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representation relates: 
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Please return to Rugby Borough Council by 5:00pm Friday 13th March 2026 

By email to: localplan@rugby.gov.uk with Proposed Submission Consultation in 

the subject line, OR by post to: Development Strategy, Town Hall, Evreux Way, 

Rugby, CV21 2RR.  

 

This form has two parts – 

Part A – Personal Details:  need only be completed once. 

Part B – Your representation(s).  Please fill in a separate sheet for each representation 

you wish to make. 

 

Part A 

1. Personal Details*      

2. Agent’s Details (if 

applicable) 
*If an agent is appointed, please complete only the Title, Name and Organisation boxes below (if applicable) 
but complete the full contact details of the agent in 2.   
 

Title Mr    Mr 

   

First Name  Jonathan     Will 

   

Last Name  Dawes    Whitelock 

   

Job Title       Associate Director 
(where relevant)  

Organisation  
Tritax Big Box Developments Ltd 

(TBBD) 
  

Frampton Town Planning 

Ltd 
(where relevant)  

Address Line 1     
Oriel House 

 

   

Line 2     42 North Bar 

   

Line 3     Banbury 

   

Line 4     Oxfordshire 

   

Post Code     OX16 0TH 

   

Telephone Number         

   



E-mail Address     
will.whitelock@framptons-

planning.com 
(where relevant)  

 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: 

 

3. To which part of the Local Plan does this representation relate? 
 

Local Plan 

Paragraph 

 Local 

Plan 

Policy 

Policy S3 

Strategy for 

employment 

land, Policy 

S7 

Employment 

Allocations 

and 

Annex: 

Development 

Site 

Allocations 

Policies Map  

Site ID 17 South 

West Rugby 

employmen

t phase 2 

    

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 
 

No      

 

No 

✓ 

 ✓ 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please refer to the accompanying written representations. 

 

Whilst TBBD support the site’s proposed allocation under draft Policy S2 and Policy S7 

(Employment Allocations), they object to the proposed reduction in employment 

floorspace, the increase in the area required for the Country Park and the resultant 

changes to the “indicative development area” shown in the Annex to the Plan on the 

basis of the following: 

 

✓  



• The reduction in the employment floorspace requirement for South West Rugby 

employment phase 2 has not been robustly justified in terms of the evidence 

base with regard to how the Council is meeting its employment land needs. 

• The development principles for the proposed allocation of South West Rugby 

employment phase 2 are not evidence-led in terms of the requirements for the 

Country Park which acts as a buffer between the development zone and the 

adjacent Cawston Woodlands and Cawston Spinney to the north and east. As a 

matter of fact, there is no evidence in the updated landscape and ecological 

assessments supporting the emerging Plan to suggest that a buffer to Cawston 

Woodlands in excess of 15 metres is required. Indeed, the Council’s current 

thinking in terms of the buffer requirements to Cawston Spinney and Cawston 

Woodlands is completely at odds with the Council’s previous assessments, in 

consideration of the fact that: 

o Policy DS8: South West Rugby of the Rugby Borough Council Local Plan 

(2011-2031) adopted in June 2019 requires a Woodland Management 

Plan setting out how woodland within the boundaries of the allocation, in 

particular Cawston Spinney, will be protected from potential adverse 

impacts of new development, ‘including details of a buffer in accordance 

with Natural England’s standing advice on Ancient Woodland and 

Veteran Trees.’ 

o The South West Rugby Masterplan Supplementary Planning Document 

(Amended adoption version – readopted 11 December 2024) advises (at 

paragraph 9.5) that ‘Natural England’s standing advice requires a 

minimum buffer zone of 15 metres around ancient woodland to avoid 

root damage and where assessment shows other impacts are likely to 

extend beyond this distance, a larger buffer zone may be needed. An 

arboricultural survey will need to be submitted with any planning 

application which incorporates or is in close proximity to Cawston 

Spinney which defines and justifies the buffer zone to be implemented’ 

o This is reiterated in the South West Rugby Design Code Supplementary 

Planning Document (adopted on 9 July 2025) which states (at paragraph 

NA.17) that ‘the ancient woodland of Cawston Spinney must be 

protected by a buffer of at least 15m. The buffer should increase if 

arboricultural impact assessments indicate this is necessary.’ 

o No reference was made to a buffer within the Preferred Options 

Consultation in 2025. The Stage 2 Site Options Assessment (March 

2025) and the Ecological Constraints Assessment (March 2025) identify 

the location of ancient woodland adjacent to the northern site boundary 

requires “careful mitigation measures” and that the overall landscape 

sensitivity of the site is Low. The Annex to the Preferred Options version 

of the Plan showed an “indicative development area” much closer to 

Cawston Spinney and Cawston Woodlands. 

 

It is hence concluded that the plan has not been ‘positively prepared’ and will not be 

effective in meeting the employment land need on the basis of the evidence. 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 





 
 

 
 

 
 

 
All representations received will be submitted to the Planning Inspectorate alongside the Proposed Submission 
Local Plan and published on the council’s website. Personal addresses and email addresses (as distinct from 
businesses addresses), but not names, will be redacted before representations are published. 
 
The Rugby Borough Council Privacy Notice for Development Strategy is available here: 
https://www.rugby.gov.uk/w/privacy#development-strategy 
The Planning Inspectorate’s privacy notice can be accessed here: 
https://www.gov.uk/government/publications/planning-inspectorate-privacy-notices 



 
Part B – Please use a separate sheet for each 
policy or site you wish to comment on 
 
Name or Organisation: 
 
3. To which part of the Local Plan does this representation relate? 
 
Local Plan 
Paragraph 

 Local 
Plan 

Policy 

Policy S8 
South West 
Rugby 

Policies Map  

Site ID 17 South 
West Rugby 
employmen
t phase 2 

    

 
4. Do you consider the Local Plan: 

(1) is Legally compliant 
 
(2) is Sound 

Yes 
 
Yes  

 
 

 
No      
 
No 

 

  

(3) complies with the  
 Duty to co-operate                      Yes                                         No                        
 
             

5. Please give details of why you consider the Local Plan is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as 
possible. 
If you wish to support the legal compliance or soundness of the Local Plan or its 
compliance with the duty to co-operate, please also use this box to set out your 
comments.  
 
Please refer to the accompanying written representations. 
 
 
 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 
legally compliant and sound, in respect of any legal compliance or soundness matters 
you have identified at 5 above.  (Please note that non-compliance with the duty to co-
operate is incapable of modification at examination).  You will need to say why each 
modification will make the Local Plan legally compliant or sound.  It will be helpful if 
you are able to put forward your suggested revised wording of any policy or text. 
Please be as precise as possible. 
 
 
 
 
 
 
 
 
 

  





 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: 

 

3. To which part of the Local Plan does this representation relate? 
 

Local Plan 

Paragraph 

 Local 

Plan 

Policy 

Policy S9 

South West 

Rugby spine 

road network 

Policies Map  

Site ID 17 South 

West Rugby 

employmen

t phase 2 

    

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 
 

No      

 

No 

✓ 

 ✓ 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please refer to the accompanying written representations. 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 
 

 
 
 
 
 
 
 

✓  





 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: 

 

3. To which part of the Local Plan does this representation relate? 
 

Local Plan 

Paragraph 

 Local 

Plan 

Policy 

Policy CL1 

Net Zero 

Buildings 

Policies Map  

Site ID 17 South 

West Rugby 

employmen

t phase 2 

    

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 
 

No      

 

No 

✓ 

 ✓ 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please refer to the accompanying written representations. 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 
 

 

 

It is considered that Policy CL1 should reflect national policy requirements for reducing 

carbon emissions and as such, the policy is considered to be surplus to requirements 

and should be deleted. 
 
 

✓  





 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: 

 

3. To which part of the Local Plan does this representation relate? 
 

Local Plan 

Paragraph 

 Local 

Plan 

Policy 

Policy EN6 

Canopy 

Cover 

Policies Map  

Site ID 17 South 

West Rugby 

employmen

t phase 2 

    

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 
 

No      

 

No 

✓ 

 ✓ 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please refer to the accompanying written representations. 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 
 

 

 

Whilst species are in decline TBBD would suggest that it is not for new development to 

address the impact of other industries, it is considered that the supporting documents 

provided a lack of suitable justification of the local need for a 20% canopy cover 

✓  





 

Part B – Please use a separate sheet for each 

policy or site you wish to comment on 
 

Name or Organisation: 

 

3. To which part of the Local Plan does this representation relate? 
 

Local Plan 

Paragraph 

 Local 

Plan 

Policy 

Policy D1 

Well-

designed 

places 

Policies Map  

Site ID 17 South 

West Rugby 

employmen

t phase 2 

    

 

4. Do you consider the Local Plan: 

(1) is Legally compliant 

 

(2) is Sound 

Yes 

 

Yes  

 

 
 

No      

 

No 

✓ 

 ✓ 

(3) complies with the  

 Duty to co-operate                      Yes                                         No                        
 

             

5. Please give details of why you consider the Local Plan is not legally compliant or is 

unsound or fails to comply with the duty to co-operate. Please be as precise as 

possible. 

If you wish to support the legal compliance or soundness of the Local Plan or its 

compliance with the duty to co-operate, please also use this box to set out your 

comments.  
 

Please refer to the accompanying written representations. 

 

 

 

(Continue on a separate sheet /expand box if necessary) 

6.  Please set out the modification(s) you consider necessary to make the Local Plan 

legally compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at 5 above.  (Please note that non-compliance with the duty to co-

operate is incapable of modification at examination).  You will need to say why each 

modification will make the Local Plan legally compliant or sound.  It will be helpful if 

you are able to put forward your suggested revised wording of any policy or text. 

Please be as precise as possible. 
 

The reference to the Design Code in the supporting text to the policy is noted but 

TBBD have submitted objections to the draft Design Code for South West Rugby which 

is overly prescriptive. It is submitted that the policy text in Policy D1 will be more than 

adequate to ensure ‘well designed places’ and the reference to local design codes 

should be removed from the supporting text. 

✓  





  25.03.2026 

1 
 

Summary of Rep 563: Tritax Big Box Developments 

N.B. This is a summary produced by a planning officer not the consultee. 

S3 is unsound because there are numerous methodological issues and inconsistencies in the 
manner in which the Council intends to provide employment land: 

• Estimated demand is greatly reduced in the 2024 Alignment Paper relative to the 2022 
HEDNA without clear explanation. 

• Certain sites appear to be double counted in the Council’s supply calculations (Padge 
Hall Farm and another small site which are equivalent to 66 ha). 

• The Council removed a 20% supply buffer previously intended to provide supply 
flexibility within the employment land portfolio, which significantly increases the risk 
that Rugby will not meet its needs. 

• The contribution expected from Rugby towards Coventry’s unmet employment land 
needs has been significantly reduced through successive iterations of the evidence 
base. 

• Many of the available sites comprising the potential supply have restrictions on their use 
or the size of units which will limit their capacity to deliver strategic industrial and 
logistics premises. 

• The vast majority of supply that has capacity to deliver strategic industrial and logistics 
premises are the same sites that will also need to meet local need comprising non-
strategic premises, thus potentially crowding out strategic units. 

• Savills’ assessment of demand and supply for strategic industrial and logistics premises 
(greater than 100,000 sq.ft), suggests that Rugby has an overall deficit of about 54ha and 
is at risk of a supply shortfall unless additional allocations are made. 

S3 could be made sound by allocating Site 17 for 130,000sqm as was proposed at the Preferred 
Option consultation stage. 

S7 and the development requirements for Site 17 are unsound because: 

• The reduction in floorspace from 130,000sqm at Reg 18 to 60,000sqm at Reg 19 has not 
been robustly justified in terms of the evidence base with regard to how the Council is 
meeting its employment land needs. 

• The need for an increase in the buffer zone to Cawston Spinney is not supported by 
technical evidence and is at odds with the Council’s previous assessments. No 
evidence is presented which suggests that a buffer in excess of 15m is required from 
either an ecological or landscape perspective. 

• Reducing the floorspace at Site 17 does not represent an efficient use of land and 
means that the plan is failing to exhaust sustainably located non-Green Belt options, 
contrary to national policy. 

• The plan has not been ‘positively prepared’ and will not be effective in meeting the 
employment land need on the basis of the evidence. 

S7 could be made sound by allocating Site 17 for 130,000sqm as was proposed at the Preferred 
Option consultation stage. 

 



  25.03.2026 

2 
 

S8 is unsound because criterion E refers to the South West Design Code which is considered to 
be an unsound SPD.  

S9 is unsound because the viability of the South West Rugby Spine Road Network is 
undermined by the reduction of the floorspace allocated at Site 17. The policy could be made 
sound by returning Site 17 to the level of floorspace specified at the Preferred Option stage 
(130,000sqm). 

CL1 is unsound because the policy is inconsistent with national policy and the Council has not 
properly considered the impact on viability or the deliverability of development. The policy 
should be deleted. 

EN6 is unsound because the policy is overly onerous and lacks sufficient evidential justification. 

D1 is unsound because it makes reference to local design codes, one of which is the SWR 
Design Code, which is considered to be overly prescriptive. The policy could be made sound by 
deleting the reference to local design codes. 

 

 

  

 

 



 

 

 
 

 

TOWN AND COUNTRY PLANNING ACT 1990 

 

 

 

RUGBY BOROUGH LOCAL PLAN 2025 - 2042 

PROPOSED SUBMISSION LOCAL PLAN CONSULTATION (REGULATION 19) 

JANUARY 2026 

 

 

 

 

 

REPRESENTATIONS ON BEHALF OF 

TRITAX BIG BOX DEVELOPMENTS 

 

 

 

 

 

SOUTH WEST RUGBY PHASE 2 (SITE ALLOCATION REF. 17) 

 

 

 

 

 

MARCH 2026 

OUR REF: PF/10598  



 

 

Rugby Borough Local Plan Review 2        Frampton Town Planning Ltd 
Proposed Submission Local Plan (Reg. 19)              March 2026 
South West Rugby Phase 2 (Site Ref. 17)                     PJF/WW/10598 

 

 

 

CONTENTS 

 

1.0 South West Rugby employment phase 2      3  

2.0 Policy S3 Strategy for employment land, Policy S7 Employment Allocations and  

Annex: Development Site Allocations      8 

3.0 Policy S8 South West Rugby        20 

4.0 Policy S9 South West Rugby spine road network     21 

5.0 Policy CL1 Net Zero Buildings       22 

6.0 Policy EN6 Canopy Cover        24 

7.0 Policy D1 Well-designed places       25 

8.0 Conclusions          26 

            

    

 

Appendix 1  Red Line Plan (Dwg. 13-216-SGP-STE-XX-DR-A-111005) 

Appendix 2 Market Assessment and Review of Draft Local Plan, prepared by Savills 

Economics 

Appendix 3 Illustrative Masterplan and Parameters Plan accompanying planning application 

reference R25/0896 

Appendix 4 Warwickshire County Council – Ecology consultation response dated   

  01/12/2025 

Appendix 5 Representations in respect of Landscape circumstances, prepared by EDP 

 

 

 

 

 

 



 

 

Rugby Borough Local Plan Review 3        Frampton Town Planning Ltd 
Proposed Submission Local Plan (Reg. 19)              March 2026 
South West Rugby Phase 2 (Site Ref. 17)                     PJF/WW/10598 

 

1.0 SOUTH WEST RUGBY EMPLOYMENT PHASE 2 

1.1 This submission is made on behalf of Tritax Big Box Developments (TBBD), in relation to their interests 

at South West Rugby employment phase 2 site (Site Ref. 17). TBBD welcome the opportunity to be 

involved in the preparation of the Rugby Borough Local Plan, and it is within this context that they wish 

to make representations to the Proposed Submission Local Plan Consultation. 

 

1.2 On behalf of TBBD, representations have previously been submitted to the Rugby Local Plan Review 

Issues and Options Consultation (Regulation 18) in February 2024 and the Preferred Options 

Consultation (Regulation 18) in March 2025. 

 

1.3 The Site is shown outlined in red on the Phase 2 – Red Line Plan (Dwg. 13-216-SGP-STE-XX-DR-A-111005) 

included at Appendix 1. It is located in the centre of the South West Rugby allocation in the adopted 

Rugby Local Plan (2019) under Policy DS8 for a new neighbourhood of around 5,000 dwellings and 35 

hectares of B8 employment land. TBBD support the continued allocation for 3,505 homes in the South 

West Rugby allocation as set out in Policy S2 Strategy for Homes. 

 
1.4 The South West Rugby employment phase 2 site is currently identified in the Policies Map to the adopted 

Local Plan as ‘Safeguarded Land,’ with paragraph 4.61 stating: 

 

‘The site is a long term commitment for the Council in meeting the growth needs of the 

Borough and will continue to be built out beyond the life of this Local Plan. Once built, it 

will create a new community within Rugby and it is thus important for the Borough 

Council and developers of the site to do this to the highest standard possible. An essential 

element of this is sustainability and the balance of housing to jobs, and as such there is 

the potential for the growth targets of housing and employment to be revisited as a 

result of changing demands for the Borough as it moves beyond the 2031 period. As such 

an area of land is safeguarded within the South West Rugby allocation, as identified 

in the Policies Map to assist in meeting the Borough’s development needs beyond 

2031.’ 

 

1.5 TBBD therefore support the continued phase 2 site’s proposed employment allocation under draft Policy 

S7 Employment Allocations, but do not agree with the proposed reduction in quantum of floorspace 

now proposed, and can see no clear or compelling evidence for the change in approach taken by the 

Council. There is a compelling case to support the allocation of the South West Rugby Employment Phase 

2 Land by reason of: 

 

• The allocation of the site for logistics will address a specific national, regional and local 

need for logistics floorspace and will help build a strong and competitive economy. The 

development will create a significant number of jobs across a wide range of skill sets. 

