
Hearing Statement of SALFV et al – Issue 3b – Page 1 

 

Examination of the Rugby Borough Local Plan  

 

Hearing on Issue 3b (Strategic Allocation - Lodge Farm): 31 January 2018 

 

Statement of Stand Against Lodge Farm Village, Grandborough Parish Council, 

Willoughby Parish Council and Barby & Onley Parish Council 

(collectively “SALFV et al”) 

 

 

Matter 3 – Development Strategy 

 

Issue 3b: Strategic Allocations - Lodge Farm (Policies DS5 and DS10) 

 

Questions 

1. Is the strategic allocation at Lodge Farm positively prepared, justified, effective and 

consistent with national policy?   

 

1. No.  The Lodge Farm allocation is not sustainable from an economic or environmental 

standpoint, nor are the housing figures proposed in the Plan deliverable.  

 

In particular: 

a. How was the site at Lodge Farm selected as the most suitable location for a new village?  

Has the selection of this site been adequately justified against alternative locations within or 

outside of the Green Belt?  

 

2. The addition of Lodge Farm came at a very late stage in the plan-making process.  Lodge 

Farm was not included among the strategic housing sites at the preferred options stage, 

nor was it even identified as a “reasonable alternative” during the 2015 SA process.  The 

Council does not appear to have seriously considered alternative locations for a new 

village. Further, contrary to the requirements set out in the SEA Directive and SEA 

Regulations, the Council has failed to supply adequate or any reasons for not allocating 

the Walsgrave Hill (“WH”) site.   

 

b. What is the current planning status of the site?  What site specific assessments have been 

carried out to underpin Policy DS10 and determine the mix of uses proposed, the impacts of 

the development and the deliverability of the site, its infrastructure and facilities?  

 

3. We are aware of no site specific assessments concerning any of the above.  The only 

document providing any detail of any kind regarding the proposed settlement of which 

we are aware is a “Lodge Farm Vision Document” produced in June 2016 by the 

proponents of the site. This document makes a number of claims which require 

investigation.  In particular there is no evidence that:  

a. A primary school will be provided at an early stage of delivery  

i. For instance, we are aware of no evidence that consultations with the 

Local Education Authority been commenced (and if they have, what 

stage such consultation has reached).   

ii. It is therefore far from clear when delivery of a primary school is 

realistically likely to be achieved.  

b. A GP surgery will be provided at an early stage of delivery 
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i. For instance, we are aware of no evidence that consultations with the 

Health Authority been commenced (and if they have, what stage such 

consultation has reached).   

ii. It is therefore far from clear when delivery of a GP Surgery is 

realistically likely to be achieved.  

c. Retail and employment opportunities will be provided at an early stage of 

delivery 

i. We are aware of no evidence from the site’s proponents which would 

indicate that this is likely to occur 

d. The noise climate of the site will be examined in detail 

i. There is no evidence that such an examination has been undertaken 

  

c. What is the likely impact of the proposed development of the site on the following and what 

measures are proposed to adequately mitigate those impacts?  

 

Landscape quality and character: 

4. Submitted alongside this statement is a January 2018 landscape report relating to Lodge 

Farm which was prepared by The Landscape Partnership on behalf of SALFV et al 

(“SALFV Landscape Report”).  Its findings include:   

a. There would be a number of adverse effects on the local landscape character 

including a major-moderate adverse significant effect on the character of the 

Feldon Vale Farmlands overall and a likely Major adverse effect on the 

character of the Site and local area within approximately 1km.  

b. There would also be significant major and major-moderate adverse visual 

effects, including within the site from a public footpath, from the perimeter of 

the Site from local roads, and from a nearby elevated viewpoints. 

c. The development of Lodge Farm would be completely out of character with 

both the existing open rural landscape and the pattern of small settlements 

within it. 

d. There would also be conflict between proposed Policy DS10 for Lodge Farm 

and Policy NE4: Landscape Protection and Enhancement which states that 

‘new development which positively contributes to landscape character will be 

permitted’. Conflicts will include the effects on: site features, local character 

and historic patterns and views.   

