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Issue 3b: Strategic Allocations - South West Rugby (Policies DS5, 

DS8 and DS9) 

Question 1- Is the strategic allocation at South West Rugby positively prepared, 

justified, effective and consistent with national policy? 

 

1.1 Yes. The allocation of South West Rugby is positively prepared in line with 
paragraph 182 of the NPPF due to the fact that it is based upon a strategy which 
seeks to meet the objectively assessed unmet needs of the Borough, taking into 
account infrastructure requirements, when measured against reasonable 
alternatives.  In the case of the South West, development of 5000 homes with 35 
hectares of development land can be delivered as long as strategic transport 
infrastructure is provided in an early phase, together with ensuring that the 
constraints of the site, including Cawston Spinney, are fully taken into account. 
 

1.2 The allocation is justified taking into account reasonable alternatives and is the 
most appropriate strategy.  The evidence used to justify the allocation relates to 
strategic studies such as the SHMAA (LP 06, 07, and 08), the SHLAA, (LP.10 
and LP10a) the Housing Background Paper (LP11), and the Employment Land 
Reviews (LP12-16). The allocation is considered effective: it will deliver over the 
plan period and beyond. 

 
1.3 Rugby Council are working with the developers in developing an Supplementary 

Planning Document (SPD) which will look in more detail about delivery 
mechanisms of securing early delivery of the required infrastructure, including 
the ‘Homestead Link’ road (as detailed below under transport mitigation), which 

will ease pressure on surrounding roads to allow development to occur in the 
South West. 

 
1.4 One of the reasons for selecting the South West rather than other reasonable 

alternatives was its strategic location at the urban edge, and its ability to be 
developed in a more sustainable manner within the settlement hierarchy and to 
deliver key infrastructure which can only be implemented with a significant 
quantum of development.  Located at the edge of Rugby town means that the 
area is better placed to link in with the existing bus network, with a good prospect 
of extending existing bus routes.  Spreading development in a more dispersed 
pattern makes it more difficult to extend bus routes which can impact upon 
frequency and route length, affecting overall transport modal share as a result.  
There are also opportunities to maximise pedestrian permeability and extend the 
cycle network more easily in addition. The strategic location is also not in the 
Green Belt which covers a significant proportion of Rugby (60%).  Choosing a 
site which is outside of the Green Belt minimises the amount of Green Belt land 
that needs to be released strategically for development. 
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1.5 It is recognised that, according to the most up to date information, parts of the 
site are classified as Grade 2 and Grade 3 agricultural land.  See the extract from 
Natural England’s dataset below: 

 

 

1.6 Notwithstanding this, the strategic location of the South West, its high position 
within the settlement hierarchy, and its capacity to integrate into the public 
transport, walking and cycling networks, in a non-Green Belt location, is 
preferable to allocating development in a more dispersed location, possibly in the 
Green Belt, in an area where public transport may struggle to serve such a site.  
As a result, taking all relevant factors into account, the site allocation is, on 
balance, consistent with national policy. 

Question 1a- What is the current planning status of the site? 

1.7 Part of the proposed allocation was indicated through 2011 Core Strategy as ‘the 

South West broad location’ for future development, as a contingency in case the 

Radio Station and the Gateway (Sustainable Urban Extensions allocated in the 
Core Strategy) did not deliver the required growth.  
 

1.8 The current status of the site is one of a draft allocated site. The proposed 
allocation is located in the open countryside.   

 
1.9 One parcel of land within the South West allocation has planning permission, and 

one parcel has a resolution to grant planning permission subject to the signing of 
a Section 106 agreement.  The signing of this agreement is imminent and is 
expected to have been signed by the time of the hearings. See Appendix A for 
details. 

 
1.10 Part of the South West Allocation is identified as safeguarded land.  This is 

safeguarded for either residential or employment beyond the plan period.  The 
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details associated with this are explained in the letter dated 4 December 2017 to 
the Inspector in the Examination Library under reference RBC/02. 

 
1.11 If other planning applications come forward, development would currently be 

in open countryside.  The draft allocation would be a material consideration, but 
would be of limited weight in development management terms prior to the 
hearings. 

Question 1a- What specific site 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? 

1.12 LP11 relates to the Housing Background Paper of September 2017 which 
includes a trajectory for delivery in the South West. 
 

1.13 LP20 relates to the Strategic Transport Assessment undertaken in 2017 
which includes an analysis of transport capacity, impacts and mitigation in 
relation to the Borough, including this site. 

 
1.14 LP27 relates to the Green Infrastructure (G.I.) study 2009 which sets the 

overall green infrastructure framework.  LP39 relates to the Sub-Regional Green 
Infrastructure Strategy of 2010 and LP2.19 of the Examination Library details the 
Green Infrastructure Proposals Map which shows the site to have a green 
infrastructure corridor running north to south on the western portion of the site, 
together with a Green Infrastructure Opportunity Area around Cawston Spinney 
and along the section between Rugby and Dunchurch.   

 
1.15 LP31 relates to the Strategic Flood Risk Assessment 2017. 

 
1.16 LP34 relates to the Landscape Assessment of 2006 and LP35 relates to the 

Landscape Sensitivity Study 2017. 
 

1.17 LP41 relates to the Habitat and Biodiversity Audit 2017. 
 

1.18 OTH04 is a site specific study of South West Rugby in 2016 in its ‘Stage 1-
3: Baseline, Opportunities and Constraints Report’ carried out by David Lock 
Associates.  The identified constraints and opportunities informed the policy 
development of DS8 and DS9.   

 
1.19 The site promotors have also carried out site specific studies for the site. 

Question 1a- What is the Status of the Masterplan SPD? 

1.20 The South West Rugby Masterplan SPD is currently a draft document. It 
forms Appendix B to this statement. It is designed to act as supplementary 
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guidance to the Local Plan to ensure that development proposed on the SW 
Rugby allocation will fulfil the requirements of policies DS8 and DS9. It will detail 
how and when development should come forward, in line with required 
infrastructure so that it complies with policy. An early draft, together with a draft 
framework plan was published for information at the same time as the Publication 
Draft Local Plan on which consultation took place from the 26th September 2017 
until the 11th of January 2017.  This version did not reflect the modified layout of 
the ‘Homestead link’.  The updated draft SPD contains a draft timetable for 

adoption in line with the LDS. The SPD has been developed in partnership with 
site promoters, service providers and other stakeholders including Warwickshire 
County Council Highways. The final version of the SPD will define the phases 
within which key infrastructure and mitigation is required in order for development 
to be implemented, including trigger levels, and provide a framework plan 
showing the distribution of development and required mitigation which is policy 
compliant.  It will form the basis of decision making on planning applications, 
which will be judged against it, and negotiations on Section 106/CIL contributions 
if CIL is adopted. 
 