• The allocation of the site for logistics would contribute substantially to the national 

policy imperative, expressed in paragraphs 85 and 87 of the NPPF, to promote and 

support a strong competitive economy, particularly with regard to the need for storage 

and distribution facilities, at a variety of scales, in accessible locations.  
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• Rugby Borough Council’s evidence base for the emerging plan identifies a significant 

need to allocate more employment land (albeit we do not consider the Plan currently 

provides for the Council’s full objectively assessed need). 

• The site is not Green Belt, and its future development potential is already explicitly 

acknowledged in the adopted Local Plan through its identified safeguarded status. 

• TBBD has the knowledge and proven expertise to deliver the high-quality scheme at the 

scale proposed. Indeed, Phase 1 of Symmetry Park Rugby has been successful in 

attracting tenants to date with Iron Mountain taking the first 5 units, and the remaining 

2 buildings that have recently been completed subject to positive ongoing occupier 

discussions. 

• With its unrivalled occupier base, TBBD has had a number of strong enquiries for 

buildings of a quantum that cannot be delivered within Phase 1, that have had to locate 

elsewhere due to the lack of available land within Rugby – the allocation of the 

Safeguarded land would provide the ability to capture this investment. 

• The development would form a logical and obvious extension to the adjoining successful 

Symmetry Park, Rugby (Phase 1) employment development where, due to ongoing 

occupier discussions, and the buoyancy of the Industrial and Logistics market, there will 

shortly be no remaining B8 Logistics space. 

• The development would deliver employment to help meet the Borough’s employment 

needs benefiting from the strategic location of the site and its proximity to the 

M45/A45. 

• The development would be undertaken to the same high-level of environmental and 

energy efficient standards delivered at Phase 1. 

• The development would deliver the remaining highways infrastructure for the wider 

South West Rugby allocation – the Potsford Dam link - prior to the construction of any 

significant quantum of planned residential development. 

• Removing the financial burden of the delivery of the Potsford Dam Link by applying it 

solely to the Safeguarded Land would reduce the infrastructure burden across every 

remaining planned housing in South West Rugby by c.£2,000 per plot. 

• There is the potential for the Safeguarded Land to offer further Section 106 and CIL 

contributions to further assist with the residential viability and deliverability of the 

South West Rugby Allocation which has been stalled to date, despite the involvement of 

Homes England. 

• The development would deliver substantial areas of new open space, and enhanced 

biodiversity credentials, including through the provision of an enhanced publicly 

accessible park and buffer alongside Cawston Spinney. 

• The development would assist in contributing to the wider infrastructure costs and 

delivery of the South West Rugby allocation. 

 

1.6 The Annex to the Plan entitled ‘Development Site Allocations’ provides details for the development site 

allocations under Policy S7. The policy states that the development of the allocated sites shall accord 

with the development principles set out in the annex, which should be read as if it is incorporated into 

the policy text. 

 

1.7 For Site ID: 17 South West Rugby employment phase 2 it states that the allocation is for ‘circa 60,000m2 

for employment use.’ This is a substantial reduction in floorspace of more than 50%/some 70,000 sqm 

(from 130,000 sqm to 60,000 sqm) since the Preferred Options Consultation in 2025. The reason for this 
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change appears to be due to an increased requirement for the country park alongside Cawston Spinney 

along the northern site boundary, which has increased to 23 hectares from 8.6 hectares in the Preferred 

Options Consultation. The result is that the “indicative development area” shown in the Annex to the 

Plan has reduced in scale and has changed to a linear (square) shape, as opposed to following the shape 

of Cawston Spinney with an appropriate buffer, as previously illustrated in the Preferred Options 

Consultation document. 

 

1.8 At this Submission Local Plan Consultation stage (Reg. 19), the Representation Form asks respondents 

three key questions:  

 

• Is the plan legally compliant? Does it comply with relevant legislation and regulations in the way 

it has been prepared and in its content?  

• Is the plan ‘sound’? Has the plan been ‘positively prepared’? Is it robustly justified and evidence-

led? Will it be effective in what it sets out to achieve? Is it consistent with the latest regional and 

national planning policy?  

• Does the plan comply with the ‘Duty to Cooperate’? Has the Council engaged constructively, 

actively and on an ongoing basis with neighbouring authorities and other prescribed bodies 

during the preparation of the plan?  

 

1.9 Whilst TBBD support the site’s proposed allocation under draft Policy S7 (Employment Allocations), they 

object to the proposed reduction in employment floorspace, the increase in the area required for the 

Country Park and the resultant changes to the “indicative development area” shown in the Annex to the 

Plan on the basis of the following: 

 

• The reduction in the employment floorspace requirement for South West Rugby employment 

phase 2 has not been robustly justified in terms of the evidence base with regard to how the 

Council is meeting its employment land needs.  

 

• The development principles for the proposed allocation of South West Rugby employment 

phase 2 are not evidence-led in terms of the requirements for the Country Park which acts as a 

buffer between the development zone and the adjacent Cawston Woodlands and Cawston 

Spinney to the north and east. As a matter of fact, there is no evidence in the updated landscape 

and ecological assessments supporting the emerging Plan to suggest that a buffer to Cawston 

Woodlands in excess of 15 metres is required. Indeed, the Council’s current thinking in terms of 

the buffer requirements to Cawston Spinney and Cawston Woodlands is completely at odds with 

the Council’s previous assessments, in consideration of the fact that: 

 
o Policy DS8: South West Rugby of the Rugby Borough Council Local Plan (2011-2031) 

adopted in June 2019 requires a Woodland Management Plan setting out how 

woodland within the boundaries of the allocation, in particular Cawston Spinney, will be 

protected from potential adverse impacts of new development, ‘including details of a 

buffer in accordance with Natural England’s standing advice on Ancient Woodland and 

Veteran Trees.’ 
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o The South West Rugby Masterplan Supplementary Planning Document (Amended 

adoption version – readopted 11 December 2024) advises (at paragraph 9.5) that 

‘Natural England’s standing advice requires a minimum buffer zone of 15 metres around 

ancient woodland to avoid root damage and where assessment shows other impacts are 

likely to extend beyond this distance, a larger buffer zone may be needed. An 

arboricultural survey will need to be submitted with any planning application which 

incorporates or is in close proximity to Cawston Spinney which defines and justifies the 

buffer zone to be implemented’ 

 

o This is reiterated in the South West Rugby Design Code Supplementary Planning 

Document (adopted on 9 July 2025) which states (at paragraph NA.17) that ‘the ancient 

woodland of Cawston Spinney must be protected by a buffer of at least 15m. The buffer 

should increase if arboricultural impact assessments indicate this is necessary.’ 

 

o No reference was made to a buffer within the Preferred Options Consultation in 2025. 

The Stage 2 Site Options Assessment (March 2025) and the Ecological Constraints 

Assessment (March 2025) identify the location of ancient woodland adjacent to the 

northern site boundary requires “careful mitigation measures” and that the overall 

landscape sensitivity of the site is Low. The Annex to the Preferred Options version of 

the Plan showed an “indicative development area” much closer to Cawston Spinney and 

Cawston Woodlands. 

 

1.10 It is hence concluded that the plan has not been ‘positively prepared’ and will not be effective in meeting 

the employment land need on the basis of the evidence.  

 

1.11 The following sections of these representations respond to the policies and evidence base documents 

listed below and provide further analysis on the soundness of the Proposed Submission Local Plan: 

 

Policies  

 

- Policy S3 Strategy for employment land 

- Policy S7 Employment allocation 

- Annex: Development Site Allocations 

- Policy S8 South West Rugby 

- Policy S9 South West Rugby spine road network 

- Policy CL1 Net Zero buildings 

- Policy EN6 Canopy Cover 

- Policy D1 Well-designed places 

 

Documents 

 

- Development Needs Topic Paper (December 2025) 

- Ecological Constraints Assessment (October 2025) 

- HEDNA-WMSESS Alignment Paper Addendum (November 2025) 

- Homes-Jobs Alignment Paper (December 2025) 
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- Housing and Economic Land Availability Assessment (HELAA) (December 2025) 

- Housing and Economic Land Availability (HELAA) Addendum (October 2025) 

- Stage 2 Site Assessment Report (December 2025) 

- Sustainability Appraisal (SA) of the Rugby Borough Local Plan (December 2025) 

- The Area of South West Rugby Landscape Sensitivity Assessment (January 2026) 

- Updated Housing Needs Evidence (September 2025) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Rugby Borough Local Plan Review 8        Frampton Town Planning Ltd 
Proposed Submission Local Plan (Reg. 19)              March 2026 
South West Rugby Phase 2 (Site Ref. 17)                     PJF/WW/10598 

 

2.0 POLICY S3 STRATEGY FOR EMPLOYMENT LAND, POLICY S7 EMPLOYMENT ALLOCATIONS AND 

ANNEX: DEVELOPMENT SITE ALLOCATIONS 

 

2.1 The Council’s strategy to meet Rugby Borough’s need for employment land in the period 2025-2042 

under Policy S3 ‘Strategy for employment land’ is to deliver the following levels of new employment 

development: 

 

• 19,761.3m2 of use class E(g)(i) and (ii) office floorspace (approx. 3.95 hectares) 

• 1,034,000m2 (approx. 287 hectares) of floorspace for use classes B2, E(g)(iii), and B8 

 

2.2 New floorspace in use classes B2, B8 and E(g)(iii) will be delivered in the following locations: 

 

• Prospero Ansty and Ansty Park (26,663 sqm) 

• Coton Park east of Castle Mound (26,421 sqm) 

• Padge Hall Farm (137,730 sqm) 

• Houlton remaining employment land (15,000 sqm) 

• Employment permissions on small sites as at 1 April 2025 (13,429.4 sqm) 

• New allocations under Policy S7, comprising: 

o Crowner Fields Farm, Ansty (275,000 sqm) 

o Coton Park east (115,000 sqm) 

o South West Rugby phase 2 (60,000 sqm) 

o Ansty Park north (75,000 sqm) 

o Land at Walsgrave Hill (290,000 sqm) 

 

2.3 The approximate floorspace capacity for South West Rugby phase 2 for the period 2025-2042 is stated 

as 60,000m2. As has been established, this is a substantial reduction in floorspace of some 70,000 sqm 

(from 130,000 sqm to 60,000 sqm) since the Preferred Options Consultation in 2025.  

 

2.4 Policy S7 ‘Employment allocations’ states that the development of the sites shall accord with the 

development principles set out in the development site allocations annex. For Site ID: 17 South West 

Rugby employment phase 2, the Annex: Development Site Allocations requires: 

 

- ‘The creation of a wooded circa 23 hectare publicly accessible country park alongside 

Cawston Spinney to include footpaths linking to existing routes and provided east-west 

connectivity along the northern site boundary.’ 

 

2.5 At the Preferred Options stage, the requirement for the Country Park was 8.6 hectares. As a 

consequence of the significant increase in the area for the Country Park, the size, shape and capacity of 

the “indicative development area” shown on the accompanying ‘site development principles’ drawing 

in the Annex has changed significantly, as illustrated in Figure 1 below. 
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Figure 1: Changes to the site development principles in the Annex to the emerging Local Plan 

 

Preferred Options (2025) development site principles 

 

 
 

Proposed Submission Local Plan (2026) development site principles 

 

 
 

2.6 A potential explanation for this change is explained in the Sustainability Appraisal (SA) of the Rugby 

Borough Local Plan (December 2025) which states (at Paragraph 9.8.2): 
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‘With regards to South West Rugby Employment Phase 2, whilst it is an existing reserve site, 

there is a need to balance: A) a desire to deliver employment land in well-linked location and 

support the viability of the wider South West Rugby development; with B) biodiversity and 

landscape constraints, including relating to adjacent Cawston Spinney.’ 

 

2.7 These matters are addressed in turn below. 

 

Need for Employment Land 

 

2.8 The need for large industrial sites is calculated based on the methodology set out in the West Midlands 

Strategic Employment Sites Study (WMSESS) August 2024. The WMSESS does not identify need for larger 

industrial sites based on individual local authority areas. Instead, the projected future West Midlands 

need is apportioned to “opportunity areas” which correspond to groups of junctions on the main 

motorway and A-road network. This is because large-scale industrial uses would need to be located close 

to these junctions.   

 

2.9 The opportunity area that encompasses part of Rugby Borough is “Area 7: M6/ A45/ A46 / M45 Coventry 

and Rugby”. South West Rugby employment phase 2 would deliver employment to help meet the 

Borough’s employment needs benefiting from its strategic location in proximity to the M45/A45. 

 

2.10 We are supportive of this approach which aligns with the National Planning Policy Framework, with 

Paragraph 87 stating: 

 

‘Planning policies and decisions should recognise and address the specific locational 

requirements of different sectors. This includes making provision for clusters or networks 

of knowledge and data-driven, creative or high technology industries; and for storage and 

distribution operations at a variety of scales and in suitably accessible locations.’ 

 

2.11 At Paragraph 87 of the Framework, the onus is placed on Local Authorities to make sure that, through 

both planning polices and decisions, provision is made for B8 and B2 uses. There is an urgent need for 

more land for B8 and B2 uses in the interests of UK and regional growth policy. 

 

2.12 Furthermore, the economic objectives of sustainable development (NPPF paragraph 8) states that the 

planning system needs to be responsive by ensuring sufficient land of the right types is available in the 

right places and at the right time to support growth, innovation and improve productivity. 

 

2.13 The Development Needs Topic Paper (December 2025) for the Proposed Submission Local Plan for Rugby 

sets out a new plan period: 2025 to 2042. It adjusts earlier demand figures to reflect the updated plan 

period. As a result, local demand need in Rugby is 60.8 ha and strategic demand is 116.5ha. 

 

2.14 The paper identifies a combined industrial need between local and strategic sites of 284ha once 

completions and commitments are accounted for. The paper states that only 9ha of Coventry’s own 

need cannot be met. This is a decrease of 80% compared to the Preferred Options consultation in 2025 

but is not explained.  
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2.15 The latest calculations on employment land remove a 20% buffer of supply over demand compared to 

the previous Development Needs Topic Paper dated March 2025. It suggests that the figure for strategic 

land already contains a buffer because it is at the higher end of a range. It also states that the identified 

supply is controlled by developers that have a good track record of delivery and that nearly half of the 

identified supply is permitted. However, developers’ priorities can change and financial difficulties can 

arise which may affect delivery. This begs the question why a buffer was included in the evidence base 

for the Preferred Options consultation but is now not needed. To fail to plan for the full objectively 

assessed employment need of an area is clearly flawed, and is contrary to the Government’s stated 

number one mission of delivering economic growth. 

 

2.16 One justification for removing the buffer provided in the Development Needs Topic Paper is that by 2033 

a new plan for a unitary authority including Rugby “will” have been adopted and will provide an 

opportunity to consider whether further supply is required.  

 

2.17 A statutory consultation is currently open until 26 March 2026 to inform an assessment by the Secretary 

of State of the merits of the proposals for: 

 

a. One unitary council for the whole of the area of Warwickshire comprising the current areas of 

North Warwickshire, Nuneaton and Bedworth, Rugby, Stratford-on-Avon and Warwick; or 

b. Two unitary councils comprising the current areas of: 

• North unitary authority: North Warwickshire, Nuneaton & Bedworth, and 

Rugby 

• South unitary authority: Stratford-on-Avon, and Warwick 

 

2.18 It is considered unlikely that a unitary plan will be produced in this relatively short timeframe to 2033. 

No decision has yet been made on the merits of having a unitary council and which authorities this would 

involve. In the case of Buckinghamshire, a unitary authority was formed in 2020 and nearly six years 

later it still hasn’t produced a new local plan. As above, no clear justification has been set out for ‘kicking 

the can down the road’ in terms of not meeting their full objectively assessed employment need. 

 

2.19 In light of these changes to the Council’s approach for assessing the demand and supply of employment 

land, TBBD has commissioned Savills Economics to review the relevant policy context, assess market 

signals within the relevant property management area, and compare the Council’s assessment of 

employment land demand with Savills’ own assessment based on the Savills Supressed Demand Model. 

A copy of the report entitled ‘Market Assessment and Review of Draft Local Plan’ is included at Appendix 

2. 

 

2.20 Savills’ review of the Council’s evidence base identifies a number of methodological issues and 

inconsistencies that create uncertainty in the manner in which the Council intends to provide 

employment land to meet its needs for premises greater than 100,000 sq ft, as follows: 

 

- Changes introduced in the 2024 Alignment Paper significantly reduce estimated local 

employment and demand compared with the earlier 2022 HEDNA, without clear explanation. 

- Certain sites appear to be double counted within the Council’s supply calculations – comprising 

Padge Hall Farm and another small site which are equivalent to 66 ha.  
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- The Council removed a 20% supply buffer previously intended to provide supply flexibility within 

the employment land portfolio. It is considered that the removal of the buffer significantly 

increases the risk that Rugby will not meet its needs. 

- The contribution expected from Rugby towards Coventry’s unmet employment land needs has 

been significantly reduced through successive iterations of the evidence base 

- Many of the available sites comprising the potential supply have restrictions on their use or the 

size of units which will limit their capacity to deliver strategic industrial and logistics premises. 

- The vast majority of supply that has capacity to deliver strategic industrial and logistics premises 

are the same sites that will also need to meet local need comprising non-strategic premises, thus 

potentially crowding out strategic units. 

 

2.21 Savills’ assessment of demand and supply for strategic industrial and logistics premises (greater than 

100,000 sq.ft) in the property market area is presented in Table 8.1 of their report (copied below): 

 

 
 

2.22 A summary of demand and supply for strategic I&L in Rugby is presented in Table 8.2 (copied below): 
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2.23 The table shows that Rugby has an overall deficit of about 54ha and is therefore at risk of a supply 

shortfall unless additional allocations in Rugby are made. Even if the draft allocations are adopted as 

well as the Subject Site, there is still a risk of a deficit. However, it would significantly reduce it. 

 

2.24 Accordingly, Savills conclude: 

 

‘8.1.9 Given the wider context of the PMA and the attractive characteristics of the 

Proposed Development site, there is a compelling case for allocating some of the wider 

demand to Symmetry Park Rugby Phase 2 – a proven commercial location, in a highly 

sustainable location outside of the Green Belt. 

