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EXECUTIVE SUMMARY 

These representations are submitted on behalf of J Marine Ltd in response to the Rugby Borough Local Plan 

regulation 18 Preferred Options consultation. J Marine supports the Council’s approach taken through the  

Preferred Options; but objects to the inclusion of the Lodge Farm (Site 73) Development as a reasonable 

alternative within the accompanying Sustainability Appraisal. 

J Marine Ltd owns and operates Dunchurch Pools, an inland Marina located on the Oxford Canal 

approximately 5km south of Rugby town. The Marina is set within the open countryside of the Leam and 

Rainsbrook valleys, with the prisons at Onley, on its northern boundary, the only neighbouring development. 

The rural location, with its closeness to nature and its tranquillity, is one of the key reasons for the Marina’s 

success, with customers seeking leisure time away from their hectic daily lives. 

Dunchurch Pools is an inland waterways facility, of national significance. Along with the Oxford Canal itself, 

the Marina is Rugby Borough’s key inland boating tourism facility. The sector nationally £1.54billlion GVA / 

80,500 jobs and locally supporting numerous local shops, pubs, restaurants, visitor attractions, transport 

companies and boatyards. The Marina also employs 20 staff directly, growing to 50+ as consented phases 2 

& 3 are completed, along with numerous local contractors and suppliers. Dunchurch Pools also provides 

sustainable community access to the countryside and its 88 acre site has been assessed as a major contributor 

to local Biodiversity Action Plans.  

The 633 acre Lodge Farm site lies immediately adjacent to Dunchurch Pools to the south, west and northwest. 

The proposed 2680 houses and employment/retail/education/health/sport ‘new settlement’ development would 

result in the urbanisation of Dunchurch Pools’ setting. 

The representations generally support the approach that the Council has taken in preparing the Preferred 

Options draft and suggest some enhancements. This includes:  

• Support for the level of housing requirement and approach to housing delivery, agreeing with the Council’s 

conclusions that there is no justification for increasing housing delivery to address unmet needs from 

neighbouring authorities or affordable housing needs; 

• Supporting the approach to the landscape and environment in policy, whilst suggesting modifications to 

recognise that landscape character extends beyond the Borough’s boundaries, and to acknowledge the 

influence of Dunchurch Pools on the landscape; 

• Suggesting modifications to the Rural Economy policy, to better recognise the role of tourism and the 

importance of Dunchurch Pools to the economy of the Borough. Also to ensure that policy supports and 

does not unduly restrict future expansion and diversification of the Marina, whilst directing other canal-

based developments to locations that are at or adjacent to existing settlements; 

• Proposing modifications to recognise the role of the Marina as a community facility, and supporting the 

access to the canal network and countryside that the development provides; 

• Suggesting modifications in respect of historic environment, including recognising the Oxford Canal as a 

heritage asset and recognising the potential impact of development in the Borough on heritage assets 

beyond the administrative boundary. 

 

The Sustainability Appraisal and Stage 2 Site Assessment in relation to the assessment of Lodge Farm (site 

73) as a ‘reasonable alternative’ are not considered to be sound or justified on the basis of the following 

matters: 
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• Allocation of Lodge Farm in the now adopted Rugby Local Plan 2011-2031 was rejected by the inspector 

on the grounds of poor accessibility by sustainable transport modes and major adverse effect on the 

landscape. These issues persist in the context of the emerging Plan and are not addressed by the 

proposed increase in scale of the Development; 

• The Lodge Farm proposal includes the development of a secondary school, redirecting provision away 

from north Rugby where there is a capacity shortfall; 

• The SA identifies the Lodge Farm site as subject to low biodiversity constraints. This fails to recognise 

the site’s proximity to six designated eco sites, Dunchurch Pools and the ecological corridors of the Leam 

Valley, Rainsbrook and Oxford Canal. Critically the SA fails to consider the impact of the loss of 256ha 

(633 acres) of unspoilt countryside characterised by vibrant ecology; 

• The SA asserts that Lodge Farm has the viability headroom to produce a high-quality scheme, minimising 

climate change impacts. This ignores the significant transport, utility and drainage challenges of the site 

which the SA later acknowledges will negatively impact viability, as well as the impact on market values 

due to the proximity of the adjacent prisons; 

• Under communities, health and wellbeing the SA ignores the severance caused by the A45 cutting 

through the Lodge Farm site. It also ignores the ‘urbanising’ harm caused to Dunchurch Pools, which 

provides community access to the countryside; 

• Harm to the Borough’s tourism industry is not considered, where the adjacent Dunchurch Pools (Marina) 

is the key inland boating tourism facility for the Borough and nationally important. The Marina relies on its 

rural location to provide the tranquil, close to nature environment sought by its leisure customers. The 

‘urbanising’ effect of the proposed Lodge Farm Development will cause customers to move away causing 

significant harm to the Borough’s tourism industry; 

• The SA’s heritage assessment fails to consider assets in the adjacent West Northamptonshire District 

which would be affected by the Lodge Farm Development. The heritage assets not assessed include the 

Oxford Canal Conservation Area, Onley medieval village and the Iron Age site at Barby Hill. More 

generally, nationally significant ridge and furrow is equally not considered; 

• The SA suggests that there is a case to be made for supporting higher housing growth scenarios. This is 

at odds with Rugby’s strong track record in over delivery, its significant 6.9 year supply against the 2024-

2029 requirement, it’s Preferred Option 9% buffer, lack of neighbouring unmet need and that uplifting 

levels to increase levels of affordable housing, in the case of Rugby, is not supported by the evidence 

base; 

• Transport impacts of the Lodge Farm Development are downplayed, one of the key factors in the site 

being deleted during the examination of the adopted Local Plan. The reliance on the private car and lack 

of sustainable alternatives, with buses lacking directness and convenience, remains. Severe congestion 

at Dunchurch Crossroads (with no opportunity to by pass), A45/M45 junctions operating at or beyond safe 

capacity and the impact on Strategic Road Network mean that significant negative conclusions should be 

reached. 

Numerous letters of objection to the proposed Lodge Farm Development have been received by Dunchurch 

Pools from concerned members of the inland boating tourism and canal community, enclosed. 

The proposed Lodge Farm Development (Site 73): 

• Would urbanise Dunchurch Pools’ setting resulting in the loss of customers and threatening the facility’s 

future as a leisure marina. Causing significant harm to the Borough’s tourism economy, community access 

to the countryside and local biodiversity. 

• Is demonstrated by Rugby Borough Council’s Local Plan Preferred Options and supporting evidence 

base, the conclusions of which are supported, as unnecessary. 

• Is not consistent with national policy and would result in significant adverse impacts. 
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It is hoped that these representations will be positively received by the Council and used to inform and shape 

the preparation of the Plan. It is recommended that the Council dismiss Site 73 – Lodge Farm as a reasonable 

alternative as the plan progresses. 
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1 INTRODUCTION 

1.1 Background 

1.1.1 Claremont Planning is instructed by J Marine Limited, to prepare representations to the Rugby 

Borough Local Plan, Regulation 18 Preferred Options Consultation. These representations relate 

to J Marine’s operations at Dunchurch Pools (Marina), located south-east of Dunchurch, on the 

eastern edge of Rugby Borough administrative area, straddling the boundary with West 

Northamptonshire District.  

1.2 Substance of Representations  

1.2.1 These representations seek to provide the Council with an overview of the Marina development, 

demonstrating the importance of this as a tourism destination, but also community facility, and 

highlighting the relationship between the Marina and Rugby. The Marina already plays a 

significant role in tourism in Rugby, attracting visitors to the area, with the potential for this to be 

increased in future, which it is considered could be better supported in the emerging Plan as will 

be demonstrated.  