1.21 The SPD will sit alongside the Local Plan once adopted, and will form part of 
the planning framework for the area but it will not form part of the statutory 
development plan.  It will not be subject to independent examination.  It is not 
anticipated that the SPD will require a Sustainability Appraisal or a Strategic 
Environmental Assessment given that an SA and SEA have been produced for 
the Local Plan, and because it does not allocate land. A draft screening opinion 
is included in the current draft of the SPD. Further consultation will take place as 
well as a statutory 6 week consultation prior to finalisation and adoption. 

Question 1b- 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 

1.22 The site contains ancient woodland, and local nature reserves. 
 

1.23 The site contains ecological and biodiversity assets that act as a constraint to 
development on the site. The structural design and location of development needs 
to be carefully managed and mitigated to ensure that the impacts upon the on-site 
assets are minimised. If this is not undertaken and the green infrastructure assets 
are not adequately accommodated and opportunities are not taken to strengthen 
green infrastructure both within and across the site, there is a risk that 
development proposals will be designed so that they adversely impact upon 
biodiversity and green infrastructure, which will not be acceptable. In ecological 
terms, unsympathetic development adjoining Cawston Spinney could relate to 
impacts associated with the effect upon ancient woodland, including inappropriate 
lighting to any light sensitive species that might be present, the proximity of tall 
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buildings to the ancient woodland (in the absence of an appropriate buffer), and/or, 
for example, back gardens being situated too close to the ancient woodland due 
to their height and density, for example.   

 
1.24 In terms of green infrastructure, the severance of the existing/future green 

infrastructure network is a potential impact, together with having the ancient 
woodland of Cawston Spinney being surrounded by unsympathetic development 
with no linkages to ecological features outside of the Spinney leading to isolated 
pockets or the loss of ecological features to the detriment of biodiversity.  The 
connectivity between ecological features by a network of corridors would therefore 
be very important to ensure that these impacts are not severe enough to refuse 
planning permission. 

 
1.25 If designed correctly, in line with the policies as suggested, together with the 

SPD parameters being taken into account, these potential impacts could be 
successfully mitigated. 
 

1.26 A key approach, in addition to conforming with relevant policies in the Local 
Plan, in ensuring that the potential impacts of development that could occur on 
site, is by complying with policy DS8.  This requires a number of safeguards to 
ensure that development comes forward in a manner that does not significantly 
adversely impact upon ecology, biodiversity and green infrastructure. LP.54.35 
suggests a change to the publication draft policy in DS8, in the third set of bullet 
points, bullet point 2 as follows: 

 “Specifically regarding the wider Cawston Spinney, provide a Woodland 

Management Plan setting out how woodland within the boundaries of the 

allocation will be protected from potential adverse impacts of new development, 

including details of a minimum 15m buffer.” 

1.27 It should be noted that Natural England’s standing advice on buffers in relation 

to ancient woodland is in a state of flux at present.  A change on the 27 November 
2017 which revised the standing advice to requiring a 50m buffer zone for pollution 
and trampling around ancient woodland has been withdrawn on the 4 January 
2018 and the advice has reverted back to 15m.  It is unclear if Natural England 
intend to consult on the 50m buffer element or to abandon it. This may have 
implications for policy DS8 and the appropriate woodland buffer to be employed 
around Cawston Spinney and the policy parameters for this.  The Woodland Trust 
updated its practical guidance on ‘Planning For Ancient Woodland: Planners’ 

Manual for Ancient Woodland and Veteran Trees (October 2017). In that 
guidance, it recommends a minimum 50m buffer should be maintained between 
development and the ancient woodland, including through the construction phase, 
unless the applicant can demonstrate, very clearly, how a smaller buffer would 
suffice.  Further advice on whether or not it will be necessary to increase the buffer 
zone around Cawston Spinney to 50m will be sought from Natural England. 
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1.28 Bespoke surveys will be commissioned to determine the exact buffer that would 

be appropriate for Cawston Spinney, taking into account the species, age and 
condition of the existing trees, habitat, open space and how this relates to the 
wider green infrastructure network for the site and connecting to important assets 
adjacent to the site including Cock Robin Wood LWS. The outputs of this survey 
work to be undertaken in conjunction with NE, the Woodland Trust and WCC 
Ecology and RBC Parks will inform the final SPD, including its Woodland 
Management Plan. This will   help inform the appropriate buffer to be delivered via 
planning approvals on the site. 

 
1.29 Development will need to comply with all relevant policies of the plan together 

with the requirements of the SPD, unless material conditions indicate otherwise. 
Subject to adhering to these policies, and if it is necessary to amend the above 
policy to reflect advice from Natural England it is considered that the potential 
impacts of development can be successfully mitigated. 

Landscape quality and character 

1.30 LP34 and 35 relate to landscape assessments that were carried out that include 
references to part of the landscape in the South West. LP35 was used in an appeal 
that was dismissed (attached as Appendix D to this statement) which identified the 
wider landscape (the escarpment) as having a high sensitivity to change, but 
concludes it is not a ‘valued landscape’ in terms of paragraph 109 of the NPPF. 

The landscape study also identifies part of the South West Rugby allocation as it 
falls within the same landscape area. In LP35, the zone between Bilton and 
Dunchurch was recommended to be safeguarded from development to avoid 
coalescence between the two settlements. In LP34, this document was less 
detailed. 
 

1.31 The south west allocation is mainly composed of farmland, which incorporates 
ancient woodland, local nature reserves, hedgerows and open grasslands.  There 
are two potential impacts in landscape quality and character terms:  
 coalescence: the gap between Dunchurch and Rugby which is sensitive due to 

the fact that it is narrow and represents an open break between two differing 
settlements; closing or having an insufficient gap could result in coalescence. 

 Adverse impacts of development upon Cawston Spinney and the proximity of 
development in relation to this asset and its effects on Green Infrastructure. 
 

