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1. INTROUDCTION 

1.1 This Statement has been prepared on behalf of Richborough Estates Limited 

(hereon referred to as Richborough) who control 13.10 Ha of land located north of 

Rugby Road.  A plan illustrating the site is contained at Appendix 1 for reference.  

1.2 Richborough is part of a consortium of landowners/developers/promoters who 

control the South West Rugby proposed allocation and are promoting it through the 

emerging Local Plan. Apart from Richborough the consortium consists of db 

symmetry Ltd, Taylor Wimpey UK Limited, Gallagher Estates Limited and 

Warwickshire County Council (Property Services, as a landowner). The Richborough 

land is key to delivering part of the “Homestead Farm Link” which will benefit the 

existing highway network, particularly at Dunchurch crossroads. 

1.3 Although Richborough is broadly supportive of the submission version local plan, 

Richborough strongly believe that certain modifications are necessary before the 

plan can be considered a sound and effective basis for the planning of the area, 

and these changes have been raised with the Council previously.  The modifications 

sought relate to policies DS8 and DS9, and these changes are included within the 

Planning Statement of Common Ground between the consortium and Rugby 

Borough Council (RBC). 

1.4 This Statement seeks to explain the changes considered necessary, as well as 

providing the Inspector with further assurances regarding the delivery of the key 

infrastructure (namely the Homestead Link) which is particularly relevant to the 

Richborough land interest.   

1.5 The following Statement should be read in conjunction with earlier representations 

made by Richborough in respect of the draft Local Plan, along with submissions 

made by the South West Rugby consortium.  Where Richborough has nothing 

further to add over and above that of the consortium response to this Matter, the 

relevant question has not been answered in this statement.   
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2. QUESTION 1  

Is the strategic allocation at South West Rugby positively prepared, 

justified, effective and consistent with national policy? In particular: 

(a) What is the current planning status of the site? What specific 

assessments have been carried out to underpin Policy DS8 and the draft 

masterplan, to determine the mix of uses proposed, the impacts of the 

development and the deliverability of the site and its infrastructure and 

facilities? What is the status of the masterplan SPD? 

2.1 Part of the South West Rugby allocation, including the land under the control of 

Richborough, is identified as the “South West Broad Location” (SWBL) under Policy 

CS5 of the adopted Core Strategy.  

2.2 The SWBL, as shown on the extract from the Core Strategy below, provides the 

Council’s preferred location for growth of Rugby in the event that there is a shortfall 

in housing land supply, particularly as a consequence of slow delivery from the 

Sustainable Urban Extensions (SUEs) (i.e. Rugby Radio Station and Gateway 

Rugby) allocated in the Core Strategy under Policies CS3 and CS4.  
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2.3 The principle of land being released from this location through a development plan 

document was found to be a sound approach by the Inspector (Mr David Vickery) 

tasked with examining the Core Strategy.  Notably Mr Vickery stated in his report: 

“The SWBL is in principle suitable and appropriate for this development, and it is 

deliverable. It is also viable, with no major obstacles in terms of implementation or 

infrastructure. It provides for the reasonable uncertainty in any delivery shortfall 

in the SUEs in both moderate and catastrophic failure scenarios over the medium 

and long term delivery phases of the CS.” (Paragraph 69) 

2.4 Land to the south west of Rugby therefore has an existing planning policy basis 

through the Core Strategy as a location already identified as a suitable direction for 

future growth. Whilst it is acknowledged that the Inspector considering the new 

local plan will need to consider the allocation afresh, it is our belief that there has 

been no material change in circumstance that would warrant a different outcome 

i.e. that the allocation is sound and deliverable.  This is further evidenced by the 

fact that sites from within the SWBL have already received planning permission and 

in certain cases are now being delivered.   

2.5 With regards to the assessments underpinning the allocation (DS8), and the draft 

South West Rugby Masterplan SPD, the Council have undertaken a range of 

assessments to support the Local Plan and the South West Rugby allocation, which 

forms a key part of the Council’s housing strategy.  This evidence base is set out 

in the Examination Library, and most notably include the Strategic Transport 

Assessments (LP19 and LP20) Strategic Flood Risk Assessment (LP31), Landscape 

Assessment (LP34) and the Landscape Sensitivity Study (LP35).  Richborough is 

generally in support of this evidence base and believe that it supports the allocation 

of South West Rugby.   

2.6 The Council have however included the Rainsbrook Valley Landscape Sensitivity 

Study (LP36) as part of their evidence, and this assessment does cover part of the 

South West Rugby Allocation.  Richborough object to this study as part of the local 

plan evidence base. 

