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Introduction
Rugby Borough Council (RBC) is in currently preparing a new Local Plan which comprises both

development management policies and site allocations. The new Local Plan will provide the
framework for the delivery of sustainable development within the Borough from its adoption,
scheduled for 2027, until the end of the plan period, scheduled for 2045. The new Local Plan
seeks to allocate sufficient land to ensure the Council meets its needs for housing and
employment land over the plan period.

This Stage 2 Site Selection Report provides details on site options which were considered for
allocation in the plan. The Report forms part of the evidence base for the new Local Plan. It does
not allocate sites for development but assists in identifying the most suitable options for
potential allocations. In addition to assisting in determining which sites will be allocated, this
Report provides information to inform decisions on the type and quantity of development.

Overall site selection process
This Report is the Stage 2 Site Assessment, other stages are outlined below.

Stage 1 Housing and Economic Land Availability Assessment (HELAA)

Stage 1 in this process was the Housing and Economic Land Availability Assessment (HELAA).
This process sought possible sites for allocation by having a public call for sites, reviewing
existing and lapsed planning permissions, reviewing allocations of land from the current Local
Plan and officers identifying land which might be suitable. This process included a desk based
review of constraints to identify sites which may be suitable to continue into a Stage 2 Site
Assessment. Sites that were discounted in the HELAA are not carried forward to stage 2 site
assessment. Similarly, sites that were assessed as suitable, available and achievable were not
carried forward to stage 2 site assessment, these sites can be developed without changes to
policy. Instead, carried forward to stage 2 site assessment were sites assessed as potentially
suitable but requiring changes to policy.

The Stage 2 Site Assessment
The Stage 2 Site Assessment process is discussed further below.

Stage 3 Sustainability Appraisal (SA)

The Sustainability Appraisal reviews the outputs of the Stage 2 Site Assessment potential site
options. The SA will present different growth scenarios and test these growth scenarios against
the sustainability objectives set out in the SA framework. This appraisal will inform the creation
of a preferred option. The appraisal will also identify the potential for significant environmental
effects in line with the requirements of The Environmental Assessment of Plans and
Programmes Regulations 2004.

The Stage 2 Site Assessment
The Stage 2 Site Assessment process was conducted from mid-2024 to March 2025. The

following data were gathered.

Site visits



RBC officers visited all sites between mid-2024 and early 2025. The site visits were an
opportunity to verify the accuracy of information submitted and to gain a hands-on
understanding of the site and its context. Officers used the opportunity to take photographs to
record the site, with some sites being visited multiple times.

Transport analysis

A transport analysis of all sites was undertaken by transport and sustainability consultants SLR
Consulting. The consultants were asked to provide evidence on the suitability of each of the
sites with regards to accessibility. Using Government Census Statistical Geography Output
Areas, the analysis assessed and scored accessibility for each site in current conditions and
then with proposed improvement measures (Warwickshire Bus Service Improvement Plan)
included. Following this, existing highway network traffic congestion in relation to the areas
around the sites was analysed. This research was undertaken with Warwickshire County
Council in their role as Local Highways Authority. This methodology draws on accessibility
analysis at census middle layer super output area (MSOA). Therefore, while providing an
indication of accessibility in the general location may miss site-specific accessibility
constraints and opportunities. To counterbalance this, the stage 2 site assessment overall
conclusions augment this quantitative data with, where relevant, some more general
commentary on sites’ accessibility.

National Highways

Where sites were close to or likely to impact on the Strategic Road Network, consultation was
undertaken with National Highways. This provided an understanding of National Highways’
current issues or concerns with the relevant road network and enabled them to provide
comments relating to proposed development on each site.

Water Resources
To gain an understanding of potential foul water drainage or surface water drainage limitations,
consultation with the relevant water company, Severn Trent Water, was undertaken.

Education

School place planning advice was sought from Warwickshire County Council, and some
additional research to understand the capacities of local schools and by extension potential
impacts from proposed development was also undertaken.

Landscape

A landscape sensitivity assessment was undertaken for each site. For larger sites this was
prepared by Lepus Consulting, for smaller sites the sensitivity assessment was prepared by
RBC officers.

Ecology

A desktop ecological screening process was undertaken to identify sites in proximity to or
containing Local Wildlife Sites, distinctive habitats and Sites of Special Scientific Interest. For
these sites a subsequent and more thorough ecological constraints assessment was prepared
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by Lepus Consulting. Proposed development was considered against any ecological constraints
and, where appropriate, mitigation measures were proposed.

Heritage assets assessment

A preliminary desk-based screening was undertaken by the RBC conservation officer to identify
those sites which may contain a designated heritage asset, or where development may impact
on the setting of a designated heritage asset. Subsequent site visits and assessment of sites
with potential sensitivities were undertaken by heritage consultants Node. This identified where
there may be impacts and what appropriate mitigation measures could be.

Green Belt

A draft Green Belt study was commissioned to provide an update on the current condition and
contributions made by parts of the Green Belt. Owing to changes in Government Policy in Green
Belt additional work will be required to finalise this as part of an evidence base. However land
which is included in the Green Belt has been noted, and the potential for strong contributions
also noted. Planning judgement has been applied in identifying locations which are likely to be
particularly sensitive in Green Belt terms, applying the purposes of the Green Belt. This
commentary is preliminary and remains subject to the findings of the Green Belt study.

Identification of opportunities
This considers opportunities for other public benefits that the proposed type of development
could deliver. This principally draws in information supplied by site promoters.

Outcomes and reasoning

Drawing together all of this information, an assessment is made as to whether the site should
continue to be considered as a potential site option, or should not be progressed beyond this
stage.

This is not a mathematical process. It is, unavoidably, an exercise in planning judgement. This is
the judgement of professional planning officers at Rugby Borough Council. Officers have sought
to synthesise all information currently available into an overall judgement on whether a site
should or should not remain a site option. That judgement cannot reasonably, and should not,
apply a simple decision tree e.g. all sites with landscape sensitivity “medium” or ecology
sensitivity “high” are rejected. Similarly, judgements are relative rather than absolute. For many
of the sites there are not absolute constraints that would prevent them being developed.
However, they may nonetheless not be progressed because they are relatively more constrained
than other site options. The overall judgement seeks to balance constraints and opportunities
on each site. For example, a site with medium landscape sensitivity may have relatively lower
sensitivity for other constraints or be well located and offer significant other opportunities when
compared to another site with medium landscape sensitivity.

Itis also important to note that this stage 2 site assessment is an interim assessment drawing
on the analysis and information available to us at the present time. It will be updated as further
information becomes available, including the Green Belt study and strategic transport
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assessment and responses to the current consultation. An updated stage 2 site assessment will
be published at the pre-submission consultation stage.

Finally, it is important to note that the level of detail into which we can go in assessing sites in
plan-making is not the same as would be undertaken at the planning application stage. Instead,
this assessment seeks to provide a proportionate, relatively high-level assessment of sites.

Site proformas
The remainder of this report comprises proformas for the sites assessed. In total, 104 sites were

considered, and in 8 cases sites were combined or boundaries changed to be further
considered as a separate site, making a total of 112 sites considered for the assessment. The
remainder of the report contains a proforma for each of the sites including:

e Site details;

e Site plan;

e Summary technical analysis of site constraints and opportunities;

e Overall assessment and justification.

Copyright notice for all maps:

©Crown copyright & database rights 2025 Ordnance Survey 100019417.
©Rugby Borough Council 2025.