Coalescence: 

1.32 Policy DS8 seeks to ensure that development proposals respect and 
maintain the physical and visual separation of Rugby town and Dunchurch to 
protect their individual character and identities. It seeks to achieve a buffer 
between the two settlements to facilitate this, also incorporating biodiversity/Green 
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Infrastructure improvements.  The buffer will need to incorporate The ‘Homestead 

Link’ road that is essential in mitigating the transport effects of the development 

and relieving transport pressure in the south generally, whilst contributing to 
delivering the required level of housing to the allocation site as a whole.  A potential 
impact, therefore, is that excessive development (in terms of having a developable 
area which is too wide), which narrows the gap between the two settlements, in 
this sensitive location could potentially result in actual or perceived coalescence 
between the two settlements, eroding the identity of each settlement at a 
landscape scale.  The SPD will assist and detail how coalescence could be 
minimised, whilst incorporating the ‘Homestead Link,’ an essential piece of 

transport infrastructure, together with biodiversity enhancements which can assist 
in mitigating the impacts. A draft indicative Homestead Link alignment has been 
produced for the Council by Atkins (OTH05) to demonstrate how this can be 
delivered whilst being policy compliant. The purpose of this is to demonstrate that 
the potential competing priorities of preventing coalescence whilst providing 
essential infrastructure can be envisaged in this location. 

Cawston Spinney 

1.33 As referred to in the biodiversity section, there is a need to ensure that an 
appropriate buffer around Cawston Spinney is defined in line with policy that 
accords with standing advice, and/or advice from Natural England, that 
encourages the position of land uses in an appropriate manner to provide net gains 
in biodiversity and avoids harm, and provides and strengthens Green 
Infrastructure links. If an appropriate buffer, with an appropriate mechanism to 
expand on this is integrated into the policy, the effects of the development can be 
mitigated, and the details associated with this can be incorporated into the SPD 
masterplan. 

Agricultural land 

1.34 From current information, parts of the site are designated as Grade 2 
agricultural land, with some areas identified as Grade 3.  Detailed surveys will be 
required to ascertain the extent of this grading to ensure that the designation is 
accurate locally.   However, assuming that the designation is correct, the loss of 
that land, particularly Grade 2, is an impact, and this needs to be considered within 
the context of reasonable alternatives. The loss of such versatile land has to be 
weighed against other strategic issues in the Local Plan, particularly its spatial 
location within the settlement hierarchy on the urban edge.  In terms of the 
settlement hierarchy, this is the second most sustainable location within the 
borough, capable of maximising integration with the urban area and existing public 
transport network in a highly sustainable manner, linking in with Lodge Farm which 
can create collective enhancements to the bus network, giving these two 
allocations more sustainable access to services. It facilitates comprehensive 
development, being a far better alternative to more remote locations.  There are 
no other reasonable alternatives considering the limited brownfield opportunities 
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as detailed in LP10 and 10a. The overall site will assist in providing a deliverable 
supply of 5 years’ worth of housing throughout and beyond the plan period, as 

explained in LP11.  The impact of the loss of the most versatile agricultural land 
has to be balanced against these other strategic needs including the potential loss 
of further green belt. On balance, when considered against other reasonable 
alternatives, such as to develop in more remote green belt locations, it is 
considered that the loss of grade 2 agricultural land is outweighed by the need to 
meet the objectively assessed housing needs in sustainably strategic locations 
where the effects can be mitigated, and where a net benefit of an improved 
transport network to the south west can deliver more sustainable transport 
holistically.  This is considered to be the most effective way to deliver sustainable 
development in line with paragraph 14 of the Framework. 

Heritage assets 

1.35 Part of the South West site allocation has a listed farm in close proximity to 
it, known as Cawston Farm House.   This has been identified within the SPD with 
an emphasis upon ensuring that development does not lead to substantial or less 
than substantial harm to this heritage asset.  Clearly if development proposals 
seek to remove or potentially affect this asset, this is a potential impact, but this 
would be contrary to policy, unless evidence is put forward to the contrary. Given 
that the allocation covers a large area, and the asset is adjacent to and not within 
the allocation area, it is anticipated that this issue can be successfully mitigated 
with careful design. An assessment for any buildings that are curtilage listed which 
are within the allocation area will be required at the planning application stage. 

Strategic and local transport infrastructure 

1.36 The transport situation in the south of Rugby is inter-connected.  Therefore 
the strategic and local transport infrastructure is bound up and connected to the 
wider transport network of the south, and Rugby as a whole.  LP20 examines the 
strategic transport needs and effects of the network, including the South West. 
Within that document, the effects of development are quantified, and a series of 
mitigation measures, potential options and conclusions as to the preferred 
mitigation solutions are set out.  Key pieces of infrastructure include the 
‘Homestead Link’ and the ‘Potsford Dam Link’ elements of the SW Rugby Link 

road, which are critical to delivery. These mitigation measures, based on the 
evidence, have influenced policies DS8 and DS9 (particularly the latter). As long 
as development incorporates the required infrastructure as outlined in the policy 
and the Infrastructure Delivery Plan, the effects of developing the site can be 
successfully addressed. 

Air and water quality and noise pollution 

1.37 LP 32 relates to a sub-regional water cycle study undertaken by partner 
authorities (North Warwickshire Borough Council, Nuneaton and Bedworth 
Borough Council, Rugby Borough Council and Warwick Borough Council).  This 
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document provides evidence for the wastewater strategy, the water supply 
strategy and also contains water related policy recommendations which have 
influenced policies NE3, SD5, and SDC7. Upgrades will be required for certain 
wastewater treatment works across the study area which should be investigated 
at the planning application stages to ascertain if mitigation is required to 
accommodate planned growth. 

1.38 Air quality monitoring in Rugby is assessed against the national Air Quality 
Management Strategy, and regular air quality reports are undertaken.  An Air 
Quality Management Area was set up in 2004 for exceedances of the annual mean 
NO2 objective.  This area covers the whole of Rugby Town Centre, bounded by 
the southern boundary with Daventry District Council, the A5, M6, minor roads to 
the west of Long Lawford and the M45. Transport is the primary cause of air quality 
issues, and policy HS5 seeks to mitigate the effects of air pollution which will be 
developed in greater detail in the form of an Air Quality SPD. Further work on the 
air quality effects of development tested all current committed schemes to 2031 
compared with the measures within the Local Plan to 2031. The results (OTH07) 
show that for Hilmorton Road/Whitehall Road, there are increases in  queuing at 
the roundabout, however, with Local Plan mitigation, there are air quality benefits 
in the AM period, although there is a 5% increase in Nitrogen and Carbon 
emissions in the PM period. The effect on the gyratory shows impacts which will 
need to be addressed in the longer term by investigating options to improve traffic 
management at this junction and on the surrounding road network.  Other work is 
exploring possible options for providing relief on the A426 Leicester Road corridor 
to reduce traffic congestion and improve air quality.  Atkins have been 
commissioned to undertake some early feasibility work for these options but this 
is at an early stage. Public realm improvements could also be undertaken in the 
areas affected, and could be detailed in the SPD, which can also identify mitigation 
measures. A further consideration is to identify options for air quality through the 
CIL process should the Council decide to proceed with this option.  It is anticipated 
in the first instance that Air Quality consultants will be appointed to take the results 
from the modelling and develop options further to feed into the Air Quality SPD. 
 