 

Heritage Assets: 

5. Submitted alongside this statement is a January 2018 Heritage Statement of Lodge Farm 

prepared by Archaeology Warwickshire on behalf of SALFV et al (“SALFV Heritage 

Statement”).  Its findings include: 

a. Lodge Farm is within the setting of Dunchurch Lodge, which is a grade II* 

listed building, has ancillary structures listed at grade II and is a Registered 

Park and Garden grade II.  Lodge Farm would cause harm to the setting of 

Dunchurch Lodge.   

b. Lodge Farm is also within the setting of Dunchurch Conservation Area and 

would cause harm to its setting.   

c. There would also be potential harm to other listed buildings.  However, this 

harm has not been assessed.   

d. Lodge Farm would stand within a significant historic landscape originating in 

the medieval period where there are numerous significant heritage assets. The 

site is within the broad valley of the Rains Brook, which flows on the west 
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side of the development area and joins the River Leam to the south. It is an 

extensive, relatively flat rural landscape of post-medieval fields defined by 

hedges. From the slightly higher ground to the west (Dunchurch) and east 

(Barby) there are extensive views over this landscape. 

e. The creation of a wholly new settlement at Lodge Farm, which would be 

larger than the existing villages would have a negative impact on the historic 

landscape, and would not sustain the overall value of the historic environment, 

as outlined in Policy SDC3 of the draft Local Plan. 

f. The rural landscape also makes a significant contribution to the setting of 

heritage assets in the surrounding villages, including several buildings listed 

grade II* and four deserted medieval settlements which are Scheduled Ancient 

Monuments.   

g. The creation of a wholly new settlement at Lodge Farm, which would be 

larger than the existing villages, would disrupt the settlement pattern in the 

landscape, which is of medieval origin, and would therefore also harm the 

setting of designated heritage assets in the surrounding villages. 

h. In accordance with NPPF para. 170, a detailed assessment of the medieval and 

post-medieval landscape should be undertaken in assessing the suitability of 

Lodge Farm. However, from the existing evidence it is apparent that the 

imposition of a wholly new settlement, built to a scale unprecedented in the 

locality, will have a negative impact on the character of the historic landscape 

of the Rains Brook and River Leam between Dunchurch and Braunston. 

i. Dunchurch Conservation Area is centred upon the crossroads in the centre of 

the village. Lodge Farm would also further increase traffic at Dunchurch 

crossroads, harming appreciation of the setting of Dunchurch Conservation 

Area and significant heritage assets in the village. 

 

Air Quality: 

6. Submitted along side this statement is an Air Quality Implications Report on the Lodge 

Farm allocation prepared by Claire Holman PhD Brook Cottage Consultants (‘SALFV 

AQ Report”). This report makes a number of key findings relevant here, including: 

a. The direct route from the Lodge Farm site to the centre of Rugby is through 

Dunchurch Crossroads (“the Crossroads”), yet air quality (“AQ”) is poor at 

Dunchurch Crossroads with nitrogen dioxide concentrations exceeding 

national and European standards. 

b. The Council’s June 2017 Strategic Transport Assessment (“RBC STA”) 

concludes that additional traffic generation at the Crossroads should be 

limited.  The Crossroads are highly constrained and there are limited options 

to increase its capacity. Any widening would bring traffic emissions closer to 

homes alongside the A426, with potential adverse effects on public exposure 

to poor air quality.  Yet no assessment has been undertaken to determine 

whether this mitigation measure is viable within air quality limits. The 

constraints at Dunchurch Crossroads are too great for a new settlement at 

Lodge Farm. 

c. The RBC STA acknowledges that in the longer term the South West Link 

Road (SWLR) is required to divert additional traffic away from the Dunchurch 

Crossroads. However, if the proposal for capacity improvement at the 

Crossroads turns out not to be viable, the SWLR would need to be brought 

forward to the first few years of the RLP to avoid a deterioration in air quality.  
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d. The SWLR is dependent on developer contributions, and at early stages of the 

Plan there may be insufficient funds for bringing forward this option. 