Site 2: Ryton Fields Farm, Ryton-on-Dunsmore
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Ward: Dunsmore Ward
Parish: Ryton-on-Dunsmore
Proposed use: Employment
Potential yield (employment, sqm): 63686
Potential yield (residential): 0

Topic area Evaluation summary

Transport National Highways were asked to provide initial comments and

provided Potential for peak hour traffic impacts on the A45,
especially for trips towards Coventry to the northwest. No land use
identified. Would require modelling of SRN junctions. Cumulative
impact along with land off Wolston Lane (Site 108) should be
considered.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Low.

In terms of the capacity of the road network, an assessment of

junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
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surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.
The distance to the nearest bus stop from the site is 168m and to
the nearest amenities is 1.4km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a both for the PM and AM period. Proposed and
recent public transport improvements would not improve the site’s
PTAL scale. PTAL scores sites on a 1-6 scale, with 1 being the least
accessible and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 33rd of the 125 sites
assessed by consultants Vectos. This measures accessibility at a
middle layer super output area level, rather than site specific
accessibility. So it only provides information on accessibility for the
part of the borough in which the site lies.

Ecology

There are medium ecological constraints at Site 2 given the location
of LWS within the site, with hydrological impact pathways to
Brandon Marsh SSSI.

It is necessary to demonstrate that there will be no adverse impacts
on Brandon Marsh SSSI from any development at Site 2 to ensure
compliance with national legislation and policy. This must be
demonstrated through an assessment, careful consideration of
mitigation measures and consultation and approval from Natural
England. Should the nature of development lead to any impacts on
a SSSI, this would be subject to appropriate mitigation to ensure no
adverse effects. Site 2 has potential to be taken forward for
development subject to demonstrating that there would be no
adverse effects upon Brandon Marsh SSSI or the LWS through
sensitive site design and the adoption of appropriate mitigation
measures.

Landscape

The overall landscape sensitivity of the site is Low.

The site comprises arable and pastoral fields with industrial
buildings and a residential property. Views into the site from the A45
and Warwick Road are predominantly obscured due to filtering by
hedgerows and trees. Limited views of new buildings at the

site may be possible from the surrounding PRoW network, including
from Coventry Way & Shakespeare’s Avon Way Recreational

Route. Nearby cultural heritage features, including a Scheduled
Monument and a Registered Park and Garden, are not publicly
accessible. Additionally, the surrounding road network detracts
from the overall landscape value of the site.

Heritage

There were no designated heritage assets identified within 50
metres of the site. A Scheduled Monument (prehistoric pit




alignments) is just over 50m to the northeast of the site, potential
impacts upon which were not assessed at this stage.

Other constraints The site is entirely within the Green Belt, likely making a strong
contribution to one or more Green Belt purposes. Constraints for
foul water drainage are assessed as High, constraints for surface
water drainage are assessed as Low. The site is Grade 2 agricultural
land.

Opportunities/benefits | Employment (B2, B8 and E)

Outcome of further assessment: Not progressed

Reasoning: The site comprises arable and pastoral fields with industrial buildings and a
residential property east of Ryton-on-Dunsmore.

Landscape sensitivity is low and heritage constraints have not been identified. The site is within
the Green Belt.

The principal reasons for not progressing the site are its lack of proximity to existing built
development and the combination of other constraints affecting the site, including ecology,
Green Belt and agricultural land classification. Although not the worst site for accessibility, it is
unclear how safe, convenient bus or pedestrian access could be achieved. Additionally, the site
comprises very good quality agricultural land.

The site has not progressed beyond the Stage 2 Site Assessment.



Site 4: Land West of Lawford Heath Lane, Long Lawford
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Ward: Wolston and the Lawfords Ward
Parish: Long Lawford

Proposed use: Residential

Potential yield (employment, sqm): 0
Potential yield (residential): 110

Topic area

Evaluation summary

Transport

The site is located in and accessed from Lawford Heath Lane.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
6, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 26.41m and to
the nearest amenities is 1.2km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
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a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 50 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 4 given the location
of an LWS within the site and its potential impact pathways to
SSSils. Itis necessary to demonstrate that there will be no adverse
impacts on Draycote Meadows SSSI, Ryton Wood SSSI, Brandon
Marsh SSSI and Combe Pool SSSI from any development at Site 4 to
ensure compliance with national legislation and policy. This must
be demonstrated through an assessment, careful consideration of
mitigation measures and consultation and approval from Natural
England.

Should the nature of development lead to any impacts on a SSSI,
this would be subject to appropriate mitigation to ensure no
adverse effects. Site 4 has potential to be taken forward for
development subject to demonstrating that there would be no
adverse effects upon any SSSI or the LWS through sensitive site
design and the adoption of appropriate mitigation measures.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

The site consists of arable and pastoral fields situated at the urban
edge, yet it retains rural scenic character. There are no known
notable landscape, cultural heritage, or historic features present
within the site.

However, it holds recreational value due to the presence of several
PRoWs in the surrounding landscape. While views into the site are
possible, they are partially filtered by the surrounding transport
infrastructure. The presence of transport infrastructure and

HGVs detracts from the site's tranquillity.

Heritage

There were no designated heritage assets identified within 50
metres of the site. Grade |l listed Avon Lodge is to the west,
approximately 85m away, but there are intervening buildings.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to one or more Green Belt purposes. Constraints for
foul water drainage are assessed as High, constraints for surface
water drainage are assessed as Low.




School capacity has not been flagged as a constraint in Long
Lawford. There is an area of flood zone 2 and 3 on the site’s western
edge and north-western corner.

Opportunities/benefits

Residential.

Outcome of further assessment: Not progressed

Reasoning: The site consists of arable and pastoral fields situated at the urban edge, yet it
retains rural scenic character.

The surrounding road network is relatively uncongested. The moderate score in the Vectos
assessment based on MSOA-level accessibility does not pick up that the site lies on a good bus
route and has potential for pedestrian routes into Long Lawford.

Medium ecology constraints but no heritage constraints were identified. The site lies within the

Green Belt.

School capacity exists locally. The site would not be suitable for development as a standalone
site as this would lead to an incongruous pattern of development. When combined with other
sites, it was considered possible to progress beyond the Stage 2 Assessment, please refer to

site 316.
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Site 5: West Farm, Brinklow
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Ward: Revel and Binley Woods Ward

Parish: Brinklow

Proposed use: Residential
Potential yield (employment, sqm): 0
Potential yield (residential): 65

Topic area

Evaluation summary

Transport

The site is accessed from the B4455.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
3, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 132m and to
the nearest amenities is 190m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
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a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 83 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 5 given the location
of an LWS adjacent to the site and potential impact pathways to
SSSis.

It is necessary to demonstrate that there will be no adverse impacts
on Draycote Meadows SSSI, Ryton Wood SSSI, Brandon Marsh

SSSI and Combe Pool SSSI from any development at Site 5 to
ensure compliance with national legislation and policy. This must
be demonstrated through an assessment, careful consideration of
mitigation measures and consultation and approval from Natural
England.

Should the nature of development lead to any impacts on a SSSI,
this would be subject to appropriate mitigation to ensure no
adverse effects.

Site 5 has potential to be taken forward for development subject to
demonstrating that there would be no adverse effects upon any
SSSI or the adjacent Brinklow Disused Canal Pool LWS through
sensitive site design and the adoption of appropriate mitigation
measures.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

The landscape on the site is mostly farm and associated buildings
and hard stand. The eastern half of the site has less hardstand and
appears to be unused fields. Part of the front of the site is in the
Brinklow Conservation area, and the site contains a Grade Il listed
farm house.

Heritage

The site is located on the south-eastern edge of Brinklow, within a
historically significant area that includes a Grade Il listed
farmhouse, which dates from the 17th and 19th centuries, and
another non-designated farmstead. The site has been partly
developed with large agricultural sheds and light-industrial
buildings, which detract from the heritage value of the area.