1.2.2 The representations generally support the approach that the Council has taken in preparing the 

Preferred Options draft. This includes:  

• Support for the level of housing requirement and approach to housing delivery, agreeing 

with the Council’s conclusions that there is no justification for increasing housing delivery 

to address unmet needs from neighbouring authorities or affordable housing needs;  

• Supporting the approach to the landscape in policy, but whilst suggesting modifications 

to recognise that landscape character extends beyond the Borough’s boundaries, and to 

acknowledge the influence of Dunchurch Pools on the landscape;  

• Suggesting modifications to the Rural Economy policy, to better recognise the role of 

tourism and the importance of Dunchurch Pools to the economy of the Borough. Ensure 

that policy supports and does not unduly restrict future expansion and diversification of 

the Marina;  

• Recognise the role of the Marina as a community facility, supporting the access to the 

Canal Network and countryside that the development provides;  

• Suggesting modifications in respect of historic environment, including recognising the 

Canal as a heritage asset and recognising the potential impact of development in the 

Borough on heritage assets beyond the administrative boundary.  

1.2.3 The representations will also consider the evidence base that has been published alongside the 

Plan, in particular the assessment of reasonable alternatives and inclusion of Site 73 – Lodge 

Farm. This includes consideration of the site being deleted during the examination of the current 

adopted Local Plan, as well as critiquing the assessment of the site that has been undertaken 

alongside the preparation of the Preferred Options. Critically, this will demonstrate that the 

conclusions reached are unjustified, and the Council should dismiss this as a potential alternative 

site going forward.   
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1.3 Structure of this Report  

1.3.1 The next chapter of this report will provide an overview of the Dunchurch Pools site, including its 

planning history, context, and its relationship with Rugby Borough. This will include the aspirations 

of J Marine for the Marina going forward, providing the background to this response to the Local 

Plan.  

1.3.2 The representations will then go on to respond to the draft Local Plan in detail. This will include 

support overall for the approach that the Council has taken, including in respect of the Objectives 

and Key Diagram in Chapter 3; and the Strategy in Chapter 4. Chapters 5, 6, and 7 will then go 

on to consider thematic policies, including in Chapter 5 – the Environment; Chapter 6 – Economy; 

Chapter 7 – Wellbeing; and Chapter 8 – Design.  

1.3.3 Finally, the representations will identify concerns with the Council’s site assessment process, 

focusing on the Sustainability Appraisal, and specifically the identification of Lodge Farm as a 

reasonable alternative in the site assessment process.  
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2 DUNCHURCH POOLS  

2.1 Site Context 

2.1.1 Dunchurch Pools represents a recently constructed inland marina, which opened in 2018. 

Located on the eastern edge of Rugby Borough, the Marina site straddles the administrative 

boundary, falling partially within Rugby Borough, and partially within West Northamptonshire 

District (formerly Daventry authority area). The site location is illustrated in the plan provided at 

Appendix 1, whilst the approved Masterplan is provided at Appendix 2, and a photograph of 

Phase 1 is provided at Appendix 3.   

2.1.2 The site of the Marina formerly was part of the HM Prison Onley estate, however, was acquired 

by J Marine Ltd in 2010 with the purpose of delivering a new inland marina. The site was chosen 

by J Marine due to its unique position at the centre of the UK Inland Waterways Network where 

three canal junctions uniquely link the UK’s northern, southern, western and eastern waterway 

systems.  

2.1.3 The Marina is set within the rural area of Rugby and West Northamptonshire Districts. The only 

neighbouring development, located at the northern boundary, is HM Prison Onley, HM Prison Rye 

Hill and a small area of 93 residential houses, originally for prison staff but now privately owned. 

The village of Barby is located approximately 2.5km to the east, whilst Dunchurch is 3km to the 

north-west. The nearest major town is Rugby, approximately 5km to the north. 

2.1.4 As a leisure (non-residential) marina, Dunchurch Pools offers its customers an escape from their 

hectic daily lives. It is highly appreciated by UK and international customers, with all berths 

typically occupied. Its rural location in the open countryside of the Leam and Rainsbrook valleys, 

with their sparse historic villages and a patchwork of fields and ancient hedgerows, is a key reason 

why the marina is so popular. Customers find the closeness to nature and the tranquillity gives 

them a much needed boost to their health and wellbeing. 

2.1.1 The 633 acre proposed Lodge Farm Development (site – 73) lies immediately adjacent to 

Dunchurch Pools to the south, west and northwest. The proposed 2680 houses and 

employment/retail/education/health/sport ‘new settlement’ development would result in the 

urbanisation of Dunchurch Pools’ setting. The Lodge Farm Development (site – 73) masterplan 

is provided at Appendix 4. 

2.2 Planning History   

2.2.1 The development of Dunchurch Pools, involved the regeneration of an area of rundown and 

neglected landscape, to provide a high-quality eco-tourism development, set within a parkland 

and biodiverse landscape. A Planning Application, including EIA was submitted to both Daventry 

and Rugby Borough authorities, under the references DA/2012/0440 and R12/0960 respectively, 

with the two applications considered positively and approved by the authorities in December 2013 

and March 2014 respectively. The application included for up to 550 non-residential berths, with 

associated marina services including serviced docks, amenities buildings and boat repair facility, 

associated car parking and service areas, publicly accessible landscaped areas, provision of a 

shop, café, restaurant and marina centre, as well as minor works to adopted and unadopted 

roads.  
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2.2.2 The first phase of the Marina was constructed during 2016-2018, and opened to the public in 

2018. When fully constructed, the Marina will form the third largest inland marina in the UK, and 

it is already recognised as a nationally significant facility for the inland waterways and tourism.  

2.3 The Marina   

2.3.1 Dunchurch Pools was designed by the architect responsible for the Eden Project and the 

landscape architect responsible for a number of the Wildfowl and Wetland Trust’s nature reserves. 

It is a nationally significant facility: 

• Supporting a vibrant inland waterway and tourism 

• Providing community access to the countryside 

• Making a major contribution to local biodiversity action plans 

• Providing significant local employment and economic contribution 

2.3.2 Located at the centre UK’s inland waterways, the marina provides the following facilities to canal 

boaters: 

• 550 secure off line leisure moorings (approx. half of which are currently constructed, the 

remainder of which will be delivered during phases 2 and 3 to be constructed in the short-

term) 

• Supply Dock offering diesel, gas, coal, logs, water, sewage & rubbish disposal 

• Brokerage for boat sales 

• Boatyard maintaining and repairing canal boats 

• Parking and washrooms  

Without such facilities, boating cannot sustainably exist on the canal system and the vibrant 

waterway is lost. 

2.3.3 Located in open countryside, the marina offers the community an access hub providing: 

• Public access to the marina’s 44 acres of parkland and 4km of paths (when complete) 

• Public access to the open countryside via six public footpaths which are accessible from 

the site 

• Public access to the canal and towpath network 

• Parking (when complete), refreshments, toilets, rubbish disposal and dog bins to support 

sustainable public access 

2.3.4 Dunchurch Pools’ 88 acre site has been designed with a particular focus on ecological 

enhancement: 

• A mosaic of woodland, scrub, meadowland, open vegetation, tall herb, ponds, wetland and 

marginal vegetation is being created 

• Linkage to existing habitats and wildlife corridors such as the Oxford Canal, Great Central 

Railway (disused), Rainsbrook and Leam valleys.  

• Enhancement of surrounding open countryside, which includes: Rainsbrook Tributary – Eco 

Site 22/57, Disused Canal – Eco Site 04/56, Fields at Onley Prison – Eco Site 14/56, Oxford 
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Canal – Eco Site 04/56, Disused Central Railway – Eco Site 02/57 + 02/56 and Draycote 

Meadows SSSI 

• Support of rare and endangered species such as barn owls, skylarks, linnets, bull finches, 

reed buntings, starlings, swallows, bats, brown hares, otters, great crested newts and grass 

snakes all of which currently thrive on the site 

2.3.5 Dunchurch Pools has been assessed as a major contributor to the local Biodiversity Action Plans 

for Warwickshire & Northamptonshire. 

