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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? 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?
1. Policy DS3 explains the approach and strategy the Council has established for delivering the
required 12,400 dwellings over the plan period. This rolls forward the spatial strategy of the
adopted Core Strategy in terms of maximising housing delivery at Rugby Town and
sustainably extending Main Rural Settlements (MRS).

2. The Housing Background Paper (LP11 paragraph 1.30) acknowledges that Lodge Farm will
be classified as an MRS which will assist in sustaining the rural population. Following the
2015 Call for Sites consultation, Lodge Farm was put forward and as explained in LP11
paragraph 3.106 it provided a deliverable non-Green Belt site, assisting with delivery of
housing in the rural area, away from the housing market area at Rugby, where housing
proposals are concentrated.

3. LP11 paragraph 3.102 indicates that an earlier version of the Local Plan (2015) identified the
benefit of a new settlement of providing further development as a way of increasing the
quantity of housing delivery. This demonstrates that there were also no sites located within
the open countryside of a suitable size to be a MRS but there were a number of sites of this
scale located within the Green Belt. LP11 Appendix 3 provides a summary of the assessment
process for Lodge Farm (paragraph 1.21 – 1.30) and how it was selected as the most
appropriate location for a new settlement.
4. Whilst Lodge Farm is consistent with the spatial strategy of both the Core Strategy and Local
Plan, it is also unique in terms of its locational suitability. It is a non-Green Belt site and as
such entirely consistent with NPPF paragraphs 17 and 83 and Policy GP2 of the Local Plan,
which acknowledges the Green Belt affords the greatest protection of land in planning terms
and therefore only in very exceptional circumstances will development be permitted. It also
accords with the 3 March 2014 Written Ministerial Statement, as explained in further detail at
paragraph 3.7 of the Statement of Common Ground (SoCG), between the Council and the
site developer St Modwen, with the Council choosing a path of protecting the Green Belt, by
avoiding new settlements within it.
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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?
5. The is a greenfield site in open countryside, outside the Green Belt, and with no landscape
policy designations covering it.

The site is the subject of an Environmental Impact

Assessment (EIA) scoping request, formally submitted to the Council on 18 December 2017.
A copy of this is available to view on the St Modwen web-site www.lodgefarmvillage.co.uk.

6. The SoCG explains the allocation has been based on the up-to-date evidence base
documents including: Strategic Transport Assessment (LP20); the Sustainability Appraisal
(LP03); the SHLAA Update and Addendum (LP10a); the Habitat Regulations Assessment
(LP40); and the Local Plan Viability Report (LP22), which have each assessed the
implications of the proposed allocation at Lodge Farm and demonstrated that it satisfies the
tests of soundness.
7. A significant amount of technical work in relation to the site has also been undertaken by both
the site promoter St Modwen and the Council. The technical work demonstrates that the site
is deliverable and developable in relation to NPPF paragraph 47 and that Policy DS10 is
sound. This technical work culminates in the Lodge Farm Vision and Delivery Document
November 2017 (VDD) which is appended to the SoCG as Appendix 1.
8. The VDD includes substantial professionally prepared Technical Appendices which are listed
below. These documents are not appended to the SoCG submitted to the Examination, but
are

available to the Examination

and also available publically at the web-site

www.lodgefarmvillage.co.uk. This includes the Agricultural Land Quality Assessment as
indicated in paragraph 19 below. The Appendices are as follows:


Appendix 1 - Landscape and Visual Appraisal;



Appendix 2 – Ecological Report;



Appendix 3 - Archaeology Statement;



Appendix 4 - Heritage Assessment;



Appendix 5 - Flood Risk and Surface Water Management;



Appendix 6 - Transport Strategy Report;



Appendix 7 – Report on Existing Noise Climate;



Appendix 8 - Air Quality Technical Note;



Appendix 9 – Phase 1 Geo-environmental Desk Study;



Appendix 10 – Utility Capacity Analysis Report; and



Appendix 11 - Deliverability Statement.
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9. Section 5 of the VDD describes the approach to Masterplanning and mix of uses at the site
consistent with DS10.

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?
10. As indicated above, technical; assessments of all the following impacts have been undertaken
by St Modwen and have been discussed with various consultees to the Examination process
as addressed in the Council’s Statement. Summaries of this assessment work are provided in
the VDD appended to the SoCG and addressed below.

Ecology
11. Page 33 of the VDD provides an ecology plan for the site and summarises St Modwen’s
Ecology Report undertaken by Ecology Solutions on pages 69-70.

A suite of suitable

mitigation and enhancement measures have been proposed for the site within the Ecological
Report. These measures have been informed by an extensive suite of ecological surveys
undertaken in the 2017 survey season, which have allowed for the collection of a full
ecological baseline for the site.

12. There are no European Sites (SPA, SAC, Ramsar), or potential European Sites within a 10km
radius of the Lodge Farm site and indeed the closest European site is located in excess of
25km from the Lodge Farm site at its closest point. Given the significant separation of the
Lodge Farm site from any European sites, with large urban settlements in-between, there is
no potential for the proposals to result in significant adverse impacts on European Sites,
either when considered alone or in combination with other plans and projects. On this basis,
there would be no requirement for Appropriate Assessment under the Habitat Regulations.

13. In habitat terms, the vast majority of the site comprises areas of arable and pastoral habitats
of very limited ecological value. Areas of relatively higher ecological value, such as native
woodland, hedgerows and ponds are being specifically retained and enhanced as part of the
emerging proposals.

The emerging design of the proposed development and the

implementation of mitigation and enhancement measures will not only ensure that there are
no adverse effects on any designated sites or protected species as a result of development at
the site, but will also provide significant opportunities for biodiversity enhancements over the
existing situation.
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Biodiversity and Green Infrastructure
14. Consistent with Policies NE3 and HS4, the masterplan proposals as included within the VDD
indicatively provide 52ha of public open space (around 50% of the total site area), forming a
comprehensive Green Infrastructure Network that protects, enhances and links into adjacent
networks and utilises existing habitats where possible. Key components include:


Formal and Informal Parkland;



Sports Pitches, Children’s Play Areas and Trim Trails;



Allotments/Food Production;



Habitat Creation and Improvement Areas, and Native Tree and Hedgerow Planting;



Community Green Spaces & Community Orchards and Woodland;



Sustainable Drainage Systems (SUDS); and



Improved Footpath and Cycleways

15. Further work has been undertaken by St Modwen on the biodiversity impact of the proposals,
which based on the Masterplan and landscape proposals within the VDD demonstrates a net
gain in biodiversity, consistent with the NPPF can be achieved.

Landscape Quality and Character
16. The site comprises approximately 105ha of mixed farmland and woodland, centred around
the existing buildings at Lodge Farm. The central portion of the site is occupied by an area of
single species plantation woodland and enclosed fields used as pasture land. The remainder
of the site is more open in character with large fields divided by perimeter hedgerows with
trees.

17. The site is located within the Feldon Vale Farmlands Landscape Character Area, as set out in
the Warwickshire Landscape Guidelines and the Rugby Sensitivity and Condition Study (see
page 26 of the VDD and Map 5 of the Landscape Assessment of the Borough of Rugby
Sensitivity and Condition Study LP34). Typically the character area is an area of low-lying
clay vale with few roads or settlements. Tree cover is sparse, allowing views to surrounding
rising ground. There is a largely intact pattern of medium to large sized geometric fields
bounded by hawthorn hedges. In some areas there is evidence of ridge and furrow cultivation
and deserted medieval villages. Distinctive valley floor vegetation includes willow and poplar
trees that follow the routes of minor watercourses.

18. A summary of the Landscape and Visual Appraisal undertaken for St Modwen by Define, is
provided at page 69 of the VDD. Mitigation provided within the Masterplan includes, where
appropriate, the retention and enhancement of existing field boundaries, drainage corridors
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and tree groups as integral components of the proposed green infrastructure running through
the site.

Agricultural Land
19. The site has recently been the subject of a completed Agricultural Land Quality Assessment,
by RPS, which has confirmed that the ALC grading of the agricultural land on the site is
entirely 3b and is not therefore classified as best and most versatile agricultural land. There is
some woodland and farm buildings on the site so that the areas and proportions of these are
as follows:

ALC Grade

Area (ha)

%

3b

89

85

Non-Agricultural

15.5

15

Total

104.5

100

Heritage Assets
20. St Modwen’s Archaeological Appraisal and Built Heritage Appraisal for the site was
undertaken by Wessex Archaeology and is summarised on page 34 and 35 of the VDD, with
a written summary assessment on pages 70-71.

21. The Archaeological Appraisal has identified no overriding cultural heritage constraints which
are likely to materially hinder the sites allocation and subsequent development. The appraisal
has identified that there is potential for buried archaeological remains to survive within the
Site, which might be impacted by construction activities. The Archaeological Appraisal
indicates that these remains are likely to be related to medieval and post-medieval agricultural
activity, of low local value, and associated with the adjacent former Turnpike Road,.