1.39 The greatest beneficial effects demonstrated by OTH07 is the effect upon 
the Dunchurch Crossroads. With the 2031 reference case (which includes all 
committed schemes), Dunchurch Crossroads improves by 43%.  Including the 
2031 Local Plan scenario, against the 2031 reference case, emissions reduce by 
a further 39%. 

Flood Risk  

1.40 Closely related to policies associated with water as mentioned previously 
is the issue of flood risk. The majority of the allocation site is within flood zone 1 
and therefore has a low probability of flooding.  The exception to this is a small 
reservoir in close proximity to Cawston Spinney which shows a localised part of 
the site as being in flood zone 3, although this is a very small proportion of the site, 
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and the extent of flooding is small.  The SPD will give further detailed advice about 
flooding including this location in particular to ensure that the risk of flooding in this 
location is not worsened.  Planning applications that come forward which are part 
of the allocated site in excess of 10 units will be required to consult the Local Lead 
Flood Authority which gives detailed advice on flooding. Advice on flooding will 
also form part of the SPD which will include their input. A site wide flood risk 
assessment is the preferred method of assessing the overall flood risk of the site. 
If this work does not come forward, each planning application will be assessed on 
their merits, taking into account advice from the Local Lead Flood Authority. It is 
therefore considered that the risks associated with flooding can be mitigated in 
combination with advice from the Local Lead Flood Authority in terms of advice in 
informing the masterplan, together with the individual appraisals of planning 
applications. 

Question 1c- 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?  

1.41 The implementation of the ‘Homestead Link’ and other traffic mitigation 

measures as required by DS9 and the IDP, at Appendix 3 to LP01 have a 
beneficial impact upon Dunchurch Village and the surrounding roads. In particular 
Homestead link will be designed specifically to divert and discourage traffic away 
from Dunchurch Crossroads, by providing a more attractive alternative route that 
is direct, straighter, with limited junction provision to keep traffic flowing, at 40mph. 
See OTH05 to illustrate a potential alignment of the Homestead Link. 
 

1.42 The impacts of the effects of development in transport terms are quantified 
in the updated STA (LP20).  The STA makes recommendations about what can 
mitigate the effects of the development, including the Homestead and Potsford 
Dam links.  The STA identifies a phased approach to infrastructure with an interim 
scheme (now approved as part of the Ashlawn Road planning permission – see 
Appendix A) being delivered in the short term which will create some additional 
capacity at the Dunchurch crossroads junction, which is currently running at over 
capacity. This will provide the opportunity for some housing to be delivered prior 
to the full road link being in place, the phasing of which is detailed in response to 
question 7 below.  LP20 identifies the phasing of infrastructure necessary to 
minimise impacts on Dunchurch as well as on the rest of the network in 5 year 
intervals. The SPD assists in advising that the internal design of the site should be 
structured to maximise public transport accessibility to make it easier to choose 
more sustainable modes of transport, including increasing pedestrian permeability 
and maximising cycling routes.  An essential component of ensuring that the 
network does not suffer adversely would be to secure a robust monitoring 
framework, quantifying the relationship between planning permission, build out 
rates, and provision of infrastructure in line with development, controlled by 
assessments of the network, and the use of conditions. 
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Question 1d- How would the development of the site and its associated 

infrastructure be phased to ensure the delivery of a mixed use, sustainable 

development in line with the Housing Trajectory and employment land 

requirements? What safeguards would there be to secure the provision of 

infrastructure when it is required? 

1.43 Policy DS9 sets out the requirement for a comprehensive spine road 
network, which will be set out in the South West Rugby Masterplan SPD. The 
spine road network allocation is an integral part of the proposals for South West 
Rugby. 

1.44 Post adoption, each element of the South West development area will be 
required to assess the site specific implications using an approach which aligns 
with that set out in LP20.  A consistent methodology for each site will be adopted 
to ensure that the assessment takes account of both the impacts on the transport 
network and also the cumulative effects arising from the delivery of multiple areas 
with the South West development area concurrently.  Any development which is 
not able to identify the impacts, or mitigate them, and therefore does not adopt this 
approach is at risk of being refused. 
 

1.45 The SPD as appended to this statement contains a phasing plan which 
illustrates how development will need to be delivered in line with the transport 
requirements of specific pieces of infrastructure as detailed in the Infrastructure 
Delivery Plan of LPO1. The SPD will have a monitoring framework, together with 
a modelling methodology to assist in making sure the pace of build out matches 
infrastructure provision. LP20 details which strategic transport mitigation 
measures are required and when, based on the evidence. This will be monitored 
via the Authority Monitoring Reporting System. As stated, delivery of the 
Homestead link will need to be in an early phase to minimise impacts upon the 
highway network and to relieve pressure on areas such as the Dunchurch 
crossroads. Safeguards to be employed would include: the use of Grampian 
conditions to prevent the occupation of development until the required 
infrastructure has been provided, linked Section 106 agreements, investigate the 
use of developer agreements that can be used by the consortium of developers, 
and utilisation of external funding to assist in the provision of infrastructure.  The 
key issue is to ensure that there is a balance between the housing and 
employment needs and their impacts with infrastructure delivery, which will need 
to be closely monitored.  If out of balance, permission may need to be refused due 
to the lack of infrastructure if impacts prove to be detrimental. It is essential that 
highway infrastructure is delivered in a timely manner aligning with growth on the 
site to ensure the wider South West allocation is not compromised by lack of 
appropriate mitigation. This is what DS9 and the SPD seek to do. 
 

1.46 When considering the South West allocation and Lodge Farm together, 
their relative proximity to each other assists in promoting sustainable development 
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due to the opportunities for both sharing extensions to existing public transport 
routes, consolidating and extending walking and cycling routes, together with the 
sharing of infrastructure costs such as the Homestead Link. 

Question 1d- What safeguards would there be to secure the provision of 

infrastructure when it is required? 

1.47 The monitoring framework which will form part of the SPD and will be linked 
to the authority’s monitoring report that is reported annually as part of the Local 

Development Scheme (LDS).  
 