2.3.6 The Marina currently employs 17 people with a further three to be employed in 2025. It is 

anticipated that, when fully complete, Dunchurch Pools will employ upwards of 50 people. In 

addition, the facility employs numerous local contractor tradesmen and suppliers as it develops 

and maintains the site. As local residents, these people and their families further spend in the 

local community. 

2.4 Relationship with Rugby Borough  

2.4.1 Whilst the Marina site straddles the administrative boundary between Rugby and Daventry, 

functionally the operation of the Marina relates more to the Borough of Rugby, owing to the 

geographical proximity to Rugby town, which lies approximately 5km to the north-west, but also 

the village of Dunchurch, which is approximately 3km to the north-west.  

2.4.2 The Marina is a tourism business operation, based on overnight visitors staying on their boats at 

the Marina as well as supporting the approximately 7,000 further boats passing the site annually. 

Dunchurch Pools is a destination that draws in visitors to the wider area, and in particular Rugby 

town, as the nearest larger destination. Visitors are typically from the UK, but also visit from 

Europe, America, Australia and New Zealand. Local pubs, restaurants, hotels, campsites, shops, 

leisure attractions, transport all benefit.  

2.4.3 Nationally the Inland Boating Tourism Industry provides the economy with £1.54 Billion GVA and 

supports 80,500 jobs (Canal & River Trust technical report March 2024). 10% of boats on Canal 

& River Trust waterways are based in Rugby, West Northamptonshire and Stratford on Avon 

boroughs, the 3 Junctions Area. 45% of boats on Canal & River Trust waterways are based in the 

East and West Midlands. As a nationally significant inland waterways facility (UK’s third largest), 

Dunchurch Pools strongly enhances Rugby Borough’s ability to benefit from the opportunity this 

vibrant tourism industry offers, see section 6.1. 

2.4.4 J Marine, through these representations, wants to demonstrate the strength of support for 

Dunchurch Pools and the concern of Marina visitors to the inclusion of Site 73 as a reasonable 

alternative in the Plan. To this end, J Marine has gained numerous signatories to an objection 

letter, redacted copies of which are provided at Appendix 3 (original copies can be provided if 

required).  
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3 LOCAL PLAN – OBJECTIVES & KEY DIAGRAM  

3.1 Objectives  

3.1.1 J Marine Ltd supports the approach the Council has taken in respect of the Local Plan, and 

considers that this responds positively to the expectations of national policy. In particular, the high 

level objectives set out in the Plan are considered appropriate, aspirational but realistic, and will 

help to shape growth in the Borough in a sustainable way. This approach is considered to be 

consistent with the objectives of Paragraph 15 of the Framework. 

3.1.2 Identification of the revival of Rugby town centre as an objective is strongly supported and 

consistent with national policy, in particular the tests of soundness prescribed in Paragraph 35 of 

the Framework. These tests identify that Plans are ‘sound’ if they fulfil certain criteria, one of which 

is consistency with national policy, and specifically enabling the delivery of sustainable 

development. In the case of Rugby Borough, the urban area of Rugby is evidently the most 

sustainable location for development, and a strategy that focuses development at Rugby town 

will help to deliver this objective in relation to the revival of the town of Rugby but also ensure a 

sustainable approach to development across the Borough. 

3.1.3 The final objective to support a greener, more diverse borough, is also strongly supported by J 

Marine. It is recognised that this aligns positively with the direction of national planning policy, but 

also with the objectives of development at Dunchurch Pools. As will be demonstrated through 

these representations, it is considered that the emerging Plan can do more to provide policy to 

support achieving this objective.   

3.2 The Key Diagram   

3.2.1 The diagram illustrates the proposed spatial distribution of development, which is proposed to be 

dispersed, but with a significant focus on the urban area of Rugby. This is supported, with 

subsequent representations confirming why the Council has chosen the most appropriate strategy 

for growth when considering alternatives, as evidenced through the Sustainability Appraisal (SA). 

The SA establishes that the preferred strategy performs strongly overall, and although it is not 

necessarily the best when assessed against all topics, it provides a positive balance, minimising 

environmental impacts whilst securing an appropriate level of housing delivery. It is on this basis 

that J Marine Ltd would consider the Council is pursuing a justified strategy in accordance with 

the tests of soundness in paragraph 35 of the Framework, in particular one which is appropriate 

when taking into account reasonable alternatives.  
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4 LOCAL PLAN – STRATEGY  

4.1 S1 - Settlement Hierarchy & S5 – Countryside Protection  

4.1.1 Consistent with the objectives and key diagram, Policy S1 details the settlement hierarchy which 

directs development to the locations in the Borough which are best served in respect of services 

and facilities. The policy identifies that Rugby urban area will be the main focus for new homes 

and employment; with main rural settlements such as Brinklow to accommodate some 

development; whilst other rural settlements such as Ansty will accommodate only limited 

development. The supporting text confirms that this policy is to be read alongside Policy S5 – 

Countryside Protection, which establishes that outside of settlement boundaries, development 

will only be permitted where it is in accordance with policy that supports development in such 

locations. The supporting text confirms that this will include types of development such as 

renewable energy, rural worker dwellings, rural economy and replacement dwellings; whilst 

development of essential infrastructure and extraction of minerals would also be supported in line 

with national policy.  

4.1.2 The identified settlement hierarchy, and confirmation that development outside of settlements will 

be restricted save for under select circumstances is strongly supported by J Marine. It is 

considered that the Local Plan provides an important mechanism to direct future development to 

the most sustainable locations, whilst also protecting the rural areas of the Borough from potential 

development that wouldn’t align with the proposed strategy. This is particularly important for 

Dunchurch Pools, where the rural setting that is generally free from other development, save for 

the Prison at the northern boundary which pre-dates the Marina, is critical for providing the tranquil 

context and landscape that attracts visitors.  

4.2 S2 - Strategy for Homes  

4.2.1 Building on the settlement hierarchy and general approach to development set out in Policy S1, 

Policy S2 goes on to establish the proposed approach to meeting housing need in particular. This 

confirms how the Council intends to deliver the identified housing requirement of 12,978 new 

homes, or 618 dwellings per year across the plan period 2024 to 2045. The draft policy confirms 

the strategy for delivering this level of housing, and critically confirms that the proposed approach 

will actually deliver 14,134 homes.  

4.2.2 The Council’s approach to setting the housing strategy is supported as consistent with the 

expectations of national policy. The Framework establishes that Plans should provide a strategy 

which, as a minimum, seeks to meet the area’s objectively assessed needs, as set out in 

Paragraph 35. Similarly, Paragraph 61 of the Framework emphasises the importance of ensuring 

that a sufficient amount and variety of land can come forward to support the Government’s 

objective of boosting the supply of homes. The Council’s approach through Policy S2 aligns with 

Government expectation, ensuring that the Borough is providing sufficient housing to address the 

Standard Method local housing need requirement, plus an additional 9% buffer over that minimum 

requirement, thus ensuring the emerging Local Plan strategic is robust.  

4.2.3 The Framework also identifies that in addition to the authority’s own housing needs, there may 

also be a requirement for emerging Plans to meet unmet needs from neighbouring authorities. 

This is considered in the Sustainability Appraisal, which references the cross-boundary provision 
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made in the adopted Development Plan to meet unmet needs from Coventry. However, 

Paragraph 5.2.8 of the SA goes on to identify that the emerging Coventry Local Plan is expected 

to meet Coventry’s housing needs in full, and it is expected that there is little risk of unmet needs 

from other authorities.  The only factor that could support setting a higher housing requirement 

was considered to be affordable housing, although the SA itself recognised that the question of 

uplifting housing levels to support delivery of greater levels of affordable housing is complex, and 

in the case of Rugby is not supported by the evidence base. 