22. Archaeological investigations in the wider surrounding area have revealed evidence of
Romano-British remains and artefacts. The area also contains the remains of a number of
medieval settlements. The now deserted village of Onley, located over a kilometre to the
north east of the site, is designated as a Scheduled Monument.

23. A preliminary assessment of the potential historic interest of hedgerows within the Site has
identified 27 hedgerows which have the potential to satisfy the criteria for being considered
historically important, as defined under The Hedgerow Regulations 1997 (as amended in
2002).
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24. The site contains no designated heritage assets. Three Grade II listed structures are located
approximately 900m to the southwest at Birchen Fold, Woolscott Manor and Harrow House.
The undesignated buildings at Lodge Farm and Woolscott Farm are both located within the
Site. These are to be retained as part of the scheme and do not represent a material
constraint to the delivery of the site.

Strategic and Local Transport Infrastructure
25. St Modwen’s Transport Strategy Report undertaken by Phil Jones Associates (PJA) draws
upon the Strategic Transport Assessment (STA) prepared by Vectos Microsimulation (VM) to
accompany the Local Plan evidence base (LP20). Key elements of the STA relating to the
Lodge Farm site followed dialogue between PJA on behalf of the developer and discussions
with officers at Rugby Borough Council (RBC), Daventry District Council (DDC), Warwickshire
County Council (WCC) and Northamptonshire County Council (NCC). In addition, the PJA
report also considers the potential impact of the site on the western area of Daventry.

26. In relation to strategic transport infrastructure, the STA demonstrates that the site is
deliverable with suitable mitigation measures including improvements to the Dunchurch
Crossroads and the South West Rugby (the South West Link Road (SWLR). The STA also
identifies the improvements to the Daventry Road/Ridgeway priority junction and the partial
signalisation of the A5/A428 roundabout as being triggered by Lodge Farm. In addition, the
STA indicates that pooled contributions will also be necessary towards the partial
signalisation of the A45/M45 roundabout.

27. The four-arm signalised junction of the A426 and B4429 (Dunchurch Crossroads) is a current
constraint. However, improvements to this junction are included within the Infrastructure
Delivery Plan and included as a mitigation option within the STA modelling work. A
comprehensive review of the mitigation scheme was conducted by WCC and the Secretary of
State as part of the appeal process for the development of 860 dwellings at Ashlawn Road,
which was recently granted planning consent. The Secretary of State concluded that the
improvement scheme was acceptable, and that this should be implemented prior to first
occupation of the Ashlawn Road development.

This scheme could be implemented by the

Lodge Farm scheme, should the Ashlawn Road scheme not progress.

28. A link road through the SWLR development site allocation was identified as a requirement to
mitigate the effects of Local Plan traffic growth. The primary benefit of the SWLR is that it
diverts traffic away from Dunchurch, and several route options have been tested as detailed
in Chapters 8 and 9 of the STA. The quantum of development in the Local Plan scenarios
totals 5,410 dwellings and 203,000m2 of employment development based upon the housing
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trajectory and employment land background paper. This comprises partial build-out of a
number of sites, including 265 dwellings at Lodge Farm.

29. The analysis finds that several additional mitigation schemes are required to accommodate
this quantum of development. The mitigation includes the ‘Homestead Link’, which is a critical
section of the SWLR between the A426 and B4429, as illustrated in Figure 6-1 of the
Transport Strategy Report. Detailed analysis at the Dunchurch Crossroads indicates that
provision of the Homestead Link would reduce traffic flows through this junction significantly
compared to both the 2026 Reference Case and the 2016 Base model.

30. In relation to transport infrastructure local to the site, an access strategy has been developed
which will provide two three-arm roundabouts to access the site via the A45. Both junctions
are capable of being provided entirely within the public highway or land within the developer’s
control. The introduction of these access points will not only provide safe access to the
development, but will also assist in the reduction of traffic speeds on the A45 in the vicinity of
the site. A separate access would be provided into the proposed employment area in the form
of a ghost right turn facility. This can also be delivered without the need for third party land.

31. The development would fund a cycle route between the site and existing cycle facilities in
Dunchurch, this would be an off-carriageway facility between the site and the B4429 on the
approach to Dunchurch. Within the development, a network of cycle routes will enable short
journeys to the primary school and local centre facilities. The development would provide
pedestrian connections to the existing footways on the A45, allowing access on foot to the
villages of Dunchurch and Braunston, which are approximately 2.3km and 3.0km respectively
from the edge of the site.

32. A wide range of on-site community facilities (including a primary school, healthcare, local
shops) is proposed as indicated on page 45 of the VDD, along with a business community
hub, on-site employment units and high speed internet for home working. The community
hub will include an Incubator Unit which will provide work-hub facilities for businesses and
home workers. Travel Packs will also be provided to the first occupants with information on
smarter travel options and bike vouchers, provision of a bus service, electric vehicle charging
points for appropriate properties, which will further reduce the need for off-site travel.
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Air and Water Quality and Noise Pollution
33. Air Quality: An Air Quality Report has been undertaken for SMD by Air Quality Consultants
(AQC). As summarised in the VDD (page 72), the AQC report demonstrates the air quality
conditions at Lodge Farm are acceptable, with concentrations of all pollutants well below the
national air quality objectives. Despite the proposed development leading to increases in
road traffic at the Dunchurch Crossroads, there is no constraint to the development. This is
due to a package of mitigation measures being incorporated into the design of the
development (as addressed in paragraph 32 above) to minimise traffic movements to and
from the site.

34. Water Quality: On behalf of St Modwen a Flood Risk Assessment and Surface Water
Management Report has been prepared by Atkins. This demonstrates the proposed
development will use SuDS throughout to integrate the drainage system into the landscaping
scheme. Retention basins are anticipated to provide the majority of the required storage with
filter drains, filter strips, swales and permeable paving also providing storage and water
quality benefits within the proposed development. These can be configured to provide the
required degree of water treatment for each of the anticipated land uses with the proposed
development. The final configuration of SuDS will be determined later in the design process,
but water quality issues do not present any issue for delivery of the site.

35. Noise Pollution: A report of Noise Climate has been undertaken for St Modwen by Hoare
Lea. The existing noise climate is determined principally by traffic flows on the A45 with
background noise from the M45 motorway to the north.

Traffic noise impact from the

development will only be of significance for dwellings located adjacent to the A45 and sound
levels for the majority of the site are relatively low. The site is therefore suitable for residential
development.

The Report recommends that dwellings be set back a minimum of 15m from

the edge of the A45 and that habitable rooms overlooking the A45 should have windows with
specific minimum acoustic ratings (including any trickle vents), and any gardens that are not
screened from adjacent roads by dwellings should be provided with solid boundary fencing.

Flood Risk
36. The Warwickshire Water Cycle Study June 2017 (LP32) has assessed Lodge Farm as site
RUG.26 at Appendix H (Major Development Site Assessments). This has classified the site
with a low risk of surface water flooding, draining into Rains Brook, with no restrictions on
SuDS.

37. On behalf of St Modwen a Flood Risk Assessment and Surface Water Management Report
has been prepared by Atkins. This demonstrates the site is located in Flood Zone 1, defined
as having the lowest risk of flooding due to fluvial (river) flooding. It is also at a low risk of
other sources of flooding such as groundwater and impounded water. The surface water run-
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off will be controlled using sustainable drainage techniques (SuDS) that mimic the existing
surface water run-off regime: rainfall will be managed utilising the existing ditch courses,
enhanced with attenuation ponds along the southern and western site boundaries.

The

stored rainfall will be released at a controlled flow rate equivalent to the greenfield run-off for a
1 in 2-year event. This will be the outflow rate to the Rains Brook for all events up to the 100year + climate change (40%) event. This demonstrates a betterment in the flow rate being
released to the downstream river system. The size of the attenuation to accommodate this
betterment is indicated upon the Masterplan Framework Plan with an approximate storage
volume is 35,000m3, spread out in ‘dry’ ponds/swales.
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?
38. Local Road Traffic Mitigation:

The STA (LP20) Appendix B provides information on the

Rugby Wide Area Mitigation schemes. Additionally, the development will mitigate the impacts
of traffic on local road network. The PJA Transport Strategy Report assesses the impact of
the development traffic on the local road network (section 7 and 8). Both demonstrate how the
traffic impact on local road network with appropriate mitigation is acceptable.

39. Sustainable Travel Modes: Lodge Farm would be served by a new bus route connecting to
Rugby directly along the A45, passing through the site. The new service would provide an
attractive opportunity to use public transport for end-to-end journeys between the site and
Rugby, as well as for residents of the Lodge Farm Village development.