1.48 Modelling of the transport network will be required in accordance with any 
submitted planning applications to update the quantum of development, and to 
model the specific impacts of each parcel. Mitigation will be sought on any 
significant impacts in line with the Infrastructure Delivery Plan. 

 
1.49 Section 106/CIL contributions (if progressed and applicable to the site) will 

be sought to contribute to required infrastructure. External funding will also be 
pursued such as HIF bids. 

 
1.50 If the infrastructure is not provided, the adverse effects, particularly upon 

the transport network, could result in the refusal of planning permission. 

Question 1e- 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?  

1.51 The SPD provides further guidance and explains the policy requirements in 
policy DS9 that development must come forward comprehensively in a phased 
manner. The Homestead Link needs to be delivered in an early phase and in its 
entirety to ensure that the transport impacts upon the network do not occur to 
surrounding areas under pressure, such as the Dunchurch Crossroads, nor to the 
point where the site cannot be delivered.  The Council’s preference would be to 

ensure that the Homestead Link comes forward as part of a single planning 
application, in outline form, so that the planning permission can be conditioned to 
be built at the same time.  In the absence of an outline planning application, linked 
section 106 agreements would be pursued requiring all sections of the Homestead 
Link to be provided concurrently should individual land use parcels come forward.  
To safeguard development taking place without the appropriate mitigation, 
Grampian conditions will be imposed preventing occupation of the development 
unless the infrastructure is provided in a way that does not have any significant 
adverse impacts on the locality. 
 

1.52 The transport infrastructure which has been identified through the 
assessment thus far is based on a cumulative strategy and is necessary to 
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facilitate the delivery of the plan as a whole. The listed infrastructure comprises a 
series of schemes, some of which are commitments which will be delivered 
through existing permissions or schemes that have since been permitted (such as 
improvements at Dunchurch Crossroads and M6 Junction 1). The remaining 
schemes are those which will be delivered in conjunction with the allocated sites.  

 
1.53 Warwickshire County Council (WCC) has a track record of producing 

successful funding bids to ensure that schemes are delivered early (e.g. 
improvements at Rugby Gyratory were delivered in 2015 following a successful 
WCC Local Pinch Point Funding bid to DfT). As such, a submission to the Housing 
Infrastructure Fund has already been made to accelerate site delivery of the South 
West Link Road and further funding sources will continue to be investigated. The 
inclusion of developer funding in such bids is seen as a significant advantage as 
it demonstrates the desire for delivery in a particular area. This approach is one 
which is successfully adopted elsewhere in Warwickshire, where Local Plans are 
already in place.  

 
1.54 A further safeguard that the Council could employ is the use of compulsory 

purchase powers to acquire the land for the road to be built which also allows a 
sufficient landscape buffer to be incorporated to prevent coalescence between the 
settlements of Rugby and Dunchurch. This would be engaged if the provision of 
the Homestead link will not be comprehensively delivered as required to fully 
mitigate the impacts at the crossroads. This could be reflected through the Local 
Plan by the proposed modifications:  

 Supporting Text: 

“The relevant Councils in Rugby, working with other partners and the 

development sector, will where necessary, utilise the powers of compulsory 

acquisition to secure the implementation of this development.” 

Add into Policy DS8 (South West Rugby) Text or Policy DS5 (Comprehensive 
Development of Strategic Sites) Text: 

 “Consider the use of Compulsory Purchase Powers” 

Such additional wording will ensure clarification of the importance of the 
Homestead Link and how important and committed the Councils are to its 
delivery.  

Question 1f- What are the overall infrastructure costs, including the South West 

Rugby spine road?  

1.55 The total cost of the South West Link Road from Warwickshire County Council 
estimates is £38,240,720.  This is comprised of the following elements: 
 South West Link Road – Homestead Link – Total cost: £19,764,864 
 South West Link Road – Cawston Lane re-routing – Total cost: £5,784,264 
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 South West Link Road – Potsford dam link (including Cawston Bends and 
Potsford Dam roundabout improvements) – Total cost: £12,691,624. 

 

1.56 These costs include a contingency of 20% and an HMT Green Boot Optimism 
Bias of 44%. See Appendix C which illustrates these costs in an updated IDP 
table.  

Question 1f- What evidence is there that the development would be viable 

taking into account these and other policy costs, including affordable housing? 

1.57 LP22 relates to the evidence in relation to viability testing at the local plan 
level. Further work is being undertaken to assess the viability of the South West 
which utilises information from the site promoters, and the requirements of the 
Infrastructure Delivery Plan which relates to the South West, taking into account 
the costs of the South West Link Road and other likely high level constraints. The 
scheme can provide the required mitigation including the link road so that it 
returns a profit indicatively at around 20% on cost overall (which is considered to 
reasonably represent the normally accepted range of developer profit). Given the 
indicated mix of achievable ingredients therefore, at a high level, the scheme is 
considered to have the potential to be deliverable based on usual viability criteria.  

Question 1f- If not viable, how would the necessary infrastructure be funded to 

ensure the delivery of the development in line with the requirements of Policies 

DS8 and DS9? 

1.58 Funding options will be sought via the various bidding processes available 
through government to assist in housing and infrastructure delivery. Policy DS10 
specifically mentions that delivery of Lodge Farm is predicated as a result of the 
infrastructure detailed in policies DS8 and 9, which will result in improvements to 
the capacity of the local highway network from implementation of the IDP.  It goes 
on to state that: 

 “Contributions to the provisions of the South West Rugby spine road will be made 

as part of his development, as outlined in the IDP.” 

1.59 Consideration will be given to any assistance that may be possible by 
developing a CIL regime.  It is anticipated that the government will be issuing a 
consultation on revisions to the CIL system in early 2018 and Rugby Borough 
Council will keep this under review. 
 

1.60 If not possible to fund the scheme via bids, the Council will consider 
compulsory purchase to acquire the land, as detailed in response to question 8 
above, and investigate alternative delivery options at that point. 

 
1.61 If the infrastructure cannot be delivered, the overall development 

assumptions will need to be revisited via a partial review of that element of the  
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Local Plan to assess what realistically can be delivered without the necessary 
infrastructure, which would need to include an assessment of the impacts in the 
locality, particularly the transport system. 

 
1.62 This may result in the refusal of planning applications that come forward as 

part of the site for schemes that do not mitigate their impact.  This would be as a 
result of proposals being contrary to policy. 

Question 1g- What site preparation and infrastructure works are required to 

address physical constraints and open up the site for development?  