4.2.4 On this basis, it is considered that the amount of housing envisaged through the Preferred Options 

draft of the Plan is appropriate, ensuring that the Plan will provide for the Borough’s housing 

needs in full, with some flexibility should sites not deliver as quickly or as many homes as 

anticipated. It is therefore considered that there is no requirement to proceed further with 

scenarios that involve greater levels of housing delivery, as this is not justified or necessary in the 

context of a Local Plan that is already proposing to provide in excess of its minimum housing 

needs.   

4.3 S6 - Residential Allocations  

4.3.1 The Preferred Options identifies through Policy S6, proposed site allocations to deliver housing, 

alongside the large Sustainable Urban Extensions specifically referenced in Policy S2. The 

allocations are focused around Rugby town which, the supporting text explains, including existing 

commitments will deliver at least 75% of new housing in the emerging Plan period 2024-2045. 

With the rural areas it goes on to clarify, development will be planned at the main rural settlements, 

Wolvey, Brinklow and Long Lawford.  

4.3.2 The proposed approach to site allocations is strongly supported by J Marine, noting that it 

represents a sustainable approach to distributing development across the Borough, whilst 

focusing development at the settlements that are most suited for accommodating further 

development. This approach is considered to be consistent with Paragraph 110 of the Framework, 

which advises that significant development should be focused on locations which are, or can be 

made, sustainable. It is evident through the Plan and supporting evidence that there are sufficient 

opportunities to direct development to sustainable locations, without the need for substantial new 

developments to be situated in the rural area, such as the Lodge Farm new settlement, assessed 

as an alternative option in the Sustainability Appraisal. It is contended that the preferred option’s 

Site Allocations identified through Policy S6 are appropriate and justified when considering the 

evidence base, and therefore represents a sound approach to plan-making, as required by 

national policy.  
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5 LOCAL PLAN – ENVIRONMENT  

5.1 EN2 – Landscape Protection  

5.1.1 As identified through earlier sections of these representations, J Marine as an organisation, is 

strongly supportive of policy recognising the importance of landscape and biodiversity, and the 

relationship that this should have with new developments. Alongside the preparation of the Plan, 

the preparation of a Landscape Character Assessment, and the specific assessment of landscape 

impact and value in respect of large sites is supported. In particular the conclusions regarding the 

sensitivity of the Feldon Landscape Character Area, the importance of protecting historic 

character and maintaining and protecting the high levels of tranquillity is strongly supported. It is 

considered important that this should influence the selection of site allocations, but also the policy 

wording.  

5.1.2 It is considered that the Landscape Character Assessment has focused within the Borough 

boundaries, and not considered that the landscape character extends beyond the administrative 

boundaries, which should be recognised. In particular, the Dunchurch Pools site, as identified 

earlier in this report, lies within both Rugby Borough and West Northamptonshire areas, and 

provides a unique landscape that has evolved over recent years since the Marina’s inception. The 

site lies within the Feldon Landscape Character Area, detailed in the LCA report, however the 

report does not make reference to the Marina. Similarly, the canal network is only briefly 

referenced in this report. It is considered that there is an opportunity through this emerging Plan 

to recognise the importance of the Marina as a tourist destination, but also as a positive influence 

on the landscape and biodiversity of this part of the Borough. However, in order to do so, the Plan 

and its evidence base must firstly recognise the Marina, and secondly the influence and beneficial 

impacts that it has already had on the landscape and will continue to do so as the development 

is fully constructed and evolves over time. This amendment to the Plan and the corresponding 

evidence base documents is considered necessary to ensure that the Plan is consistent with the 

aspirations of Paragraph 187 of the Framework, which advises that planning policies should 

recognise the intrinsic character and beauty of the countryside and the wider benefits from natural 

capital and ecosystem services. 

5.1.3 The LCA should also specifically recognise that where the Canal flows into West 

Northamptonshire, beyond the Rugby administrative boundary, it is a Conservation Area, and 

thus a designated heritage asset. As a result, developments in Rugby Borough could have 

implications for the setting of this designated heritage asset, where it extends beyond the Borough 

boundary, which should be recognised and sensitively responded to by new development 

proposals.  

5.1.4 On this basis, it is considered that the Policy EN2 should be framed in a way that recognises that 

landscape character extends beyond the Borough boundary, either through the text of the Policy 

or the supporting text. It is also considered that the Landscape Sensitivity Assessment of Strategic 

Site Options and the Landscape Character Assessment reports should be updated to respond to 

this point and, in particular, the assessment of Site 73 Lodge Farm should be revisited. This 

should reflect the heritage context of the Canal, but also the sensitivity to change of the Marina, 

which is lacking in the present assessments. It is considered that this further demonstrates why 
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the Lodge Farm site should be fully discounted from consideration as a strategic development 

site option as the emerging Local Plan progresses.   

5.2 EN7 – Environmental Protection and Amenity  

5.2.1 J Marine strongly supports the wording of this policy, and the requirement that new development 

shall not impact the amenity of existing or proposed users or occupants of neighbouring buildings 

or land. This is important in the context of Dunchurch Pools, insofar as the ongoing operation of 

the Marina requires that the surrounding landscape character and tranquillity be maintained, and 

not impacted through development proposals. The Marina represents an important economic and 

environmental asset for the Borough and wider area, and it is critical that through the emerging 

Local Plan this be acknowledged and respected, with Policy EN7 able to contribute towards this.  
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6 LOCAL PLAN – ECONOMY  

6.1 Rugby Borough Economic Strategy 

6.1.1 Rugby Borough Council has recently published a high-level overview of its emerging Economic 

Strategy 2025-2035 which will inform the Local Plan. J Marine considers that the inland boating 

tourism sector offers considerable economic opportunity to the borough, which is uniquely located 

at the centre of the UK’s inland waterways network. 

6.1.2 Nationally, the inland boating tourism sector provides £1.54 billion GVA and 80,500 jobs to the 

UK economy (Canal & River Trust technical report March 2024). The industry supports boating 

tourism sectors such as marinas, boat yards, boat hire and chandlery as well as wider sectors 

such as shops, pubs, accommodation and transport where the boating customers use these 

facilities. 

6.1.3 Canal & River Trust managed navigations account for 70% of the UK’s navigable inland 

waterways, including the Oxford Canal which passes through Rugby Borough. Over 10% of boats 

on Canal & River Trust navigations nationally are moored in the boroughs of Rugby, West 

Northamptonshire and Stratford on Avon, the ‘3 Junctions Area’. 45% of boats on Canal & River 

Trust navigations are moored in the East and West Midlands. Hillmorton Locks, located on the 

Oxford Canal as it enters Rugby town, have the highest number of boats passing through them 

of any canal locks in the UK. Rugby Borough’s economy is strategically located to significantly 

benefit from the inland boating tourism sector. 

6.1.4 Rugby Borough’s inland boating tourism sector (south of the M6) includes 3 large marinas, 9 

boatyards, 4 hire fleet centres and helps support numerous shops, pubs, restaurants, visitor 

attractions and transport companies. The foundation of the industry is the marinas, without who’s 

facilities, boats cannot be supported sustainably on the canal system.  
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6.1.5 Approximately 550 boats are currently moored at Rugby Borough’s marinas, growing to 850 when 

Dunchurch Pools Marina completes its remaining phases. Dunchurch Pools Marina accounting 

for 65% of the 850 boats in the Borough. 

6.1.6 Rugby Borough’s emerging Economic Strategy recognises the opportunity the inland waterways 

offer, ‘This asset could be a driver for growing the local visitor economy through attracting walkers, 

boaters, cyclists and tourists looking for an affordable short stay’. J Marine considers that the 

positive contribution boating tourism offers the Borough is more extensive and offers even greater 

opportunity. 

6.1.7 Dunchurch Pools Marina, along with the Oxford Canal, is the key foundation facility for a vibrant, 

economically productive waterway within the Borough. It is essential that, though the emerging 

Local Plan, this is acknowledged and supported. 