40. The key destinations for cycling would be Dunchurch (approximately 3km or a 12-minute
cycle) and Rugby (approximately 7km or a 25-minute cycle). To enable cycling to be a safe
and attractive mode choice, the developer would fund a cycle route between the site and the
existing cycle facilities in Dunchurch. A feasibility study has been carried out to determine
how a cycle route to Dunchurch could be delivered. The proposals can be provided within the
extent of the public highway, are costed as part of the viability report, and would be delivered
at an early stage of development.
41. In addition to physical measures, ‘soft’ measures will also be deployed extensively to
encourage existing residents of the local area and new residents of the village to make
journeys by sustainable modes. These measures will include personalised travel planning,
ticketing incentives, work-hubs, real-time journey information and travel marketing.
42. Frequency and Viability of Services: A phased bus service will be introduced during Phase 1
of the development, this would access the site via the southern roundabout, with the internal
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layout designed to allow a bus to turn within the site. This would build up to a full service that
would pass through the site via the two access roundabouts during Phase 2 of the
development. The bus service would be targeted to achieve modal shift from journeys by car,
with the following key features:


Limited stops between the site and Rugby to achieve fast journey times;



Two departures per hour Monday – Saturday daytimes;



Hourly services during evenings and Sundays between Lodge Farm and Rugby; and



Real Time Information at stops within the site and at the Local Centre. Real time
information would also be available through smartphone apps and websites that would
be marketed as part of the Travel Plan.

43. Lodge Farm also offers an opportunity to align with the wider infrastructure provision
supporting other strategic allocations to the south and southwest of Rugby. Once further
masterplanning and delivery details are established for these allocations, it may be possible
to refine the public transport proposals, such that a slightly higher level of service is possible,
(subject to further assessment).

44. Positive discussions have been held with Stagecoach with regard to the provisions set out
above. The service would be fully funded by the developer through the build-out of the site
until a point whereby it becomes commercially sustainable. The cost of the service has been
allowed for in the CBRE Viability Report within the Deliverability Statement included as an
appendix to this statement.

e. Where would the nearest secondary school be located and how would future residents of
the village travel to it?
45. A secondary school will be delivered as part of the South West Rugby Strategic Allocation
(Policy DS8) which will be the closest secondary school (approx. 4 miles) to Lodge Farm, and
which will be linked to the new settlement by either the new public bus service or a dedicated
school bus service. If the South West Rugby Secondary School is completed after the first
phases of housing development at Lodge Farm, secondary school children living at Lodge
Farm will be transported by bus to existing secondary schools within Rugby at Ashlawn
School, Rugby High (Girls Grammar) and the new Rugby Free Secondary School, all of which
are about 5 miles (8km) from Lodge Farm which is an acceptable distance for secondary
school children.

46. There are no secondary schools in any of the MRS in Rugby Borough. Where the distance is
greater than 3 miles to the nearest secondary school, the Warwickshire County Council
School Bus Service takes responsibility for transport to and from secondary school. The
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service is primarily integrated with the public bus service, with timetables geared to school
needs and additional buses where necessary. Pupils are issued with travel passes. In the
Rugby area 37% of secondary school pupils travel to school by bus, based on WCC records.
This arrangement includes all the rural settlements comparable in scale with Lodge Farm as
well as the smaller rural villages and hamlets that are served by a bus service.

f. Should provision be made for employment development as part of the mix of uses on the
site to make the development sustainable?
47. St Modwen believe that it is appropriate for some land to be provided for employment uses
taking full advantage of the site’s strategic location on the A45 close to the M45 in-between
Rugby and Daventry, and providing jobs that are accessible for new residents and residents
within the wider rural catchment area. The Masterplan Framework proposes a designated
2ha employment area accessed from the A45.

This is envisaged as providing land to

accommodate smaller scale businesses with no single B8 building to be larger than
30,000sqft (2,787sqm) including small-scale workshops, studios and incubator units.

48. As addressed in paragraph 4.2 of the SoCG, Policy DS10 does not currently propose a
specific allocation or target for employment land for B Class uses at Lodge Farm and that its
absence does not render the policy as unsound. However, St Modwen consider that the
provision of this area of land would help to foster a more sustainable settlement whereby a
proportion of existing and future residents could potentially find employment a short distance
from where they live.
g. What are the overall infrastructure costs of the development, including the contribution to
the South West Rugby spine road? What evidence is there that the development would be
viable taking into account these and other policy costs, including affordable housing? If not
viable, how would the necessary infrastructure be funded to ensure the delivery of the
development in line with the requirements of Policy DS10?
49. The Council appointed Dixon Searle to prepare a Viability Assessment of the Local Plan
(LP22) which includes a specific assessment of Lodge Farm (paragraph 2.3.6). This indicates
at paragraph 3.8.3 the potential s106 costs, with an allowance of 30% affordable housing
paragraph 3.8.25, and summarises the position that the policy is viable at paragraph 3.8.27:
“The outcomes are indicative of the most positive strategic site viability prospects from the
current review scope, on the basis assumed.”

50. In addition to the Dixon Searle LP22 report, St Modwen has appointed CBRE (supported by
Wakemans as cost consultant) to assess the financial/economic viability of Lodge Farm
Village, based upon the policy framework within the emerging Local Plan (principally DS10)
and the scheme presented in the VDD. Their Viability Report is appended to this Statement
(within the Deliverability Statement).
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51. The CBRE Report explains the methodology employed, assumptions adopted and overall
results in relation to the residual land value. In arriving at the residual land value the following
costs have been accounted for: s106 of £19,500,000; abnormals of £12,110,000; and
infrastructure of £20,760,000, amounting to a total of £32,870,000. Whilst the precise s106
will be accounted for at the planning application stage, the report includes s106 contributions
towards, amongst other items, the provision for education, highways (including a contribution
towards the SW Spine Road), health, community and emergency services.
52. The estimated residual land value within CBRE’s report is £38.63 million, equating to
£370,579 per hectare/£149,973 per gross acre. This represents a significant uplift from the
existing use value as agricultural land and demonstrates the scheme is viable and
deliverable. The Benchmark Land Value (BLV) assumed in the CIL Viability report undertaken
by Dixon Searle Partnership which would incentivise a landowner to dispose of equates to
£250,000 per hectare (£101,174 per gross acre). CBRE’s residual land value is significantly
above this figure.
h. What mechanisms are proposed to ensure the comprehensive delivery of the overall
development and its associated infrastructure in line with Policies DS5 and Policy DS10?
53. Section 2 of Appendix 1 (Deliverability Statement) to this statement describes the delivery
proposals for the site,

consistent with requirements of Policy DS10. This describes the

delivery of the housing and social infrastructure along with the open space and recreational
provision along with the delivery trajectory for the site.

54. The SoCG (section 7) describes the land control and confirms the land is controlled by St
Modwen Developments, who will be responsible for formulating a comprehensive Masterplan
in consultation with RBC, WCC other key stakeholders and the local community, and will
apply for, and secure, outline planning permission to confirm the development parameters of
the new village. Thereafter, applications for the approval of the reserved matters will be
submitted by St Modwen for the initial phases of development, including the principal site
infrastructure (and local centre/employment) which St Modwen will deliver to service the
development plots. St Modwen’s own residential business – “St Modwen Homes” – are likely
to be involved in delivering housing from the site (as they are currently at other sites at
Longbridge, Birmingham and Meon Vale, Warwickshire), particularly during the initial phases,
although given the scale and quantum of development it is likely that plots will be sold to other
housebuilders and they will be responsible for securing reserved matters approval in
accordance with the outline planning permission and comprehensive Masterplan.

8

Matter 3b Lodge Farm
St Modwen Developments Ltd

i. What market evidence is there to support the delivery and development of 80 dwellings a
year from 2023/24 onwards in a new rural location, particularly given the site’s proximity to the
other main house building outlets in the borough at South West Rugby and Rugby Radio
Station?
55. Lodge Farm as a Main Rural Settlement (MRS) will provide an opportunity to serve a wider
catchment area than that of other sites being promoted in the Local Plan in addition to
providing a different market offering compared to an expansion of Rugby Town. It provides a
unique offer in the Rugby Borough context comprising a comprehensively planned new village
which, ultimately, will comprise the largest MRS in the Borough which will deliver a range of
social infrastructure such as a school, local centre and GP surgery.

56. Lodge Farm is a fundamental component of the Local Plan Housing Trajectory as it will
diversify the housing supply providing a distinct type of offer/product for housebuilders, and
homebuyers alike relative to the proposed expansions to Rugby Town and expansions to
existing villages. This is recognised in RBC’s Housing Background Paper at paragraph 3.101
which reiterates GL Hearn’s Housing Market Delivery Study (2015) (LP42) which
recommended that RBC consider the “balance” of sites in the Borough and consider growth
locations away from Rugby Town (which suggested that there is limited potential to increase
housing delivery rates at Rugby Town above 470-520 dwellings per annum (paras. 6.29 and
6.35)).