1.63 The Infrastructure Delivery Plan details the site preparation costs in LP01 
Appendix 3 and the proposed modifications in LP54 and LP54A. The key element 
of on-site infrastructure to open up the site is the Homestead Link which needs 
to be provided in an early phase to prevent adverse impacts on the highway 
network and worsening areas under transport stress such as the Dunchurch 
Crossroads. By 2031 the Potsford Dam Link needs to be provided in addition.  
Please see Appendix C to show the current estimate for the Homestead Link and 
other transport mitigation costs associated with the South West. 

Question 1g- Is it realistic to expect the delivery of the first houses in 2020/22? 

1.64 The Ashlawn Road site associated with the South West allocation has 
already received planning permission and are going through the process of 
obtaining reserved matters approval for the details. See Appendix A. 
 

1.65 Given that planning permission has been granted for this parcel, delivery in 
advance of 2020/21 is realistic. 

 
1.66 With regard those elements of the site required to deliver the Homestead Link 

considerable work has been undertaken by the site promoters, WCC Highways 
and RBC to work up a comprehensive scheme to ensure delivery in 2020/21. 
This work shows there are no constraints to delivery, appropriate mitigation can 
be delivered, nor are there insurmountable infrastructure requirements to enable 
the site. An important part of this is work undertaken by the site promoters, WCC 
Highways and RBC to produce a road alignment for the Homestead link. This is 
appended to the SPD. Although further work is required on master planning and 
viability the attached identifies a deliverable alignment to the agreement of WCC 
highways. This provides confidence in the enabling and delivering the site. 
Furthermore, all of the site promoters have, throughout the plan making process 
been extremely confident about the assumed delivery rates in the Housing 
Trajectory and consider them to be a minimum.  

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 through the planning process? Do they contain the necessary 
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safeguards and requirements to ensure the impacts of the development are 

appropriately mitigated?  

2.1 Taken together the modified policies will ensure that the impacts of development 
will be appropriately mitigated. The proposed modifications to DS5, 8 and 9 are 
as a result of reviewing representations made and updating the evidence base 
and the council consider they improve the function of the policies in delivering 
growth and mitigating its impacts. 
 

2.2 DS5, 8 and 9 are strategic policies formulated on the strategic need to plan for 
growth in line with the framework and have developed from the evidence, 
impacts and mitigation requirements to deliver such growth.  As long as the 
planning applications conform with the policies, and supporting documents such 
as supplementary planning information, the impacts will be appropriately 
mitigated.   

 
2.3 The test of the policies will be as planning applications come forward on the 

strategic sites.  Viability and delivery will be examined at this stage and if it is 
not possible to mitigate, planning permission may have to be refused if the 
impacts are too great to allow development to go ahead. 

 
2.4 As a last resort, if information is received that threatens the delivery of specific 

pieces of infrastructure that are required to mitigate long term impacts such as 
transport, the Council will consider compulsory purchase as a safeguard to 
ensure that the Infrastructure Delivery Plan is fully implemented in line with the 
policies so that the objectively assessed housing needs for the borough are met. 
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Issue 3b: Strategic Allocations – Lodge Farm (Policies DS5 and 

DS10) 

Question 1- Is the strategic allocation at Lodge Farm positively prepared, 

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

Question 1a- 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? 

 

Alternative New Village Locations  
3.1 As explained in Paragraphs 3.102 – 3.108 of the Housing Background Paper 

(LP11) the Preferred Options consultation in 2015 proposed land at Walsgrave Hill 
Farm, close to Coventry, as a new settlement for 1,500 homes. The Housing 
Market Delivery Study identified that the Coventry urban edge presented an 
opportunity to provide further development in a sustainable location, tapping into 
a housing market separate to that at Rugby town and therefore increasing the 
quantity of housing that is delivered across the Borough as a whole. This allocation 
required Green Belt release. At the time of the Preferred Options consultation the 
Council considered that the proposal was justified in order to meet the local plan 
housing target given the lack of alternative sites outside of the Green Belt to deliver 
the strategic allocation of a new settlement. 
 

3.2 The Walsgrave site was not included in the Publication Draft Local Plan as issues 
were identified following the Preferred Options. Since the Preferred Options 
consultation, the deliverability of Walsgrave within the Plan period became more 
uncertain in relation to timescales for the necessary enabling works to the A46, 
and the extent of the potential impact on the adjacent Coombe Abbey both in the 
respect of the historic and nature designations. 

 
3.3 In April 2017 the site promoters of Walsgrave, proposed a mixed use development 

of 1,500 homes and up to 2,000 jobs through delivery of a 2 million sqft logistics 
park. It was estimated that this would be around 61ha of employment land. The 
Borough Council considered that this proposal would not accord with the Local 
Plan Preferred Options as that did not include any element of employment at 
Walsgrave, and it was considered it would not align with the housing requirement. 

 
3.4 A call for sites exercise was held at the same time as the Preferred Options 

consultation to ensure all options for growth allocation were considered before 
progressing the Local Plan. Land at Lodge Farm was promoted through this 
process and the site was considered in the Strategic Housing Land Availability 
Assessment Update [LP10A]. The emergence of a developable and deliverable 
non‐Green Belt site meant the test of exceptional circumstances required for the 
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Green Belt release of the Walsgrave proposal could no longer be justified. 
Walsgrave was subsequently removed from the Publication Local Plan. 

 
3.5 Appendix 3 of the Housing Background Paper (September 2017) [LP11] provides 

more detail on the consideration of Walsgrave following the Preferred Options 
consultation and of the decision to propose the allocation of Lodge Farm site as a 
new Main Rural Settlement. 

 
Sustainability Appraisal of Alternative New Village Locations 
3.6 The Borough Council’s Hearing Statement for Matter 1, Issue 1b explains the 

process of the Sustainability Appraisal (SA) of the Local Plan including the 
appraisal of alternative new village locations. 

 
3.7 A Development Strategy Consultation Document was published in July 2014 to 

outline what the new Local Plan would include.  This document did not set out 
options for the policies or site allocations to be included in the Local Plan therefore 
there was no accompanying SA report at that stage. In December 2015 the first 
iteration of the Local Plan - ‘the Preferred Option’ was produced and this was 

subject to SA. The SA Report for the Preferred Option was published alongside 
this version of the Local Plan during the consultation period. The Publication Draft 
version of the Local Plan was published in September 2016, and the SA Report 
was updated to reflect the policies and site allocations included in it.   

 
3.8 In terms of site allocations, an initial set of reasonable alternative residential and 

employment site options was identified by the Council and these were subject to 
SA prior to the Preferred Options consultation.  This included 142 residential site 
options and five employment site options. The findings were presented in a 
summary SA document which was made available to the Rugby Borough Council 
officers preparing the Local Plan in September 2015 and subsequently included 
in the SA Report of the Preferred Options.  This included the Walsgrave Hill Farm 
site. 