 

8.1.10 In summary, the current supply of permitted sites and allocations is insufficient to 

ensure that demand for strategic I&L premises is met. There are a range of draft 

allocations that could meaningfully contribute towards the deficit although there is a 

degree of uncertainty about their deliverability, their commercial attractiveness, and 

whether they are available to meet particular needs given that a number of the sites 

have restrictions as to the use and size of units. Therefore we have conservatively applied 

a 20% discount to them based on Savills experience. 

 

8.1.11 The Proposed Development is on a site of about 40.7ha with a floorspace capacity 

of about 1.3m sq.ft. There is considerable need for the Subject Site as originally 

intended.’ 

 

 

2.25 It is submitted, therefore, that the reduction in the employment floorspace requirement (comprising c. 

70,000 sqm) for South West Rugby employment phase 2 since the Preferred Options Consultation in 

2025, has not been robustly justified in terms of the evidence base with regard to how the Council is 
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meeting its employment land needs. The reduction in the site capacity/floorspace is not supported by 

the market evidence as a matter of fact. 

 

Ecology and Biodiversity 

 

2.26 The Council’s assessment of the ecological constraints for the site is summarised in the Stage 2 Site 

Options Assessment (December 2025) as follows: 

 

‘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.’ 

 

2.27 The principal evidence base document supporting the draft Plan in terms of ecology/biodiversity 

comprises the Ecological Constraints Assessment (October 2025). This report undertakes an assessment 

of ecological constraints for a number of sites which are being considered as part of the stage 2 site 

assessment. For Site 17: South West of Rugby Safeguarded Land it states under the heading ‘Potential 

Impact’: 

 

‘10.3.1 Proposed employment development at Site 17 has the potential to impact the 

following designated sites.  

 

• Cawston Woodlands LWS 

• Draycote Meadows SSSI 

• River Avon and Tributaries LWS 

10.3.2 Ancient woodland is located adjacent to the site.  Ancient woodland is vulnerable 

to changes in air quality, surface water quality and hydrological regime.  Indirect impacts 

may include recreational disturbance.  Ancient woodlands often support species of birds, 

bats, mammals and invertebrates.  These species may be affected by development impacts 

associated with employment development such as lighting, noise and visual disturbance.  

Warwickshire’s LBAP for woodland aims to expand and restore ancient woodland 

currently in unfavourable condition to favourable or recovering.’ 

 

2.28 As the Council will be aware, a planning application for South West Rugby employment phase 2 was 

submitted in October 2025. The planning application is registered under the reference R25/0896 with 

the following description of development: 

 

Hybrid planning application for: 

  

‘Full planning application for the erection of one Use Class B8 (Warehousing and 

Distribution) unit, with ancillary Use E(G)(i) (offices) with associated infrastructure 

including vehicle parking and service areas (including lorry parking), sustainable 

drainage provision, gate house, sprinkler tanks, pump houses, gas and electricity 



 

 

Rugby Borough Local Plan Review 15        Frampton Town Planning Ltd 
Proposed Submission Local Plan (Reg. 19)              March 2026 
South West Rugby Phase 2 (Site Ref. 17)                     PJF/WW/10598 

 

substations. Earthwork and plateauing of the wider development site including the 

formation of bunds. Completion of the Sustainable Transport Corridor connection to 

adjacent land to the east and the creation of the Potford Dam link to the A4701 

roundabout including associated landscaping and infrastructure, bridge to Cawston 

Greenway and including the creation of the Cawston Landscape Park.  

 

Outline planning application for Use Class B8 (Warehousing and Distribution) units with 

ancillary Use Class (G)(i) (offices) with associated site infrastructure including vehicle 

parking and service areas (including lorry parking), energy centre, landscaping, 

sustainable drainage system. All matters reserved expect means of access.’ 

 
2.29 The application is accompanied by an Environment Statement which has been informed by a Baseline 

Ecology Report, Biodiversity Net Gain Assessment and DEFRA BNG Metric. The development of the site 

is considered to have no adverse effect on statutory designated sites. The Site is located over 1.5km 

from Draycote Meadows SSSI, designated for grassland and butterflies. The SSSI is separated from the 

Site by the A45/M45 and Symmetry Park Phase 1 of the South West Rugby Allocation which is 

built/under construction. There are no direct/indirect receptor pathways between the Site/Potford Dam 

Link Road and the SSSI and as such the potential for adverse effects as a result of the development are 

considered to be negligible. The Site is situated within the Impact Risk Zone (IRZ) around the SSSI but 

does not meet the threshold for mandatory consultation with Natural England and is unlikely to be 

materially affected.  

 

2.30 As part of the development proposals, it is proposed to create minimum of a 15-metre buffer between 

the Development Zone and Cawston Woodland LWS in order to protect the area of semi-natural 

deciduous woodland and the habitat associated with it. This 15m buffer is in accordance with Natural 

England’s Standing advice in relation to ancient woodland, which requires that ancient woodlands are 

buffered from new developments by at least 15m. In some areas, the submitted Parameters Plan and 

Illustrative Masterplan (included at Appendix 3) exceed 15 metres and incorporate structural planting 

and open space as additional buffering. The arrangement of open space would ensure that the ancient 

woodland is safeguarded. 

 

2.31 Warwickshire County Council - Ecology commented on the application proposals on 1st December 2025. 

A copy of the consultation response is included at Appendix 4. Whilst the detailed comments request 

further clarification regarding specific soft landscaping proposals and the suitability of proposed 

culverting of a section of the Avon tributary, no objections have been raised in relation to the proposed 

15m buffer mitigation measure to ensure the habitat within the ancient woodland adjacent to the 

northern site is not adversely impacted.   

 

2.32 It has been demonstrated as part of the planning application that biodiversity is enhanced and the 

development of the site would not prejudice any protected species in accordance with Paragraph 193 

of the Framework.  

 

2.33 It is hence concluded that the amendments to the development principles for South West Rugby 

employment phase 2 between the Preferred Options consultation and the Proposed Submission Local 

Plan – specifically, the increase in the area required for the County Park and the subsequent reduction 
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in the “indicative development area” - is not formed on the basis of the ecological evidence base as a 

matter of fact. There is no evidence to suggest that a buffer to Cawston Woodlands in excess of 15 

metres is required from an ecological perspective. Therefore, it is considered entirely appropriate that 

the precise requirements for the proposed buffer is a matter to be considered at planning application 

stage following detailed assessment of the impacts, as currently required under Policy DS8: South West 

Rugby of the adopted Rugby Borough Council Local Plan (2011-2031). 

 

Landscape  

 

2.34 The Environmental Dimension Partnership Ltd (EDP) has been commissioned by TBBD to review the 

landscape evidence supporting the Proposed Submission Local Plan, comprising ‘The area of South West 

Rugby, Landscape Sensitivity Assessment’ (LSA) (January 2026) undertaken by Node on behalf of Rugby 

Borough Council. 

 

2.35 A copy of EDP’s report entitled ‘Representations in respect of Landscape circumstances’ is included at 

Appendix 5. Attention is drawn to paragraph 1.10 which states: 

 

‘It appears that the reduction in the quantum of floorspace within the Site allocation was set 

out prior to the issue of the LSA, and that the “indicative development area” shown in the Annex: 

Development Site Allocations to the Plan is not evidence-led as it does not follow the conclusions 

of the LSA. This is supported by the reference within the Stage 2 Site Options Assessment 

(December 2025) which states that (with EDP emphasis) “Mitigations proposed in the illustrative 

masterplan include management and retention of mature hedgerows and trees, new areas of 

shrubs, trees and wildflowers within a 15m woodland buffer in the north of the site.”’ 

 

2.36 It is hence concluded that there is no evidence from a landscape perspective to justify the shape, size 

and capacity of the indicative development area as shown in the Annex to the Proposed Submission 

Local Plan. While the Sustainability Appraisal (December 2025) states that ‘detailed consideration has 

been given to the scale of employment land versus the scale of greenspace as a buffer to Cawston 

Spinney’, there is no evidence base document that justifies a larger buffer and the Stage 2 Site Options 

Assessment is clear in that a 15-metre woodland buffer in the north of the site is considered to comprise 

sufficient mitigation. As set out in Section 1 of these Representations, the Council’s current thinking in 

terms of the size of the Country Park and the buffer requirements to Cawston Spinney and Cawston 

Woodlands is completely at odds with the Council’s previous assessments, in consideration of the fact 

that: 

 
• Policy DS8: South West Rugby of the Rugby Borough Council Local Plan (2011-2031) 

adopted in June 2019 requires a Woodland Management Plan setting out how woodland 

within the boundaries of the allocation, in particular Cawston Spinney, will be protected 

from potential adverse impacts of new development, ‘including details of a buffer in 

accordance with Natural England’s standing advice on Ancient Woodland and Veteran 

Trees.’ 

 

• The South West Rugby Masterplan Supplementary Planning Document (Amended adoption 

version – readopted 11 December 2024) advises (at paragraph 9.5) that ‘Natural England’s 
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standing advice requires a minimum buffer zone of 15 metres around ancient woodland to 

avoid root damage and where assessment shows other impacts are likely to extend beyond 

this distance, a larger buffer zone may be needed. An arboricultural survey will need to be 

submitted with any planning application which incorporates or is in close proximity to 

Cawston Spinney which defines and justifies the buffer zone to be implemented.’ 

 

• This is reiterated in the South West Rugby Design Code Supplementary Planning Document 

(adopted on 9 July 2025) which states (at paragraph NA.17) that ‘the ancient woodland of 

Cawston Spinney must be protected by a buffer of at least 15m. The buffer should increase 

if arboricultural and impact assessments indicate this is necessary.’ 

 

• No reference was made to a buffer within the Preferred Options Consultation in 2025. The 

Stage 2 Site Options Assessment (March 2025) and the Ecological Constraints Assessment 

(March 2025) identify the location of ancient woodland adjacent to the northern site 

boundary requires “careful mitigation measures” and that the overall landscape sensitivity 

of the site is Low. The Annex to the Preferred Options version of the Plan showed an 

“indicative development area” much closer to Cawston Spinney and Cawston Woodlands. 

 

2.37 It is hence concluded that the changes to the site’s development requirements as drafted in the 

Proposed Submission Local Plan (Policies S3, S7 and Annex: Development Site Allocations) are 

unfounded and unsupported by any technical evidence. 

 

2.38 With regard to EDP’s review of the Landscape Sensitivity Assessment, EDP conclude that although there 

are features of higher value within the local context, most notably Cawston Spinney, it is considered that 

the value and susceptibility of the site itself is low, leading to an overall low sensitivity. 

 

2.39 The Site does not lie within, or contain, any nationally or locally designated landscapes and it does not 

represent, in a perceptual or physical sense, a landscape of any great importance or distinct character.  

 

2.40 EDP conclude: 

 

‘4.2 It is clear that, overall, while Cawston Spinney itself provides a strong contribution to 

landscape value, there is limited evidence provided as to why land beyond the woodland edge to 

the south, is considered to meet the same criteria. Though the LSA acknowledges that there may 

be areas of higher landscape value adjacent to the woodland edge, there is little evidence 

provided as to why this judgement of landscape value should extend as far as the boundaries of 

the defined character area, where land is privately owned arable land with strong visual 

associations with adjacent logistics-built form. Though there are features of higher value within 

the local context most notably Cawston Spinney, EDP consider the value and susceptibility of 

the Site itself, to be low, leading to an overall low sensitivity.  

 

4.3 EDP’s review shows that, though the LSA post-dates the drafting of the Council’s Proposed 

Submission Local Plan (Reg 19), there is a notable correspondence between defined character 

areas and policy extents. Sensitivity boundaries appear to correspond closely with indicative built 

development extents within policy which, as set out above, were determined prior to the 



 

 

Rugby Borough Local Plan Review 18        Frampton Town Planning Ltd 
Proposed Submission Local Plan (Reg. 19)              March 2026 
South West Rugby Phase 2 (Site Ref. 17)                     PJF/WW/10598 

 

publication of the LSA. While such alignment is not inherently inappropriate, there is limited 

evidence within the LSA to demonstrate that these boundaries are independently derived from 

landscape character analysis rather than reflecting allocation geometry or policy-defined edges. 

Where assessment units mirror planning boundaries without clear landscape justification, there 

is a risk that the sensitivity framework may be influenced, or perceived to be influenced, by policy 

structuring rather than intrinsic landscape characteristics.  

 

4.4 EDP’s judgement of landscape and visual sensitivity is aligned with those published character 

assessments prior to the issue of the LSA, not all of which have been reviewed by the LSA. 

Essentially, the LSA is an outlier in this case. Though there are features of higher value within 

the local context, most notably Cawston Spinney, EDP concur with the findings of the RBC 

Landscape Sensitivity Assessment (March, 2025) and consider the value and susceptibility of 

the Site itself to be low, leading to an overall low sensitivity. [Our emphasis] 

 

Other considerations 

 

2.41 There are no other constraints identified within the evidence base supporting the Proposed Submission 

Local Plan that would have a bearing on the buffer requirements between the development zone and 

the LWS. The Stage 2 Site Options Assessment (December 2025) concludes: 

 

‘The site has previously been safeguarded for development. The site is not within the Green 

Belt. Medium ecological and landscape constraints could be mitigated by design and 

layout.’ 

 

2.42 Out of the five proposed employment allocations – three are located in the Green Belt. The Government 

attaches great importance to Green Belts. The fundamental aim of Green Belt policy is to prevent urban 

sprawl by keeping land permanently open. The essential characteristics of Green Belts are their 

openness and their permanence. 

 

2.43 Whilst TBBD acknowledge that there are exceptional circumstances to release land from the Green Belt 

in order to meet the significant identified need for employment development, Paragraph 147 of the 

Framework makes clear that before concluding that exceptional circumstances exist, the strategic 

policy-making authority should be able to demonstrate ‘that it has examined fully all other reasonable 

options for meeting its identified need for development.’ This will be assessed through the examination 

of its strategic policies, which will take into account whether the strategy ‘makes as much use as possible 

of suitable brownfield and underutilised land’ and ‘optimises the density of development in line with the 

policies in chapter 11 of the Framework.’  

 

2.44 Chapter 11 of the Framework advocates an approach to development that makes efficient use of land. 

The level of development on sites should be maximised without compromising the quality of the 

development or the character and local distinctiveness of the area. 

 

2.45 Despite South West Rugby employment phase 2 comprising one of two non-Green Belt employment 

allocations in the emerging Local Plan, it is the only employment site that has seen a reduction in the 

site capacity/floorspace figures since the Preferred Options Consultation. 
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2.46 As has been established, the development principles in the Annex to the Plan with regard to South West 

Rugby employment phase 2 are not evidence-led in terms of the requirements for the Country Park and 

the width of the buffer between the development zone and Cawston Woodland LWS. There is no 

evidence to suggest that a buffer in excess of 15 metres is required from both an ecological and 

landscape perspective. As such, the approximate site capacity/floorspace figure for South West Rugby 

phase 2 (60,000 sqm) under Policy S3 and Policy S7 is unfounded and fails to demonstrate an efficient 

use of land. The development requirement needs to provide for flexibility and not be overly prescriptive 

as per the current drafting. 

 

2.47 In our submission, restricting the developable area for South West Rugby employment phase 2 is a 

wasted opportunity to deliver employment to help meet the Borough’s identified employment needs, 

benefiting from the strategic location of the site and its proximity to the M45/A45. The development 

would form a logical and obvious extension to the adjoining, successful Symmetry Park, Rugby (Phase 1) 

employment development. The site being a non-Green Belt site and being identified for development in 

the adopted Local Plan as ‘safeguarded land’, should be the Council’s first choice for employment 

development, and its full development potential maximised. 
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3.0 POLICY S8 SOUTH WEST RUGBY 

3.1 The policy text for Policy S8 ‘South West Rugby’ has been retained from the Preferred Options 

Consultation in 2025. 

 

3.2 TBBD support Policy S8 South West Rugby. However, we note criterion E makes reference to the South 

West Rugby Design Code. TBBD have set out significant concerns to the Council in its consultation 

document on the Design Code SPD and in its current form consider it should not be adopted. 
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4.0 POLICY S9 SOUTH WEST RUGBY SPINE ROAD NETWORK 

4.1 The policy text for Policy S9 ‘South West Rugby spine road network’ has been retained from the 

Preferred Options Consultation in 2025. 

 

4.2 The estate road running east-west through the southern part of the allocation site forms part of the 

Sustainable Transport Corridor identified in Policy DS9 ‘South West Rugby Spine Road Network’ in the 

currently adopted Local Plan. The estate road running north-south through the site forms part of the 

Potsford Dam Link. 

 

4.3 Homes England have taken the lead on delivery of the Homestead Link Road amongst the residential 

parties of South West Rugby, with a resolution to grant secured in March 2024. The remaining section 

of land to deliver the preferred connection of the Potsford Dam Link into the A4071 Roundabout was 

controlled by a private landowner and Railway Paths, both parties outside of the South West Rugby 

allocation. 

 

4.4 TBBD have now secured all necessary land to deliver the remaining highways infrastructure (the Potsford 

Dam Link), but the funding for this can only be released by the full potential of the Safeguarded Land 

coming forward for development. 

 

4.5 The allocation of the site for employment would ensure the delivery of the full highways infrastructure 

for the wider South West Rugby allocation prior to the construction of any significant quantum of 

planned residential development. 

 

4.6 Removing the financial burden of the delivery of the Potsford Dam Link by applying it solely to the 

Safeguarded Land would reduce the infrastructure burden across every remaining planned housing in 

South West Rugby by c.£2,000 per plot. 

 

4.7 There is the potential for the Phase 2 land to offer further Section 106 contributions to further assist 

with the residential viability and deliverability of the wider South West Rugby Allocation. 