It is noted, however, that the Housing Trajectory (Appendix 2 of the LP) now

anticipates completions at almost double this running at a peak of 1,040pa at Rugby in
2024/25, which highlights the importance of delivery from Lodge Farm should any anticipated
delivery issues arise at Rugby Town.
57. In relation to market evidence St Modwen (CBRE) has undertaken a residential sales rate
review of current rural new build locations similar to Lodge Farm from the wider rural area as
follows:


David Wilson Homes – Long Itchington (4.00 sales per month with a total of 150 units
(45 affordable). Sales commenced – August 2016. Sold 65 to date);



Bloor Homes – Southam (3.78 per month with a total of 235 units (46 affordable);
Sales commenced January 2016. Sold 87 to date);



Taylor Wimpey – Southam (4.05 per month with a total of 165 units (58 affordable).
Sales commenced April 2016. Sold 81 units to date);



David Wilson – Harbury (3.00 per month with a total of 75 units (26 affordable). Sales
commenced January 2017. Sold 33 units to date); and



Avant Homes – Kilsby (2.5 per month with a total of 48 units (8 affordable). Sales
commenced – October 2017. 5 homes reserved 19 available).
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58. The above indicates that new build homes in rural locations are achieving sales rates of
between 2.5 and 4 units per month per housebuilder outlet. At Lodge Farm there would be at
least 2 residential developers with outlets each at any one time, with an average aggregate of
3-4 market and affordable units selling per month across 2 sales outlets. This equates to an
average delivery rate of 80 dpa.

59. In addition further supporting information of delivery is provided in the Deliverability Statement
appended to this statement. This provides market evidence which suggests that delivery
about 80 units per annum is both achievable and a conservative estimate. It also provides
information regarding St Modwen’s track record in delivery at its nearby new settlement of
Meon Vale (in Stratford upon Avon District approx. 35 miles away), where 384 dwellings have
been completed since 2013.

j. What site preparation and infrastructure works are required to open up the site for
development? Is it realistic to expect the delivery of the first houses in 2022/23?

60. Please see the Deliverability Statement appended to this Statement. This provides
information on site preparation and infrastructure works, along with lead-in-times and buildout-rates and demonstrates delivery by 2023/2024 is achievable and could potentially come
forward sooner.

2. Will Policies DS5 and DS10, as proposed to be modified, be effective in securing the delivery
of sustainable development at Lodge Farm through the planning process? Do they contain all
of the necessary safeguards and requirements to ensure the impacts of the development are
appropriately mitigated?
61. DS10 (as proposed to be modified by LP54A) is considered appropriate, having regard to
NPPF paragraph 157 which states Local Plans should allocate sites and provide detail on
form, scale, access and quantum of development where appropriate.

62. Policies DS5 and DS10 are effective in securing the delivery of Lodge Farm and contain
necessary safeguards to ensure that impacts are appropriately mitigated. Specifically the
retention of the following sentence in DS5 is important to ensure a masterplan led approach
to development occurs which reflects the issues specific to Lodge Farm:
“The specific characteristics of each site will determine how these requirements will be met.
This will be influenced by constraints, and the masterplanning, design and viability, where
relevant policies in this Local Plan apply.”
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1 INTRODUCTION AND PURPOSE
1.1

St Modwen Developments Ltd (St Modwen) is promoting Lodge Farm as a unique opportunity to
deliver a new village community to contribute towards Rugby Borough Council’s (RBC) long term
development needs, during the emerging Local Plan timeframe and beyond. St Modwen is
promoting the opportunity on behalf of the landowners.

1.2

This Deliverability Statement has been prepared by RPS on behalf of St Modwen. It provides
evidence on the “deliverability” of the proposed new settlement in relation to Footnote 11 of
paragraph 47 of the National Planning Policy Framework (NPPF). One of the three criteria of
“deliverable” is “achievable” which concerns economic viability so an initial viability assessment
has been commissioned (refer to Section 4).

1.3

The Deliverability Statement draws upon the extensive technical evidence prepared by St
Modwen’s consultant team to provide a comprehensive review of the site’s credentials in relation
to the NPPF criteria of “available”, “suitable location” and “achievable” (para. 47). It considers
the potential impacts of the proposed scheme and the proposed infrastructure and mitigation
measures to be put in place. It should, therefore, be read alongside the Lodge Farm Village
“Vision & Delivery Document” (November 2017) and the full suite of supporting Technical
Appendices (see below).

1.4

The Statement supplements the evidence that RBC has produced in relation to the site in the
th
context of the emerging Local Plan which was submitted to the Secretary of State on 14 July
2017. The Local Plan evidence demonstrates that the new settlement proposals at Lodge Farm
within the emerging Local Plan are sound and represent a deliverable and viable prospect.

1.5

The Deliverability Statement represents a high-level appraisal of the scheme as currently
proposed. The vision and masterplan will continue to evolve, particularly through the
development management process, and the associated evidence base will therefore need to be
refined and updated as appropriate.
Statement Structure

1.6

This Statement is structured as follows:
•

Section 2 describes the proposed development and its delivery;

•

Section 3 considers the availability of the site and its suitability;

•

Section 4 considers achievability of the development by summarising the results of the
financial viability appraisal; and

•

Section 5 provides overall conclusions.

Technical Evidence
1.7

St Modwen has undertaken a significant amount of technical work in relation to the site which is
summarised in the “Vision & Delivery” document. This document was submitted in support of
representations made to the Publication Draft version of the Local Plan in November 2016 and
was informed by a suite of technical assessments covering access, drainage, ground conditions,
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utilities, landscape and
heritage/archaeology.
1.8

visual,

ecology,

arboriculture,

air

quality,

acoustics

and

In the meantime, St Modwen has undertaken ongoing engagement with key stakeholders and
commissioned updated/additional technical assessments. As part of this ongoing work, the
Vision and Delivery document has been refreshed (November 2017) which includes an updated
Masterplan Framework which is attached as Appendix 1. This Deliverability Statement forms
part of this package of evidence, which comprises:
•

Appendix 1 – Landscape and Visual Appraisal

•

Appendix 2 – Ecological Report

•

Appendix 3 – Archaeology Statement

•

Appendix 4 – Heritage Statement

•

Appendix 5 – Flood Risk and Surface Water Management

•

Appendix 6 – Transport Strategy Report

•

Appendix 7 – Report on Existing Noise Climate

•

Appendix 8 – Air Quality Technical Note

•

Appendix 9 – Phase 1 Geo-Environmental Desk Study

•

Appendix 10 – Utility Capacity Analysis Report

•

Appendix 11 – Deliverability Statement

2
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2 DELIVERY OF THE PROPOSED DEVELOPMENT
2.1

The Vision & Delivery Document (November 2017) provides a detailed description of the
proposed development. This Section summarises the proposals but focuses upon the finer
details of the development and its proposed delivery including dwelling mix, social infrastructure
and employment, open space and the development programme/trajectory. CBRE’s initial
viability assessment has factored in these development assumptions.
Development Overview

2.2

Consistent with Policy DS10 of the emerging Local Plan, the vision for Lodge Farm is the
creation and growth of a sustainable, mixed-use vibrant new village community that is influenced
in form, function and character by best practice masterplanning and place-making. The
proposed development will comprise up to 1,500 new homes (including affordable), a two form
entry primary school and nursery, land for employment uses, care home and a new local centre
including retail facilities, GP surgery and community facilities. Approximately 50% of the site will
be devoted to open space in the form of new parkland, pitches, woodland, allotments and play
areas. The Masterplan Framework is attached as Appendix 1 and the Land Use Budget for this
is set out below:
Table 1 – Masterplan Framework Land Use Budget
Use

Area
(figures rounded to the nearest
0.5ha)

Residential
Green Infrastructure (including SUDS and public open space)
School / Community Hub
Local Centre
Employment
Primary/Spine Road
Total

43ha
53ha
3ha
1.5ha
2ha
2ha
104.5ha

Delivering Housing
2.3

As a new village, the primary use will be housing with up to 1,500 new homes considered to be
an appropriate scale. This level of development has been arrived at by firstly considering the
size of, and constraints affecting, the site and, secondly, considering the appropriate scale of
development which could create a critical mass to support a viable and sustainable range of
local facilities. In particular, 1,500 new homes would be sufficient to sustain key local services
and facilities including a primary school, GP surgery, local retail provision and community
facilities.