The site is partially within the Brinklow Conservation Area and
surrounded by historic agricultural buildings, farmsteads, and
features including boundary walls and a former smithy. These
elements make strong positive contributions to the conservation
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area’s character, which is reinforced by the surrounding landscape,
including medieval ridge and furrow earthworks and Brinklow
Castle (a scheduled monument).

Key concerns include: the potential loss of historic agricultural
buildings; erosion of the farmstead’s setting and Brinklow Castle’s
historic landscape setting; and loss of archaeological earthworks.
To mitigate these impacts, redevelopment should: be focussed on
existing brownfield areas; retain and restore all historic building;
leave specific high sensitivity open areas undeveloped; and
undertake targeted landscape and amenity enhancement. The
design should be of an elevated standard, reflect local precedents,
and the public rights of ways should be improved to strengthen
connections with the surrounding historic landscape.

Heritage comments related to 337 which constitutes the
amalgamation of sites 5 and 89. The consultants judged it likely that
a combined development strategy could provide sufficient flexibility
for design to preserve heritage significance and local character.

Proactive archaeological assessment and evaluation is advised to
address the site’s potential, and early landscape and visual impact
assessment is recommended to inform design from the outset.

Other constraints The site is mostly within the Green Belt, likely making a strong
contribution for at least one purpose. Constraints for foul water
drainage are assessed as Low, constraints for surface water
drainage are assessed as Low. Some primary school capacity is
available in Brinklow/Monks Kirby.

Opportunities/benefits | Residential.

Outcome of further assessment: Potential site option

Reasoning: The site is mostly farm and associated buildings and hard stand on the edge of
Brinklow.

Landscape sensitivity is medium/low and ecology constraints medium. The site is partly within
the Green Belt.

Assessed accessibility is relatively poor but the site is walkable to the services and facilities in
Brinklow and a bus stop. The site is well related to the existing village.

The advice suggests the heritage and ecology constraints are not a bar to development. The
Medium ecological constraints can be managed through design and construction methods. The

presence of the conservation area and heritage places can be mitigated through design.

The site is a potential site option. The site is combined with site 89 to create site 337 which is
not assessed here but is referred to in the Sustainability Appraisal report.
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Site 6: Land east of Fosse Way opposite Knob Hill, Stretton-on-Dunsmore
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Ward: Dunsmore Ward

Parish: Stretton-on-Dunsmore
Proposed use: Residential

Potential yield (employment, sqm): 0
Potential yield (residential): 3

Topic area

Evaluation summary

Transport

The site is accessed from the B4455.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 216m and to
the nearest amenities is 500m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be

14




improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 61 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape

The overall landscape sensitivity of the site is Low.

This is a very small site located just outside the southern settlement
boundary of Stretton-on-Dunsmore. There are a handful of
outbuildings present, but the site is otherwise mown grass. It is
enclosed to the south and east, but very open to the west (on to the
Fosse Way) and to the north (facing residential dwellings).
Sensitivities are only likely to arise from its intervisibility with nearby
residential properties.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Low, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Residential

Outcome of further assessment: Potential site option

Reasoning: This is a very small site located just outside the southern settlement boundary of

Stretton-on-Dunsmore.

The site is within the Green Belt, potentially making a strong contribution to at least one

purpose.

The has low landscape sensitivity. The surrounding road networks has medium levels of
congestion, and the site performs moderately in terms of accessibility. The site is walkable to
the village centre. There are no heritage or ecological constraints identified. Parts of the site are
previously developed, and the site is adjacent to other residential properties.

For these reasons the site a potential site option.
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Site 7: Tythe Platts Farm, West of A5
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Ward: Revel and Binley Woods Ward

Parish: Wibtoft, Willey

Proposed use: Employment
Potential yield (employment, sqm): 275000
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from Penn Lane and potentially the A5.

National Highways were asked to provide initial comments and
provided: Likely to be access via Penn Lane located immediately
west of the A5, largescale site. Potential warehouse use would
mean that trip impacts are lower than other industrial / employment
potential.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Medium.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
5, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 844m and to
the nearest amenities is 2.25km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site
ranked 120 of 125 sites in terms of PTAL accessibility. The site has a
PTAL score of 0 for both AM and PM which would not be improved by
proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 125 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape

The site was assessed in the landscape assessment alongside
adjacent site 306.

The site’s landscape sensitivity was assessed as medium/low. The
site features arable fields positioned to the west of the A5,
warehousing development is located to the east. Its recreational
value is highlighted by the presence of PRoWs that traverse both the
site and the surrounding area. Views into the site from the A5 and
Penn Lane are available in certain locations, though these are
partially filtered by hedgerows and sparse trees.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment.

Outcome of further assessment: Not progressed

Reasoning: The site features arable fields positioned to the west of the A5, warehousing
development is located to the east.

17




Landscape sensitivity is Medium/low, and heritage and ecology constraints have not been
identified.

The site ranks very poorly for accessibility by non-car modes. The site is located at distance
from other built development except for Magna Park and any future workforce. The site is
entirely located within the Green Belt. Other sites opposite Magna Park do not lie within the
Green Belt and would be considered preferrable.

For these reasons the site is not being progressed beyond the Stage 2 Assessment.
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Site 8: Land East of Ansty Park, Ansty, Coventry
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Ward: Revel and Binley Woods Ward

Parish: Combe Fields

Proposed use: Employment

Potential yield (employment, sqm): 200000
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

Itis proposed that the site is accessed from a proposed new
roundabout at Combe Fields Road.

National Highways were asked to provide initial comments and
provided: Situated approx. 2km east of the M69 and 2.5km east of
M6 Junction 2. Likely to impact both the M6 J2 and M69 / A46, with
employees and HGV routing. Potential for large trip generation
impact. Cumulative impacts would require consideration with Site
14. In addition, their initial review considers levels of physical
highway mitigation required in order to ensure that impact on the
strategic road network from development on the site is addressed,
ranging from low, medium to high. The current level of concern for
this site is High.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
3, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 56m and to the
nearest amenities is 3km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site
ranked 106 of 125 sites in terms of PTAL accessibility. The site has a
PTAL score of 0 for both AM and PM which would not be improved by
proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 121 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are low ecological constraints at Site 8. It is necessary to
demonstrate that there will be no adverse impacts on Coombe Pool
SSSI from any development at Site 8 to ensure compliance with
national legislation and policy. This must be demonstrated through
an assessment, careful consideration of mitigation measures and
consultation and approval from Natural England. Should the nature
of development lead to any impacts on a SSSI, this would be
subject to appropriate mitigation to ensure no adverse effects.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

The site predominantly comprises arable fields and views into the
site from the surrounding PRoW and road network are mostly
unobstructed by boundary hedgerows with occasional trees.
Views of new development at the site from within Coombe Abbey
Country Park are likely to be obscured by woodland. Whilst the
country lanes along the site boundaries are not heavily trafficked,
contributing to the rural sense of place, the M6 motorway to the
north does detract from the tranquillity and visual value of the site,
ultimately affecting its overall rural character.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment.
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Outcome of further assessment: Not progressed

Reasoning:
The site predominantly comprises arable fields east of Ansty Park.

Accessibility by non-car modes scores poorly. The site is reasonably proximate to a future
workforce in Coventry. There are low ecology constraints, no identified heritage constraints and
landscape sensitivity is medium/low.