6.2 Policy E3 – Rural Economy  

6.2.1 The inclusion of Policy E3 in the emerging Plan is supported by J Marine, in particular providing 

support for tourism, visitor accommodation and leisure in rural areas.  

6.2.2 In respect of Part A (i) of the policy, J Marine suggest that the policy should not restrict 

development of tourism, visitor accommodation and leisure-based uses to small scale, where 

these are associated with existing businesses. Dunchurch Pools, as approved through existing 

planning permissions, will eventually comprise a substantial development that should be 

recognised through the emerging Plan. Whilst at present a canal-based facility, the Council should 

recognise that over time, the requirements of J Marine at Dunchurch Pools will change, and there 

may be opportunities to diversify and enhance the offering provided. This may include wider 

tourism and visitor accommodation opportunities on a larger scale, but that remains appropriate 

for the countryside location. The policy should not unduly restrict potential development at 

Dunchurch Pools, ensuring that the development can continue to expand and contribute to the 

Borough’s economy. This is consistent with national policy in particular, at Paragraph 88 of the 

Framework, sets out that planning decisions should enable the sustainable growth and expansion 

of all types of businesses in rural areas. 
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6.2.3 The support for canal-based facilities in Part A (vi) of the policy is welcomed. However, it should 

be recognised that such facilities should typically be directed to the most sustainable locations in 

accordance with national policy, and therefore canal-based facilities should be expected to be 

located at or adjacent to existing settlements. This should not impede development associated 

with existing canal-based developments such as Dunchurch Pools, which represents a 

sustainable location due to the proximity to the existing built development at Onley and the 

existing approved proposals. Accordingly, it is contended that the Plan should be amended to 

recognise that new canal-based facilities should typically be located at or adjacent to existing 

settlements. This is necessary to ensure that the Plan can be found to be consistent with national 

policy, specifically noting that main town centre uses such as leisure developments should 

typically be located in a designated centre, unless it can be demonstrated that such sites are not 

available through a sequential assessment.  
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7 LOCAL PLAN – WELLBEING  

7.1 W1 – Protection of Community Facilities   

7.1.1 Through Policy W1 of the emerging Local Plan, the Council recognises the importance of 

community facilities or other services that contribute towards the sustainability of an area. It is 

considered that the policy and supporting text could additionally include recognition of Dunchurch 

Pools as a community facility that should be protected by the emerging Plan, supporting proposals 

for future development that would enhance this community offering. Whilst the Marina sits 

predominantly within West Northamptonshire, the site straddles the boundary and part of the 

approved future development will be situated within Rugby Borough. Furthermore, the cross-

boundary nature of the development, and the role that it plays in bringing tourists to Rugby should 

be recognised, as well as the opportunity that the development provides for enabling residents of 

Rugby Borough access to the Canal network and the wider countryside.  This is considered 

necessary to ensure that the Plan can be found to be consistent with national policy, through 

which Paragraph 98 of the Framework sets out that the provision and use of community facilities 

should be positively planned for. 
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8 LOCAL PLAN - DESIGN  

8.1 D4 – Historic Environment 

8.1.1 Similarly to the concerns regarding landscape that have been raised in earlier sections of these 

representations, J Marine is concerned that Policy D4 only considers the borough’s heritage 

assets. This fails to recognise that impacts of development in Rugby Borough will extend across 

the Borough’s boundaries, meaning that development in the Borough could impact on the setting 

of heritage assets that fall outside of, but adjacent to the boundary. In particular, attention is drawn 

to the Oxford Canal, and in particular the sections of the Canal that extend into the adjacent 

District of West Northamptonshire (formerly Daventry District). The Canal in West 

Northamptonshire is a designated heritage asset, designated as a Conservation Area. 

Accordingly, Policy D4 should recognise the implications of development proposals could have 

on heritage assets that extend beyond the administrative boundary of Rugby Borough to ensure 

that the value of these assets as an irreplaceable resource is sufficiently recognised by Policy, in 

a manner that is consistent with Paragraph 202 of the Framework.  It is contended that through 

the Local Plan process, or alongside this, the Council could recognise the Canal in the Borough 

as a designated heritage asset, which would be consistent with the approach taken in the 

neighbouring authority area.  

8.1.2 Further to this, it is considered that the site selection and allocation process for the emerging 

Rugby Local Plan, should be informed by robust assessments, which extend beyond the 

administrative boundaries. At present, it is considered that the site assessment process, in 

particular the consideration of reasonable alternatives in the Sustainability Appraisal, fails to 

recognise the presence of the Conservation Area beyond the boundary in the context of Site 73 

– Lodge Farm. This will be explored further in the next section of these representations.  
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9 LODGE FARM PROPOSAL  

9.1 Introduction  

9.1.1 As introduced earlier in these representations, whilst J Marine generally supports the approach 

to plan-making the Council has taken, the inclusion of Site 73 – Lodge Farm as a reasonable 

alternative in the Sustainability Appraisal and other Site Assessments is objected to. This view is 

shared by many of the visitors to the Marina, and copies of an objection letter have been provided 

in Appendix 3 to confirm the strength of concerns raised by the community.  

9.1.2 To emphasise the scale of Lodge Farm, and the impact that this would have on Dunchurch 

Marina, Appendix 4 provides an Illustrative Masterplan of Site 73 as promoted, and confirms how 

this would dominate the local area around the Marina, fundamentally changing the character of 

the area. This chapter of the representations will explain the rationale for this objection, and why 

Site 73 – Lodge Farm should not be considered as a reasonable alternative as the Plan 

progresses.   

9.2 Rugby Local Plan 2011-2031   

9.2.1 It is important to remind the Council of the previous proposed allocation at Lodge Farm, which 

featured as a proposed site allocation in the submission version of the now adopted Rugby Local 

Plan 2011-2031. The submission version of the Plan through Policy DS10 envisaged that the site 

at Lodge Farm would accommodate around 1,500 dwellings, with a range of supporting services 

and community facilities, creating a new Main Rural Settlement in the Borough.  

9.2.2 The allocation was however deleted during the course of the examination process, specifically 

through MM31-32, MM37-39, MM59-65, MM140, MM145 and MM160, which the Inspector 

deemed were all necessary in order to make the Plan sound, deleting Policy DS10, the supporting 

text, and amending the relevant parts of the housing trajectory.  

9.2.3 The Inspector’s rationale for deletion of Lodge Farm through that Plan were clearly set out through 

the Inspector’s Report (March 2019), specifically paragraphs 127-156. The issues raised 

included:  

• Poor accessibility, particularly by non-car modes; ‘it is not a location where the need to 

travel would be minimised, or where the use of sustainable transport modes can be 

maximised’. No evidence had been provided that the location could be made sustainable 

in transport terms.  

• Landscape is sensitive to change, an area that has retained much of its traditional 

character and has undergone limited change or development over the years. Despite 

mitigation measures, major development would remain conspicuous, and the ‘urbanising 

effect’ and ‘prominence and visibility of the site within the valley’ would ‘cause long-term 

damage to essential character and fabric of the landscape’.  

• Less than substantial harm to designated heritage assets.  

• Critically, that there was no need for the allocation to meet the Plan’s housing 

requirements.  
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9.2.4 It is evident that for the most part, these issues persist in the context of the emerging Plan, and it 

is not considered that proposing to increase the scale of the potential development that could be 

accommodated at Lodge Farm would address those issues.  

9.3 Sustainability Appraisal Assessment   

9.3.1 The assessment of Lodge Farm (Site 73) in the Sustainability Appraisal is identified in the context 

that it was the only site being actively promoted that could accommodate a new settlement, with 

the SA recognising that it was not necessary to explore new settlement options over those that 

have been promoted to the Council. The SA considers two growth options including a new 

settlement: Scenario 3 – PO minus selected sites plus Lodge Farm (14,054 homes); and Scenario 

5 – PO plus Lodge Farm (15,934 homes).  