2.4

The masterplanning exercise undertaken indicates that this scale of development could
comfortably be accommodated on the site with an average residential density of 35 dwellings
per net hectare, with 52% of the site being provided as open space and green infrastructure.
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2.5

The specific types and mix of housing to be delivered will be established following allocation in
the Local Plan through the development management process and with respect to the adopted
policies (H1 and H2) as well as relevant supplementary planning documents. However, for the
purposes of testing viability, it has been assumed that housing tenures and mix would be
compliant with emerging Local Plan policies H2 and H3. This would comprise 30% affordable
housing provision on-site – 450 units – of which 84% would be either Affordable Rent or Social
Rent and 16% Intermediate tenures (having regard to emerging Local Plan paragraph 5.17). In
relation to the mix of housing types for both market and affordable housing provision, we have
applied the mid-range of the SHMA requirement “ranges” as indicated in the tables within the
emerging Local Plan (beneath paras. 5.10 and 5.15):
Table 2 – Indicative Dwelling Mix
Dwelling
Mix
1-Bed
2-Bed
3-Bed
4-Bed
Total

2.6

Market
Housing
(70%)

Affordable (30%)
Social / Affordable Rent Intermediate
84%
16%

79 (7.5%)
289 (27.5%)
446 (42.5%)
236 (22.5%)
1,050

132 (35%)
132 (35%)
85 (22.5%)
29 (7.5%)
378

25 (35%)
25 (35%)
16 (22.5%)
6 (7.5%)
72

Total
Provision
236
446
547
271
1,500

In addition to the above, the new village would include a care home located in an accessible
location close to the local centre and providing for up to 100 units.
Delivering Social Infrastructure and Employment

2.7

The Masterplan Framework includes provision of a local centre. The local centre will include
retail (primarily local convenience) facilities, a primary school and a “community hub” facility
which provides a pre-school nursery, GP surgery and community centre (with space for
community uses such as a police post providing secure office/storage facilities). The intention is
for the local centre to provide an accessible focal point for the new village but also helping to
meet the needs of existing rural communities within its wider catchment area. This is an
important component of the emerging Local Plan’s strategy with Lodge Farm ultimately
comprising the largest Main Rural Settlement (MRS) in the Borough and serving the needs of a
wider rural catchment area, as described in more detail in Section 3.

2.8

The local centre and community hub will be designed to nurture and maximise opportunities for
social interaction; whether formally through community activities, or informally via the pupil dropof and collection arrangements or through incidental encounters at the one stop access point to
community services. It all takes place in a traffic free environment.

2.9

The proposals include a 1.84ha site for the development of a two form entry Primary School. In
accordance with Policy DS10, additional land has been reserved for expansion of the school to
three-forms of entry (0.82ha). This project has developed the traditional concept of a primary
school to provide a wide range of facilities. The result is a planned amalgamation of
educational, cultural, information and access, social and leisure services that provides a beating
heart to an emerging community.
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2.10

The Vision & Delivery Document provides an indicative delivery programme in which education
provision is phased to meet the needs of the new village as they emerge over time. It has been
modelled on the smallest Warwickshire primary school of two classrooms and hall, soon to be
followed by the third classroom, the first nursery play room, the first GP consulting room and
other community provisions.

2.11

At 500 homes, there will be a seven classroom primary school, 2 nursery rooms, a treatment
room to join the GP consulting room, the Police Office and equipment store, and the community
centre all with the associated support spaces. At 1,000 homes, the Primary School will have its
full complement of 14 classrooms, the Day Care Children’s Nursery will have been completed,
and The Medical Centre will have 2 GP consulting rooms. At 1,250 homes, the entire
Community heart will be completed with the opening of a second Hall and the third GP
consulting room.

2.12

It is envisaged that the accommodation for the group of community services will be designed
and configured at the outset as a comprehensive project based on a common grid layout, so as
to allow particular uses to change as it grows, with the services infrastructure provided at the
start.

2.13

A secondary school will be delivered as part of the South West Rugby strategic allocation (Policy
DS8) which will be the closest secondary school to Lodge Farm, and which will be linked to the
new settlement by either the new public bus service or a dedicated school bus service. If the
South West Rugby secondary school is completed after the first phases of housing development
at Lodge Farm, secondary school children living at Lodge Farm will be transported by bus to
existing secondary schools within Rugby.

2.14

Land would be provided for employment uses taking full advantage of the site’s strategic location
on the A45 close to the M45 in-between Rugby and Daventry, and providing jobs that are
accessible for new residents and residents within the wider rural catchment area. Employment
opportunities would be offered in the local centre through retail facilities and the community hub.
In addition, the Masterplan Framework proposes a designated 2ha employment area accessed
from the A45. This is envisaged as providing land to accommodate smaller scale businesses
with no single B8 building to be larger than 30,000 sqft and including small-scale workshops,
studios and incubator units. It is acknowledged that Policy DS10 does not currently propose a
specific allocation or target for employment land for B Class uses at Lodge Farm. However, St
Modwen consider that the provision of this area of land would help to foster a sustainable
settlement whereby a proportion of existing and future residents could potentially find
employment a short distance from where they live.
Delivering Open Space and Recreation

2.15

Policy HS4 of the emerging Local Plan concerns “Open Space and Recreation” and indicates
that a development of around 1,500 units would require around 21.4ha of open space split
between the following typologies; Children’s Play (0.72ha), Natural/Semi Natural Space (9ha),
Parks & Gardens (3.6ha) Amenity Green Space (1.8ha), Allotments (2.88ha) and Outdoor
Sports (3.35ha).

2.16

By comparison, the scheme would deliver over twice as much open space than required by
Policy HS4, while it is anticipated that the different types would be spread throughout the multifunctional green spaces within the site. The formal pitch provision will include 2 full size adult
football pitches and a full size cricket pitch and related facilities. This is illustrated below, with
5
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distribution and layout of c.53ha of open space indicated on the Masterplan Framework at
Appendix 1:

2.17

St Modwen would establish a new management company to manage and maintain all of the
common areas of the site, including open space. This would be funded by management
charges payable by the new occupiers of the dwellings.

2.18

A connective network of streets and green spaces provides a strong structure around which
homes, community facilities and employment uses are structured. The detailed design of streets
and spaces will be influenced both by the findings of local settlement analysis and also by
careful consideration of those characteristics and of streets and spaces in successful garden
suburb settlements such as Bournville and Hampstead Garden Village.
Delivery Trajectory

2.19

The housing trajectory for Lodge Farm is provided within the emerging Local Plan as Appendix 2
(LP54.115 of the Table of Modifications (Examination Document LP54)). This sees first
residential completions during 2022/23 of 25 units, followed by 80 units per annum thereafter up
until the end of the plan period in 2031 with 665 dwellings being delivered over this 9 year period
and the remainder of the site being built out beyond the plan period.

2.20

Included within the Vision & Delivery Document (November 2017) is an indicative delivery
programme which depicts the main elements of the development’s delivery and phasing.
Housing completions at Lodge Farm would be accompanied by delivery of the important
infrastructure and services in a timely manner with early delivery where possible.

2.21

The principal element of off-site infrastructure affecting the delivery and phasing of Lodge Farm
relates to the delivery of the South West Rugby Spine Road Network (SWRSRN). This is
covered by Policy DS9 of the emerging Local Plan and lies within the South West Rugby
allocation (Policy DS8). The County Council’s Strategic Transport Assessment (STA) is
summarised within Technical Appendix 6 but the key consideration for Lodge Farm is that the
Local Plan Trajectory allows for 265 dwelling completions prior to the delivery of the SWRSRN.
The STA and Local Plan Trajectory envisages the “Homestead Farm Link”, and initial phase of
the SWRSRN, taking place during 2025/2026, with the remainder of Lodge Farm being delivered
post-2026. Post-2026, delivery is anticipated at a rate of 80 units per annum.

2.22

Certain items of utilities infrastructure will need to be upgraded to service the needs of the new
village, including an upgrade to the Waste Water Treatment Works at Dunchurch as
acknowledged by Severn Trent Water (although the Water Cycle Study indicates that capacity
6
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exists for approximately 900 dwellings). However, these upgrades and reinforcements can be
implemented to respond to the planned growth at Lodge Farm, rather than determine its delivery
trajectory. Most upgrades and reinforcements are planned for delivery during the early years of
the Local Plan Trajectory, as explained in Technical Appendix 10.
Lead-in times
2.23

The lead-in times for the development on Lodge Farm site are primarily associated with the
planning process. However, it must be recognised that the whole site identified for development
is under the control of St Modwen; one of the UK’s leading “master developers” which has
extensive experience of promoting, delivering and completing strategic development sites.

2.24

The Local Plan Trajectory allows for a four year lead in time (2018/19 to 2021/22) from the
adoption of the Local Plan, until the first residential completions in 2022/23 (25 units). A four
year lead in time is more than is normally required to enable delivery of first residential
completions. The principal reason for this potential lead-in time is the timescale envisaged
through the STA associated with the delivery of the SWRSRN.

2.25

Without this delay, first phase completions could occur approximately 1 to 2 years earlier in
2021/2022. It is St Modwen’s and RBC’s intention to support the site allocation following the
Local Plan process with the submission of a comprehensive outline planning application.
Thereafter, applications for the approval of reserved matters will be submitted by St Modwen for
the initial phases of development, including the principal site infrastructure (and local centre /
employment) which St Modwen will deliver to service the development plots. Housing will be
delivered by St Modwen’s own housebuilding business, St Modwen Homes, and through land
sales to other housebuilders.