The site is within the Green Belt.
Access to the site would need to be through Ansty Park as access only from Combe Fields Road
would not be acceptable for employment uses on this scale. The landowner has not advised

that means of access through Ansty Park has been secured. For these reasons the site is not
being progressed beyond the Stage 2 Assessment.
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Site 10: The Penthouse, Coventry Road, Cawston
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Ward: Dunsmore Ward
Parish: Dunchurch

Proposed use: Residential or Employment
Potential yield (employment, sqm): 8640
Potential yield (residential): 45

Topic area

Evaluation summary

Transport

The site is accessed from the A4071.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
6, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 639m and to
the nearest amenities is 3.37km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
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a PTAL score of 0 for both AM and PM which would not be improved
by proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 94 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology There are low ecological constraints at Site 10. Itis necessary to
demonstrate that there will be no adverse impacts on Draycote
Meadows SSSI from any development at Site 10 to ensure
compliance with national legislation and policy. This must be
demonstrated through an assessment, careful consideration of
mitigation measures and consultation and approval from Natural
England. Should the nature of development lead to any impacts on
a SSSI, this would be subject to appropriate mitigation to ensure no
adverse effects.

Landscape The overall landscape sensitivity of the site is Low.

This is a fairly small site to the southwest of Cawston, just outside
the settlement boundary of Rugby town, currently used as
paddocks. The site has a flat, unremarkable landform and the
northernmost section is already developed. The site is enclosed by
mature hedgerows and trees on all sides, highly restricting views
into and out of the site. Limited sensitivities are only likely to arise
from the site’s natural features (trees and hedgerows).

Heritage There were no designated heritage assets identified within 50
metres of the site.
Other constraints The site is entirely within the Green Belt, likely making a strong

contribution to at least one purpose. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Employment or residential.

Outcome of further assessment: Not progressed

Reasoning: This is a fairly small site to the southwest of Cawston, just outside the settlement
boundary of Rugby town, currently used as paddocks.

The site ranks very poorly in terms of public transport accessibility and overall accessibility, it is
separated from the urban edge by the A4071, and any development here would be required to
rely heavily on private vehicle use. The site is within the Green Belt, and is likely to make a strong
contribution, its development would form an incongruous protrusion beyond the Rugby relief
road. The site has not progressed beyond the Stage 2 Site Assessment.
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Site 11: The Hall, Rugby Road, Wolston
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Ward: Wolston and the Lawfords Ward
Parish: Wolston

Proposed use: Employment

Potential yield (employment, sqm): 9200
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from Rugby Road.

National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 565m and to
the nearest amenities is 1.3km.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
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PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 91 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology There are low ecological constraints at Site 11. Site 11 has potential
to be taken forward for development subject to demonstrating that
there would be no adverse effects upon Brandon Marsh SSSI and
Combe Pool SSSI through sensitive site design and the adoption of
appropriate mitigation measures. Sensitive site design and layout
will be an important consideration for development at Site 11 due to
the presence of habitats of medium to high distinctiveness
comprise 46.5% of the site. The landscape scheme should aim to
incorporate these areas of habitat within the design, with
development concentrated to the east.

Landscape The overall landscape sensitivity is Low.

The site contains an Edwardian building and some mature trees
forming its grounds but is generally quite flat and uniform in terms
of landscape, and bound by vegetation transport routes.

Heritage There were no designated heritage assets identified within 50
metres of the site.
Other constraints The site is entirely within the Green Belt. Constraints for foul water

drainage are assessed as Low, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Employment (E and B2).

Outcome of further assessment: Not progressed

Reasoning: The site contains an Edwardian building, more recent buildings, stables, fields and
some mature trees.

The surrounding road network has medium levels of congestion, however, there is no realistic
walking route to the site or to public transport.

The site has low ecological constraints and no heritage constraints.
The site is entirely within the Green Belt.

In view of its relatively remove rural location the site is not progressed, but the site could be a
potential neighbourhood plan site option for small scale employment uses.
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Site 14: Land north of Ansty Park, Ansty, Coventry
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Ward: Revel and Binley Woods Ward
Parish: Ansty, Combe Fields
Proposed use: Employment
Potential yield (employment, sqm): 75000
Potential yield (residential): 0

Topic area Evaluation summary

Transport The site is accessed through the existing Ansty Park.

National Highways were asked to provide initial comments and
provided: Situated approx. 2km east of the M69 and 2.5km east of
M6 Junction 2. Likely to impact both the M6 J2 and M69 / A46.
Potential for large trip generation impact. Committed Dev Impacts
require modelling.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is High.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
3, with 1 being the most congested and 6 being less congested.
Proposed improvements to transport services would likely see this
score increase to 6.

The site has a PTAL score of 1a for both AM and PM which would be
improved to 1b by proposed and recent public transport
improvements. PTAL is measured on a 1-6 scale, with 1 being the
least accessible and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 65 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest for
the type of development proposed, nor a Local Wildlife Site, and nor
was it comprised of more than 20% medium to high distinctiveness
habitat. The site was not further assessed for ecological
constraints.

Landscape

The overall landscape sensitivity of the site is Low.

The site comprises a large arable field to the north of Antsy Park.
Views into the site are possible from the surrounding road links.
There are no known biodiversity designations or cultural heritage
features in close proximity to the site. The site is not publicly
accessible and therefore not of recreational value. The scenic
quality of the site is impacted by the M6 motorway and Antsy
Park.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, potential making a strong
contribution for at least one purpose. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Low. The site’s western edge comprises
flood zone 3.

Opportunities/benefits

Employment for R&D and B2 uses.

Outcome of further assessment: Potential site option

Reasoning: The site comprises a large arable field to the north of Antsy Park.

There were no designated heritage assets identified within 50 metres of the site nor were there
flags for ecological constraints. The entire site is located within the Green Belt, potentially
providing a strong contribution to at least one Green Belt purpose.

The site is in close location to other employment areas and has moderate accessibility by non-
car modes. The site is proximate to a future workforce in Coventry.
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The site offers opportunities for R&D and B2 uses. However, the potential for transport
constraints on the SRN has been flagged by National Highways
On balance the site is being progressed beyond the Stage 2 Assessment.
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Site 16: Barby Lane, Hillmorton
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Ward: Hillmorton Ward, Paddox Ward

Parish: Unparished

Proposed use: Residential
Potential yield (employment, sqm): 0
Potential yield (residential): 45

Topic area

Evaluation summary

Transport

The site is accessed from Barby Lane, Hillmorton.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 231m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would be improved to
1b in the PM period by proposed and recent public transport
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improvements. PTAL is measured on a 1-6 scale, with 1 being the
least accessible and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 14 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape The site has overall Medium landscape sensitivity.

This is a medium sized site currently used as pastureland/paddocks
which is on the edge of the urban area. The site has some
recreational and natural value, however the most significant
sensitivities likely arise from its intervisibility with the Rainsbrook

Valley.

Heritage There were no designated heritage assets identified within 50
metres of the site.

Other constraints The site is not within the Green Belt. Constraints for foul water

drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Residential.

Outcome of further assessment: Not progressed

Reasoning: This is a medium sized site currently used as pastureland/paddocks which is on the
edge of the urban area.

The site has reasonably good accessibility. No heritage or ecology constraints were identified.
The site is not within the Green Belt.

The principal sensitivities for the site are its landscape impact. Relative to other sites, this is one

of the more sensitive sites in landscape terms. For this reason, the site has not been progressed
beyond the Stage 2 Site Assessment.
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Site 17: South West Rugby
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Ward: Dunsmore Ward
Parish: Dunchurch

Proposed use: Employment
Potential yield (employment, sqm): 129178
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed through Phase 1 of the Symmetry Park
development.