9.3.2 One of the issues identified by the SA is secondary school capacity, and the concern that if Lodge 

Farm came forward a secondary school would be provided as part of that development, instead 

of another school being delivered in the north of Rugby where it would better address existing 

shortfalls in capacity. It is assumed that there would not be sufficient funding to deliver both a new 

school at Lodge Farm and elsewhere. Accordingly, the options including Lodge Farm score poorly 

with regards to accessibility, but also are identified as negatively impacting the provision of 

infrastructure where it is needed, which is not considered fully through the assessment.  

9.3.3 The SA identifies that Lodge Farm (and NW Rugby sites) are both subject to notably low 

biodiversity constraints. J Marine objects to these conclusions, and considers that the assessment 

has failed to recognise fully the ecological context of the Lodge Farm site in particular. This 

includes the site’s proximity to designated eco sites including:  

• Rainsbrook Tributary – Eco Site 22/57 

• Disused Canal – Eco Site 04/56 

• Fields at Onley Prison – Eco Site 14/56 

• Oxford Canal – Eco Site 04/56 

• Disused Central Railway – Eco Site 02/57 + 02/56 

• Draycote Meadows SSSI  

 

It further fails to recognise the site’s location adjacent to Dunchurch Pools, the marina including 

habitats recognised as a major contribution to local biodiversity action plans. The proposed Lodge 

Farm development masterplan appears to designate Dunchurch Pools’ habitats as public park for 

the new settlement. 

9.3.4 The Lodge Farm site is located within known wildlife corridors and hunting routes including the 

Leam Valley Corridor, Rainsbrook Corridor and Oxford Canal corridor. The Leam Valley is part of 

a strategic ecological corridor linking the Dunsmore and Feldon landscape area to the west, and 

the Northamptonshire Uplands and Leicestershire Vales to the east. Development of the scale 

envisaged at Lodge Farm would interrupt wildlife migration routes, isolating populations and 

reducing the long-term resilience of Warwickshire and Northamptonshire’s ecosystems. Critically 

the SA fails to consider the impact of the loss of 256ha of unspoilt open countryside which is 

characterised by vibrant ecology, assessing the site instead as of limited biodiversity value. This 

assessment is objected to, as failing to value the site correctly. 

9.3.5 With regards to climate change, the assessment focuses on emissions from the built environment, 

ignoring the transport emissions which are instead considered under the transport section. This 
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downplays the implications of site location and the need for travel in this regard. However, the 

other conclusions reached in this section are also considered inappropriate. In particular, in 

paragraph 6.2.23 it is suggested that Lodge Farm has the potential to viably deliver a high quality 

scheme when compared to NW Rugby, due to the need to deliver significant transport upgrades 

at NW Rugby. This fails to acknowledge the significant infrastructure challenges likely at Lodge 

Farm, given the rural nature and context of the site at present, which it is anticipated would 

likewise require significant transport upgrades, along with many others such as utilities and 

drainage, and similarly impact the viability headroom for any development. The assessment’s 

conclusions here run counter to later considerations on infrastructure in 6.2.35 of the report, which 

suggests that the need for significant infrastructure would impact viability at the Lodge Farm site. 

In paragraph 6.2.23 the assessment also suggests Lodge Farm to be a relatively more attractive 

location for home buyers than NW Rugby. The impact of the two prisons, however, immediately 

adjacent in West Northamptonshire District, has not been assessed and is considered to 

compromise the claim of relative attractiveness. It is considered that policy could, and should, 

drive all development in the emerging Plan to meet higher standards in terms of climate change, 

in order to align with national policy and guidance. In regards to climate change adaptation, the 

assessment suggests that due to the scale of development envisaged, there would be excellent 

potential to masterplan with flood risk in mind. However, this will come at a cost, impacting the 

potential capacity of development, and will need to ensure that this does not result in downstream 

impacts. 

9.3.6 The conclusions reached in respect of Lodge Farm under the communities, health and wellbeing 

section are misguided, and don’t reflect the assessment’s own considerations. In particular, the 

suggestion that NW Rugby and Lodge Farm both present an opportunity in terms of directing 

growth with a view to aligning with community, health and wellbeing objectives conflicts with the 

earlier concerns outlined in terms of the severance caused by the A45 cutting through the site, 

and the range of infrastructure and wider costs that would have implications for viability. Rather 

than focusing on the impact on existing communities, it is considered that this section should also 

consider the potential for new communities to lack good access to key services and facilities, 

either through lack of provision or through existing physical barriers such as the A45. The 

assessment also fails to consider the impact of Lodge Farm on existing developments nearby, 

including in particular Dunchurch Pools. This would be adversely impacted by the urbanising 

effects of development at Lodge Farm, reducing the benefits that can be provided by the Marina 

for both visitors and existing residents of Rugby.  

9.3.7 With regards to employment, the SA has not fully considered the implications of the location of 

Lodge Farm with regards to access to employment. The assessment suggests that the site is 

‘well-linked to a major centre of employment’, however at present those links are reliant on access 

by the private car. No consideration is made in this section of the impact that the development 

would have on existing tourism employment, in particular inland boating tourism in Rugby, a 

borough which enjoys a strong share of the £1.54 billion GVA / 80,500 job national industry (Canal 

& River Trust technical report March 2024). The canal and the borough’s three marina’s 

(Dunchurch Pools, Barby Moorings and Brinklow Marina) are the foundation of this industry 

providing the ‘footfall/customers’ to local pubs, restaurants, shops, hotels, campsites, leisure 

attractions, boatyards, boat supplies and boat services companies. Dunchurch Pools Marina, 

which provides 45% (when complete 65%) of the borough’s leisure moorings, would be negatively 

impacted by the Lodge Farm development. The consequent movement of leisure customers away 

from the borough harming tourism in Rugby, which contributes significantly to the local economy.  
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9.3.8 The SA considers heritage constraints, however, does not fully consider the historic context of 

the Lodge Farm site in J Marine’s view. In particular, the assessment fails to acknowledge the 

proximity of the Oxford Canal Conservation Area, which whilst over the administrative boundary 

in West Northamptonshire District, the setting of this designated heritage asset extends into 

Rugby Borough and critically across the Lodge Farm site. The Conservation Area Appraisal 

describes the setting of this asset as ‘open countryside with few other intrusions’, which would 

clearly be significantly impacted by a new settlement. Similarly, the West Northamptonshire 

Summary of Special Interest specifically identifies the importance of the rural setting of the canal, 

which also recognises the canal as a major feature of the rural landscape. The assessment also 

lacks consideration of the impact that development would have on the ridge and furrow, which 

previously has been identified to be of national importance by Historic England, when assessing 

the impact of previous development proposals at Willoughby. The advice from Historic England 

went on to advise that the protection of such areas should be managed through the planning 

process. Other heritage features such as the Onley medieval village, Iron Age site at Barby Hill, 

as well as the historic town of Dunchurch would similarly be impacted, which is not considered in 

the SA, the conclusions of which should be revisited in this regard.  

9.3.9 The need for housing is considered in the SA, which suggests that there is a case to be made for 

supporting one of the two higher growth scenarios. Whilst this may be the case, it should be 

recognised that in respect of housing delivery, Rugby Borough has performed consistently well 

against the annual requirement, resulting in a significant over-delivery against the Local Plan 

Annual Requirement, as set out in the Council’s Housing Land Supply Position Statement 2024-

2029. Whilst during 2011/12-2016/17, delivery was less than required, this improved significantly 

in more recent years, with cumulative delivery exceeding the requirement by c.1,200 dwellings. 