 

4.8 TBBD therefore support Policy S9 South West Rugby Spine Road Network, but without the increased 

Policy S7 site allocation for Site ID 17, there are real question marks over its delivery, which in turn raises 

questions of the delivery of the South West Rugby allocation as a whole. 
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5.0 POLICY CL1 NET ZERO BUILDINGS 

5.1 The policy text for Policy CL1 ‘Net Zero Buildings’ has largely been retained from the Preferred Options 

Consultation in 2025, save for some additional text under part A(iv) of the policy which allows for some 

flexibility if buildings are unable to generate at least the same amount of renewable energy on-site as 

the electricity they demand over the course of a year. In such a circumstance, part iv requires evidence 

demonstrating why a reduced amount is proposed and what design steps have been taken to strive to 

achieve this policy’s stated target. This is welcomed. 

 

5.2 However, TBBD do not support Policy CL1. The proposed policy position would require all new 

development to demonstrate net zero operational carbon on-site. Whilst TBBD would agree with the 

Council that there is a need to act to reduce carbon emissions, TBBD would disagree that this needs to 

be undertaken through the local plan given that there is already a national approach, the emerging 

Future Buildings Standard (FBH).  

 

5.3 The expected national policy requirement would require a 31% saving, compared to the carbon Target 

Emissions Rate (TER) set by Building Regulations Part L 2021, which would be a consistent target across 

non-domestic building types. The local authority requirements for industrial buildings would go beyond 

this national requirement, which is deemed sufficient in national terms to meet the UK’s net zero 

commitments. 

 

5.4 Any targets on Part L improvement should be applied to developer delivery only, as often schemes will 

be delivered on a speculative nature, and future occupier energy performance would be unknown (with 

a wide variety of possible uses in industrial buildings particularly, the energy use of occupiers would be 

too varied to estimate). 

 

5.5 Delivering these improvements through building regulations has a distinct advantage over delivering a 

variety of different approaches across the Borough, in that it provides a single approach that all 

developers understand and can be rolled out at scale. This allows supply chains and skills to be improved 

prior to implementation and ensure that improvements to building standards are actually deliverable 

from the point at which they are introduced. 

 

5.6 However, if the Council chooses to go beyond current or future standards it must be done in a way that 

is consistent with national policy and robustly assesses its consequences and gives consideration as to 

how the requirements are consistent with the Written Ministerial Statement (WMS) published on the 

13th of December 2023 titled “Planning – Local Energy Efficiency Standards Update”. 

 

5.7 The approach proposed by the Council is based on energy use, and is inconsistent with the approach set 

out in the WMS and as such is unsound. 

 

5.8 The WMS is extant policy, in force and advises against exceeding national policies. It is something Local 

Plans and Planning Authorities must take into account (See NPPF para 6). The Ministerial Statement 

clearly states: 
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“The improvement in standards already in force, alongside the ones which are due in 2025, 

demonstrates the Government’s commitment to ensuring new properties have a much 

lower impact on the environment in the future. In this context, the Government does not 

expect plan-makers to set local energy efficiency standards for buildings that go beyond 

current or planned buildings regulations. The proliferation of multiple, local standards by 

local authority area can add further costs to building new homes by adding complexity 

and undermining economies of scale. Any planning policies that propose local energy 

efficiency standards for buildings that go beyond current or planned buildings regulation 

should be rejected at examination if they do not have a well-reasoned and robustly costed 

rationale that ensures…” 

 

5.9 While TBBD do not consider the policy to be consistent with national policy we are also concerned that 

the Council has not properly considered the impact on viability or the deliverability of development. The 

Council will need to ensure the costs and deliverability of this policy are fully and robustly tested, and 

there is currently no evidence of this. 

 

5.10 While TBBD understands the desire for LPAs to go further current policy recognises that even where 

development can viably implement higher standards this must be within a consistent technical 

framework and approach to assessing building performance against those technical standards. Indeed, 

this has long been the case in planning policy with paragraph 164b of the NPPF (December 2024) stating 

that “Any local requirements for the sustainability of buildings should reflect the Government’s policy for 

national technical standards”. 

 

5.11 It is hence considered that Policy CL1 should reflect national policy requirements for reducing carbon 

emissions and as such, the policy is considered to be surplus to requirements and should be deleted. 
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6.0 POLICY EN6 CANOPY COVER 

6.1 The policy text for Policy EN6 ‘Canopy Cover’ (previously Policy EN5) has largely been retained from the 

Preferred Options Consultation in 2025, save for an amendment to criterion A as follows: 

 

A. All major development, excluding change of use and development in Rugby town 

centre, shall increase the post-development canopy cover to at least 20% of the site 

area (excluding areas of the site that are high or very high distinctiveness habitats) 

unless such requirement is demonstrated to be incompatible with delivering 

biodiversity net gain requirements on site. [our emphasis] 

 

6.2 This additional text is welcomed but TBBD continue to consider this requirement to be overly onerous 

and unjustified. 

 

6.3 TBBD does not disagree with the broad thrust that the UK has seen a significant loss in woodland and 

understand the benefits of increasing canopy cover. However, it is important to recognise that in recent 

years new employment development has not been the driver of declining woodland. The main drivers 

of declining biodiversity in England, as outlined in the State of Nature Report 2023 (State of Nature 

Partnership, 2023), are identified as being “Intensive management of agricultural land, largely driven by 

policies and incentives since World War II, has been identified as the most significant factor driving 

species’ population change in the UK”. 

 

6.4 Whilst species are in decline TBBD would suggest that it is not for new development to address the 

impact of other industries, it is considered that the supporting documents provided a lack of suitable 

justification of the local need for a 20% canopy cover policy. It is also considered that this is not a 

necessary policy requirement and can be controlled through the Development Management process. 
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7.0 POLICY D1 WELL-DESIGNED PLACES 

7.1 The policy text for Policy D1 ‘Well-designed places’ has been retained from the Preferred Options 

Consultation in 2025. 

 

7.2 The reference to the Design Code in the supporting text to the policy is noted but TBBD have submitted 

objections to the draft Design Code for South West Rugby which is overly prescriptive. It is submitted 

that the policy text in Policy D1 will be more than adequate to ensure ‘well designed places’ and the 

reference to local design codes should be removed from the supporting text. 
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8.0 CONCLUSIONS 

8.1 The suitability of the promotion site for employment development is established in the Policies 

Map to the adopted Rugby Local Plan (2019) which identifies it as ‘Safeguarded Land’ to assist in 

meeting the Borough’s development needs beyond 2031. 

 

8.2 The way in which the site’s constraints and parameters have been assessed, particularly in relation 

to the ancient woodland located along the northern site boundary, has been consistent in the 

Council’s previous policy documents in relation to South West Rugby. It is clear that within Policy 

DS8: South West Rugby of the Rugby Borough Council Local Plan (2011-2031) (adopted 2019), the 

South West Rugby Masterplan SPD (2024), the South West Rugby Design Code SPD (2025) and 

even the Preferred Options Consultation on the emerging plan in 2025; a requirement to provide 

a buffer of at least 15 metres (in accordance with Natural England’s standing advice) is considered 

necessary in order to protect Cawston Spinney from potential adverse impacts of new 

development. It is only the Proposed Submission Local Plan Consultation that has suggested a 

buffer and Country Park that is far in excess of 15 metres, which we conclude has not been 

robustly justified in terms of the evidence base supporting the emerging plan, including the 

Council’s assessment of employment land needs, ecological and landscape studies. 

 

8.3 As safeguarded land under the adopted Local Plan, and as a non-Green Belt site, it is right that it 

has been considered when assessing where best to meet the identified need in the emerging Local 

Plan to make additional employment land provision. However, Savills’ analysis of the employment 

land demand and supply position has demonstrated that there is considerable need for the site 

as originally intended with a floorspace of c. 130,000 sqm. 

 

8.4 The allocation of the site for employment would ensure the delivery of the full highways 

infrastructure for the wider South West Rugby allocation prior to the construction of any 

significant quantum of planned residential development. TBBD have now secured all necessary 

land to deliver the remaining highways infrastructure (the Potsford Dam Link), but the funding for 

this can only be released by the full potential of the Safeguarded Land coming forward for 

development. 

 

8.5 The site is situated within a sustainable location. It is well related to the local highway network 

with the A4071 accessing onto the strategic network (M45/A45), providing opportunities to travel 

further afield and to nearby centres of employment, including Coventry and Northampton, 

underpinning the locational strengths of the site and its appeal to this expanding business sector. 

TBBD has the knowledge, proven expertise and track record to deliver a high-quality scheme at 

the scale proposed. 

 

8.6 The pursuit of sustainable development has three dimensions. This proposed allocation will 

contribute to the: 

 

1. Economic dimension: 

• The Proposed Development will help address a substantial and growing need for 

new logistics floorspace at the national, regional and local level  

• Indirect investment in local construction companies;  
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• Capital Investment into the economy;  

• The Proposed Development’s construction to the economy Gross Value Added 

(GVA) of £18.3 million per annum (construction stage) and £33.4 million per 

annum (associated with operational activities)  

• The Proposed Development will generate annual business rates of £2.7 million 

which can be invested in local services and infrastructure;  

• The development will also deliver CIL monies  

 

2. Social dimension: 

• The construction of the Proposed Development is anticipated to create a net 

addition of 535 jobs for residents (per year of construction);  

• The operation of the Proposed Development is expected to create up to 1,175 

gross on site jobs;  

• Creation of a range of skilled and unskilled jobs;  

• Public Open space provision (Country Park)  

• Improvements to cycle routes to enable/encourage staff to cycle to work to 

assist in maintaining good levels of health of the workforce;  

• Provision of cycle parking and showers to enable/encourage staff to cycle to 

work to assist in maintaining good levels of health of the workforce.  

 

3. Environmental dimension: 

• Improved infrastructure to reduce the impact of trips generations, reduce the 

impact of traffic on the local highway, and reduce pollution;  

• Delivery of the Potford Dam Link (reducing the infrastructure cost burden to the 

residential proposals in the South West Rugby allocation)  

• Improved cycle infrastructure: internal and provision of shared pedestrian/cycle 

path;  

• Car and cycle parking that is consistent with Council standards and guidance;  

• Operating a Travel Plan that will encourage employees to make use of more 

sustainable modes of transport when travelling to/from the Site, including 

increased bus provisions;  

• Provision of a net gain in biodiversity. The parameters plan ensures that some of 

the Site will be devoted to open space, some of which will be managed for 

biodiversity purposes and some of which will be open space including a park 

trail and amenity areas;  

• The Proposed Development is resilient to climate change, through for example 

use of SuDS and being built to high sustainability standards;  

• Including SuDS will ensure that the Site will manage its surface water drainage in 

a sustainable manner;  

• The proposals will be delivered to 'net zero carbon in construction' to accord 

with the UK Green Building Council’s definition;  

• The proposals will target a rating of BREEAM ‘Excellent’;  

• The incorporation of substantial on-site renewable energy generation through 

solar PV coverage on the roof, and  

• Provision of Electric Vehicle charging points for staff and visitors.  
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8.7 There are no environmental or technical constraints that will prevent a site allocation being 

deliverable. 

 

8.8 It is submitted that the planning advantage in the overall public interest lies firmly in favour of 

allocating the site for employment development as part of a mix of planning allocations to deliver 

jobs and economic growth needed in the Borough. 
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Appendix 1  Red Line Plan (Dwg. 13-216-SGP-STE-XX-DR-A-111005) 
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Appendix 2 Market Assessment and Review of Draft Local Plan, prepared by Savills 

Economics 
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Appendix 3 Illustrative Masterplan and Parameters Plan accompanying planning 

application reference R25/0896 
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Appendix 4 Warwickshire County Council – Ecology consultation response dated   

  01/12/2025 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







 

OFFICIAL - Sensitive  

An increase in watercourse units appears to be achievable through reducing encroachment levels. 
However, this culverting of watercourses should be seen as a last resort (e.g. bridge over S1 (Avon 
tributary)). 

Once BNG is agreed the deemed condition mandated by the Environment Act 2021 will apply, and 
the Decision Notice should include relevant wording to that effect.  To support discharge of the 
deemed condition, a completed Biodiversity Gain Plan (BGP), a Habitat Management and 
Monitoring Plan (HMMP), including a detailed proposed habitat/landscape plan and 
corresponding Defra metric must be submitted to the LPA. A separate condition for a HMMP is 
recommended to ensure enactment of the HMMP. 

 

Protected species  
Surveys have been carried out over several years from 2014 to 2022 and update surveys during 
2024. Table EDP 1.1: Summary of Surveys Undertaken 2014 – 2022 is very helpful.  
 
Birds  
Noted as a potential constraint in trees, vegetation and in arable fields. Notable species recorded 
include farmland species skylark F2 and F3, yellowhammer and linnet.  
 
F2 and F3 will be lost to facilitate the development. Compensation for the loss of skylark habitat 
will be required.  
 
Bats 
Roosts - No buildings were on the site. No surveys needed.  
 
Three trees were identified as having features during a ground level assessment. Following an 
aerial inspection only T3 was found to have suitable roosting features, and these were PRF-I or 
suitable for individual bats, rather than more than one or maternity and/or hibernation roosts.  
 
Commuting and foraging - Higher levels of activity were concentrated around the woodland 
habitat to the north and Potsford Dam irrigation lake (pond P1). Most passes were common 
species, including pipistrelle species and myotis species.  
 
Free movement of this species from Potsford Lake and Cawston Woodlands into the wider 
landscape could be impeded by lack of suitable mature trees and vegetation along the spine road.  
 
Dormouse 
No records were returned for his species and a survey undertaken in 2024 found no evidence of 
dormice.  
 
Otter 
Two records of this species within the site in 2025 and 2017. No signs of otter were recorded 
during update surveys in 2024.   
 
Otters may be occasionally using the site for access to P1, Potsford Dam irrigation lake and 
commuting routes associated with River Avon. They may also be using the ancient woodland. 
 



 

OFFICIAL - Sensitive  

The link road will include a bridge over the Avon tributary. A mammal shelf is included in the 
culvert, however, the use of culverting reduces the attraction of the watercourse for this species 
and increases the likelihood for road casualties. It is strongly recommended that a bridge is 
considered coupled with robust measures to avoid harm to otters and other riparian species. 
These measures will need to be included within a CEMP.  
 
Water Vole 
One record from 2002 northeast of the site is held by WBRC.  
 
No signs were observed during previous surveys, nor during a 2024 update.  No constraints are 
expected for this species.  
 
Badger 
Recent site surveys were undertaken in 2024 and 2025 following a series of surveys between 2017 
to 2022.  No signs of badger were found across the site.  
 
The wider site will be in a state of transition, and this may especially include dispersal of this 
species. It is important to be aware of this and remain vigilant. Pre-checks should be undertaken 
as well as scheduled walkover surveys during clearance and construction phases of the 
development. Cumulative effects do not appear to be assessed. This is particularly important for 
badger populations associated within the woodland. 
 
Reasonable avoidance measures outlined in the mitigation strategy should be included in a CEMP.  
 
Reptiles 
Grass snake was recorded within the wider site in 2021.  Two were recorded along south edge of 
Cawston Spinney close to Ditch 1 (D1). Surveys concluded a small population of grass snake were 
present on the site.  
 
Ecological supervision of site clearance is recommended and the methodology outlined in the 
Mitigation Strategy should be included in a CEMP with appropriate management of the ancient 
woodland buffer to be incorporated into the HMMP. 
 
Great crested newt (GCN) and amphibians 
No ponds were present within the site. Potsford Dam irrigation lake was adjacent to the site 
boundary to the north.  Traditional bottle trapping and eDNA surveys were undertaken and 
negative results for GCN were returned.  The lake is largely unsuitable due to presence of fish and 
waterfowl.  
 
Sensitive clearance for reptiles, which will be included in a CEMP, will include appropriate 
measures for amphibians, including GCN.  Should any newts be encountered, all work must stop 
whilst ecological advice is sought.  A Natural England Licence may be needed if more than one 
GCN is found.  
 
Bloody-nosed beetle 
Three surveys found this species, a Warwickshire Local Biodiversity Action Plan (LBAP) Priority 
Species in several locations outside the red line and two within the application site boundary in 
2021, adult beetle, and 2024, larval stage. 
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Appendix 5 Representations in respect of Landscape circumstances, prepared by EDP 
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Section 1 
Introduction 

INTRODUCTION AND KEY CONCLUSIONS 

1.1 This paper in respect of Landscape and Visual circumstances has been prepared by The 
Environmental Dimension Partnership Ltd (EDP) on behalf of Tritax Big Box Developments 
(TBBD) and provides a review of ‘The area of South West Rugby, Landscape Sensitivity 
Assessment’ (LSA) undertaken by Node on behalf of Rugby Borough Council (RBC) in 
January 2026, and previous landscape studies of this area. 

1.2 EDP is an independent environmental planning consultancy with offices in Cirencester, 
Cardiff and Cheltenham. The practice provides advice to private and public sector clients 
throughout the UK in the fields of landscape, ecology, archaeology, cultural heritage, 
arboriculture, rights of way and masterplanning. Details of the practice can be obtained at 
our website (www.edp-uk.co.uk). EDP is a Registered Practice of the Landscape Institute1 
specialising in the assessment of the effects of proposed development on the landscape.  

KEY FINDINGS OF EDP’S LSA REVIEW 

1.3 The Site does not lie within, or contain, any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
or distinct character. Though there are features of higher value within the local context most 
notably Cawston Spinney, EDP consider the value and susceptibility of the Site itself, to be 
low, leading to an overall low sensitivity. 

1.4 It is clear that, overall, while Cawston Spinney itself provides a strong contribution to 
landscape value, there is limited evidence provided as to why land beyond the woodland 
edge to the south, is considered to meet the same criteria. Though the LSA acknowledges 
that there may be areas of higher landscape value adjacent to the woodland edge, there is 
little evidence provided as to why this judgement of landscape value should extend as far 
as the boundaries of the defined character area, where land is privately owned arable land 
with strong visual associations with adjacent logistics built form. While EDP would agree 
with the general narrative within the conclusions of the LSA, the judgements of overall 
sensitivity, and in particular the defined areas of sensitivity, are unclear.  