 
3.9 A further Call for Sites exercise was held alongside the consultation on the 

Preferred Option between December 2015 and February 2016, and this led to the 
Council identifying a further 46 reasonable alternative residential site options and 
one new employment site option. This included the Lodge Farm site. Those 
options were then subject to SA and the SA findings for all site options are 
presented in Chapter 4 of the SA report (LP03). Appendix 7 in the SA report sets 
out an audit trail of the alternative site options considered and provides the 
Council’s reasons for selecting or rejecting each one for inclusion in the Local 

Plan. 
 

Question 1b- What is the current planning status of the site? What site specific 

assessments have been carried out to underpin Policy DS10 and determine the 
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mix of uses proposed, the impacts of the development and the deliverability of 

the site, its infrastructure and facilities? 

 

Current Planning Status of the Site 
3.10 The site comprises approximately 105 ha of mixed farmland and woodland 

centred on an existing group of buildings at Lodge Farm. The central portion of the 
site accommodates a 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. Apart from the construction of 
farm buildings no other development is recorded on the site. 
 

3.11 The site has no planning history of note beyond that related to agricultural/ 
woodland use and the use of the related farm buildings and farmhouses.  

 
3.12 Pre-application discussions are underway between Rugby Borough Council 

and the site promoters St Modwen.  St Modwen submitted a request for a Scoping 
Opinion for the required Environmental Impact Assessment (EIA) of the proposed 
development accompanied by a detailed EIA Scoping Report on 18 December 
2017.   

  
Site Specific Assessments 
3.13 The preparation of the Rugby Local Plan 2011-2031 commenced in 2013. As 

part of the preparation of the Local Plan an extensive set of evidence base studies 
have been prepared. The purpose of these is to inform the identification of the site 
allocations including the mix of uses proposed, consideration of the impacts of 
development, the deliverability of sites, infrastructure and facilities and to underpin 
the site allocation policy – Policy DS10 as well as the other policies in the Local 
Plan.  
 

3.14 In relation to Lodge Farm the following studies and assessments are relevant: 
 
- LP10A - Strategic Housing Land Availability Assessment 2016 and 2017 
- LP19 and LP20 - Strategic Transport Assessment 2016 and 2017 
- LP22 - Local Plan Viability Assessment July 2017 
- LP27 - Green Infrastructure Study 2009 
- LP28 - Rural Sustainability Study 2015  
- LP31 - Strategic Flood Risk Assessment 2013 
- LP32 - Water Cycle Study 2017 
- LP34 - Landscape Assessment 2006 
- LP39 - Sub-Regional Green Infrastructure 2010 
- LP40 - Habitats Regulations Assessment 2016 
- LP41 - Habitat and Biodiversity Audit 2017 
- LP42 - Housing Market Delivery Study 2015 
- LP43 - Open Space, Playing Pitch and Sports Facilities Study 2015 
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- LP01 - Appendix 3 - Infrastructure Delivery Plan 
- LP11 - Housing Background Paper 
- LP17 - Employment Background Paper 
- LP03 - Publication Draft Sustainability Appraisal Report 

 

Question 1c- 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? 

 

Ecology, biodiversity and green infrastructure 

3.15 There are no statutory or non-statutory designated biodiversity sites within or 
immediately adjacent to the allocated site.  
 

3.16 A potential Site of Interest for Nature Conservation (pSINC) known as 
Woolscott Lodge Fields was classified by the Habitat Biodiversity Audit (HBA) 
Panel (comprising Warwickshire County Council and Rugby Borough Council) due 
to the value of its semi-improved grassland. However, this area has since become 
an area of plantation woodland.  Subsequently, the HBA Panel met on 16 March 
2017 and agreed to remove the potential Local Wildlife Site – Woolscott Lodge 
Fields (SP56E2).  The panel meeting notes state: 

 

“Woolscott Lodge Fields SP56E2 declassification. 
This pLWS was classified due to the value of its semi-improved grassland but has 
since become an area of plantation woodland. This has been the subject of a 
planning application, and the HBA were consulted on its value. Due to the change 
in its value the HBA plan to remove it as a pLWS, but RBC wanted official 
‘denotification’. The panel agreed that it should be removed as a pLWS. Panel 
protocol - The panel do not need to see all pLWSs if they have been destroyed or 

changed, but any significant sites should be given to the panel, if only for 

information purposes.” [RBC Planning Policy]  
 

Another potential SINC known as Fields near Magpie Hall is located 160 metres 
from the site and the dismantled railway is located 700 metres east of the site. 
[SA, Sept 2016]. A potential SINC is not a formal designation but it does identify 
an area that is recommended for further consideration for formal designation and 
which should be subject to specific ecological survey to establish if it should be 
designated. 

 
3.17 In terms of Priority Habitat the site contains Deciduous Broadleaved Woodland 

in two parcels – one to west of the Lodge Farm building and one to the south west 
of the Farm building.  The site also provides habitat for farmland birds. [MAGIC 
website] 
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3.18 The Lodge Farm site was submitted to the 2016 SHLAA under the reference 
number S16/046 (LP10a). The assessment gave only green and amber scores to 
the ecology and biodiversity criteria. The SA (LP03) gave a red score due to the 
close proximity of the site to the potential Local Wildlife Sites however the effects 
on these sites was recorded as uncertain as appropriate mitigation may avoid 
adverse effects and may even result in beneficial effects. As such there is the 
potential to mitigate effects. The Local Plan policies are designed to ensure 
mitigation and promotion of beneficial effects as outlined below. 

 

3.19 Policy DS10 includes the requirement for the development of the new village to 
be supported by the on-site provision of: 

 
 A comprehensive Green Infrastructure Network, which protects, 

enhances and links into adjacent networks and utilises existing habitats 
where possible; and 

 
 Specifically regarding the areas of high quality woodland on site, a 

comprehensive buffer must be identified and maintained through 
proposals made in the allocation; 

 
3.20 The new village will also be required to have regard to Policies NE1: Protecting 

Designated Biodiversity and Geodiversity Assets, NE2: Biodiversity and NE3: Blue 
and Green Infrastructure Policy of the Publication Local Plan as submitted. 
 

3.21 It is considered that the due to the absence of designated sites and priority 
species as well as the size of the allocation it is possible to accommodate those 
constraints without any significant adverse impacts. 