2.7 It is Richborough’s understanding that LP36 was primarily prepared as evidence to 

support the Council in respect of Section 78 Appeal (Ref: 

APP/E3715/W/16/3158785) at a site known as land at Barby Lane, Hillmorton. The 

context of this assessment is therefore entirely different to local plan production;  
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hence we believe it is appropriate to rely on the more objective 2006 landscape 

study (LP34), which was carried out in the absence of any specific development 

proposals.    

2.8 It should also be noted that the Rainsbrook Valley Landscape Sensitivity Study was 

prepared in January 2017, after the Council had already chosen their preferred 

sites for allocation within the Local Plan.  Arguably the Study has played no role in 

informing the local plan process, and Richborough (along with other parties) have 

not until now had the opportunity to comment on this study, since the last 

consultation (Local Plan Publication Draft) was held in September 2016.   

2.9 Richborough therefore believe that the Council should rely on the 2006 Landscape 

Assessment (LP34) as the key evidence underpinning the Local Plan.  Richborough 

support the findings of the 2006 Assessment (LP34) and the conclusions of this 

study have informed the site selection process, so can be relied upon as justification 

for the preferred development strategy.  It is vital that the proposed allocations are 

all subject to the same level of assessment across all disciplines; and in line with 

the National Planning Policy Framework (NPPF), that the evidence gathered is 

proportional and relevant.  

2.10 Notwithstanding the status of the Rainsbrook Valley Study, Richborough and their 

landscape consultants, Tyler Grange, disagree with its conclusions, and at 

Appendix 2 is their Landscape Character Overview of the Site and immediate 

surroundings.  Tyler Grange consider the area to be of “Medium (or Moderate) 

sensitivity, with the ability and capacity to absorb characteristic change”, and this 

is certainly consistent with the 2006 Assessment (LP34).  

2.11 In terms of other specific assessments undertaken, Richborough has already 

undertaken a number of preliminarily site-specific surveys/assessments to support 

the promotion of the site, and ultimately to inform a future planning application.  

The details of the work undertaken thus far are contained at APP 1 of the 

consortium Statement to Issue 3b: Allocations -South West Rugby.   

2.12 The policy requirements of DS8 and DS9 – underpinned by the evidence discussed 

previously – along with ongoing discussions with key stakeholders (e.g. local 

highways and education authority) has influenced the mix of uses and overall 

configuration of the Masterplan, which is contained at APP 2 of the consortium 

Statement to Issue 3b – South West Rugby Allocation.  
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2.13 A considerable amount of work has been undertaken by RBC, Warwickshire County 

Council (WCC) and the South West Rugby consortium since the Local Plan 

Publication Draft Consultation stage.  Consequently, modifications to Policies DS8 

and DS9 are considered necessary to reflect the current thinking on matters such 

as education provision, District Centre and key highway infrastructure provision.   

2.14 Finally, Richborough understand that the work that Rugby Borough Council, 

consortium and other key stakeholders have undertaken will be used to update the 

Masterplan SPD, which currently remains in draft form.  The SPD will inevitably 

require formal public consultation (once the local plan is adopted) but when the 

SPD is finalised, it will provide a robust framework for the future development of 

the South West Rugby allocation, linked to Policies DS8 and DS9 of the Local Plan. 
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3. QUESTION 1 (b)   

What is the likely impact of the proposed development of the site on the 

following and what measures are proposed to mitigate those impacts? 

- Ecology, biodiversity and green infrastructure 

- Landscape quality and character 

- Agricultural land 

- Heritage assets 

- Strategic and local transport infrastructure 

- Air and water quality and noise pollution 

- Flood risk 

3.1 The work undertaken by Richborough thus far confirms there are unlikely to be 

significant adverse impacts of development within their land interest, subject to a 

combination of mitigation measures, including highway infrastructure, landscape 

and ecology. 

3.2 The preliminary assessments establish a net developable area of just under half of 

the Richborough land parcel, with the balance made up of amenity open space, 

natural and semi-natural green space, children’s play space, sustainable urban 

drainage, and the Homestead Farm link, which will mitigate existing traffic 

problems at Dunchurch crossroads (when complete).   

3.3 The largest area of green infrastructure (natural/semi-natural and amenity space) 

amounts to more than 5.5ha (against a gross site area of 13.10ha); and the largest 

element of this is the buffer between the new residential development and the 

existing development at Dunchurch.  On the basis of the Homestead Farm link road 

alignment, as proposed by the relevant members of the consortium, and shown in 

the Homestead Farm Link Road Justification Statement, in terms of the 

Richborough parcel, the buffer is between 125m and 180m from the existing 

dwellings on Northampton Lane to the new proposed dwellings. This is also in 

response to the policy requirement of DS8 to provide separation between the 

settlement of Dunchurch. 
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4. QUESTION 1 (c)  

How would the development mitigate the impacts of additional traffic 

generation on Dunchurch village and the surrounding roads and maximise 

the use of sustainable modes of travel? 