1.5 Sensitivity boundaries appear to correspond closely with safeguarded land extents and 
development typologies which were determined prior to the publication of the LSA. While 
such alignment is not inherently inappropriate, there is limited evidence within the LSA to 
demonstrate that these boundaries are independently derived from landscape character 
analysis rather than reflecting allocation geometry or policy-defined edges. Where 
assessment units mirror planning boundaries without clear landscape justification, there is 
a risk that the sensitivity framework may be influenced, or perceived to be influenced, by 
policy structuring rather than intrinsic landscape characteristics. 

 
1 LI Practice Number 1010. 
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1.6 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and there is no evidence which justifies the shape, size 
and capacity of the indicative development area. 

POLICY BACKGROUND 

1.7 The Site is located at Ordnance Survey Grid Reference (OSGR) SP 46869 72326 and lies 
within the administrative boundary of Rugby Borough Council. The Site is covered by policy 
DS8 in RBC’s adopted Local Plan (2019), which allocates the south-west Rugby Site for 
around 35ha (gross) of B8 (storage and distribution) employment land (Policies DS3, DS4, 
DS8 and DS9) and 5,000 dwellings and identifies the site as ‘Safeguarded Land’.  

1.8 The Site is also a draft allocation for employment use in the RBC Local Plan Preferred Option 
Consultation Document which was published for consultation in March 2025, identifying 
the Site as ‘Site ID 17’ :‘South West Rugby employment phase 2’. An extract of Rugby’s 
Preferred Option Consultation Document is provided below at Image EDP 1.1. 

 
Image EDP 1.1: Extract from Rugby’s Preferred Option Consultation Document with the Site shown 
as South West Rugby employment phase 2.  

1.9 More recently, the allocation of the Site (as illustrated below at Image EDP 1.2) was 
presented within RBC Local Plan 2025-2042 Regulation 19 Consultation at the Council’s 
Cabinet meeting on 06 January 2026 (see Agenda Item 52). Importantly, though the 
‘indicative built development area’ has been reduced within the Regulation 19 plan, this 

 
2https://www.rugby.gov.uk/documents/20124/60878026/PUBLIC+AGENDA+Cabinet+6+January+2026.pdf/71fbaec
1-180b-9e4a-9579-b221a6001060?version=1.0&t=1766162451071 
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reduction predated the first draft issue of the LSA (the LSA was first issued in draft 10 days 
later on 16 January 2026). 

 
Image EDP 1.2: Extract from Rugby Borough Council Proposed Submission Local Plan Consultation 
(Regulation 19) considered by the Cabinet on 06 January 2026. 

1.10 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and that the “indicative development area” shown in the 
Annex: Development Site Allocations to the Plan (Image EDP 1.2) is not evidence-led as it 
does not follow the conclusions of the LSA. This is supported by the reference within the 
Stage 2 Site Options Assessment (December 2025) which states that (with EDP emphasis) 
“Mitigations proposed in the illustrative masterplan include management and retention of 
mature hedgerows and trees, new areas of shrubs, trees and wildflowers within a 15m 
woodland buffer in the north of the site”.  

1.11 In summary, there is no evidence which justifies the shape, size and capacity of the 
indicative development area. 

BRIEF DESCRIPTION OF THE SITE AND ITS CONTEXT 

1.12 The Site is situated approximately 5km to the south-west of Rugby town centre, on the 
outskirts of Cawston. It comprises four agricultural field parcels with a network of hedgerows 
and individual trees. Symmetry Park Phase 1, which is located to the south of the Site, was 
granted planning permission in 2020. Within the local context, the Site is in close proximity 
to busy major transport links; namely the A45 and A4071, which dissect the landscape to 
the south and west.  

1.13 The northern boundary of the main body of the Site is bound by a pond and woodland blocks 
(namely Cawston Spinney, Fox Covert and Boat House Spinney). Beyond the immediate 
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context of the Site, residential development is located to the north and east of the Site. 
These properties are associated with the southern edge of Rugby.  

1.14 Beyond the Site boundary and within the immediate context, the following planning 
applications have been submitted or constructed: 

• To the south and south-west of the Site, Units 1-7 of Symmetry Park Phase 1 and the 
Spine Road are now complete, resulting in a change to the character of the Site; 

• To the south-east, an application for 1,600 residential dwellings, with additional uses, 
has been submitted under planning reference R25/0491, in accordance with the wider 
South-West Rugby allocation; 

• To the west, an application for 350 dwellings has been submitted under planning 
reference R22/0853, in accordance with the wider South West Rugby allocation; and 

• To the north, beyond the Cawston Spinney woodland, an application for 275 dwellings 
(application reference R22/0853) has a resolution to grant planning permission 
awarded by the Council.  
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Section 2 
Published Documentation Review 

2.1 EDP has been providing advice on landscape matters to TBBD since the outset of the design 
process for their landholding within the South West Rugby Allocation and in so doing, helping 
to ensure that the masterplan is sensitive to its landscape context. During this time, in 
addition to carrying out numerous site visits for more than a decade, EDP have reviewed 
various published documents with regards to the Landscape and Visual value of this site.  

2.2 In reviewing the Council’s latest LSA undertaken by NODE (LSA), it is important to first review 
all previous local assessments for context.  

PUBLISHED DOCUMENTATION REVIEW 

Landscape Assessment of the Borough of Rugby Sensitivity and Condition Study (2006) 

The 2006 study is not referenced within the LSA.  

2.3 The RBC Landscape Assessment (Warwickshire County Council, 2006) remains the most 
comprehensive landscape character evidence for the borough that formed part of the 
evidence base to the adopted local plan. Although predating Natural England’s 2014 
guidance, the methodology is consistent with the earlier Countryside Agency LCA guidance 
(2002), which underpins the current approach. 

2.4 This 2006 study defines the Site partly within the Dunsmore: Plateau Fringe Landscape 
Character Type (LCT) and the main body of the Site within the Dunsmore: Plateau Farmlands 
LCT.  

2.5 The Dunsmore: Plateau Farmlands LCT is described as being:  

“A very distinctive landscape – gently rolling, low glacial plateau being characterised by: an 
‘empty’ landscape of former waste with few roads and little settlement; a regular, geometric 
field pattern defined by closely cropped hawthorn hedges; many mature hedgerow oaks; 
large blocks of ancient woodland; remnants of heathy vegetation in woodlands and 
roadside verges, such as birch and bracken.” 

2.6 The condition of the Dunsmore: Plateau Farmlands LCT is described as varying considerably 
and states that:  

“A significant area to the south of Bilton, extending to the west of Dunsmore has a strong 
condition. This is one of the most intact areas of countryside on Rugby’s immediate urban 
fringe. Beyond this, there is quite a large area, between Cawston Spinney and the Coventry 
Road (B4429), which is in decline. At the extreme end of the spectrum, the landfill Site at 
Lawford Heath is shown as being of ‘weak’ condition.” 

2.7 The following points of relevance to the Proposed Development are highlighted with regard 
to landscape sensitivity:  
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• “Where tree cover is stronger, such as south of Cawston and Ryton, visibility is lower. 

• Ecological sensitivity is generally low elsewhere except for an area south of Cawston 
where smaller blocks of ancient woodland may also be found. 

• The strongly unified pattern and the gently rolling topography with scattered trees are 
the key elements which contribute to its sensitivity.” 

2.8 The Dunsmore: Plateau Fringe. This LCT (where the northern access route is located) is 
described as being “a variable landscape with an undulating topography of low rounded 
hills, broad valleys, and short, steep slopes occurring on the northern and southern edge of 
the Dunsmore plateau…” it is a “..large-scale, intensively farmed agricultural landscape, 
characterised by large arable fields, often with a poorly defined field pattern…” 

2.9 The condition of the Plateau Fringe LCT is described as generally in decline “with the 
exception of an area of parkland between the River Avon and Long Lawford, and land 
around Church Lawford and King’s Newnham, where the condition is strong. The southern 
fringe or escarpment on the other hand, is not only highly sensitive, but also largely in strong 
condition, making this an important feature to the south of the town”. 

2.10 The Site and its context are considered to be more representative of the Dunsmore: Plateau 
Farmlands LCT rather than the Dunsmore: Plateau Fringe LCT. Although part of the Site falls 
within the southernmost areas of the Dunsmore: Plateau Fringe LCT, it is divorced from the 
wider LCT by a disused railway line and new residential development to the north of Coventry 
Road. The Site and its surroundings exhibit many of the broad characteristics of the Plateau 
Farmlands LCT - the gently rolling, low glacial plateau, a regular geometric field pattern, 
defined by closely cropped hawthorn hedges, many mature hedgerow oaks and large blocks 
of ancient woodland.  

2.11 As it was undertaken in 2006, the Landscape Assessment of the Borough of Rugby 
Sensitivity and Condition Study does not take into consideration the changes resulting from 
the construction of Symmetry Park Phase 1. Since its production, the commercial 
development to the south of the Site has considerably altered the character of the 
Dunsmore: Plateau Farmlands LCT and whilst some of the overarching fabric of the Site 
remains characteristic, the use has changed from agricultural to commercial. Some of the 
features described, such as the regular geometric field pattern, closely cropped hawthorn 
hedges and mature hedgerow oaks have been lost whilst others have been enhanced as a 
result of the recent development to the south of the Site. 

South-West Rugby Landscape Sensitivity Study (2017) 

The 2017 study, which is marked as draft on the Council’s website, is referenced within the 
LSA, though it is acknowledged that “it is important to note that the assessment was 
undertaken before the delivery of large-scale employment development in the southern 
parts of zones 20n and 21c. The sensitivity judgements therefore reflect the landscape 
baseline at the time of assessment, against which subsequent change can be understood. 
These findings informed the conclusions [of the LSA] regarding the relative sensitivity and 
development suitability of the zones assessed”. 
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2.12 The 2017 study was also undertaken prior to the completion of the commercial 
development to the south of the Site and, as such, also does not provide an up-to -date 
assessment of the local context. It located the Site within ‘Zone:20n’ which was described 
as: 

“This zone comprises an open medium –large scale field pattern managed for cropping 
within the Dunsmore Plateau Farmlands landscape. Hedges are trimmed with insignificant 
hedge trees surviving. Tree cover is limited to within the green lane public right of way R168 
(Northampton Lane). Landform in this zone is undulating and gives rise to some very 
prominent skylines. The group of properties of Oak House, The Barn and Station Farm 
Cottage are visible within this zone, as well as from neighbouring zones. The disused 
Leamington – Rugby railway line, which is a Local Wildlife Site, runs through the western 
edge of the zone and a tributary of the River Avon, also a Local Wildlife Site, cuts across the 
central part of the zone. The zone has a strong landscape framework comprising adjacent 
Ancient and Semi-Natural Woodland, the disused railway line and the mature trees along 
PRoW R168 (Northampton Lane). However, internally it is very open, with views right across 
almost the whole zone, which is typical of landscapes in the Plateau Farmlands”. 

Rugby Borough Landscape Character Assessment (2025) 

The LSA refers to this 2025 broader study.  

2.13 The 2025 Landscape Character Assessment provides an update to the previous 2006 study 
and, as such, does not define any new character areas of relevance to the Site. The Site 
remains within the Dunsmore Landscape Character Area (LCA) and, more specifically, within 
the Plateau Farmlands LCT.  

2.14 The 2025 Landscape Character Assessment provides an updated description of the Plateau 
Farmlands LCT, which is a broad area  described as being “characterised by its 'empty' 
landscape with few roads and settlements. The gently rolling topography of the low glacial 
plateau is characterised by sandy soils, large areas of ancient woodland, and remnant 
heathland in woodlands and roadside verges. The regular geometric field pattern is defined 
by closely cropped hawthorn hedges.” 

2.15 The 2025 Landscape Character Assessment sets out a number of ‘forces for change’ for 
the wider Dunsmore LCA, which includes the Dunsmore Plateau Farmlands LCT, including:  

• “Inappropriate development bordering woodlands, causing habitat fragmentation and 
species isolation. 

• Loss of mature trees remnant from the 1970s epidemic has exacerbated habitat 
fragmentation. 

• Loss of hedgerows due to urban development and agricultural intensification. The 
creation of larger fields has exacerbated habitat fragmentation. In addition, there has 
been a general decline in the practice of hedge laying and an increase in annual 
trimming, resulting in gaps and loss of structure. 
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• Sensitive design is lacking in some new residential developments, particularly around 
historic villages and Rugby's peri-urban areas. A high number of converted redundant 
farm buildings for residential and holiday use are not in line with the landscape 
character. 

• Significant decrease in the number of dairy farms and mixed farming in the area. 

• Ridge and furrow and other historical earthworks continue to be lost as a result of 
ploughing, reseeding and the conversion to arable land.” 

2.16 The 2025 assessment then goes on to provide a set of guidelines for development within 
this landscape, to “protect the distinctiveness of the Dunsmore LCA”. This includes (with 
EDP emphasis where relevant to the Site): 

• “Protect hedgerows and hedgerow trees, many of which are Oak trees (Quercus robur). 

• Maintaining and enhancing the enclosed wooded character of the landscape. This is 
especially important in Dunsmore Parklands which is generally in decline. 

• Maintaining and enhancing the distinctive character of the landscape. This is 
especially important in Plateau Farmlands where a large area between Cawston 
Spinney and the Coventry Road is in decline. 

• Enhance the structure and key features of the farmed landscape. This is especially 
important in the Plateau Fringe which is generally in decline. 

• Planting of woodlands should be encouraged where appropriate. The mosaic of 
habitats including woodlands, hedgerows and heathlands, alongside the sustainable 
management of agricultural land will enhance the character of the landscape. 

• Protect and manage Draycote Reservoir and the network of canals and rivers to 
enhance biodiversity, water quality and for their contribution to recreation, sense of 
place and geodiversity. 

• Protect and manage the historic character and settlement pattern, including the 
deserted settlements, ancient settlements, veteran trees, farmsteads, country houses 
and landscaped parklands. This will enhance the educational and recreational 
experience for urban and rural communities. 

• Enhance the character of settlements in accordance with the landscape through 
improved design standards. Increased development and property improvements from 
population change and increased affluence is having an urbanising impact on 
settlements and dwellings”. 

RBC Landscape Sensitivity Assessments (2025) 

This up-to-date site-specific assessment is not referenced within the LSA. 

2.17 The RBC Landscape Sensitivity Assessment (March, 2025, updated November 2025) 
provides a specific assessment of the Site, being based on the same methodology as the 



Symmetry Park, Rugby: Phase 2 
Representations in Respect of Landscape Circumstances 

edp7232_r022b 

 

Section 2 12 March 2026 
 

Rugby Borough Landscape Character Assessment (2025), with the Site being referred to as 
‘South West Rugby Safeguarded Land’.  

2.18 The 2025 Sensitivity Assessment concludes that: 

• Landscape Value: Low – “The site has little landscape value. Its rural character is 
diminished by Symmetry Park. There is some natural value due to the hedgerows”; 

• Visual Value: Low – “The site itself has minimal visual value - although in its present 
state it may allow views of the spinney that could be lost if the site were developed”; 

• Mitigation potential: “Maintain existing hedgerows. Set development back from the 
spinney”; and 

• Overall Landscape Sensitivity: 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”. 

EDP ASSESSMENT OF LANDSCAPE CHARACTER 

2.19 Earlier published Landscape Character Assessments provide some contextual 
understanding of the defining characteristics of the wider landscape and, in some respects, 
the Site itself. Prior to the publication of the LSA, and where published assessments provide 
an update-to-date assessment of local character with consideration of new logistics 
development to the south of the Site, published documentation is aligned in that, while 
there may be some components of value within the landscape, which would be the case for 
most greenfield landscapes, both the landscape and visual value of the Site overall is 
assessed as being low. 

2.20 The expanding settlement of Rugby and the recent development within Symmetry Park 
Phase 1 has changed the landscape context to the north (residential) and south 
(commercial) of the Site from rural to suburban. The disused railway embankment with 
mature vegetation is a prominent linear feature cutting through the landscape and 
separating the urban settlement of Rugby from the agricultural hinterland to the west.  

2.21 Scenic quality across the Site is varied primarily due to the influence of topography and the 
enclosing effect of surrounding trees, and woodland to the north (Cawston Spinney, Fox 
Covert and Boat House Spinney). Trees and hedgerows around the rest of the Site boundary 
provide further containment and contribute to the sense of place. 

2.22 The landscape elements with the potential to be adversely impacted by the development of 
the Site would include hedgerow boundaries and mature trees which define the existing 
agricultural field parcels. These landscape elements have been shown to be characteristic 
of published character assessments and are present within the Site or local context. 
However, the Site is adversely affected, in a sensory manner, by its proximity to the existing 
Symmetry Park Phase 1 development, which is clearly visible in short-distance views.  

2.23 The Site does not lie within, or contain any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
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or distinct character. Though there are features of higher value within the local context, 
most notably Cawston Spinney, EDP consider the value and susceptibility of the Site itself, 
to be low, leading to an overall low sensitivity. 

2.24 EDP’s judgement of sensitivity is aligned with those published character assessments prior 
to the issue of the LSA (which as noted above, fails to take account of all of these previously 
published studies).   
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Section 3 
LSA Review 

3.1 This review considers whether the LSA (January 2026) provides a robust assessment of 
landscape and visual value and sensitivity, having regard to accepted guidance, including 
the Guidelines for Landscape and Visual Impact Assessment, Third Edition (GLVIA3) 
provided by the Landscape Institute and an Approach to Landscape Character Assessment‘ 
(Natural England, 2014).  

METHODOLOGY AND APPROACH 

3.2 Notably, the LSA was produced after the submission of TBBD’s application which would 
deliver up to 149,564 sqm GEA of B8 Use Class (with ancillary offices), an energy centre, 
and the Potford Dam Link Road. No reference is made within the LSA to the current 
application material with regards to the value of the Site in landscape and visual terms, and 
no rebuttal/comment is afforded to the detailed application analysis.  