National Highways were asked to provide initial comments and
provided: Site access to be situated approx. 600m north of the A45
Thurlaston Interchange roundabout. Likelihood of traffic impacts
directly at this junction.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Medium.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
2, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 467m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 0 for both AM and PM which would not be improved
by proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible. However, this score does not take into
account public transport measures that will take place through the
wider South West Rugby site allocation.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 96 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 17. Site 17 has
potential to be taken forward for development subject to
demonstrating that there would be no adverse effects upon
Draycote Meadows SSSI through sensitive site design and the
adoption of appropriate mitigation measures. The location of
ancient woodland adjacent to the northern site boundary requires
careful mitigation measures to ensure the habitat is not adversely
impacted by hydrological, air quality, urbanisation and recreation
effects. Development design and layout should protect and
enhance the River Avon and Tributaries LWS and the Cawston
Woodlands LWS.

Landscape

The overall landscape sensitivity of the site is Low.

The site consists of four arable fields surrounded by Cawston
Spinney to the north and Symmetry Park to the south. Any
sensitivity to change is likely to stem from its position as a setting
for the spinney, which is a LWS.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is not within the Green Belt. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Medium.

Opportunities/benefits

Employment (B8).

Outcome of further assessment: Potential site option

Reasoning: The site consists of four arable fields surrounded by Cawston Spinney to the north
and Symmetry Park to the south.
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The site has relatively poor public transport connections at present however is well connected
to the strategic road network and existing employment sites and public transport will be
improved through the south west Rugby development. The site has previously been safeguarded
for development. The site is not within the Green Belt, and medium ecological constraints
could be mitigated by design.

On balance the site is being progressed beyond the Stage 2 Assessment.
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Site 18: Barnwell Farm, Thurlaston
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Ward: Dunsmore Ward
Parish: Thurlaston
Proposed use: Employment
Potential yield (employment, sqm): 96720
Potential yield (residential): 0

Topic area Evaluation summary

Transport The site would be accessed from a new roundabout junction off the

Coventry Road.

National Highways were asked to provide initial comments and

to be directly from/ close proximity to the A45. Site Access to be
modelled. Potential for large trip generation impact.

In addition, their initial review considers levels of physical highwa
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging

is Medium.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken

provided: Site is bounded by the A45 to the north, site success likely

y

from low, medium to high. The current level of concern for this site

to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
2, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 76m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 21 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are low ecological constraints at Site 18. Site 18 has potential
to be taken forward for development subject to demonstrating that
there would be no adverse effects upon the Draycote Meadows
SSSI. It is also necessary to mitigate impacts upon habitat of
medium to high distinctiveness (ponds) through sensitive site
design and the adoption of appropriate mitigation measures.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

While views into the site can be obtained from surrounding road
links and the adjacent golf course, these vistas are partially limited
by existing hedgerows and vegetation, which provide some
screening to reduce visual impacts. The site's rural character and
scenic quality contribute to its overall landscape value. Any
potential development should carefully consider its design and
placement to minimise visual disruption and preserve the area's
rural character.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is not within the Green Belt. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment including small units delivered via WPDG (subsidiary
of WCC).

Outcome of further assessment: Potential site option

Reasoning: The site is a farm near Thurlaston, surrounded by road links and a golf course.
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The surrounding road network has significant congestion, the site is ranks reasonably well in
terms of accessibility (but this may reflect MSOA-level factors rather than site-specifics).
However, there is no pedestrian access to a bus stop or into Rugby. It is unclear how access by
non-car modes can be achieved.

There were no designated heritage assets identified within 50 metres of the site and
low ecological constraints. The site is not within the Green Belt.

There are concerns about the impact of the development of this site on the village of Thurlaston
and traffic impacts is an important consideration.

On balance the site is being progressed beyond the Stage 2 Assessment.
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Site 20: Blue Boar Farm, Thurlaston
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Ward: Dunsmore Ward
Parish: Dunchurch

Proposed use: Employment
Potential yield (employment, sqm): 40000
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from the A4071.

National Highways were asked to provide initial comments and
provided: Site to be accessed from the A4071 located approx. 300m
north of A45. Potential for merge / diverge assessment onto A45.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Low.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
2, with 1 being the most congested and 6 being less congested.
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The distance to the nearest bus stop from the site is 688m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 0 for both AM and PM which would not be improved
by proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 97 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 20 given the
location of an LWS adjacent to the site and the potential impact
pathways to Draycote Meadows SSSI. Site 20 has potential

to be taken forward for development subject to demonstrating that
there would be no adverse effects upon Draycote Meadows SSSI
and Rugby -Leamington Disused Railway LWS, through sensitive
site design and the adoption of appropriate mitigation measures. It
will also be necessary to mitigate impacts upon habitat of medium
to high distinctiveness (ponds) through sensitive site and
landscaping design.

Landscape

The overall landscape sensitivity of the site is Low.

The site comprises of arable land with a poor sense of enclosure.
Views into the site are possible from the surrounding road links and
PRoW within the site. Views from the site include an arable
landscape with large prominent warehousing developments which
detract from the surrounding landscape quality and add to noise
and visual congestion of the surrounding road infrastructure. Note
that this site was assessed jointly with sites 58 and 77.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, likely making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment.

Outcome of further assessment: Potential site option

Reasoning: The site comprises of arable land between the Rugby relief road and disused

railway line.
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Accessibility for non-car modes is currently poor, but likely to improve with the development of
South West Rugby.

There were no designated heritage assets identified within 50 metres of the site. There are
medium ecological constraints.

The site has some constraints including relatively congested roads, being within the Green Belt,
and medium ecological concerns. The site is being considered as a potential site option.
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Site 21: Boots Farm, Bourton on Dunsmore
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Ward: Dunsmore Ward

Parish: Bourton and Draycote, Frankton
Proposed use: Employment

Potential yield (employment, sqm): 60000
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from the B4453.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 585m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
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improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 57 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 21. Site 21 has
potential to be taken forward for development subject to
demonstrating that there would be no adverse effects upon
Draycote Meadows SSSI through sensitive site design and the
adoption of appropriate mitigation measures. The location of
ancient woodland adjacent to the western site boundary requires
careful mitigation measures to ensure the habitat is not adversely
impacted by hydrological, air quality and urbanisation effects
through the use of buffers. Small areas of woodland and standing
water within the site boundary have the potential to be used as
functionally linked land associated with the adjacent Lemon’s
Wood and Boots Spinney LWS and therefore should be retained and
protected where possible within the landscaping and site design.

Landscape

The overall landscape sensitivity of the site is Low.

The site consists of a commercial/industrial estate and several
arable fields to the north of the villages of Frankton and Bourton-on-
Dunsmore. Given the existing use, development is unlikely to
detract from the value of the site, although steps would be needed
to maintain the limited existing natural value and an assessment is
needed re: Limekiln Farmhouse to the north.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment (B2 and E(G)(iii))

Outcome of further assessment: not progressed

Reasoning: The site consists of a commercial/industrial estate and several arable fields to the
north of the villages of Frankton and Bourton-on-Dunsmore.

Itis in a remote rural location with no realistic pedestrian access to a bus stop or from a

residential area.
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There were no designated heritage assets identified within 50 metres of the site. The site has

medium ecological constraints. Landscape sensitivity is low. The site is entirely within the
Green Belt.

In view of its isolated, Green Belt location the site is not progressed beyond the stage 2 site

assessment. However, the site could be a potential neighbourhood plan option for small-scale
rural employment uses.
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Site 22: Land south of the M45, Dunchurch
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Ward: Dunsmore Ward

Parish: Dunchurch

Proposed use: Mixed Use

Potential yield (employment, sqm): 300000
Potential yield (residential): 1500

Topic area Evaluation summary

Transport The site is accessed from the A45 or the A426.