Similarly, the Statement confirmed that the Council is able to demonstrate a significant supply of 

6.9 years against the annual requirement for 2024-2029. The conclusions set out in section 5.2 

of the SA do not appear to convincingly justify increasing the housing requirement over and above 

the Standard Method figure. It establishes that there is little risk of unmet housing needs from 

elsewhere needing to be accommodated; whilst growth aspirations are unlikely to be a significant 

consideration in this regard. The only factor that could supporting setting a higher housing 

requirement was considered to be affordable housing, although the SA itself recognised that the 

question of uplifting housing levels to support delivery of greater levels of affordable housing is 

complex, and in the case of Rugby is not supported by the evidence base. It is therefore 

demonstrable that there is not a reasonable case to support the higher levels of housing 

envisaged by some of the growth scenarios, and the Preferred Option represents a positive 

approach to delivering an adequate level of housing in the emerging Plan.  

9.3.10 The assessment acknowledges the sensitive landscape at Lodge Farm. However, it is considered 

that the assessment downplays concerns about the wider impacts of development on the 

surrounding landscape and existing uses, in particular the canal and the Marina. The Council is 

again referred to the conclusions of the previous Local Plan Inspector in this regard, which 

concluded that a smaller scale of development at Lodge farm would have a ‘major adverse effect’ 

on the landscape (Paragraph 143 of the Inspector’s report), noting that these would not be 

capable of mitigation due to the valley’s openness. These conclusions persist, are clearly 

amplified by the proposed significant increase in the scale of the Lodge Farm development, and 

should be recognised in the SA.   
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9.3.11 Transport impacts of the Lodge Farm site are considered by J Marine to be similarly downplayed, 

without fully recognising the challenges that would be experienced with seeking to ensure a 

sustainable development is delivered on that site. This issue was one of the key factors which 

resulted in the site allocation being deleted during the examination of the adopted Local Plan, due 

to the reliance on the private car and the lack of alternative sustainable transport modes, with 

buses considered to lack the directness and convenience that would be offered by the car. The 

SA briefly identifies concerns regarding congestion at the Dunchurch A426/B4429 crossroads, 

which was assessed in the Transport Network Analysis by SLR Consulting published in February 

2025 as operating at just 40% of free flow conditions, with no opportunity for a bypass to be 

provided due to heritage constraints. Similarly, the surrounding network including the junction of 

the A45 and M45 are both operating at or beyond safe capacity. It is contended that in both 

scenarios where Lodge Farm is included, significant negative conclusions should be reached in 

respect of transport impacts, whereby there is no opportunity to address these fully and 

development would inevitably result in significant increases in traffic and congestion.  

9.3.12 On this basis, it is considered that the conclusions reached in respect of Scenario 3 and 5 of the 

SA should be revisited, recognising the significant adverse impacts that would likely arise should 

Lodge Farm be pursued as a site allocation in the emerging Local Plan.   

9.4 Stage 2 Site Assessment Conclusions  

9.4.1 The evidence base published alongside the Preferred Options draft also included a Stage 2 Site 

Assessment, which included an assessment of Site 73 – Lodge Farm as a potential site option, 

despite the assessment acknowledging significant constraints.  

9.4.2 In particular, the assessment highlights concerns with accessibility, high levels of congestion on 

the surrounding road network and concerns about the impact on the Strategic Road Network 

flagged by National Highways. The assessment suggests that as a large scale proposal, this site 

has potential to improve public transport accessibility, however, the conclusion of the previous 

Local Plan Inspector should be referenced in this regard, in particular Paragraph 131-134 of the 

Inspector’s report. In that report, it was identified that the frequency and routing of such services 

would be unlikely to be attractive, when compared to the convenience and directness of the 

private car. The inspector concluded at Paragraph 138 that ‘It is not a location where either the 

need to travel would be minimised or the use of sustainable transport modes can be maximised’. 

9.4.3 Landscape sensitivity is also identified as medium in the assessment, which is considered 

downplays its significance and sensitivity, given that the assessment also identifies that the site 

is characterised by a rural landscape with extensive open farmland, ancient hedgerows and 

sparse historic settlement patterns. To the south and west, broad expansive views are possible, 

whilst there is a strong sense of remoteness. As with accessibility, the Inspector similarly raised 

concerns about the impact on the landscape in the context of the previous Local Plan, ‘the 

proposed allocation would lead to significant harm to the intrinsic character and beauty of the 

countryside in this part of the borough’ paragraph 148 and at paragraph 147 setting out why this 

was not capable of mitigation. It is considered that this remains a concern which would be 

increased through the increased scale of the proposed development and the level of development 

being promoted by the developer, through this emerging Local Plan.  
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9.5 Commentary   

9.5.1 Through this chapter of the representations, the analysis has sought to demonstrate the 

challenges associated with Site 73 - Lodge Farm and why the site does not represent a 

reasonable alternative option in terms of the emerging Plan development strategy. Despite the 

conclusions that were reached in respect of the adopted Local Plan, the site continues to be 

promoted, and the scale and capacity proposed has been substantially increased, and on this 

basis the Council has continued to assess the site as an opportunity to deliver a ‘new settlement’ 

as part of the emerging Local Plan. Whilst it is comforting to J Marine that the site has not been 

included as a proposed allocation, the continued assessment of the site through the plan 

preparation process, and the failure to fully assess the implications of the development remains 

a concern.  

9.5.2 To J Marine, the most concerning aspect of the proposed development at Lodge Farm relates to 

the inevitable impact that development would have on the wider landscape through the significant 

urbanisation associated with such a large scale of development. At present, the site comprises a 

rural landscape, which provides ecological benefits and a positive setting for heritage assets and 

features as noted in this chapter. The tranquillity of this landscape is part of the reason why J 

Marine sought to develop Dunchurch Pools nearby, with the setting critical in attracting the visitors 

needed to maintain the business and associated jobs, but also the contributions towards Rugby’s 

economy through tourism.  

9.5.3 On a similar vein, it is contended that the Council’s assessment of Site 73 – Lodge Farm has 

failed to recognise how the development would depend significantly on the private car, lacking 

sustainable alternative transport modes. The location of the site, its remoteness from other 

settlements, means that residents would have to travel to employment, services and facilities, as 

the new settlement is unlikely to cater for the majority of those needs within the development. The 

suggestion that a larger scale of development would be better able to provide a bus service is 

questioned, and it is unclear how this would provide an adequate service to the range of 

destinations that residents would likely need to travel to. This was considered by the previous 

Local Plan Inspector, who concluded that it would unlikely be popular, when compared to the 

convenience and directness of the private car. This would mean that significant levels of traffic 

would be generated by the development, adding to existing congestion and traffic issues in the 

surrounding area, impacting on local residents and businesses.  

9.5.4 Notwithstanding the points raised above, fundamentally J Marine considers that the deliverability 

of Lodge Farm will be challenging, whilst the delivery of homes versus infrastructure, services 

and facilities are unlikely to be delivered at the same pace. This will mean that in the short term, 

early residents of the development would be left without schools, shops or medical care; and 

lacking access to public transport. There is concern regarding the impact that delivery would have 

on the A45, impeding this for existing residents and businesses whilst necessary transport 

improvements are undertaken, affecting the functioning and operation of the Prisons and 

Dunchurch Pools.  

9.5.5 The argument for the inclusion of Lodge Farm as part of the previous Local Plan, and where it 

scores most favourably in this assessment is regarding the boosting of the number of homes to 

be delivered. As evidenced through this report, this is unnecessary in the context of Rugby, which 

has performed strongly in this regard maintaining robust levels of housing supply and consistently 

exceeding the housing requirement in terms of delivery. It is maintained that there are more 



 

 

claremontplanning.com 

 

22 

appropriate options proposed in the draft Plan that would deliver adequate levels of housing, with 

a suitable contingency also identified.  