2.26

Whilst it would be St Modwen’s intention to bring the site forward sooner (as reflected in the
formal submission of an EIA Scoping Report in December 2017), we have provided indicative
timescales for the lead-in process below based upon the Local Plan Trajectory (it should be
noted that certain tasks would overlap with site enabling/infrastructure works proceeding whilst
applications for the approval of reserved matters are being prepared, submitted and/or
determined):
•

RBC’s EIA Screening/Scoping Opinion – Early 2018

•

Outline Planning Application Submission – Before Summer 2019

•

Outline Planning Permission granted including S106 Agreement – Summer 2020

•

Initial Infrastructure Consents – Winter 2020

•

First Phase Reserved Matters Application – Winter 2020

•

Initial Infrastructure Delivery – commence in Spring 2021 and complete Spring 2022

•

First Phase Reserved Matters Consent – Spring/Summer 2021

•

First Phase Completions – Winter 2022/2023
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Build rates
2.27

The build out rates from the Local Plan Trajectory indicate that a maximum of 80 dwellings per
annum will come forward in any single year. Build rates on sites are dictated by a number of
factors including sales rates, affordable housing levels, physical build constraints and number of
outlets/frontages.

2.28

St Modwen anticipate that, on average, Lodge Farm will be delivered through two housebuilder
outlets each delivering c.40-50 homes per annum, with the 30% affordable housing being
delivered in addition to this. This would deliver up to 130-140 dwellings per annum, albeit
ramping up to that level in the first years.

2.29

As the new settlement generates its own critical mass, it is likely that additional outlets would be
added to deliver potentially higher peak build out rates. Annual rates exceeding 150 units per
annum could be achieved overall (both market and affordable) at Lodge Farm. This rate is
consistent with rates achieved on other large scale development projects comparable to the
range of average delivery rates on new settlements at Dickens Heath, Solihull (average of 131
dwellings per annum); Kings Hill, Tonbridge and Malling (141 per annum); Cambourne, South
Cambridgeshire (254 per annum); and Great Notley, Braintree (222 per annum).

2.30

A further demonstration of the potential for Lodge Farm to deliver more than 80 units per annum,
as allowed for in the Local Plan Trajectory, comes from St Modwen’s new settlement at Meon
Vale in Stratford-on-Avon District, Warwickshire. Here, St Modwen secured outline planning
permission in two phases for a new settlement of up to 1,050 dwellings including local centre
and primary school. Outline permission was secured in October 2012 for the first phase of
development including a local centre and 500 homes and reserved matters approvals have
followed in late 2012, 2013 and 2015. The local centre was completed as part of the Phase 1
works, including a convenience supermarket, village hall, leisure centre, children’s play area and
sports pitch/pavilion. 384 dwellings have been completed since 2013 representing an average
annual completion rate of 77 dwellings per annum. Persimmon Homes, St Modwen Homes and
Orbit Housing have developed plots at the site although in the main these have not developed
concurrently, so it is considered that the completion rates provided for Lodge Farm in the Local
Plan Trajectory may be conservative.

2.31

Notwithstanding the above, in the interests of consistency with the Submission Local Plan, the
delivery rates associated with the Housing Trajectory have been applied in the viability appraisal.
Clearly, swifter rates of housebuilding would only serve to enhance scheme viability through
enhanced sales revenues being achieved earlier in the delivery trajectory.
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3 AVAILABILITY & SUITABILITY
3.1

This Section considers availability and suitability.
Availability

3.2

Footnote 11 to Para. 47 of the NPPF states that to be considered deliverable, sites should be
“available now”. The NPPG (para. 020 Ref ID: 3-020-20140306) adds that a site is considered
available “…when on the best information available…there is confidence that there are no legal
or ownership problems…”. It can be confirmed that St Modwen has secured an interest in the
entire site proposed for development. The landowners have, therefore, expressed an intention
to sell and a national developer possessing a proven track record of delivery (throughout the
West Midlands and beyond) has a strong interest in developing the site as soon as possible,
subject to the land being allocated within the adopted Local Plan.

3.3

St Modwen can confirm that the land proposed for allocation in the emerging Rugby Borough
Local Plan as Lodge Farm Village (c.105ha) is available now. There are no legal or ransom
constraints; St Modwen control the land, having negotiated long-term promotional legal
agreements with the landowners. These agreements confirm that the landowners are
contractually committed to release the land (subject to the grant of planning permission) and St
Modwen is fully committed to deliver the scheme. As explained in further detail in Section 4,
there can be no doubt that St Modwen Developments has the capacity to deliver the scheme,
comprising a financially strong FTSE 250 national “master developer” with a proven 30 year
track record of masterplanning, delivering and completing major residential, employment and
mixed-use developments on both greenfield and brownfield land (including both urban
extensions and new settlements) across the UK.
Suitability – The Planning Context

3.4

Footnote 11 to para. 47 of the NPPF states that to be considered deliverable sites should
“…offer a suitable location for development now”. The NPPG (para. 019 Ref ID: 3-01920140306) outlines the factors which should be considered when assessing “suitability”,
including national and development plan policy, physical limitations/problems (e.g. access,
infrastructure and flooding), potential impacts (landscape, nature, heritage and amenity) and
market attractiveness.
Policy
The National Context

3.5

Para. 52 of the NPPF makes clear that the new settlements can make a major contribution
towards the supply of new homes:
The supply of new homes can sometimes be best achieved through planning for larger scale
development, such as new settlements or extensions to existing villages and towns that follow
the principles of Garden Cities.

3.6

DCLG’s Locally Led Garden Villages, Towns and Cities (March 2016) sought expressions of
interest for the initial round of 12 new settlements in July 2016. Through this document, the
government stated that it did not consider that there is a single template for a garden village,
town or city. It will be important for the new community to establish a clear and distinct sense of
9
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identity and it welcomed the adoption of innovative approaches and solutions to creating great
places, rather than following a set of rules. However, the Government identified that free
standing new settlements with 1,500 dwellings have the ability to create sustainable places
where people want to live and be part of the local community.
3.7

Whilst Lodge Farm was not identified within the initial round of Garden Villages, the proposals
for the site as identified in the emerging Local Plan do adhere to many of the principles from the
DCLG March 2016 publication, as described within the Vision & Delivery document. In particular
1,500 dwellings are provided including affordable housing, a wide range of community services
and facilities and commitment to a good quality public transport system, which enables the
delivery of a quality new community without additional public subsidy.

3.8

National publications, such as the TCPA’s Best Practice in Urban Extensions and New
Settlements (2007) have demonstrated that this scale of new settlement can be successfully
developed, particularly where as in the case of Lodge Farm, good levels of accessibility are
afforded to higher order settlements.

3.9

Although Lodge Farm is located in a rural area, the proposed allocation as a new settlement is of
a sufficient size to support onsite services and access to facilities. This point is recognised in
the Local Plan Housing Background Paper (September 2017) which acknowledges the site’s
proximity to both Rugby and Daventry: “The site also has access to Rugby and Daventry with
the potential to improve the existing bus service. It will become the largest Main Rural
Settlement in the Borough” (Para. 1.30). The Rural Sustainability Study demonstrates the level
of services the existing Main Rural Settlements in the Borough can sustain to support a rural
population.
The Emerging RBC Local Plan

3.10

The emerging Rugby Local Plan sets out the long term spatial vision for the Borough (to 2031)
and how the area is planned to develop and change and how this vision will be delivered through
a strategy for promoting, distributing and delivering sustainable development. It responds to the
challenges and opportunities the Borough is facing over the coming years in a large
geographical area which covers 138 square miles located in central England, within the County
of Warwickshire. Within Rugby the Green Belt covers approximately half of the Borough,
wrapping around the outer edge of Coventry and extending to the western side of Rugby Town.
Some key policies of relevance to Lodge Farm delivery are as follows:
•

Policy GP2 and the Development Strategy of the Local Plan acknowledges that the Green
Belt affords the greatest protection of land in planning terms and therefore only in
exceptional circumstances will development be permitted.

•

Policy DS3 explains the approach and strategy the Council has established for delivering
the required 12,400 dwellings over the plan period. This strategy rolls forward the spatial
strategy of the adopted Core Strategy in terms of maximising housing delivery at Rugby
town and sustainably extending Main Rural Settlements (MRS). However, the ability of
these settlements to accommodate the required levels of growth is constrained, so the
emerging Local Plan seeks to extend the Core Strategy approach by introducing a
completely new MRS at Lodge Farm.

•

Policy DS10 allocates a new village at Lodge Farm (and is set out on Page 6 of the Vision
& Delivery Document), and provides specific principles and criteria for the development.
10
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Lodge Farm as a Main Rural Settlement
3.11

The settlement hierarchy within the emerging Local Plan identifies that Lodge Farm will become
a Main Rural Settlement (MRS) under Policy DS3. MRS will perform an important role in
delivering the Council’s development strategy and housing land supply within the emerging
Local Plan.

3.12

The Housing Background Paper (para 1.30) acknowledges that Lodge Farm will be classified as
an MRS which will assist in sustaining the rural population:
It will become the largest Main Rural Settlement in the Borough. The Rural Sustainability Study
demonstrates the level of services the existing Main Rural Settlements in the Borough can
sustain to support a rural population.

3.13

The methodology for identification and classification of the MRS is explained within the Rural
Sustainability Study (November 2015).