National Highways were asked to provide initial comments and
provided: Site bounded by the M45 and A45 to the north and
northeast. Potential for significant impacts onto the SRN. Diverge
Assessment likely required. Potential for mitigation at the M45/ A45
junction off-slip.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is High.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to

43



determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
3, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 283m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 22 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape

The overall landscape sensitivity of the site is High/Medium.

This large site comprises a patchwork of arable fields divided and
bounded by hedgerows with mature trees. The topography falls to
the south, allowing for expansive panoramic views from PRoWs
within the site. Views into the site from the surrounding transport
infrastructure are predominantly obscured by hedgerows with trees.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is not within the Green Belt. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Employment and residential.

Outcome of further assessment: Not progressed

Reasoning: This large site comprises a patchwork of arable fields divided and bounded by
hedgerows with mature trees.

The MSOA-based assessment undertaken by SLR shows moderate accessibility, but this
creates a misleading impression. In reality the site is severed from Dunchurch by the M45. As a
large scale proposal this site has potential to improve public transport accessibility. National
Highways have expressed a high level of concern about the site.
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Heritage and ecology constraints were not flagged for this site and the site is not within the
Green Belt. Landscape sensitivity is assessed as medium/high making this among the most
landscape sensitive sites assessed.

The site is not progressed past the stage 2 site assessment on the basis of its poor connectivity
and assessed High/Medium landscape sensitivity.
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Site 23: Land South of Coventry Road, Long Lawford
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Ward: Wolston and the Lawfords Ward
Parish: Long Lawford

Proposed use: Residential

Potential yield (employment, sqm): 0
Potential yield (residential): 183

Topic area

Evaluation summary

Transport

The site is accessed from the A428.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
5, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 127m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
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improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 51 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape The overall landscape sensitivity of the site is Medium/Low.

The site consists of arable and pastoral fields situated at the urban
edge, yet it retains rural scenic character. There are no known
notable landscape, cultural heritage, or historic features present
within the site. However, it holds recreational value due to the
presence of several PRoWs in the surrounding landscape. While
views into the site are possible, they are partially filtered by the
surrounding transport infrastructure. The presence of transport
infrastructure and HGVs detracts from the site's tranquillity.

Heritage There were no designated heritage assets identified within 50
metres of the site.
Other constraints The site is entirely within the Green Belt, potentially making a strong

contribution to at least one purpose. Constraints for foul water
drainage are assessed as High, constraints for surface water
drainage are assessed as Medium. School capacity has not been
flagged as a constraint in Long Lawford.

Opportunities/benefits | Residential.

Outcome of further assessment: Not progressed

Reasoning: The site consists of arable and pastoral fields situated at the urban edge.

The surrounding road network is relatively uncongested. The moderate score in the Vectos
assessment based on MSOA-level accessibility does not pick up that the site lies on a good bus
route and has potential for pedestrian routes into Long Lawford.

Neither ecology nor heritage constraints were identified. The site lies within the Green Belt.
School capacity exists locally. The site would not be suitable for development as a standalone
site as this would lead to an incongruous pattern of development. When combined with other
sites, it was considered possible to progress beyond the Stage 2 Assessment, please refer to

site 316.
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Site 24: Brierleys Farm, Brinklow
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Ward: Revel and Binley Woods Ward

Parish: Brinklow

Proposed use: Residential
Potential yield (employment, sqm): 0
Potential yield (residential): 50

Topic area

Evaluation summary

Transport

The site would be accessed by a new junction off Coventry Road
(B4428).

National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.
There is a bus stop immediately adjacent to the site.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be

48




improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 84 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest for
the type of development proposed, nor a Local Wildlife Site, and nor
was it comprised of more than 20% medium to high distinctiveness
habitat. It is around 65m from the High Wood LWS at its closest
point. The site was not further assessed for ecological constraints.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

The site comprises arable fields and agricultural infrastructure
situated at the urban fringe of Brinklow. The presence of PRoWs
within and surrounding the site provides recreational value. Views
into the site from Brinklow Church are possible.

Heritage

The site is located northwest of Brinklow. While there are no
designated heritage assets within the boundary, it is located in the
wider setting of Brinklow Conservation Area and its constituent
heritage asset.

The eastern field contains one example of a hoted concentration of
ridge and furrow earthworks surrounding Brinklow. These features
make a collectively significant contribution to the medieval and
post-medieval landscape setting of the historic settlement, and its
Norman motte and bailey (Brinklow Castle - a scheduled
monument).

A public footpath runs through the site, linking Coventry Road and
Brinklow’s historic centre. The footpath affords access to, and views
across the local historic landscape. The site also contributes to the
rural character of approaches to the historic settlement from the
west, along Coventry Road. Views of the landmark tower of the
grade II* listed Church of St John the Baptist are experienced from
both the footpath and road approaches.

The potential impacts of development include the loss of the views
across the historic landscape and to the landmark church, damage
to or loss of the ridge and furrow earthworks, and a negative effect
on the conservation area’s setting through poor quality design and
delivery. To partly mitigate impacts, development of the eastern
parcel should be avoided - preserving the earthworks and some
open views)
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Opportunities for enhancement include restoration of hedgerows
and planting native trees, enhancement of the public right of way,
and delivery of housing design of both good quality and reflective of
local character. Streets and paths could also be oriented to create
views of the Church of St John the Baptist within the scheme.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Low, constraints for surface water
drainage are assessed as Low. Some primary school capacity is
available in Brinklow/Monks Kirby.

Opportunities/benefits

Residential.

Outcome of further assessment: Potential Site Option

Reasoning: The site comprises arable fields situated at the urban fringe of Brinklow.

The site benefits from relatively poor assessed accessibility but is walkable to services and

facilities in Brinklow.

There are no designated heritage assets within the boundary, however it is located in the wider
setting of Brinklow Conservation Area. Landscape sensitivity is assessed as medium/low. The
site is within the Green Belt.

Landscape and heritage constraints are the principal consideration, alongside Green Belt

The site remains a potential site option.
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Site 25: Land South of A45, Dunchurch

,‘}//{genjr\e\\ % QW ~_ ESS{ v / T
AN ST % 8 .ESS = ~ =5 |~ The Red Holsechurch
NN NP R . T —ley /7 Trading Estate
{ A P4 N > We~XHotel ~7 —— - & L %’D' e
Y G\ Mound S, oy noviael

& - :

A T = / /
D ONpgy, L/ 7

[l A

g Rupby Borowgh € canct ®Cromn copyrighl & dakabare ghts 2024
STyoe irsary:clbes nkematon hese of ek & b e Toun Hall, Brreu Way, C V21 2RR rdnance Suve y 100019417

Ward: Dunsmore Ward

Parish: Bourton and Draycote, Thurlaston
Proposed use: Employment

Potential yield (employment, sqm): 47500
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from Draycote Road.

National Highways were asked to provide initial comments and
provided: Site access likely taken from the west of the site, approx.
600m travel distance to the A45 via Straight Mile. No land use info
provided. Some existing typical traffic delay observed using Google
traffic data tool.

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Medium.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
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determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

There is a bus stop 280m from the site.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 0 for both AM and PM which would not be improved
by proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 98 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 25. Site 25 has
potential to be taken forward for development subject to
demonstrating that there would be no adverse effects upon
Draycote Meadows SSSI and Rugby-Leamington Disused Railway
LWS, through sensitive site desigh and the adoption of appropriate
mitigation measures.