3.3 More importantly, as can be seen above, not all of the Council’s published documents that 
refer to landscape character have been referenced by the LSA, as the RBC Landscape 
Sensitivity Assessment (March, 2025) and the Landscape Assessment of the Borough of 
Rugby (2006) have  not been referenced at all.  

3.4 As above, the RBC Landscape Sensitivity Assessment (March, 2025) provides a site-specific 
assessment and concludes that the landscape value, visual value, and overall sensitivity of 
the Site is low. However, this is not taken into consideration by the LSA.  

3.5 Though the LSA provides a judgement of landscape value against up-to-date guidance, 
namely the Landscape Institute’s TGN 02-21: Assessing landscape value outside national 
designations, limited evidence is provided to define the boundaries of each of the character 
areas upon which the assessment of value is undertaken.  

Landscape Character Areas 

3.6 As illustrated at Image EDP 3.1, the LSA identifies three character areas, including the 
Cawston Spinney character area, the Cawston Lane Farmland character area and Land 
South of Cawston Spinney (note that baseline mapping does not show the extent of logistics 
development to the south). The LSA then confirms that: “These areas were delineated 
based on dominant physical and visual features, as well as how the landscape is 
experienced, rather than through rigid, fixed boundaries. The boundaries are naturally fluid, 
with some overlap and transition, reflecting the dynamic and complex nature of the 
landscape”, however, little evidence is provided as to why the boundaries of each character 
area are where they are. 

3.7 The LSA acknowledges that (with EDP emphasis) “While these areas form part of a wider, 
coherent landscape and share certain characteristics, they also exhibit differences in their 
character, function, and relationship with their surroundings. As a result, each area may 
be subject to a different evaluation of landscape value”. However, with an assessment at 
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such a fine landscape scale, it is surprising that there is limited evidence provided to justify 
the boundary between these character areas. Such an approach can result in elements of 
higher landscape value, which in this case includes Cawston Wood itself, potentially 
elevating the value of land surrounding the woodland which, in fact, ‘exhibit a difference in 
character, function, and relationship with their surroundings’.  

 
Image EDP 3.1: Extract from LSA, showing ‘Figure 4.4: Indicative Landscape Character Areas’. 
Baseline mapping here does not show the extent of logistics development to the south.   

3.8 The Site is located within the Cawston Spinney and Land South of Cawston Spinney 
character areas and, as such, no further consideration is given to the Cawston Lane 
Farmland character area. 

Analysis of Landscape Character Areas 

3.9 As can be seen above at Image EDP 3.1, the boundary between the Cawston Spinney and 
Land South of Cawston Spinney character areas is not defined by ‘dominant physical and 
visual features’; the boundary does not follow existing field boundaries or woodland edges, 
nor does it follow an obvious or abrupt change in topography. As such, according to the LSA 
definition, the boundary between each character area can only relate to ‘how the landscape 
is experienced’, though the LSA does acknowledge that: “The boundaries are naturally fluid, 
with some overlap and transition, reflecting the dynamic and complex nature of the 
landscape”.  

3.10 For ease of reference, the key characteristics and points relating to landscape value 
identified by the LSA for both the Cawston Spinney character area and the Land South of 
Cawston Spinney character areas are set out below: 

• “Cawston Spinney character area 

• Woodland forming the focal point of views 

• Change in topography descending towards Cawston Wood Fishery Pond 
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• Enclosed and intimate character within the woodland 

• Significant contribution to the site’s natural and ecological value” 

• “Land South of Cawston Spinney character area 

• Expansive arable fields with views dominated by large-scale industrial 
development 

• Stark contrast with the woodland to the north 

• Limited tree cover and a legible field pattern 

• Presence of a green lane and hedgerows along field boundaries, sometimes 
fragmented”. 

3.11 It is clear that the key characteristics of the defined Cawston Spinney character area largely 
relate to the woodland itself, with the main attributes beyond the woodland relating to 
topography descending towards Cawston Wood Fishery Pond and with the woodland being 
a ‘focal point of views’.  

3.12 The Site itself, given its open agricultural nature, could in its entirety align with all of the 
characteristics of the Land South of Cawston Spinney character area, and it is only the land 
immediately adjacent to the woodland itself that relates to the existing logistics 
development to a lesser degree.  

3.13 There is limited evidence or justification within the LSA to define the boundaries between 
the two character areas, there are no ‘dominant physical and visual features’ to define the 
boundary, and there is limited justification as to the ways in which this landscape is 
experienced to justify the boundary in the location shown.  

Landscape Value 

3.14 The LSA refers to Landscape Institute Technical Note 02/21 Table 1 and GLVIA3 Box 5.1 in 
providing a judgement on landscape value. For each of the defined character areas, it 
concludes that: 

• Cawston Spinney character area: “… good landscape value. The area demonstrates 
multiple positive factors, including elevated natural heritage, functional ecological 
elements, scenic and perceptual qualities, and well-structured landscapes. While the 
limited number of cultural heritage assets and partial visibility of nearby industrial 
development slightly temper the experience, the combination of woodland, open 
areas, and Local Wildlife Sites creates a recognisable sense of place and overall good 
landscape value”; and 

• Land South of Cawston Spinney character area: “…ordinary landscape value. The 
landscape is strongly influenced by the adjacent industrial estate, with built form, 
infrastructure and associated activity exerting a dominant presence that reduces 
tranquillity and limits scenic and perceptual quality. Although elements of the rural 
landscape remain, including open fields and hedgerows, these features do not 
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combine to create a distinctive or coherent sense of place. However, towards the 
boundary with the Cawston Spinney character area, there is a perceptible transition in 
landscape character, reflecting the increasing influence of woodland and a more 
enclosed landscape structure beyond the character area”. 

3.15 For ease of reference, the criteria for both ordinary and good landscape value stated within 
the LSA is provided below (with EDP emphasis): 

• Good: “Landscapes, or areas of landscape, that have a recognisable landscape value, 
likely including multiple positive factors, and potentially creating a distinctive sense 
of place. This includes (but is not exclusive to) landscapes that, to a lay person, can 
be recognised as having: elevated natural and/or cultural heritage interest; scenic 
and/or perceptual qualities; and/ or a good condition that may feature some 
detracting factors, but none sufficient to fundamentally undermine its quality (etc.). In 
some instances, the category may be used for landscapes which feature just one, or a 
small collection of particularly strong landscape elements while otherwise being of 
relatively ordinary character (e.g. an area that well illustrates a specific historical land 
use). The category will include most locally designated or locally valued landscapes 
where their constituent characteristics and elements are of sufficient quality, and 
areas within national designations that contribute to, but may not be exemplar of the 
characteristics and qualities for which they are celebrated”; and 

• Ordinary: “Landscapes, or areas of landscapes, that may feature one or more 
elements of interest or quality, but are generally of a common typology, and a 
character not warranting particular celebration. This will include the majority of 
landscapes, including many rural and peri-urban environments. In some scenarios, the 
category may be used where a landscape features both positive and negative 
elements which balance to a broadly net neutral position. The ordinary category may 
be applied to specific areas of both nationally designated or locally designated/valued 
landscapes, when those localities' character is not deemed to make meaningful 
contributions to the wider value and significance of these landscapes, or where 
character may markedly differ from the qualities for which they are primarily 
protected”. 

3.16 It is clear then that, to meet the LSA criteria of ‘good’, a landscape must include ‘multiple 
positive factors’ and potentially create a ‘distinctive sense of place’. In considering this in 
detail, Table EDP 3.1 below considers the LSA judgements of landscape value against each 
of the nine criteria within Landscape Institute Technical Note 02/21, with EDP commentary.   









Symmetry Park, Rugby: Phase 2 
Representations in Respect of Landscape Circumstances 

edp7232_r022b 

 

Section 3 21 March 2026 
 

3.17 It is clear that, overall, while the Cawston Spinney woodland itself provides a strong 
contribution to landscape value, there is limited evidence provided as to why land beyond 
the woodland edge to the south is considered to meet the same criteria. Though the LSA 
acknowledges that there may be areas of higher landscape value adjacent to the woodland 
edge, there is little evidence provided as to why this judgement of landscape value should 
extend as far as the boundaries of the defined character area where land is privately owned 
arable land with strong visual associations with adjacent logistics-built form.  

3.18 Notably, the character of the Site will change further as the development of land associated 
with the wider south-west Rugby allocation is progressed.  

3.19 Overall, EDP do not agree that the entire Cawston Spinney character area defined by the 
LSA meets the ‘good’ criteria, as land beyond the woodland itself does not meet the criteria 
of including “multiple positive factors, and potentially creating a distinctive sense of place”. 
In defining the character areas as shown, the LSA has over emphasised the value of the 
landscape beyond Cawston Spinney which has, inevitably, inflated the overall judgement of 
landscape sensitivity.  

Susceptibility to Change 

3.20 The LSA does not define a specific development scenario in order to consider susceptibility 
to change, only considering ‘residential’ and ‘commercial’ development. However, in 
considering a ‘commercial’ development, for each defined character area, the LSA 
concludes that: 

• Cawston Woodland: “The area immediately south of the woodland edge has high 
susceptibility to commercial development. Large-scale built form would be 
incongruous with the existing landscape, altering baseline character and affecting 
landscape and ecological features that contribute positively to the character, setting, 
and integrity of the Cawston Spinney character area”; and 

• South of the Woodland: “Parts of the character area are already developed for 
commercial use, with the Iron Mountain Industrial Estate occupying land to the south 
and south-west. In these areas, large-scale built form is a defining feature of the 
baseline landscape. While this reduces susceptibility to change, further commercial 
development could intensify built form and extend industrial influence. As such, land 
within and immediately adjoining the existing industrial estate from the north is 
assessed as having medium susceptibility to commercial development 

In contrast, the safeguarded land located immediately south of Cawston Spinney 
character area performs a buffering function between industrial development and the 
edge of Cawston Spinney character area. The introduction of commercial development 
within the northern portion of the area could undermine this role and result in an 
incongruous extension of industrial character towards the spinney. Such change could 
give rise to notable adverse effects on landscape character and on the setting and 
integrity of Cawston Spinney. Accordingly, this zone is assessed as having high 
susceptibility to commercial development”. 
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3.21 Under GLVIA3, susceptibility concerns the ability of a landscape to accommodate a type of 
development without undue harm to its key characteristics. Considerations of susceptibility 
should therefore refer to inherent landscape attributes and explain why those 
characteristics may be sensitive to a defined category of development (e.g., large-scale 
commercial development). The LSA appears to go beyond this, moving into effect-based 
reasoning and predicting outcomes, including that “The introduction of commercial 
development within the northern portion of the area could undermine this role and result 
in an incongruous extension of industrial character towards the spinney.” In relation to 
residential development, the LSA also suggests mitigation measures that might “reduce the 
contrast with surrounding agricultural land.” Such commentary extends beyond assessing 
inherent susceptibility and instead begins to anticipate the likely effects of development 
which, under GLVIA3 and the August 2024 Clarifications provided by the Landscape 
Institute, should be appropriately addressed at LVIA stage (this has been provided within 
TBBD’s application which, as above, has not been reviewed by the LSA). 

3.22 Overall, the judgements of susceptibility within the LSA are unclear, particularly as there 
appears to be a level of judgment of the effects arising from development having informed 
the level of susceptibility. 

Landscape Sensitivity 

3.23 In assessing landscape sensitivity, the LSA defines three different levels of sensitivity across 
the Site though, again, the boundaries between each area are unclear.  

3.24 The LSA concludes that (refer to Image EDP 3.2) (with EDP emphasis); 

• “The southernmost portion of the area, assessed as having ordinary landscape value 
and medium susceptibility to commercial development, is classified as having medium 
to low sensitivity. A professional judgement of low sensitivity is applied, reflecting 
the established baseline created by the adjacent industrial estate, where large-scale 
commercial development is already a defining characteristic of the landscape. 

• Further north, within the transitional zone between the Land South of Cawston Spinney 
and the Cawston Spinney character areas, the combination of ordinary landscape 
value and high susceptibility results in an overall medium sensitivity, reflecting the 
area's role in mediating between the industrial landscape to the south and the more 
enclosed, wooded character of Cawston Spinney. 

• Within the Cawston Spinney character area, the landscape has good value and high 
susceptibility. While the sensitivity matrix indicates high to medium sensitivity, our 
professional judgement is to classify this portion of land as high sensitivity, 
reflecting the intact landscape condition and the area's role in protecting the 
ecological and landscape integrity of the spinney”. 

3.25 Notably, the overall sensitivity for the southernmost portion of the area has been assessed 
downwards, with the Cawston Spinney character area being assessed upwards.  
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Image EDP 3.2: Extract from LSA summary of landscape sensitivity. 
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Section 4 
Conclusions 

4.1 The Site does not lie within, or contain, any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
or distinct character.  

4.2 It is clear that, overall, while Cawston Spinney itself provides a strong contribution to 
landscape value, there is limited evidence provided as to why land beyond the woodland 
edge to the south, is considered to meet the same criteria. Though the LSA acknowledges 
that there may be areas of higher landscape value adjacent to the woodland edge, there is 
little evidence provided as to why this judgement of landscape value should extend as far 
as the boundaries of the defined character area, where land is privately owned arable land 
with strong visual associations with adjacent logistics-built form. Though there are features 
of higher value within the local context most notably Cawston Spinney, EDP consider the 
value and susceptibility of the Site itself, to be low, leading to an overall low sensitivity. 

4.3 EDP’s review shows that, though the LSA post-dates the drafting of the Council’s Proposed 
Submission Local Plan (Reg 19), there is a notable correspondence between defined 
character areas and policy extents. Sensitivity boundaries appear to correspond closely with 
indicative built development extents within policy which, as set out above, were determined 
prior to the publication of the LSA. While such alignment is not inherently inappropriate, 
there is limited evidence within the LSA to demonstrate that these boundaries are 
independently derived from landscape character analysis rather than reflecting allocation 
geometry or policy-defined edges. Where assessment units mirror planning boundaries 
without clear landscape justification, there is a risk that the sensitivity framework may be 
influenced, or perceived to be influenced, by policy structuring rather than intrinsic 
landscape characteristics. 

4.4 EDP’s judgement of landscape and visual sensitivity is aligned with those published 
character assessments prior to the issue of the LSA, not all of which have been reviewed by 
the LSA. Essentially, the LSA is an outlier in this case. Though there are features of higher 
value within the local context, most notably Cawston Spinney, EDP concur with the findings 
of the RBC Landscape Sensitivity Assessment (March, 2025) and consider the value and 
susceptibility of the Site itself to be low, leading to an overall low sensitivity. 

4.5 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and there is no evidence which justifies the shape, size 
and capacity of the indicative development area. 

 

 



 

 

 



























































































































  

  

 

   

 
  

 

  

  
 

  

   

 

 

 

   

      

   

  

  









 

OFFICIAL - Sensitive  

An increase in watercourse units appears to be achievable through reducing encroachment levels. 
However, this culverting of watercourses should be seen as a last resort (e.g. bridge over S1 (Avon 
tributary)). 

Once BNG is agreed the deemed condition mandated by the Environment Act 2021 will apply, and 
the Decision Notice should include relevant wording to that effect.  To support discharge of the 
deemed condition, a completed Biodiversity Gain Plan (BGP), a Habitat Management and 
Monitoring Plan (HMMP), including a detailed proposed habitat/landscape plan and 
corresponding Defra metric must be submitted to the LPA. A separate condition for a HMMP is 
recommended to ensure enactment of the HMMP. 

 

Protected species  
Surveys have been carried out over several years from 2014 to 2022 and update surveys during 
2024. Table EDP 1.1: Summary of Surveys Undertaken 2014 – 2022 is very helpful.  
 
Birds  
Noted as a potential constraint in trees, vegetation and in arable fields. Notable species recorded 
include farmland species skylark F2 and F3, yellowhammer and linnet.  
 
F2 and F3 will be lost to facilitate the development. Compensation for the loss of skylark habitat 
will be required.  
 
Bats 
Roosts - No buildings were on the site. No surveys needed.  
 
Three trees were identified as having features during a ground level assessment. Following an 
aerial inspection only T3 was found to have suitable roosting features, and these were PRF-I or 
suitable for individual bats, rather than more than one or maternity and/or hibernation roosts.  
 
Commuting and foraging - Higher levels of activity were concentrated around the woodland 
habitat to the north and Potsford Dam irrigation lake (pond P1). Most passes were common 
species, including pipistrelle species and myotis species.  
 
Free movement of this species from Potsford Lake and Cawston Woodlands into the wider 
landscape could be impeded by lack of suitable mature trees and vegetation along the spine road.  
 
Dormouse 
No records were returned for his species and a survey undertaken in 2024 found no evidence of 
dormice.  
 
Otter 
Two records of this species within the site in 2025 and 2017. No signs of otter were recorded 
during update surveys in 2024.   
 
Otters may be occasionally using the site for access to P1, Potsford Dam irrigation lake and 
commuting routes associated with River Avon. They may also be using the ancient woodland. 
 



 

OFFICIAL - Sensitive  

The link road will include a bridge over the Avon tributary. A mammal shelf is included in the 
culvert, however, the use of culverting reduces the attraction of the watercourse for this species 
and increases the likelihood for road casualties. It is strongly recommended that a bridge is 
considered coupled with robust measures to avoid harm to otters and other riparian species. 
These measures will need to be included within a CEMP.  
 
Water Vole 
One record from 2002 northeast of the site is held by WBRC.  
 
No signs were observed during previous surveys, nor during a 2024 update.  No constraints are 
expected for this species.  
 
Badger 
Recent site surveys were undertaken in 2024 and 2025 following a series of surveys between 2017 
to 2022.  No signs of badger were found across the site.  
 