4.1 The proposed development on land off Ashlawn Road was approved subject to a 

condition requiring a scheme of highway improvements to Dunchurch Crossroads 

to be implemented prior to first occupation of any dwelling. Further works to the 

surrounding highway network are also required before the occupation of a certain 

number of dwellings (e.g. 150th and 200th dwellings).  Once implemented the 

improvements to Dunchurch Crossroads will help free up capacity for other sites to 

come forward that will assist with the delivery of the Homestead Farm link, as 

required by DS8 and DS9, along with the Masterplan SPD.   

4.2 Detailed work has been undertaken on highways and access, including the 

Homestead Farm link, as detailed in the Homestead Farm Link Road Justification 

Statement, which is appended to the Issue 3b consortium Statement on the South 

West Rugby Allocation.    

4.3 Richborough obviously control a key stretch of land required for the new link road 

and are committed to ensuring the road is delivered soon as soon as practicably 

possible, and are working with other relevant developers and stakeholders to 

achieve this. As the Homestead Farm link will allow the allocation to be developed 

in full there is no reason why Richborough and the other consortium members will 

not bring this new stretch of highway forward as soon as possible. 
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5. QUESTION 1 (e)  

Given that the site is in multiple ownership, what mechanisms are 

proposed to ensure the comprehensive delivery of the overall development 

and its associated infrastructure in line with the masterplan and Policies 

DS5 and DS8? 

5.1 It is envisaged that the Masterplan SPD will provide the overarching framework for 

the future development of the South West allocation, establishing broad locations 

for development and ensuring a coherent and coordinated approach to 

infrastructure delivery, construction management and development phasing across 

the various land ownerships to ensure overall policy aspirations are met.  Policies 

DS8 and DS9 (subject to modification) are clear that development must be in 

accordance with the Masterplan SPD. 

5.2 However, further mechanisms can be put in place to control the delivery of key 

infrastructure at the planning application stage, including S.106 obligations and 

Grampian style conditions if necessary.  

5.3 As discussed, above Richborough are committed to ensuring that the link road is 

delivered through their land interest as soon as possible and are collaboratively 

operating with relevant parties to ensure that the link road is delivered to a 

consistent set of details and to avoid a ransom situation.   

5.4 Richborough are collaborating closely with Taylor Wimpey - who control land 

between the Richborough land and Alwyn Road to the west – in particular regarding 

the delivery of the Homestead Link between Rugby Road and Alwyn Road.  Both 

parties recognise the importance of connecting this first section of highway 

infrastructure, and are prepared to make a full planning applications for the detail 

of the road alignment to provide certainty regarding its design and layout of the 

route.   

5.5 It is also of note that the majority of the route of the Homestead Link runs through 

land that is under the control of a public body (Warwickshire County Council).  

Consequently, there should be less risk of complications delivering this key highway 

infrastructure, when doing so is clearly in the public interest and would assist in 

delivering RBCs development strategy; and where the landowner is also the local 

highways authority. 
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6. QUESTION 1 (g) 

What site preparation and infrastructure works are required to address 

physical constraints and open up the site for development? Is it realistic 

to expect the delivery of the first house in 2020/2021? 

6.1 In terms of a planning application for residential development on the Richborough 

element of the allocation, as noted above technical work has already been 

commenced and it is envisaged that an application will be submitted in Summer 

2018. 
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7. QUESTION 2 

Will Policies DS5, DS8 and DS9, as proposed to be modified, be effective in 

securing the delivery of sustainable development at South West Rugby 

7.1 Richborough agree that modifications to Policies DS8 and DS9 are necessary. 

However, we believe that the changes that Rugby Borough Council do not go far 

enough.  The South West Rugby Consortium have suggested modifications and 

these are appended to the Statement of Common Ground.  Richborough believe 

that these would provide a more accurate and effective basis for the planning of 

the South West Rugby allocation. 
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South West Rugby Masterplan 
11006_R01_ Preliminary Landscape & Visual Development Capacity Note 

 

 

1.0 Introduction 

 

1.1. This This preliminary ‘Landscape & Visual Development Capacity Note’ has been prepared by 

Tyler Grange to provide a concise description of the landscape character and visual context of 

the South West Rugby Masterplan (SWRM) area, with broad judgements and observations 

regarding the value, sensitivity and future capacity of the landscape to absorb strategic 

development. 

 

1.2. The work has been informed by fieldwork, a desk study exercise and a review of the available 

evidence base material. 