Development should be concentrated to the west of the site, with a
buffer between development and the LWS.

Landscape

The overall landscape sensitivity of the site is Low.

The site comprises two flat arable fields, enclosed by hedgerows
and trees. The site is situated in close proximity to commercial
buildings and main roads which are visual and aural detractors to
the quality of the landscape at this location.

Heritage

There were no designated heritage assets identified within 50
metres of the site.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits

Lorry parking and open storage or employment.

Outcome of further assessment: Not progressed

Reasoning: The site comprises two flat arable fields, enclosed by hedgerows and trees.
There are no potential heritage impacts and medium ecological impacts. Site is within the
Green Belt and is assessed to have low landscape sensitivity.
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The site has poor public transport and overall accessibility and it remails unclear how
appropriate access to the site would be achieved. For these reasons the site is not progressed.
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Site 26: Brookside, Stretton-on-Dunsmore
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Ward: Dunsmore Ward

Parish: Stretton-on-Dunsmore
Proposed use: Residential

Potential yield (employment, sqm): 0
Potential yield (residential): 30

Topic area

Evaluation summary

Transport

The site is accessed from Brookside.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 72m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
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improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 62 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. The site was not
further assessed for ecological constraints.

Landscape

The overall landscape sensitivity of the site is Medium/Low.

This is a relatively small site located in the centre of Stretton-on-
Dunsmore (yet outside the settlement boundary) comprised of
paddocks/pastureland and a small area of dense woodland. A
small section has agricultural buildings and is therefore already
developed. The site is enclosed on all sides by trees, shrubs and
hedgerows, which heavily limits views to and from the site.
Sensitivities are likely to arise from the existing natural value of the
site, and potentially from its proximity to the village’s conservation
area.

Heritage

The site is just outside the Stretton-on-Dunsmore Conservation
Area. The agricultural usage and predominantly rural character of
the site is likely to contribute positively to the setting of the
conservation area. If development were to occur on the site the
retention of boundary hedgerows to Brookside may assist to
minimise any potential impact to the setting of the Conservation
Area.

Other constraints

The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Medium.

Opportunities/benefits

Residential.

Outcome of further assessment: Potential site option

Reasoning: This is a relatively small site located in the centre of Stretton-on-Dunsmore (yet
outside the settlement boundary) comprised of paddocks/pastureland and a small area of

dense woodland.

Accessibility is moderate and the site is walkable to the village services and facilities.
Landscape sensitivity is medium/low. No ecology constraints were identified.
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There would be a need to bridge the Brook to provide vehicular access. The site is entirely within
the Green Belt.

The site potentially makes a contribution to the setting of the Stretton-on-Dunsmore
Conservation Area.

The site is being considered as a potential site option.
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Site 28: South east of Main St, Ansty
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Ward: Revel and Binley Woods Ward
Parish: Ansty

Proposed use: Employment

Potential yield (employment, sqm): 18500
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from the B4029.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
2, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 205m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
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improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 66 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

There are medium ecological constraints at Site 28. Site 28 has
potential to be taken forward for development subject to
demonstrating that there would be no adverse effects upon
Coombe Pool SSSI and Oxford Canal potential LWS, through
sensitive site design and the adoption of appropriate mitigation
measures. Semi improved neutral grassland covers the entire area
of Site 28. It is therefore necessary to survey this site to ensure that
this habitat type still dominates and where required mitigate
impacts upon habitats of medium to high distinctiveness through
sensitive site layout and landscaping design.

Landscape

The overall landscape sensitivity of the site is Medium.

The site consists of pastoral fields enclosed by hedgerows, the
Oxford Canal and a fence, with views to the north-east largely
obscured from surrounding roads by hedgerows. Noise from
vehicular traffic along the road on the north-eastern boundary act
as an aural detractor. The impact of any development on views to
and from Ansty Hall and on its setting are important considerations
for any development on the site.

Heritage

The site is located east of Ansty, near two grade II* listed buildings:
Ansty Hall and the Church of St James.

Ansty Hall is most likely to be affected by development. Itis a
country house dating from 1678, and sits on the crest of the hill and
is prominent in views both from, and across the site. This includes
views from the public right of way which crosses the site, and
featuring as a landmark in southern approaches along the B4029.
The site forms part of the agricultural land which constitutes the
surviving, rural setting of Ansty Hall; however there has been some
intrusion of modern road and infrastructure development.
Potential impacts include loss of historic agricultural features,
which could dilute the rural character of Ansty Hall and its setting,
and erosion of views both to, and from the asset.

To mitigate these impacts, retention and restoration of historic
landscape characteristics should be undertaken to enhance the
rural setting. The design should reflect local precedents, and the
public rights of way should be improved to strengthen connections
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with the surrounding historic landscape. Development could be
arranged to preserve key views from the B4029.

The proposed employment use may exacerbate impacts, and a
housing allocation may offer great opportunity for mitigation
through sensitive design.

Other constraints The site is entirely within the Green Belt, potentially making a strong
contribution to at least one purpose. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Employment.

Outcome of further assessment: Not progressed

Reasoning: The site consists of pastoral fields enclosed by hedgerows, the Oxford Canal and a
fence.

The site is within the Green Belt.

MSOA-based accessibility is moderate but the site lacks a direct link to the SRN, requiring
vehicles servicing the site to navigate local village roads. The site is also significantly
constrained in terms of heritage and landscape concerns (assessed as medium making it one of

the more landscape sensitive sites overall) and has medium ecological constraints.

The site is not being progressed beyond the Stage 2 Site Assessment.
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Site 29: Land to the South of Leamington Road, Ryton-on-Dunsmore
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Ward: Dunsmore Ward

Parish: Ryton-on-Dunsmore
Proposed use: Residential

Potential yield (employment, sqm): 0
Potential yield (residential): 83

Topic area

Evaluation summary

Transport

The site is accessed from Leamington Road via an existing property.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
5, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 10m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
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improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 34 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology There are low ecological constraints on Site 29. It is necessary to
demonstrate that there will be no adverse impacts on Brandon
Marsh SSSI or Ryton Wood SSSI from any development at Site 29 to
ensure compliance with national legislation and policy. This must
be demonstrated through an assessment, careful consideration of
mitigation measures and consultation and approval from Natural
England. Should the nature of development lead to any impacts on
a SSSI, this would be subject to appropriate mitigation to ensure no
adverse effects. This site has potential to be taken forward for
development subject to demonstrating that there would be no
adverse effects upon any SSSI as there are no other ecological
constraints.

Landscape The overall landscape sensitivity of the site is Medium.

This is a relatively small site on the southern edge of Ryton-on-
Dunsmore comprised of two fields, each with residential dwellings
and agricultural outbuildings, separated by a PROW. The site is
open with clear intervisibility with neighbouring dwellings and a
community orchard (from which an important view is identified in
the Neighbourhood plan). Although the site has minimal landscape
value, sensitivities are likely to arise from these aforementioned
visual factors.

Heritage There were no designated heritage assets identified within 50
metres of the site. A registered park and garden (Ryton House) is
around 60m to the north of the site, potential impacts upon which
were not assessed at this stage.

Other constraints The site is almost entirely within the Green Belt, potentially making
a strong contribution to at least one purpose. Constraints for foul
water drainage are assessed as Low, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Residential.

Outcome of further assessment: Not progressed
Reasoning: This is a relatively small site on the southern edge of Ryton-on-Dunsmore

comprised of two fields, each with residential dwellings and agricultural outbuildings, separated
by a PROW.
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The surrounding road network is relatively uncongested, and the site is reasonably accessible,

and heritage and ecology constraints have not been identified. The site would be walkable to
services and facilities in the village.