3.14

All thirty four RBC Local Plan / Core Strategy designated settlements (i.e. MRS and local needs
settlements with a boundary identified on the plans’ proposals maps) have been assessed
against various criteria using a weighted scoring system relating to “essential” and “desirable”
services and access to public transport, to determine a total score. The settlements are then
directly compared with each other in terms of their sustainability ranking, based on their total
score.

3.15

These categories are important for all settlements, whether in determining the vitality of a
settlement itself, or the ease of accessing essential services and facilities in nearby higher tier
centres, including for retail, employment and leisure uses, as well as for onward public transport
connections.

3.16

A plan of the Main Rural Settlements and Local Needs Settlements is provided overleaf. The
location of Lodge Farm to the south of the borough is indicated by a star. It would represent the
southerly most MRS within the Borough, covering a relatively large geographical and rural area.
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3.17

The top nine ranked settlements, based on access to services and public transport are classed
as MRS as indicated in the following table:
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3.18

In order to ascertain how Lodge Farm compares with the other MRS an assessment has been
undertaken and provided below, applying the scoring assessment criteria within the Rural
Sustainability Study. This is provided below:
Essential Services (x4 weighting)

Public
Transport

Non-Essential Services (x2 weighting)

Total
Score

Settlement

Population

Village Hall
Community
Centre

Shop

Post
Office

Doctors
Surgery

Pharmacy

Primary
School

Leisure
Centre

Bank

Pub

Cafe
Restaurant

Library

Place of
Worship

Open
Space

Dentist

Nursery

Garage

Bus
Service

Rail
Station

Score

Lodge
Farm

3,723

4

4

4

4

4

4

2

2

2

2

1

X

2

2

2

X

5

0

44

3.19

St Modwen would deliver several of the above facilities including the primary school, nursery,
convenience store, village hall, GP surgery and recreational open space. Land would be
provided to allow other facilities to be delivered at the appropriate stage when the critical mass
has been established from new residents, namely local shops (including a café, bank, post office
and pharmacy, the latter of which could be delivered as part of the GP surgery) and the public
house. The community hub concept would provide the potential to accommodate other services
such as dentists, leisure (the school could also provide out of hours sports facilities) and a
mobile library.

3.20

The assessment indicates that Lodge Farm would have a score of 39 in relation to access to
services, ranking second only to Dunchurch. In relation to public transport, the proposals
include the provision of two bus departures per hour and therefore attracts a score of 5, based
on the assessment criteria of at least an hourly service. The overall score is therefore 44 which
indicates that Lodge Farm would rank alongside the most sustainable settlements within the
Borough and second only to Dunchurch, fully justifying its categorisation as a Main Rural
Settlement within the context of Policy GP2.
Physical Limitations / Problems and Potential Impacts

3.21

A key component to demonstrating the deliverability of Lodge Farm Village relates to the
assessment of any constraints which are identified and the likely action required to remove
them. This is explained in Planning Practice Guidance Paragraph: 022 Reference ID: 3-02220140306 as follows:
Where constraints have been identified, the assessment should consider what action would be
needed to remove them (along with when and how this could be undertaken and the likelihood of
sites/broad locations being delivered). Actions might include the need for investment in new
infrastructure, dealing with fragmented land ownership, environmental improvement, or a need
to review development plan policy, which is currently constraining development.

3.22

As outlined in Section 1, a substantial and robust evidence base has been prepared to assess
all relevant on and off-site limitations/constraints to development. Both RBC’s and St Modwen’s
evidence base (the latter comprising several detailed technical assessments) demonstrate that
the site is largely unconstrained with no significant or overriding “show-stoppers” to the
development of a new village at Lodge Farm. For a scheme of this scale there will inevitably be
a degree of impact on certain resources but the Masterplan Framework has been
comprehensively formulated to ensure that adverse impacts are avoided or appropriately
mitigated. Indeed, certain resources will be enhanced, including biodiversity interest and
sustainable drainage to reduce flood risk. It can be concluded that physical and environmental
capacity exists to accommodate the proposed development at Lodge Farm.
13
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Market Attractiveness
3.23

Lodge Farm provides a unique market offer in the Rugby Borough context comprising a
comprehensively planned new village which, ultimately, will comprise the largest MRS in the
Borough which will deliver a range of social infrastructure. It is highlighted that the new village
will;
•

serve an extensive rural catchment area and benefit from a countryside location but
being accessible to Rugby Town and Daventry;

•

provide a different market offer to the existing and proposed allocations within, and
adjoining, Rugby Town and the existing MRS. Indeed, it will be capable of creating a
market of itself as a comprehensively designed settlement;

•

provide a range of social infrastructure and open space; and

•

be delivered comprehensively by an established “master developer” who provide “oven
ready” development sites to the market to ensure swift delivery.

3.24

The unique offer of Lodge Farm will be attractive to the housebuilding market, even those
housebuilders who are, or shall be, delivering sites at Rugby Town given its unique offer.

3.25

In the above context, Lodge Farm will be a fundamental component of the Local Plan Housing
Trajectory as it will diversify the housing supply providing a distinct type of offer/product for
housebuilders, and homebuyers alike, relative to the proposed expansions to Rugby Town and
expansions to existing villages. This is supported by St Modwen’s market analysis and RBC’s
Housing Background Paper (para. 3.101) which reiterates the recommendation of GL Hearn’s
Housing Market Delivery Study (2015) that RBC consider the “balance” of sites in the Borough
and consider growth locations away from Rugby Town (suggesting that there is limited potential
to increase housing delivery rates at Rugby Town above 470-520 dwellings per annum
regardless of the number of housing allocations (paras. 6.29 and 6.35)). It is therefore clear that
Lodge Farm will provide an attractive and unique offer to the housing market.
Summary

3.26

Having regard to all of the above, it can be concluded that the land satisfies the first to
requirements of a “deliverable” site, being “available now” and a “suitable location”.

14

rpsgroup.com/uk

4 ACHIEVABILITY
4.1

Footnote 11 to para. 47 of the NPPF states that to be considered deliverable sites should “…be
achievable … and in particular … viable”. The NPPG adds that “A site is considered
achievable…where there is a reasonable prospect that the particular type of development will be
developed on the site at a particular point in time. This is essentially a judgement about the
economic viability of a site and the capacity of the developer to complete…the development over
a certain period” (para. 021 Ref ID: 3-021-20140306) (emphasis added).

4.2

This Section considers the achievability of Lodge Farm village in relation to, firstly, the capacity
of St Modwen as the appointed developer to secure planning permission for, and complete, the
development and, secondly, the economic viability of the site/scheme (both in accordance with
the Local Plan Trajectory).
Capacity of St Modwen Developments Ltd

4.3

St Modwen is a financially strong FTSE 250 national developer with a proven 30 year track
record of masterplanning, delivering and completing major residential, employment and mixeduse developments on both greenfield and brownfield land (including both urban extensions and
new settlements) across the UK.

4.4

St Modwen has an excellent record of progressing major developments. Sites in the Midlands
include the major £1bn mixed use redevelopment of Longbridge, Birmingham, and the new
settlement at Meon Vale, at the southern edge of the County in Stratford-on-Avon District, where
almost 400 homes have been delivered since 2013 together with supporting infrastructure
including a local centre (village hall, leisure centre, convenience store, sports pavilion and a
range of play and recreational facilities). Outline planning permission has been granted for a
further 650 homes and primary school at Meon Vale, all of which is anticipated to be delivered
over the next seven years. As RBC will be aware, St Modwen has also been successfully
delivering the 60 acre redevelopment of the ex-Alstom site on Leicester Rd, Rugby where some
350 homes have been completed since 2012 together with supporting retail and leisure facilities.

4.5

As a “master developer”, St Modwen will be responsible for formulating a comprehensive
masterplan in consultation with RBC, Warwickshire County Council, other key stakeholders and
the local community, and will apply for, and secure, outline planning permission to confirm the
development parameters of the new village. Thereafter, applications for the approval of the
reserved matters will be submitted by St Modwen for the initial phases of development, including
the principal site infrastructure (and local centre / employment) which St Modwen will actually
deliver to service the development plots. St Modwen’s own residential business – “St Modwen
Homes” – are likely to be involved in delivering housing from the site (as they are at Longbridge
and Meon Vale), particularly during the initial phases, although given the scale and quantum of
development it is likely that plots will be sold to other housebuilders and they will be responsible
for securing reserved matters approval in accordance with the outline planning permission and
comprehensive masterplan.
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Viability Appraisal
4.6

St Modwen has appointed CBRE (supported by Wakemans as cost consultant) to assess the
financial/economic viability of Lodge Farm Village, based upon the policy framework within the
emerging Local Plan (principally DS10) and the scheme of development presented in the Vision
& Delivery Document. Their Viability Report is attached as Appendix 2, which explains the
methodology employed, assumptions adopted and overall results in relation to the residual land
value.

4.7

In arriving at the residual land value the following has been accounted for;
•

Section 106 = £19,500,000

•

Abnormals and Infrastructure = £32,870,000

4.8

The above Section 106 contributions will clearly be detailed and confirmed through the planning
application process. However, the above includes, amongst other items, provision for education,
highways, health, community and emergency services.