e. The RBC STA acknowledges that development at Lodge Farm will exacerbate 

the problem of AQ at the Crossroads, and that the development of this site 

should trigger mitigation measures.  Even if mitigation measures are viable, 

they may take years to implement .  In the meantime, the local community will 

continue to be exposed to unacceptable air pollution.   

f. There is a significant risk that the proposed settlement of Lodge Farm cannot 

be developed within air quality limits and therefore would be contrary to the 

requirements of paragraphs 120 and 124 of the NPPF.    

g. The allocation of Lodge Farm in the Plan cannot be considered to be sound 

until:   

i. the air quality impacts have been assessed; and  

ii. it has been demonstrated that the Plan can be delivered while meeting 

the High Court’s tests (i.e. achieve compliance by the soonest date 

possible, reduces exposure as quickly as possible, and that meeting the 

value limits is not just possible, but likely). 

 

d. How would the development mitigate the impacts of additional traffic generation on the 

local roads and maximise the use of sustainable modes of travel?  What evidence is there that 

the development could viably support the provision of a direct public transport link between 

Rugby and Daventry as required in Policy DS10?  What would be the nature and frequency 

of the services?    

 

7. As a dormitory settlement in an open countryside location, the allocation of Lodge Farm 

would not provide opportunities to significantly mitigate additional traffic generation nor 

to maximise the use of sustainable modes of travel.  Given the distances between Lodge 

Farm and the urban areas in the Borough, the links required by policy DS10 for off-site 

cycle networks are highly unlikely to result in significant modal shift towards cycling.  

As discussed in the Transport Appraisal prepared on behalf of SALFV by Steve 

Johnstone of Walker Engineering [Examination Doc OTH 03 – hereinafter referred to as 

“SALFV TA”] at paras. 4.01-4.06, it is also unlikely to be economically sustainable to 

provide a public transport link between Lodge Farm and Rugby or Daventry.  

 

8. Further, the SALFV TA identifies that allocation of Lodge Farm is unsound in highway 

terms and contrary to paragraphs 17 & 34 of the NPPF.  In particular, the Dunchurch 

Crossroads represents a serious impediment to development to the south of Rugby and 

this is fully recognised by VECTOS, the consultants commissioned by RBC to undertake 

the STA.  However, the RBC STA recommendation ”to promote options which limit the 

amount of additional traffic which is likely to travel through the Crossroads as the Local 

Plan is brought forward” has not been followed by RBC, who instead seeks to promote 

the Lodge Farm allocation.   The RBC STA further considers that, due to the existing AQ 

issues at the Crossroads it would be “highly undesirable [to allow] any traffic volume 

increase in this area.”   Yet, the Lodge Farm allocation is likely to do precisely that. 

 

9. The SALFV TA also notes that the Lodge Farm allocation post-dates nearly all of the 

modelling work undertaken for the RBC STA.  The RBC STA therefore has not properly 

assessed the impacts of the Lodge Farm site from a traffic perspective and is not “fit for 

purpose” in this regard.  Further, the Transport Appraisal concludes that even if both the 

SWLR and the localised improvement of the Crossroads are both delivered (which it 
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considers unlikely),the two schemes combined would still fail to properly mitigate Lodge 

Farm.  At all stages of the development the traffic and Air Quality through the 

Crossroads would be “markedly worse” than they are currently.   

 

10. Finally, the SALFV TA identifies that the A45 between Dunchurch and the M1 is of very 

real concern in terms of road  safety and with 41 accidents over a 3 mile stretch in the 

past 5 years, is not a suitable place to locate a new residential development.  Nowhere in 

either the RBC STA or in any of the documentation provided by RBC in support of their 

Draft Local Plan has any consideration of road safety along the A45 been provided. 

 

11. The attached SALFV AQ Report also demonstrates that there is a significant risk that the 

proposed settlement of Lodge Farm cannot be developed within air quality limits and 

therefore would be contrary to the requirements of the NPPF.  (For a more complete 

discussion of AQ, see above.) 

 

 

 