The site has medium landscape sensitivity making it one of the more landscape-sensitive sites.
Development of the site would, as backland development, be unsatisfactory in design terms. It
is unclear if suitable vehicular access to the site could be delivered.

The site has not been progressed beyond the Stage 2 Site Assessment.
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Site 31: Land at Streetfields Farm, Watling Street, Rugby
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Ward: Revel and Binley Woods Ward

Parish: Monks Kirby

Proposed use: Employment

Potential yield (employment, sqm): 450000
Potential yield (residential): 0

Topic area Evaluation summary

Transport The site is accessed from Watling Street.
National Highways did not provide any comments on this site.

In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
4, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 835m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 0 for both AM and PM which would not be improved
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by proposed and recent public transport improvements. PTAL is
measured on a 1-6 scale, with 1 being the least accessible and 6
being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 121 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest
and is not comprised of more than 20% medium to high
distinctiveness habitat. However, the site does have an LWS
(Streetfield Spinney) within its boundary. Itis recommended that
sensitive design and site layout, established in consultation with
Natural England, avoid and ensure the protection of ecologically
sensitive features associated with the LWS.

Landscape

The overall landscape sensitivity of the site is Medium.

This large site comprises a patchwork of arable and pastoral fields,
divided and bounded by hedgerows with trees. Key landscape
features include the rising topography, the River Swift and pockets
of deciduous woodland including Streetfield Spinney, which
enhance the site's landscape character and visual.

qualities. The rural character of the site is undermined by the strong
presence of nearby transport infrastructure and large commercial
buildings at the Magna Park which detract from the site's overall
aural and visual qualities.

Heritage

The site is primarily agricultural but includes large areas of recently
installed solar arrays. The grade Il listed farmstead of ‘Streethouse
Farm’ is located within. It is recorded as being of early 19th century
date, but the surrounding, and well-preserved ridge and furrow
earthworks, and HER records of Iron Age or Roman activity suggests
the locality has much earlier origins. The surrounding landscape’s
rural character contributes positively to its setting, albeit with some
existing impact from the solar arrays, the A5, and nearby Magna
Park. Potential impacts include the loss of historic farmstead
buildings and spaces and erosion of their historic rural setting. To
avoid harm and deliver enhancements: the farmstead should be
retained and reused; a significant buffer provided that preserves the
key elements of setting and the adjacent ridge and furrow
earthworks; and a green infrastructure strategy delivered that
enables greater access to and appreciate of the heritage assets by
the public.

Other constraints

The site is not within the Green Belt. No data was obtained relating
to constraints for foul water drainage or surface water drainage.

Opportunities/benefits

Employment
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Outcome of further assessment: Not progressed

Reasoning: This large site comprises a patchwork of arable and pastoral fields, divided and
bounded by hedgerows with trees. Grade Il listed Streetfield Farmhouse and attached buildings
sitin the middle of the site, with non-designated heritage constraints also identified.

Other than a limited frontage with Magna Park, the site does not relate to existing built
development, and it would be distant from its future workforce. Accessibility by not car modes

is very poor.

Landscape sensitivities are assessed a medium and are therefore higher than many other sites
assessed and there are heritage constraints.

For these combined reasons, the site has not been progressed beyond the Stage 2 Site
Assessment.
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Site 35: Cross in Hand Farm, Monks Kirby
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Ward: Revel and Binley Woods Ward
Parish: Monks Kirby, Willey

Proposed use: Employment

Potential yield (employment, sqm): 50000
Potential yield (residential): 0

Topic area

Evaluation summary

Transport

The site is accessed from the B4428.

National Highways were asked to provide initial comments and
provided: Likely accessed from Lutterworth Road for direct
connection to the A5 via Cross in Hand Roundabout. Modelling of
junction required, including impacts of committed development
with Cross in Hand Farm (Site 36) and North of Coal Pit Lane (Site
57) and Land Opposite MP Lutterworth (Site 106).

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is Medium.
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In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
5, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 390m.

The Public Transport Accessibility Level (PTAL) is a measure of the
accessibility of a location to the public transport network, taking
into account walk access time and service availability. The site has
a PTAL score of 1a for both AM and PM which would not be
improved by proposed and recent public transport improvements.
PTAL is measured on a 1-6 scale, with 1 being the least accessible
and 6 being the most accessible.

Using other data, including an assessment of walking and cycling,
and locations from the site accessible within a 1 hour bus journey,
the overall accessibility of the site is ranked 85 of the 125 sites
considered as part of Rugby’s current site assessment. This
measures accessibility at a middle layer super output area level,
rather than site specific accessibility. So it only provides
information on accessibility for the part of the borough in which the
site lies.

Ecology

An initial ecological assessment indicated that the site was not
within an Impact Risk Zone of a Site of Special Scientific Interest,
nor a Local Wildlife Site, and nor was it comprised of more than
20% medium to high distinctiveness habitat. However, the site is
adjacent to the Streetfield Spinney LWS. Itis recommended that
sensitive design and site layout, established in consultation with
Natural England, avoid and ensure the protection of ecologically
sensitive features associated with the LWS. The site was not further
assessed for ecological constraints.

Landscape

The overall landscape sensitivity of the site is Medium/Low.
Assessed as part of site 325.

The site comprises arable and pastoral fields located within a
broadly rural landscape to the west and warehousing development
and transport infrastructure to the east. There are no known cultural
heritage or historic features within the site and views from and into
the surrounding RPGs are unlikely to be affected by the
development. The site is of recreational value due to the location of
PRoWs within and surrounding the site. Views into the site are
filtered from the surrounding transport infrastructure. The A5 and
B4027 and surrounding warehousing development detracts from
the tranquillity and visual value of the site.

Heritage

There were no designated heritage assets identified within 50
metres of the site.
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Other constraints The site is not within the Green Belt. Constraints for foul water
drainage are assessed as Medium, constraints for surface water
drainage are assessed as Low.

Opportunities/benefits | Employment (B2, B8 and E)

Outcome of further assessment: not progressed

Reasoning: The site comprises arable and pastoral fields located within a broadly rural
landscape to the west and warehousing development and transport infrastructure to the east.

The surrounding road network is relatively uncongested, however access to the site by non-car
modes is poor and the site is not proximate to its future workforce. The site is not in the Green
Belt.

Neither heritage nor ecology constraints have been identified.

The site would not be suitable to develop as a standalone but is assessed as part of site option
325.
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Site 36: Cross-in-Hand Farm, Willey
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Ward: Revel and Binley Woods Ward

Parish: Monks Kirby, Willey

Proposed use: Employment

Potential yield (employment, sqm): 290600
Potential yield (residential): 0

Topic area Evaluation summary

Transport The site would be accessed from new arrangements from
Lutterworth Road.

National Highways were asked to provide initial comments and
provided: Likely accessed from Lutterworth Road and/or coalpit

Modelling of junction required, including impacts of committed
development with Cross in Hand Farm (Site 35) and North of Coal
Pit Lane (Site 57) and Land Opposite MP Lutterworth (Site 106).

In addition, their initial review considers levels of physical highway
mitigation required in order to ensure that impact on the strategic
road network from development on the site is addressed, ranging
from low, medium to high. The current level of concern for this site
is High.

Lane for direct connection to the A5 via Cross in Hand Roundabout.
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In terms of the capacity of the road network, an assessment of
junctions within a nominated distance of the site was undertaken to
determine congestion levels at peak and non-peak times. The roads
surrounding the site were assigned a congestion rating of category
5, with 1 being the most congested and 6 being less congested.

The distance to the nearest bus stop from the site is 443m.

The Public Transport