4.9

The estimated residual land value within CBRE’s appraisal calculations in respect of the
proposed scheme is £38.63 million, equating to £370,579 per hectare / £149,973 per gross acre.
This represents a significant uplift from the existing use value of the subject site as agricultural
land and demonstrates that the scheme is viable and deliverable.

4.10

The Benchmark Land Value (BLV) assumed in the CIL Viability report undertaken by Dixon
Searle Partnership which would incentivise a landowner to dispose of equates to £250,000 per
hectare (£101,174 per gross acre). CBRE’s residual appraisal is significantly above this figure.

4.11

The viability appraisal has been undertaken in accordance with the National Planning Practice
Guidance on “Viability” and demonstrates that the allocation/development is viable, when all of
the development/mitigation costs are taken into account.
Summary

4.12

It can be concluded that St Modwen is a national developer with the experience and capacity to
deliver the strategic development at Lodge Farm. The development proposed within the
emerging Local Plan is financially viable. It is therefore evident that the development is
“achievable”.
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5 CONCLUSIONS
5.1

St Modwen Developments Ltd is promoting Lodge Farm as a unique opportunity to deliver a new
village community to contribute towards Rugby Borough Council’s long term development
needs, during the emerging Local Plan timeframe and beyond. St Modwen are promoting the
opportunity on behalf of the landowners.

5.2

This Deliverability Statement has been prepared by RPS on behalf of St Modwen. It
demonstrates that the development as proposed within the emerging Local Plan is truly
“deliverable” in relation to Footnote 11 of paragraph 47 of the National Planning Policy
Framework (NPPF).

5.3

The Statement draws upon the extensive technical evidence prepared by St Modwen’s
consultant team to clearly show that the land and proposed Local Plan allocation is “available”
and a “suitable location” and that the proposed development is “achievable”. In relation to the
latter St Modwen have the capacity to deliver the development and the scheme has been
demonstrated as economically viable through CBRE’s initial viability assessment (as well as the
Council’s own viability assessment undertaken by the Dixon Searle Partnership).

5.4

The proposed allocation in the emerging RBC Local Plan is therefore sound, providing a
fundamental contribution to the Borough’s growth needs in the proposed plan period to 2031 and
beyond.
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APPENDIX 1 – LODGE FARM MASTERPLAN FRAMEWORK
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APPENDIX 2 – CBRE VIABILITY REPORT
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LODGE FARM, RUGBY
Viability Report
November 2017

CBRE | LODGE FARM, RUGBY

1.1

CBRE has been instructed to undertake a viability study on behalf of St Modwen
Developments Limited (SMD), in support of the planning promotion for the development of
the site known as Lodge Farm, Rugby. The site is proposed for allocation in the emerging
Rugby Local Plan under Policy DS10 for up to 1,500 new homes (including affordable), a
two-form entry primary school (with flexibility to expand to three form entry), local centre
and GP surgery. SMD have prepared a Vision and Delivery Document (November 2017)
which presents a Masterplan Framework for this development which includes land for
employment uses, a care home and a new local centre including retail facilities, GP surgery
and community facilities.

1.2

This document has been prepared to be submitted to the Examination process. Key viability
assumptions and findings are detailed below.

1.3

Whilst it is recognised that the proposed development will evolve, the table below provides
a land-use budget for the Lodge Farm Village Masterplan Framework (which forms the
basis for the viability appraisal development assumptions):
Use

Hectares

Acres

Dwellings

Residential

43

106.25

1,500

Employment

2.04

5.04

-

Local Centre

1.46

3.61

-

School/Community

3.04

7.51

-

Primary Road

1.9

4.69

-

Green Infrastructure/POS/SUDS

52.79

130.44

-

Total Gross Area

104.23

257.54

1,500

Source- DEFINE
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1.4

CBRE has undertaken a viability assessment to understand the financial viability and likely
deliverability of the scheme as proposed using the residual method of appraisal. As part of
this process we have considered the Rugby Borough Council Local Plan & Community
Infrastructure Levy (CIL) Viability Assessment report prepared by Dixon Searle Partnership
(dated July 2017), and have had regards to planning obligations, housing mix and tenure
split.

1.5

For the purposes of the initial viability assessment, we have assumed a scheme of
1,500No. dwellings with 30% affordable housing (450No. dwellings). The affordable units
will comprise 84% of Social or Affordable Rented tenure and 16% of Intermediate tenures.

1.6

The residual method of appraisal involves calculating the Gross Development Value (GDV)
of the subject site once the proposed development has been completed. From that all costs
incurred in reaching that stage are deducted. These include the build costs, site purchase
cost, professional fees, legal and agent fees on acquisition and disposal, and the cost of
finance. A developer would also wish to see an element of profit in taking the risk of
acquiring a site and developing. This must also be deducted from the GDV.

1.7

To explain our methodology and calculations we shall split the residual appraisal into three
parts:
 The calculation of GDV.
 The cost incurred in developing the site.
 The profit element anticipated by a developer.

Calculation of the GDV
1.8

In calculating our opinion of the GDV we have had regard to comparable evidence of
recent sales of new homes in the Rugby area. We believe the total GDV of the completed
market and affordable units within the scheme is in the order of £356 million on the basis
they are completed to a suitable specification. This equates to an average value of £279
per sq ft for the open market housing and £134.48 psf for the affordable housing
(blended).

1.9

The CIL Viability Assessment report undertaken by Dixon Searle Partnership utilises a sales
value of £3,000 per sq m (£279 per sq ft). Our appraisal is therefore in line with this.

1.10

In addition to the residential GDV, we have assumed that the employment land will be sold
fully serviced at £200,000 per acre (total GDV £1 million) and that the retail element of the
local centre land will be sold to a specialist developer/retail operator in a fully serviced
condition at £500,000 per acre (£1.8million total GDV). A value of £1m has been applied
to the 100-bed care home element.

1.11

Overall this equates to a total gross development value of £359.8m.

Costs incurred in developing the site
1.12

In calculating the costs incurred in developing the site there is firstly the costs of construction
as outlined below and the other costs associated with the acquisition including Stamp Duty
Land Tax (SDLT) at the prevailing rate, agent fees at 1% and legal fees at 0.50%.
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1.13

We have adopted build costs of £103.96 psf for the houses which is in line with BCIS
Median, rebased to Rugby, however we do appreciate that this cost exceeds the level
achieved by volume housebuilders. This produces a total residential build cost of £152
million. We have therefore adopted these costings within our appraisal of the site and we
have allowed for a 10% allowance for plot externals, 5% contingency on the build cost and
8% for professional fees. These assumptions are broadly in line with the CIL Viability report
undertaken by Dixon Searle Partnership.

1.14

We have had regard to the S106 costs given in the CIL Viability report undertaken by Dixon
Searle Partnership and have included these within our appraisal.

1.15

Wakemans have undertaken an infrastructure, abnormals and S106 combined cost plan
for the site which equates to a total cost of approximately £52.37 million. This can be split
as follows;
 Section 106 = £19,500,000

1.16

The Section 106 cost stated above makes allowances for Education, Highways, Health &
Community and Emergency Services.

1.17

We have also allowed for agent/marketing fees for the disposal of the market housing of
3% and of 1% on the affordable housing. We have allowed for £750 per unit for legal fees
on the disposal of all housing. We have allowed for finance on the scheme at a debit
interest rate of 6.0%. These assumptions are in line with the CIL Viability report undertaken
by Dixon Searle Partnership.

1.18

The Local Plan Housing Trajectory assumes a sales rate of 80 units per annum, being
based on two sales outlets, which we consider to be achievable and have included in our
appraisal.

Developer’s profit
1.19

We have allowed for developers profit of 20% on the GDV of the market housing and 6%
on the GDV of the affordable housing which is in line with the market norm. The total profit
for both market and affordable housing is £64.9million which represents a blended profit
on GDV of 18.03% (market and affordable). We believe this is a reasonable figure in line
with development schemes of a similar nature as well as the CIL Viability report undertaken
by Dixon Searle Partnership.

Residual Land Value/Benchmark Land Value
1.20

The estimated residual land value within our appraisal calculations in respect of the
proposed scheme is £38.63 million, equating to £370,579 per hectare / £149,973 per
gross acre.

1.21

This represents a significant uplift from the existing use value of the subject site as
agricultural land and demonstrates that the scheme is viable and deliverable.

1.22

The Benchmark Land Value (BLV) assumed in the CIL Viability report undertaken by Dixon
Searle Partnership which would incentivise a landowner to dispose of equates to £250,000
per hectare (£101,174 per gross acre). Our residual appraisal is significantly above this
figure.
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 Abnormal and Infrastructure = £32,870,000

CBRE | LODGE FARM, RUGBY

It is appreciated that the precise elements of the S106 contributions will be detailed through
the application process, however, the proposed development is clearly viable and
deliverable at the subject site. It is therefore able to effectively contribute towards future
housing and infrastructure delivery in Rugby.
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1.23