The wider site will be in a state of transition, and this may especially include dispersal of this 
species. It is important to be aware of this and remain vigilant. Pre-checks should be undertaken 
as well as scheduled walkover surveys during clearance and construction phases of the 
development. Cumulative effects do not appear to be assessed. This is particularly important for 
badger populations associated within the woodland. 
 
Reasonable avoidance measures outlined in the mitigation strategy should be included in a CEMP.  
 
Reptiles 
Grass snake was recorded within the wider site in 2021.  Two were recorded along south edge of 
Cawston Spinney close to Ditch 1 (D1). Surveys concluded a small population of grass snake were 
present on the site.  
 
Ecological supervision of site clearance is recommended and the methodology outlined in the 
Mitigation Strategy should be included in a CEMP with appropriate management of the ancient 
woodland buffer to be incorporated into the HMMP. 
 
Great crested newt (GCN) and amphibians 
No ponds were present within the site. Potsford Dam irrigation lake was adjacent to the site 
boundary to the north.  Traditional bottle trapping and eDNA surveys were undertaken and 
negative results for GCN were returned.  The lake is largely unsuitable due to presence of fish and 
waterfowl.  
 
Sensitive clearance for reptiles, which will be included in a CEMP, will include appropriate 
measures for amphibians, including GCN.  Should any newts be encountered, all work must stop 
whilst ecological advice is sought.  A Natural England Licence may be needed if more than one 
GCN is found.  
 
Bloody-nosed beetle 
Three surveys found this species, a Warwickshire Local Biodiversity Action Plan (LBAP) Priority 
Species in several locations outside the red line and two within the application site boundary in 
2021, adult beetle, and 2024, larval stage. 
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Section 1 
Introduction 

INTRODUCTION AND KEY CONCLUSIONS 

1.1 This paper in respect of Landscape and Visual circumstances has been prepared by The 
Environmental Dimension Partnership Ltd (EDP) on behalf of Tritax Big Box Developments 
(TBBD) and provides a review of ‘The area of South West Rugby, Landscape Sensitivity 
Assessment’ (LSA) undertaken by Node on behalf of Rugby Borough Council (RBC) in 
January 2026, and previous landscape studies of this area. 

1.2 EDP is an independent environmental planning consultancy with offices in Cirencester, 
Cardiff and Cheltenham. The practice provides advice to private and public sector clients 
throughout the UK in the fields of landscape, ecology, archaeology, cultural heritage, 
arboriculture, rights of way and masterplanning. Details of the practice can be obtained at 
our website (www.edp-uk.co.uk). EDP is a Registered Practice of the Landscape Institute1 
specialising in the assessment of the effects of proposed development on the landscape.  

KEY FINDINGS OF EDP’S LSA REVIEW 

1.3 The Site does not lie within, or contain, any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
or distinct character. Though there are features of higher value within the local context most 
notably Cawston Spinney, EDP consider the value and susceptibility of the Site itself, to be 
low, leading to an overall low sensitivity. 

1.4 It is clear that, overall, while Cawston Spinney itself provides a strong contribution to 
landscape value, there is limited evidence provided as to why land beyond the woodland 
edge to the south, is considered to meet the same criteria. Though the LSA acknowledges 
that there may be areas of higher landscape value adjacent to the woodland edge, there is 
little evidence provided as to why this judgement of landscape value should extend as far 
as the boundaries of the defined character area, where land is privately owned arable land 
with strong visual associations with adjacent logistics built form. While EDP would agree 
with the general narrative within the conclusions of the LSA, the judgements of overall 
sensitivity, and in particular the defined areas of sensitivity, are unclear.  

1.5 Sensitivity boundaries appear to correspond closely with safeguarded land extents and 
development typologies which were determined prior to the publication of the LSA. While 
such alignment is not inherently inappropriate, there is limited evidence within the LSA to 
demonstrate that these boundaries are independently derived from landscape character 
analysis rather than reflecting allocation geometry or policy-defined edges. Where 
assessment units mirror planning boundaries without clear landscape justification, there is 
a risk that the sensitivity framework may be influenced, or perceived to be influenced, by 
policy structuring rather than intrinsic landscape characteristics. 

 
1 LI Practice Number 1010. 
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1.6 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and there is no evidence which justifies the shape, size 
and capacity of the indicative development area. 

POLICY BACKGROUND 

1.7 The Site is located at Ordnance Survey Grid Reference (OSGR) SP 46869 72326 and lies 
within the administrative boundary of Rugby Borough Council. The Site is covered by policy 
DS8 in RBC’s adopted Local Plan (2019), which allocates the south-west Rugby Site for 
around 35ha (gross) of B8 (storage and distribution) employment land (Policies DS3, DS4, 
DS8 and DS9) and 5,000 dwellings and identifies the site as ‘Safeguarded Land’.  

1.8 The Site is also a draft allocation for employment use in the RBC Local Plan Preferred Option 
Consultation Document which was published for consultation in March 2025, identifying 
the Site as ‘Site ID 17’ :‘South West Rugby employment phase 2’. An extract of Rugby’s 
Preferred Option Consultation Document is provided below at Image EDP 1.1. 

 
Image EDP 1.1: Extract from Rugby’s Preferred Option Consultation Document with the Site shown 
as South West Rugby employment phase 2.  

1.9 More recently, the allocation of the Site (as illustrated below at Image EDP 1.2) was 
presented within RBC Local Plan 2025-2042 Regulation 19 Consultation at the Council’s 
Cabinet meeting on 06 January 2026 (see Agenda Item 52). Importantly, though the 
‘indicative built development area’ has been reduced within the Regulation 19 plan, this 

 
2https://www.rugby.gov.uk/documents/20124/60878026/PUBLIC+AGENDA+Cabinet+6+January+2026.pdf/71fbaec
1-180b-9e4a-9579-b221a6001060?version=1.0&t=1766162451071 
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reduction predated the first draft issue of the LSA (the LSA was first issued in draft 10 days 
later on 16 January 2026). 

 
Image EDP 1.2: Extract from Rugby Borough Council Proposed Submission Local Plan Consultation 
(Regulation 19) considered by the Cabinet on 06 January 2026. 

1.10 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and that the “indicative development area” shown in the 
Annex: Development Site Allocations to the Plan (Image EDP 1.2) is not evidence-led as it 
does not follow the conclusions of the LSA. This is supported by the reference within the 
Stage 2 Site Options Assessment (December 2025) which states that (with EDP emphasis) 
“Mitigations proposed in the illustrative masterplan include management and retention of 
mature hedgerows and trees, new areas of shrubs, trees and wildflowers within a 15m 
woodland buffer in the north of the site”.  

1.11 In summary, there is no evidence which justifies the shape, size and capacity of the 
indicative development area. 

BRIEF DESCRIPTION OF THE SITE AND ITS CONTEXT 

1.12 The Site is situated approximately 5km to the south-west of Rugby town centre, on the 
outskirts of Cawston. It comprises four agricultural field parcels with a network of hedgerows 
and individual trees. Symmetry Park Phase 1, which is located to the south of the Site, was 
granted planning permission in 2020. Within the local context, the Site is in close proximity 
to busy major transport links; namely the A45 and A4071, which dissect the landscape to 
the south and west.  

1.13 The northern boundary of the main body of the Site is bound by a pond and woodland blocks 
(namely Cawston Spinney, Fox Covert and Boat House Spinney). Beyond the immediate 
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context of the Site, residential development is located to the north and east of the Site. 
These properties are associated with the southern edge of Rugby.  

1.14 Beyond the Site boundary and within the immediate context, the following planning 
applications have been submitted or constructed: 

• To the south and south-west of the Site, Units 1-7 of Symmetry Park Phase 1 and the 
Spine Road are now complete, resulting in a change to the character of the Site; 

• To the south-east, an application for 1,600 residential dwellings, with additional uses, 
has been submitted under planning reference R25/0491, in accordance with the wider 
South-West Rugby allocation; 

• To the west, an application for 350 dwellings has been submitted under planning 
reference R22/0853, in accordance with the wider South West Rugby allocation; and 

• To the north, beyond the Cawston Spinney woodland, an application for 275 dwellings 
(application reference R22/0853) has a resolution to grant planning permission 
awarded by the Council.  
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Section 2 
Published Documentation Review 

2.1 EDP has been providing advice on landscape matters to TBBD since the outset of the design 
process for their landholding within the South West Rugby Allocation and in so doing, helping 
to ensure that the masterplan is sensitive to its landscape context. During this time, in 
addition to carrying out numerous site visits for more than a decade, EDP have reviewed 
various published documents with regards to the Landscape and Visual value of this site.  

2.2 In reviewing the Council’s latest LSA undertaken by NODE (LSA), it is important to first review 
all previous local assessments for context.  

PUBLISHED DOCUMENTATION REVIEW 

Landscape Assessment of the Borough of Rugby Sensitivity and Condition Study (2006) 

The 2006 study is not referenced within the LSA.  

2.3 The RBC Landscape Assessment (Warwickshire County Council, 2006) remains the most 
comprehensive landscape character evidence for the borough that formed part of the 
evidence base to the adopted local plan. Although predating Natural England’s 2014 
guidance, the methodology is consistent with the earlier Countryside Agency LCA guidance 
(2002), which underpins the current approach. 

2.4 This 2006 study defines the Site partly within the Dunsmore: Plateau Fringe Landscape 
Character Type (LCT) and the main body of the Site within the Dunsmore: Plateau Farmlands 
LCT.  

2.5 The Dunsmore: Plateau Farmlands LCT is described as being:  

“A very distinctive landscape – gently rolling, low glacial plateau being characterised by: an 
‘empty’ landscape of former waste with few roads and little settlement; a regular, geometric 
field pattern defined by closely cropped hawthorn hedges; many mature hedgerow oaks; 
large blocks of ancient woodland; remnants of heathy vegetation in woodlands and 
roadside verges, such as birch and bracken.” 

2.6 The condition of the Dunsmore: Plateau Farmlands LCT is described as varying considerably 
and states that:  

“A significant area to the south of Bilton, extending to the west of Dunsmore has a strong 
condition. This is one of the most intact areas of countryside on Rugby’s immediate urban 
fringe. Beyond this, there is quite a large area, between Cawston Spinney and the Coventry 
Road (B4429), which is in decline. At the extreme end of the spectrum, the landfill Site at 
Lawford Heath is shown as being of ‘weak’ condition.” 

2.7 The following points of relevance to the Proposed Development are highlighted with regard 
to landscape sensitivity:  
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• “Where tree cover is stronger, such as south of Cawston and Ryton, visibility is lower. 

• Ecological sensitivity is generally low elsewhere except for an area south of Cawston 
where smaller blocks of ancient woodland may also be found. 

• The strongly unified pattern and the gently rolling topography with scattered trees are 
the key elements which contribute to its sensitivity.” 

2.8 The Dunsmore: Plateau Fringe. This LCT (where the northern access route is located) is 
described as being “a variable landscape with an undulating topography of low rounded 
hills, broad valleys, and short, steep slopes occurring on the northern and southern edge of 
the Dunsmore plateau…” it is a “..large-scale, intensively farmed agricultural landscape, 
characterised by large arable fields, often with a poorly defined field pattern…” 

2.9 The condition of the Plateau Fringe LCT is described as generally in decline “with the 
exception of an area of parkland between the River Avon and Long Lawford, and land 
around Church Lawford and King’s Newnham, where the condition is strong. The southern 
fringe or escarpment on the other hand, is not only highly sensitive, but also largely in strong 
condition, making this an important feature to the south of the town”. 

2.10 The Site and its context are considered to be more representative of the Dunsmore: Plateau 
Farmlands LCT rather than the Dunsmore: Plateau Fringe LCT. Although part of the Site falls 
within the southernmost areas of the Dunsmore: Plateau Fringe LCT, it is divorced from the 
wider LCT by a disused railway line and new residential development to the north of Coventry 
Road. The Site and its surroundings exhibit many of the broad characteristics of the Plateau 
Farmlands LCT - the gently rolling, low glacial plateau, a regular geometric field pattern, 
defined by closely cropped hawthorn hedges, many mature hedgerow oaks and large blocks 
of ancient woodland.  

2.11 As it was undertaken in 2006, the Landscape Assessment of the Borough of Rugby 
Sensitivity and Condition Study does not take into consideration the changes resulting from 
the construction of Symmetry Park Phase 1. Since its production, the commercial 
development to the south of the Site has considerably altered the character of the 
Dunsmore: Plateau Farmlands LCT and whilst some of the overarching fabric of the Site 
remains characteristic, the use has changed from agricultural to commercial. Some of the 
features described, such as the regular geometric field pattern, closely cropped hawthorn 
hedges and mature hedgerow oaks have been lost whilst others have been enhanced as a 
result of the recent development to the south of the Site. 

South-West Rugby Landscape Sensitivity Study (2017) 

The 2017 study, which is marked as draft on the Council’s website, is referenced within the 
LSA, though it is acknowledged that “it is important to note that the assessment was 
undertaken before the delivery of large-scale employment development in the southern 
parts of zones 20n and 21c. The sensitivity judgements therefore reflect the landscape 
baseline at the time of assessment, against which subsequent change can be understood. 
These findings informed the conclusions [of the LSA] regarding the relative sensitivity and 
development suitability of the zones assessed”. 
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2.12 The 2017 study was also undertaken prior to the completion of the commercial 
development to the south of the Site and, as such, also does not provide an up-to -date 
assessment of the local context. It located the Site within ‘Zone:20n’ which was described 
as: 

“This zone comprises an open medium –large scale field pattern managed for cropping 
within the Dunsmore Plateau Farmlands landscape. Hedges are trimmed with insignificant 
hedge trees surviving. Tree cover is limited to within the green lane public right of way R168 
(Northampton Lane). Landform in this zone is undulating and gives rise to some very 
prominent skylines. The group of properties of Oak House, The Barn and Station Farm 
Cottage are visible within this zone, as well as from neighbouring zones. The disused 
Leamington – Rugby railway line, which is a Local Wildlife Site, runs through the western 
edge of the zone and a tributary of the River Avon, also a Local Wildlife Site, cuts across the 
central part of the zone. The zone has a strong landscape framework comprising adjacent 
Ancient and Semi-Natural Woodland, the disused railway line and the mature trees along 
PRoW R168 (Northampton Lane). However, internally it is very open, with views right across 
almost the whole zone, which is typical of landscapes in the Plateau Farmlands”. 

Rugby Borough Landscape Character Assessment (2025) 

The LSA refers to this 2025 broader study.  

2.13 The 2025 Landscape Character Assessment provides an update to the previous 2006 study 
and, as such, does not define any new character areas of relevance to the Site. The Site 
remains within the Dunsmore Landscape Character Area (LCA) and, more specifically, within 
the Plateau Farmlands LCT.  

2.14 The 2025 Landscape Character Assessment provides an updated description of the Plateau 
Farmlands LCT, which is a broad area  described as being “characterised by its 'empty' 
landscape with few roads and settlements. The gently rolling topography of the low glacial 
plateau is characterised by sandy soils, large areas of ancient woodland, and remnant 
heathland in woodlands and roadside verges. The regular geometric field pattern is defined 
by closely cropped hawthorn hedges.” 

2.15 The 2025 Landscape Character Assessment sets out a number of ‘forces for change’ for 
the wider Dunsmore LCA, which includes the Dunsmore Plateau Farmlands LCT, including:  

• “Inappropriate development bordering woodlands, causing habitat fragmentation and 
species isolation. 

• Loss of mature trees remnant from the 1970s epidemic has exacerbated habitat 
fragmentation. 

• Loss of hedgerows due to urban development and agricultural intensification. The 
creation of larger fields has exacerbated habitat fragmentation. In addition, there has 
been a general decline in the practice of hedge laying and an increase in annual 
trimming, resulting in gaps and loss of structure. 
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• Sensitive design is lacking in some new residential developments, particularly around 
historic villages and Rugby's peri-urban areas. A high number of converted redundant 
farm buildings for residential and holiday use are not in line with the landscape 
character. 

• Significant decrease in the number of dairy farms and mixed farming in the area. 

• Ridge and furrow and other historical earthworks continue to be lost as a result of 
ploughing, reseeding and the conversion to arable land.” 

2.16 The 2025 assessment then goes on to provide a set of guidelines for development within 
this landscape, to “protect the distinctiveness of the Dunsmore LCA”. This includes (with 
EDP emphasis where relevant to the Site): 

• “Protect hedgerows and hedgerow trees, many of which are Oak trees (Quercus robur). 

• Maintaining and enhancing the enclosed wooded character of the landscape. This is 
especially important in Dunsmore Parklands which is generally in decline. 

• Maintaining and enhancing the distinctive character of the landscape. This is 
especially important in Plateau Farmlands where a large area between Cawston 
Spinney and the Coventry Road is in decline. 

• Enhance the structure and key features of the farmed landscape. This is especially 
important in the Plateau Fringe which is generally in decline. 

• Planting of woodlands should be encouraged where appropriate. The mosaic of 
habitats including woodlands, hedgerows and heathlands, alongside the sustainable 
management of agricultural land will enhance the character of the landscape. 

• Protect and manage Draycote Reservoir and the network of canals and rivers to 
enhance biodiversity, water quality and for their contribution to recreation, sense of 
place and geodiversity. 

• Protect and manage the historic character and settlement pattern, including the 
deserted settlements, ancient settlements, veteran trees, farmsteads, country houses 
and landscaped parklands. This will enhance the educational and recreational 
experience for urban and rural communities. 

• Enhance the character of settlements in accordance with the landscape through 
improved design standards. Increased development and property improvements from 
population change and increased affluence is having an urbanising impact on 
settlements and dwellings”. 

RBC Landscape Sensitivity Assessments (2025) 

This up-to-date site-specific assessment is not referenced within the LSA. 

2.17 The RBC Landscape Sensitivity Assessment (March, 2025, updated November 2025) 
provides a specific assessment of the Site, being based on the same methodology as the 
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Rugby Borough Landscape Character Assessment (2025), with the Site being referred to as 
‘South West Rugby Safeguarded Land’.  

