• Two points of access for the development.

• Create a POS on the site to use the land near the Flood 
Zone.

• A landscaped tree belt buffer zone between the 
proposed housing and the gifted land as well the 
cemetery to provide a natural buffer zone.

• Using the existing stream and Public footpath and 
develop a landscape feature.

• Potential to accommodate a sensitively designed 
housing scheme offering both market and affordable 
homes.

3.1.DESIGN CONSTRAINTS

Following the analysis of the site’s context, the following 
constraints and opportunities were established for the 
masterplan, 

• Extent of Flood Zone 

• Existing Public Right of Way will inform pedestrian 
connections through the site.

• Existing Power-lines

• Existing residential buildings and cemetery overlooking 
the site.

• Retention and enhancement of the existing hedgerows 
and trees would enrich biodiversity and maintain the 
existing green infrastructure.

3.3 DESIGN DEVELOPMENT

The design layout of the site has developed through an 
analysis	 of:	 the	 boundaries,	 flood	 zone	 extent,	 existing	
hedgerows and trees, pylons, powerlines, different land 
ownership, existing cemetery and residential buildings. 
With these constraints in mind and with the opportunities 
presented, a high-level masterplan has been formed.

The illustrative scheme has considered its ecological impact 
upon the site through a preliminary ecological assessment, 
which	 concluded	 that:	 	 	 Intensively	 cultivated	 fields	 are	
generally of only low ecological value and this accounts 
for the majority of the site. 
 
Furthermore,	 after	 considering	 the	 flood	 extent	 zone,	 the	
land is proposed as potential POS. The existing stream can 
be used in the landscape adding a feature to the site. 
 
Providing additional hedgerows and trees between the site 
and	the	cemetery	will	be	beneficial	to	form	a	natural	buffer	
zone	and	also	avoid	overlooking.	The	final	detailed	scheme	
will look to improve biodiversity across the site.

The proposed concept is to have a inwards looking 
residential development. The development will have a 
mix of 2,3, 4 and 5 bed houses including affordable homes 
within a landscaped development. 
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DESIGN PROCESS

Excluded Land
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4.1 HIGH-LEVEL MASTERPLAN

The proposals comprises of up to 375 dwellings - 335 hous-
es and 40 1 bed apartments. The dwelling range consists 
of 2, 3 4 & 5 bedroom houses and 1 bedroom apartments. 
30% of these dwellings will be affordable in accordance 
with Planning Policy.

Research has been done regarding the range of housing 
and dwelling types and have been considered to meet 
local need and provide a mixed community. In conclu-
sion, it is believed that the amount of development and 

ILLUSTRATIVE MASTERPLAN
4.1 HIGH-LEVEL MASTERPLAN

The northern end of the site is within Flood zone 3 so would 
only be suitable for use as Public Open space (POS). 
This would be an appropriate location for POS as it is the 
location of a public footpath across the site and would 
provide a buffer to the adjacent countryside. 

The site is of low ecological value as it is under arable 
cultivation. The POS area can be used to provide biodiversity 
enhancements and maintain the Green Corridor function 
of the land connecting Local Wildlife sites to both east and 
west.  An offset from the existing hedge on the eastern and 
southern boundaries is proposed to provide native planting 
to buffer the development.

The site is well contained and has built form in the existing 
context which combine to limit the impression of urban 
sprawl. 

The proposal is estimate to include:
- Approximately 120 dwellings (achieving 26 dwellings/ha)
- Development Areas, including highways (4.6 ha)
- Public Open Space (2.27 ha)
- Excluded Land (0.28 ha)
- Total Site Area (7.15  ha)

Concept Masterplan Layout

PROPOSED RESIDENTIAL DEVELOPMENT
LANDSCAPED AREA
PROPOSED ROAD NETWORK
PROPOSED PRIVATE DRIVEWAY
EXCLUDED LAND
SITE BOUNDARY
SITE ACCESS

PROPOSED 
DEVELOPMENT 
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PLAY AREA

SECONDARY ACCESS

PRIMARY ACCESS

PROPOSED 
DEVELOPMENT 

AREA

PROPOSED 
DEVELOPMENT 

AREA

PROPOSED 
DEVELOPMENT 

AREA

PROPOSED 
DEVELOPMENT 

AREA

PROPOSED 
DEVELOPMENT 

AREA

PROPOSED 
DEVELOPMENT 
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PUBLIC 
OPEN 
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5.1 ACCESS

Two points of access will be provided off Lutterworth Road.  
Access will be located within the 30 mph zone.

A Transport Assessment will accompany any planning 
submission but it is not anticipated that the proposal 
would	have	a	significant	adverse	impact	on	the	highway	
network.

The public right of way through the site will be retained

ACCESS & DRAINAGE

5.2 DRAINAGE

Surface water will discharge into the watercourse located 
to the north of the site.

SUDS techniques will be used and surface water restricted 
to	greenfield	equivalent	rates	and	will	be	attenuated	to	
accommodate predicted events up to and including the 
1 in 100 year plus climate change event.

Foul water will discharge to the adopted sewer network 
within Brinklow.

5.3 FLOODING

Environment	Agency	flood	maps	show	that	the	site	is	at	risk	
of	flooding	from	the	watercourse	located	to	the	north	of	
the site.  

Residential dwellings will be located within Flood Zone 
1 only.  River modelling of the watercourse will be 
undertaken to determine the exact extents of Flood Zones 
2 and 3.

As the dwellings will be located within Flood Zone 1 these 
will	be	at	a	low	risk	of	flooding	from	the	river.		Further	the	
site	is	at	a	low	risk	of	flooding	from	all	other	sources	of	
flooding.
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CONCLUSION

This Vision Document has been prepared to describe a 
proposal for approximately 120 dwellings on land to the east 
of Lutterworth Road in Brinklow, Rugby. It not only  builds 
upon the  previously submitted landscape assessment but 
also demonstrates the evolution of the design; establish key 
design principles; and illustrate that the proposed scheme 
is appropriate for the site. The statement focuses on the 
relationship of the proposal to the local character, takes 
into consideration site constraints and how the proposals 
respect address the design related aspects of local and 
national planning policy.  

The site has been carefully considered with the aim to 
inform a residential development which responds to the 
existing built environment and will positively enhance both 
the site, surroundings and the wider area.

This document demonstrates how the site can be 
transformed into a residential development with a strong 
local landscape context. The development will provide 
sustainable new homes that are urgently needed in 
the area, together with enhanced wildlife habitats and 
improved connections to existing footpaths, allowing 
access for both existing and new residents to the local 
area, including the wider countryside. 

The development of the site will deliver the following 
benefits:

• Provide well needed housing in the area, increasing 
the choice of homes and providing low cost ownership 
options in addition to high quality detached family 
housing;

• Be integrated with Brinklow, connecting 
neighbourhoods with footpaths and cycle routes to 
encourage walking and cycling, particularly to key 
local shop and beyond;

• Enhance the landscape by preserving the important 
aspects of the site and provide a variety of open space 
for health and recreation and general enjoyment for 
the whole community;

• Establish a viable and sustainable place, that 
contributes to the economic, social and environmental 
vitality of the area and supports additional jobs and 
facilities;

• Create a welcoming place by creating streets that 
overlook public spaces where people can meet and 
socialise;

• Provide transport choices where it is possible to walk, 
cycle for local trips, but where vehicles are properly 
accommodated in the proposal;

• Create a strong access points, directly linking the 
development Lutterworth Road and Brinklow;

• Provide on-site drainage solutions that will improve the 
current drainage situation.