9.5.6 It is therefore recommended through these representations that the Council dismiss Site 73 – 

Lodge Farm as a reasonable alternative as the plan progresses, focusing instead on assessing 

sites and options that are consistent with national policy and would not result in significant adverse 

impacts.  
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10 SUMMARY & CONCLUSIONS  

10.1 Summary  

10.1.1 These representations have been prepared on behalf of J Marine Ltd, to respond to the current 

consultation on the emerging Rugby Local Plan, Regulation 18 Preferred Options consultation.  

These representations relate to J Marine’s operations at Dunchurch Pools (Marina), located 

south-east of Dunchurch, on the eastern edge of Rugby Borough administrative area, straddling 

the boundary with West Northamptonshire District.  

10.1.2 The representations have provided an overview of the Marina development, demonstrating the 

importance of the Marina (along with the Oxford Canal) as the Borough’s key inland boating 

tourism facility. The sector nationally £1.54billlion GVA / 80,500 jobs and locally supporting 

numerous local shops, pubs, restaurants, visitor attractions, transport companies and boatyards 

in the Borough’s economy. Dunchurch Pools’ role providing sustainable community access to the 

countryside and as a major benefit to Local Biodiversity Action Plans is also highlighted. The rural 

and tranquil setting of the Marina being key to its success with customers seeking leisure time 

away from their hectic daily lives.  

10.1.3 The 633 acre proposed Lodge Farm Development (Site – 73) lies immediately adjacent to 

Dunchurch Pools to the south, west and northwest. The proposed 2680 houses and 

employment/retail/education/health/sport ‘new settlement’ development would result in the 

urbanisation of Dunchurch Pools’ setting. 

10.1.4 In respect of the emerging Plan, the representations confirm that generally J Marine supports the 

approach that the Council has taken in regards to the Preferred Options draft. The strategy and 

approach to housing in particular are strongly supported and considered to align positively with 

national policy and guidance.  

10.1.5 J Marine has highlighted a number of areas where it is considered the Plan could be enhanced 

prior to progressing. These includes:  

• Landscape – Policy EN2 should be modified to recognise that landscape character 

extends across administrative boundaries, and to acknowledge the influence of 

Dunchurch Pools on the landscape;  

• Rural Economy – the Plan should recognise the role that tourism and in particular 

Dunchurch Pools plays towards the economy of the Borough. Future expansion and 

diversification of the Marina should be supported, and not unduly restricted by policy.  

• Wellbeing & Community Facilities – Dunchurch Pools should be recognised as a 

community facility, providing access to the Canal network and wider countryside, which 

should be supported.  

• Historic Environment – the policies fail to recognise heritage assets beyond the 

boundaries of Rugby Borough, including specifically the Oxford Canal, which is a 

designated Conservation Area. It is also suggested that the Council should recognise the 

Canal within the Borough as a designated heritage asset, consistent with neighbouring 

authorities.  

10.1.6 The representations accordingly include suggestions as to where the Council could revisit 

proposed policies and strengthen the policies and supporting text to support the inland boating 

tourism sector and the ongoing operation and future expansion of the Marina, in recognition of 
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the role the business plays in terms of the local economy and providing a key foundation to this 

tourism sector in the Borough. 

10.1.7 Finally, the representations have critiqued the consideration of Site 73 – Lodge Farm through the 

site assessment process: 

• Allocation of Lodge Farm in the now adopted Rugby Local Plan 2011-2031 was rejected 

by the inspector on the grounds of poor accessibility by sustainable transport modes and 

major adverse effect on the landscape. These issues persist in the context of the 

emerging Plan and are not addressed by the proposed increase in scale of the 

Development; 

• The Lodge Farm proposal includes the development of a secondary school, redirecting 

provision away from north Rugby where there is a capacity shortfall; 

• The SA identifies the Lodge Farm site as subject to low biodiversity constraints. This fails 

to recognise the site’s proximity to six designated eco sites, Dunchurch Pools and the 

ecological corridors of the Leam Valley, Rainsbrook and Oxford Canal. Critically the SA 

fails to consider the impact of the loss of 256ha (633 acres) of unspoilt countryside 

characterised by vibrant ecology; 

• The SA asserts that Lodge Farm has the viability headroom to produce a high-quality 

scheme, minimising climate change impacts. This ignores the significant transport, utility 

and drainage challenges of the site which the SA later acknowledges will negatively 

impact viability as well as the impact on market values due to the proximity of the adjacent 

prisons; 

• Under communities, health and wellbeing the SA ignores the severance caused by the 

A45 cutting through the Lodge Farm site. It also ignores the ‘urbanising’ harm caused to 

Dunchurch Pools, which provides community access to the countryside; 

• Harm to the Borough’s tourism industry is not considered, where the adjacent Dunchurch 

Pools (Marina) is the key inland boating tourism facility for the Borough and nationally 

important. The Marina relies on its rural location to provide the tranquil, close to nature 

environment sought by its leisure customers. The ‘urbanising’ effect of the proposed 

Lodge Farm Development will cause customers to move away causing significant harm 

to the Borough’s tourism industry; 

• The SA’s heritage assessment fails to consider assets in the adjacent West 

Northamptonshire District which would be affected by the Lodge Farm Development. The 

heritage assets not assessed include the Oxford Canal Conservation Area, Onley 

medieval village and the Iron Age site at Barby Hill. More generally, nationally significant 

ridge and furrow is equally not considered; 

• The SA suggests that there is a case to be made for supporting higher housing growth 

scenarios. This is at odds with Rugby’s strong track record in over delivery, its significant 

6.9 year supply against the 2024-2029 requirement, it’s Preferred Option 9% buffer, lack 

of neighbouring unmet need and that uplifting levels to increase levels of affordable 

housing, in the case of Rugby, is not supported by the evidence base; 

• Transport impacts of the Lodge Farm Development are downplayed, one of the key 

factors in the site being deleted during the examination of the adopted Local Plan. The 

reliance on the private car and lack of sustainable alternatives, with buses lacking 

directness and convenience, remains. Severe congestion at Dunchurch Crossroads (with 

no opportunity to by pass), A45/M45 junctions operating at or beyond safe capacity and 
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the impact on Strategic Road Network mean that significant negative conclusions should 

be reached. 

10.1.8 It is concluded that the Council should revisit the assessment of Site 73, specifically the 

conclusions reached in respect of landscape, accessibility, infrastructure, biodiversity, climate 

change, communities, employment, heritage and transport. Critically, it is demonstrated that the 

site should no longer be included as a reasonable alternative as the Plan progresses. 

10.1.9 Numerous letters of objection to the proposed Lodge Farm Development have been received by 

Dunchurch Pools from concerned members of the inland boating tourism and canal community, 

enclosed at Appendix 5. 

10.2 Conclusions  

10.2.1 It is concluded that the proposed Lodge Farm Development (Site 73): 

• Would urbanise Dunchurch Pools’ setting resulting in the loss of customers and 

threatening the facility’s future as a leisure marina. Causing significant harm to the 

Borough’s tourism economy, community access to the countryside and local biodiversity. 

• Is demonstrated by Rugby Borough Council’s Local Plan Preferred Options, and 

supporting evidence base, the conclusions of which are supported, as unnecessary. 

• Is not consistent with national policy and would result in significant adverse impacts. 

 

10.2.2 It is hoped that these representations will be positively received by the Council and used to inform 

and shape the preparation of the Plan. It is recommended that the Council dismiss Site 73 – 

Lodge Farm as a reasonable alternative as the plan progresses. 
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APPENDIX 2 – APPROVED MASTERPLAN  
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APPENDIX 3 – PHOTOGRAPH OF DUNCHURCH POOLS   

(PHASE I)  

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

claremontplanning.com 

 

iv 

APPENDIX 4 – SITE 73 MASTERPLAN  
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APPENDIX 5 – OBJECTION LETTERS 

 

Dunchurch Pools Employees – 18 Objection Letters 

Dunchurch Pools Moorers – 45 Objection Letters 

Local Canal Users – 89 Objection Letters 

  




































































































































































































































































































