2.0 Landscape Character Overview 

 

2.1. The SWRM is located within the Dunsmore Plateau Farmlands, which is a simple, often heavily 

wooded, farmed landscape, typically confined to low plateau summits (approximately 111-120m 

AOD), and characterised by sandy soils and remnant heathy vegetation.  Some of the key 

observable characteristics include the presence of gently rolling topography with a regular 

geometric field pattern defined by closely cropped hawthorn hedges and dispersed with many 

mature hedgerow oaks.  

 

2.2. There are notable connecting blocks of ancient woodland (including the Cawston Spinney Local 

Wildlife Site, Fox Covert and Boat House Spinney, which are located in the middle of the SWRM 

and Cock Robin Wood to the east) and some remnant heathy vegetation in woodlands and 

roadside verges.  

 

2.3. Settlement and highways infrastructure clearly places an influence of the peripheral character 

of the SWRM, given the proximity to Cawston to the north, Bilton to the east and Dunchurch to 

the south. The M45, Coventry Road and A4071 also creates physical enclosure and alters the 

perception of tranquility to the north, west and south of the SWRM.  Internally, the northern 

portion of the SWRM is already severed by the ribbon residential development associated with 

Lime Tree Avenue and the connecting retirement complex at Lime Tree Village (the former 

Cawston House); and, the north-south Cawston Lane divides the area.  The landscape is also 

dispersed by a number of farmsteads (including Cherry Tree Farm, Dunkleys Farm, Little 

Scotland Farm, Cawston Farm, Station Farm, Windmill Farm and Homestead Farm), a number 

of which have connecting farm tracks. 

 

2.4. In terms of recreation, the landscape is traversed by a number of public footpaths and 

bridleways, including the well-vegetated bridleway running east-west along Northampton Lane.  

A dismantled railway line and associated vegetated corridor (former Rugby to Leamington line) 

also crosses the western edge of the SWRM. 
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3.0 Visual Overview 

 

3.1. The flat plateau topography and enclosing field boundary vegetation results in more localised 

views across the small to medium scale farmed landscape.  From limited locations, the Rugby 

Cement Plant can be seen on the skyline to the north.  

 

3.2. In terms of wider inter-visibility, it is generally low, as the SWRM area is enclosed by the 

settlement edge of Cawston, Bilton and Dunchurch.  Any sense of visual coalescence is also 

reduced by the intervening layers of hedgerows and scattered mature trees. 

 

3.3. No key views or vistas have been identified for the area; however, there are general amenity 

considerations in association with the public footpaths and bridleways, where users experience 

typical views across the farmed landscape.  Even these views become somewhat degraded, 

where recreational routes meet main roads and settlement edges.  

 

 

4.0 Value, Sensitivity & Capacity to Absorb Change  

4.1. The SWRM area does contain some typical characteristic features, but it does not represent 

anything rare, unique or contain any specific and notable qualities that define the character of 

the wider area.  Clearly, the ancient woodland and mature framework of hedgerows have 

historic and environmental merit; and, assist in appreciating the evolution of the landscape, so 

the retention, protection and enhancement of such features is recommended. 

4.2. The more typical landscape features associated with the plateau farmland have become 

degraded in places and increasingly influenced by the adjoining urban uses, as well as the 

expansion of the agricultural farmsteads.  Overall, the SWRM area lies towards a middle 

hierarchy position in terms of landscape quality, scenic value, tranquility, condition and 

intactness.  It is therefore considered to be of Medium susceptibility to the change; and, is of 

Moderate - Local value.  Overall the SWRM area is considered to be Medium (or Moderate) 

sensitivity, with the ability and capacity to absorb characteristic change through development.   

4.3. This is consistent with findings of the findings of the Landscape Assessment of the Borough of 

Rugby (Sensitivity and Condition Study – April 2006), which concluded that the Landscape 

Character Parcels applicable to the SWRM had an overall sensitivity of ‘Moderate’.  The main 

landscape guidelines for the area were listed as being: 

 
• “Conserve the historic pattern of large hedged fields, with priority given to strengthening 

and restoring primary hedgelines; 
• Conserve the wooded character of mature hedgerow and roadside oaks; 
• Restocking of plantation ancient woodlands should favour native broadleaved species 

preferably through natural regeneration; 
• New woodland planting should be carefully designed to conserve and strengthen the 

open, empty character of the landscape; and 
• Identify opportunities for re-establishing heathland on suitable sites.” 

4.4. To represent a more significant impact, the development of the SWRM would have to cause 

substantial loss or unacceptable alteration to a number of valued components of landscape, 

including the introduction of elements that are both visually intrusive and uncharacteristic.  

Furthermore, visual receptors would need to experience a substantial alteration in composition 
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and context of the landscape.  Through the formulation of landscape-led development 

parameters, adherence to the recommended landscape guidelines for the area; and, with the 

retention of the principal landscape features (by incorporation into connecting Green 

Infrastructure corridors), that would not be the case. 