2.18 The 2025 Sensitivity Assessment concludes that: 

• Landscape Value: Low – “The site has little landscape value. Its rural character is 
diminished by Symmetry Park. There is some natural value due to the hedgerows”; 

• Visual Value: Low – “The site itself has minimal visual value - although in its present 
state it may allow views of the spinney that could be lost if the site were developed”; 

• Mitigation potential: “Maintain existing hedgerows. Set development back from the 
spinney”; and 

• Overall Landscape Sensitivity: 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”. 

EDP ASSESSMENT OF LANDSCAPE CHARACTER 

2.19 Earlier published Landscape Character Assessments provide some contextual 
understanding of the defining characteristics of the wider landscape and, in some respects, 
the Site itself. Prior to the publication of the LSA, and where published assessments provide 
an update-to-date assessment of local character with consideration of new logistics 
development to the south of the Site, published documentation is aligned in that, while 
there may be some components of value within the landscape, which would be the case for 
most greenfield landscapes, both the landscape and visual value of the Site overall is 
assessed as being low. 

2.20 The expanding settlement of Rugby and the recent development within Symmetry Park 
Phase 1 has changed the landscape context to the north (residential) and south 
(commercial) of the Site from rural to suburban. The disused railway embankment with 
mature vegetation is a prominent linear feature cutting through the landscape and 
separating the urban settlement of Rugby from the agricultural hinterland to the west.  

2.21 Scenic quality across the Site is varied primarily due to the influence of topography and the 
enclosing effect of surrounding trees, and woodland to the north (Cawston Spinney, Fox 
Covert and Boat House Spinney). Trees and hedgerows around the rest of the Site boundary 
provide further containment and contribute to the sense of place. 

2.22 The landscape elements with the potential to be adversely impacted by the development of 
the Site would include hedgerow boundaries and mature trees which define the existing 
agricultural field parcels. These landscape elements have been shown to be characteristic 
of published character assessments and are present within the Site or local context. 
However, the Site is adversely affected, in a sensory manner, by its proximity to the existing 
Symmetry Park Phase 1 development, which is clearly visible in short-distance views.  

2.23 The Site does not lie within, or contain any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
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or distinct character. Though there are features of higher value within the local context, 
most notably Cawston Spinney, EDP consider the value and susceptibility of the Site itself, 
to be low, leading to an overall low sensitivity. 

2.24 EDP’s judgement of sensitivity is aligned with those published character assessments prior 
to the issue of the LSA (which as noted above, fails to take account of all of these previously 
published studies).   
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Section 3 
LSA Review 

3.1 This review considers whether the LSA (January 2026) provides a robust assessment of 
landscape and visual value and sensitivity, having regard to accepted guidance, including 
the Guidelines for Landscape and Visual Impact Assessment, Third Edition (GLVIA3) 
provided by the Landscape Institute and an Approach to Landscape Character Assessment‘ 
(Natural England, 2014).  

METHODOLOGY AND APPROACH 

3.2 Notably, the LSA was produced after the submission of TBBD’s application which would 
deliver up to 149,564 sqm GEA of B8 Use Class (with ancillary offices), an energy centre, 
and the Potford Dam Link Road. No reference is made within the LSA to the current 
application material with regards to the value of the Site in landscape and visual terms, and 
no rebuttal/comment is afforded to the detailed application analysis.  

3.3 More importantly, as can be seen above, not all of the Council’s published documents that 
refer to landscape character have been referenced by the LSA, as the RBC Landscape 
Sensitivity Assessment (March, 2025) and the Landscape Assessment of the Borough of 
Rugby (2006) have  not been referenced at all.  

3.4 As above, the RBC Landscape Sensitivity Assessment (March, 2025) provides a site-specific 
assessment and concludes that the landscape value, visual value, and overall sensitivity of 
the Site is low. However, this is not taken into consideration by the LSA.  

3.5 Though the LSA provides a judgement of landscape value against up-to-date guidance, 
namely the Landscape Institute’s TGN 02-21: Assessing landscape value outside national 
designations, limited evidence is provided to define the boundaries of each of the character 
areas upon which the assessment of value is undertaken.  

Landscape Character Areas 

3.6 As illustrated at Image EDP 3.1, the LSA identifies three character areas, including the 
Cawston Spinney character area, the Cawston Lane Farmland character area and Land 
South of Cawston Spinney (note that baseline mapping does not show the extent of logistics 
development to the south). The LSA then confirms that: “These areas were delineated 
based on dominant physical and visual features, as well as how the landscape is 
experienced, rather than through rigid, fixed boundaries. The boundaries are naturally fluid, 
with some overlap and transition, reflecting the dynamic and complex nature of the 
landscape”, however, little evidence is provided as to why the boundaries of each character 
area are where they are. 

3.7 The LSA acknowledges that (with EDP emphasis) “While these areas form part of a wider, 
coherent landscape and share certain characteristics, they also exhibit differences in their 
character, function, and relationship with their surroundings. As a result, each area may 
be subject to a different evaluation of landscape value”. However, with an assessment at 
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such a fine landscape scale, it is surprising that there is limited evidence provided to justify 
the boundary between these character areas. Such an approach can result in elements of 
higher landscape value, which in this case includes Cawston Wood itself, potentially 
elevating the value of land surrounding the woodland which, in fact, ‘exhibit a difference in 
character, function, and relationship with their surroundings’.  

 
Image EDP 3.1: Extract from LSA, showing ‘Figure 4.4: Indicative Landscape Character Areas’. 
Baseline mapping here does not show the extent of logistics development to the south.   

3.8 The Site is located within the Cawston Spinney and Land South of Cawston Spinney 
character areas and, as such, no further consideration is given to the Cawston Lane 
Farmland character area. 

Analysis of Landscape Character Areas 

3.9 As can be seen above at Image EDP 3.1, the boundary between the Cawston Spinney and 
Land South of Cawston Spinney character areas is not defined by ‘dominant physical and 
visual features’; the boundary does not follow existing field boundaries or woodland edges, 
nor does it follow an obvious or abrupt change in topography. As such, according to the LSA 
definition, the boundary between each character area can only relate to ‘how the landscape 
is experienced’, though the LSA does acknowledge that: “The boundaries are naturally fluid, 
with some overlap and transition, reflecting the dynamic and complex nature of the 
landscape”.  

3.10 For ease of reference, the key characteristics and points relating to landscape value 
identified by the LSA for both the Cawston Spinney character area and the Land South of 
Cawston Spinney character areas are set out below: 

• “Cawston Spinney character area 

• Woodland forming the focal point of views 

• Change in topography descending towards Cawston Wood Fishery Pond 
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• Enclosed and intimate character within the woodland 

• Significant contribution to the site’s natural and ecological value” 

• “Land South of Cawston Spinney character area 

• Expansive arable fields with views dominated by large-scale industrial 
development 

• Stark contrast with the woodland to the north 

• Limited tree cover and a legible field pattern 

• Presence of a green lane and hedgerows along field boundaries, sometimes 
fragmented”. 

3.11 It is clear that the key characteristics of the defined Cawston Spinney character area largely 
relate to the woodland itself, with the main attributes beyond the woodland relating to 
topography descending towards Cawston Wood Fishery Pond and with the woodland being 
a ‘focal point of views’.  

3.12 The Site itself, given its open agricultural nature, could in its entirety align with all of the 
characteristics of the Land South of Cawston Spinney character area, and it is only the land 
immediately adjacent to the woodland itself that relates to the existing logistics 
development to a lesser degree.  

3.13 There is limited evidence or justification within the LSA to define the boundaries between 
the two character areas, there are no ‘dominant physical and visual features’ to define the 
boundary, and there is limited justification as to the ways in which this landscape is 
experienced to justify the boundary in the location shown.  

Landscape Value 

3.14 The LSA refers to Landscape Institute Technical Note 02/21 Table 1 and GLVIA3 Box 5.1 in 
providing a judgement on landscape value. For each of the defined character areas, it 
concludes that: 

• Cawston Spinney character area: “… good landscape value. The area demonstrates 
multiple positive factors, including elevated natural heritage, functional ecological 
elements, scenic and perceptual qualities, and well-structured landscapes. While the 
limited number of cultural heritage assets and partial visibility of nearby industrial 
development slightly temper the experience, the combination of woodland, open 
areas, and Local Wildlife Sites creates a recognisable sense of place and overall good 
landscape value”; and 

• Land South of Cawston Spinney character area: “…ordinary landscape value. The 
landscape is strongly influenced by the adjacent industrial estate, with built form, 
infrastructure and associated activity exerting a dominant presence that reduces 
tranquillity and limits scenic and perceptual quality. Although elements of the rural 
landscape remain, including open fields and hedgerows, these features do not 
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combine to create a distinctive or coherent sense of place. However, towards the 
boundary with the Cawston Spinney character area, there is a perceptible transition in 
landscape character, reflecting the increasing influence of woodland and a more 
enclosed landscape structure beyond the character area”. 

3.15 For ease of reference, the criteria for both ordinary and good landscape value stated within 
the LSA is provided below (with EDP emphasis): 

• Good: “Landscapes, or areas of landscape, that have a recognisable landscape value, 
likely including multiple positive factors, and potentially creating a distinctive sense 
of place. This includes (but is not exclusive to) landscapes that, to a lay person, can 
be recognised as having: elevated natural and/or cultural heritage interest; scenic 
and/or perceptual qualities; and/ or a good condition that may feature some 
detracting factors, but none sufficient to fundamentally undermine its quality (etc.). In 
some instances, the category may be used for landscapes which feature just one, or a 
small collection of particularly strong landscape elements while otherwise being of 
relatively ordinary character (e.g. an area that well illustrates a specific historical land 
use). The category will include most locally designated or locally valued landscapes 
where their constituent characteristics and elements are of sufficient quality, and 
areas within national designations that contribute to, but may not be exemplar of the 
characteristics and qualities for which they are celebrated”; and 

• Ordinary: “Landscapes, or areas of landscapes, that may feature one or more 
elements of interest or quality, but are generally of a common typology, and a 
character not warranting particular celebration. This will include the majority of 
landscapes, including many rural and peri-urban environments. In some scenarios, the 
category may be used where a landscape features both positive and negative 
elements which balance to a broadly net neutral position. The ordinary category may 
be applied to specific areas of both nationally designated or locally designated/valued 
landscapes, when those localities' character is not deemed to make meaningful 
contributions to the wider value and significance of these landscapes, or where 
character may markedly differ from the qualities for which they are primarily 
protected”. 

3.16 It is clear then that, to meet the LSA criteria of ‘good’, a landscape must include ‘multiple 
positive factors’ and potentially create a ‘distinctive sense of place’. In considering this in 
detail, Table EDP 3.1 below considers the LSA judgements of landscape value against each 
of the nine criteria within Landscape Institute Technical Note 02/21, with EDP commentary.   
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3.17 It is clear that, overall, while the Cawston Spinney woodland itself provides a strong 
contribution to landscape value, there is limited evidence provided as to why land beyond 
the woodland edge to the south is considered to meet the same criteria. Though the LSA 
acknowledges that there may be areas of higher landscape value adjacent to the woodland 
edge, there is little evidence provided as to why this judgement of landscape value should 
extend as far as the boundaries of the defined character area where land is privately owned 
arable land with strong visual associations with adjacent logistics-built form.  

3.18 Notably, the character of the Site will change further as the development of land associated 
with the wider south-west Rugby allocation is progressed.  

3.19 Overall, EDP do not agree that the entire Cawston Spinney character area defined by the 
LSA meets the ‘good’ criteria, as land beyond the woodland itself does not meet the criteria 
of including “multiple positive factors, and potentially creating a distinctive sense of place”. 
In defining the character areas as shown, the LSA has over emphasised the value of the 
landscape beyond Cawston Spinney which has, inevitably, inflated the overall judgement of 
landscape sensitivity.  

Susceptibility to Change 

3.20 The LSA does not define a specific development scenario in order to consider susceptibility 
to change, only considering ‘residential’ and ‘commercial’ development. However, in 
considering a ‘commercial’ development, for each defined character area, the LSA 
concludes that: 

• Cawston Woodland: “The area immediately south of the woodland edge has high 
susceptibility to commercial development. Large-scale built form would be 
incongruous with the existing landscape, altering baseline character and affecting 
landscape and ecological features that contribute positively to the character, setting, 
and integrity of the Cawston Spinney character area”; and 

• South of the Woodland: “Parts of the character area are already developed for 
commercial use, with the Iron Mountain Industrial Estate occupying land to the south 
and south-west. In these areas, large-scale built form is a defining feature of the 
baseline landscape. While this reduces susceptibility to change, further commercial 
development could intensify built form and extend industrial influence. As such, land 
within and immediately adjoining the existing industrial estate from the north is 
assessed as having medium susceptibility to commercial development 

In contrast, the safeguarded land located immediately south of Cawston Spinney 
character area performs a buffering function between industrial development and the 
edge of Cawston Spinney character area. The introduction of commercial development 
within the northern portion of the area could undermine this role and result in an 
incongruous extension of industrial character towards the spinney. Such change could 
give rise to notable adverse effects on landscape character and on the setting and 
integrity of Cawston Spinney. Accordingly, this zone is assessed as having high 
susceptibility to commercial development”. 
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3.21 Under GLVIA3, susceptibility concerns the ability of a landscape to accommodate a type of 
development without undue harm to its key characteristics. Considerations of susceptibility 
should therefore refer to inherent landscape attributes and explain why those 
characteristics may be sensitive to a defined category of development (e.g., large-scale 
commercial development). The LSA appears to go beyond this, moving into effect-based 
reasoning and predicting outcomes, including that “The introduction of commercial 
development within the northern portion of the area could undermine this role and result 
in an incongruous extension of industrial character towards the spinney.” In relation to 
residential development, the LSA also suggests mitigation measures that might “reduce the 
contrast with surrounding agricultural land.” Such commentary extends beyond assessing 
inherent susceptibility and instead begins to anticipate the likely effects of development 
which, under GLVIA3 and the August 2024 Clarifications provided by the Landscape 
Institute, should be appropriately addressed at LVIA stage (this has been provided within 
TBBD’s application which, as above, has not been reviewed by the LSA). 

3.22 Overall, the judgements of susceptibility within the LSA are unclear, particularly as there 
appears to be a level of judgment of the effects arising from development having informed 
the level of susceptibility. 

Landscape Sensitivity 

3.23 In assessing landscape sensitivity, the LSA defines three different levels of sensitivity across 
the Site though, again, the boundaries between each area are unclear.  

3.24 The LSA concludes that (refer to Image EDP 3.2) (with EDP emphasis); 

• “The southernmost portion of the area, assessed as having ordinary landscape value 
and medium susceptibility to commercial development, is classified as having medium 
to low sensitivity. A professional judgement of low sensitivity is applied, reflecting 
the established baseline created by the adjacent industrial estate, where large-scale 
commercial development is already a defining characteristic of the landscape. 

• Further north, within the transitional zone between the Land South of Cawston Spinney 
and the Cawston Spinney character areas, the combination of ordinary landscape 
value and high susceptibility results in an overall medium sensitivity, reflecting the 
area's role in mediating between the industrial landscape to the south and the more 
enclosed, wooded character of Cawston Spinney. 

• Within the Cawston Spinney character area, the landscape has good value and high 
susceptibility. While the sensitivity matrix indicates high to medium sensitivity, our 
professional judgement is to classify this portion of land as high sensitivity, 
reflecting the intact landscape condition and the area's role in protecting the 
ecological and landscape integrity of the spinney”. 

3.25 Notably, the overall sensitivity for the southernmost portion of the area has been assessed 
downwards, with the Cawston Spinney character area being assessed upwards.  
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Image EDP 3.2: Extract from LSA summary of landscape sensitivity. 
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Section 4 
Conclusions 

4.1 The Site does not lie within, or contain, any nationally or locally designated landscapes and 
it does not represent, in a perceptual or physical sense, a landscape of any great importance 
or distinct character.  

4.2 It is clear that, overall, while Cawston Spinney itself provides a strong contribution to 
landscape value, there is limited evidence provided as to why land beyond the woodland 
edge to the south, is considered to meet the same criteria. Though the LSA acknowledges 
that there may be areas of higher landscape value adjacent to the woodland edge, there is 
little evidence provided as to why this judgement of landscape value should extend as far 
as the boundaries of the defined character area, where land is privately owned arable land 
with strong visual associations with adjacent logistics-built form. Though there are features 
of higher value within the local context most notably Cawston Spinney, EDP consider the 
value and susceptibility of the Site itself, to be low, leading to an overall low sensitivity. 

4.3 EDP’s review shows that, though the LSA post-dates the drafting of the Council’s Proposed 
Submission Local Plan (Reg 19), there is a notable correspondence between defined 
character areas and policy extents. Sensitivity boundaries appear to correspond closely with 
indicative built development extents within policy which, as set out above, were determined 
prior to the publication of the LSA. While such alignment is not inherently inappropriate, 
there is limited evidence within the LSA to demonstrate that these boundaries are 
independently derived from landscape character analysis rather than reflecting allocation 
geometry or policy-defined edges. Where assessment units mirror planning boundaries 
without clear landscape justification, there is a risk that the sensitivity framework may be 
influenced, or perceived to be influenced, by policy structuring rather than intrinsic 
landscape characteristics. 

4.4 EDP’s judgement of landscape and visual sensitivity is aligned with those published 
character assessments prior to the issue of the LSA, not all of which have been reviewed by 
the LSA. Essentially, the LSA is an outlier in this case. Though there are features of higher 
value within the local context, most notably Cawston Spinney, EDP concur with the findings 
of the RBC Landscape Sensitivity Assessment (March, 2025) and consider the value and 
susceptibility of the Site itself to be low, leading to an overall low sensitivity. 

4.5 It appears that the reduction in the quantum of floorspace within the Site allocation was set 
out prior to the issue of the LSA, and there is no evidence which justifies the shape, size 
and capacity of the indicative development area. 

 

 



 

 

 

 

  

 

 

  

    

    

   

   

  

  

 

 