 

3.22 Currently the site is in agricultural use.  Consequently, it is considered that on 
balance the development would provide a positive contribution to green 
infrastructure and biodiversity through the introduction of native woodland, 
safeguarding hedgerows, ponds and creation of SUDs. 

 
Landscape quality and character 

3.23 The site lies in an undesignated landscape. The site is within the ‘Feldon – Vale 
Farm’ landscape character type as identified in the 2006 Landscape Assessment 

(LP34). The assessment categorises the site as having moderate fragility, 
moderate landscape sensitivity and moderate in terms of overall sensitivity.  
 

3.24 The SHLAA (LP10a) gives landscape sensitivity an amber rating. The SA 
(LP03) assessed the landscape character in a pale red category meaning that 
there could be a minor negative effect on the landscape. However it does note 
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that the effects are uncertain as mitigation, such as screening could reduce the 
effect. 

 
3.25 Policy DS10 (in LP01), as amended, includes the requirement for the 

development of the new village to be supported by the on-site provision of: 
 

 Landscaping on all site boundaries to mitigate the visual impact of the 
development as far as possible, particularly upon the surrounding open 
countryside. 
 

3.26 The new village will also be required to have regard to Policy NE4: Landscape 
Protection and Enhancement as submitted.  This policy requires protection and 
enhancement of the wider landscape which will ensure that a significant negative 
effect is mitigated against. 

 
Agricultural land 

3.27 The entirety of the site is in agricultural land classification Grade 3 meaning it 
is moderate or good in terms of its versatility. The vast majority of land in Rugby 
Borough falls into this category with some areas graded under classification Grade 
2 - very good. 
 

3.28 The SHLAA (LP10a) gives an amber rating for agricultural land classification. 
The SA (LP03) raises concerns that there could be a significant negative effect 
but that this will depend on whether the land is in  Grade 3a or 3b. This information 
is not known as present. The developer will be required to provide evidence at the 
application stage.  

 
3.29 The loss of Grade 3b land would not fall under the definition of the “best and 

most versatile land” as per Paragraph 112 of the NPPF. The loss of Grade 3a land 

would have a greater impact however this has to be weighed against the benefits 
of development. As set out in the SHLAA (LP10) and the Housing Background 
Paper (LP11), there are not considered to be reasonable alternatives to 
development at this site. As detailed in Paragraphs 2.32 & 2.33 of the Housing 
Background Paper [LP11] the reasonable alternative site and policy options were 
subject to a detailed SA (LP03). This concluded that the combination of sites 
proposed for allocation in the draft Publication Local Plan (LP01) were the most 
sustainable. 

 

Heritage assets 

3.30 There are no designated assets on the site. The SHLAA (LP10a) gives a green 
rating for heritage assets. The SA (LP03) notes that the policy requires that new 
development at the site is to be of a high quality design which may help to mitigate 
any potential negative effects on the setting of any nearby heritage features.  
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3.31 The new village will be required to have regard to Policy SDC3: Protecting and 
enhancing the Historic Environment, as submitted.  This policy requires that 
development proposals understand heritage assets and conserve the assets.  This 
includes consideration of non-designated assets. 
 

3.32 Historic England did not make specific reference to Policy DS10 nor to Lodge 
Farm in their representation to the Publication Draft Local Plan. 

Strategic and local transport infrastructure 

3.33 The transport situation in the south of Rugby is inter-connected.  Therefore, the 
strategic and local transport infrastructure is bound up and connected to the wider 
transport network of the south, and Rugby as a whole.   
 

3.34 The Strategic Transport Assessment 2017 (LP20) examines the strategic 
transport effects and needs of the network, including Lodge Farm and the South 
West. The effects of development are quantified, and a series of mitigation 
measures, potential options and conclusions as to the preferred mitigation 
solutions are set out.  Key pieces of infrastructure relate to the South West Link 
Road and the Dunchurch Crossroads improvements which are critical to delivery 
of both Lodge Farm and the South West Rugby allocations. These mitigation 
measures, based on the evidence, have influenced Policies DS5 and DS10, and 
the related Policy DS9, and are set out in the Infrastructure Delivery Plan in 
Appendix 3 of the Local Plan, as amended by LP54A. As long as development 
proceeds incorporating the required infrastructure outlined in the policies and the 
Infrastructure Delivery Plan, the effects of developing the site can be successfully 
addressed.  Mitigation measures to address effects of the development on the 
highway network in Northamptonshire have been identified in the STA 2017 and 
included in the Infrastructure Delivery Plan update. Any further mitigation 
measures required in Northamptonshire will be identified as part of the planning 
application process. 
 

3.35 Provision will also be made for sustainable modes of travel. A shared use off-
road cycle link along the A45 between the site and Dunchurch and pedestrian and 
cycle connections to the existing network will be provided by the Lodge Farm 
development.  A high quality bus link will also be provided which connects through 
the South West Rugby allocation to Rugby town. 

 
3.36 When considering the South West allocation and Lodge Farm together, their 

relative proximity to each other assists in promoting sustainable development due 
to the opportunities for both sharing extensions to existing public transport routes, 
consolidating and extending walking and cycling routes, together with the 
proportionate sharing of infrastructure costs such as the Homestead Link in 
accordance with Regulation 122 of the Community Infrastructure Levy 
Regulations 2010, as amended. 
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Air and water quality and noise pollution 

3.37 Air quality monitoring in Rugby is assessed against the national Air Quality 
Management Strategy, and regular air quality reports are undertaken.  An Air 
Quality Management Area was set up in 2004 for exceedances of the annual mean 
NO2 objective.  This area covers the whole of Rugby Town Centre, bounded by 
the southern boundary with Daventry District Council, the A5, M6, minor roads to 
the west of Long Lawford and the M45.  
 

3.38 Transport is the primary cause of air quality issues, and policy HS5 seeks to 
mitigate the effects upon air pollution which will be developed in greater detail in 
the form of an Air Quality SPD. Further work on the air quality effects of 
development tested all current committed schemes to 2031 compared with the 
measures within the Local Plan to 2031. The results (OTH7) show that for 
Hillmorton Road, increased traffic flows increase the queues to the roundabout, 
however, with Local Plan mitigation, the AM peaks disappear, although the PM 
peaks still increase by 5%.  The effect on the gyratory shows impacts which will 
need to be addressed longer term by investigating options to extend the Western 
Relief Road to the Leicester Road to ensure that through traffic does not go 
through the gyratory from the M6 to the A45 and M45.  Atkins have been 
commissioned to undertake some early feasibility work for these options but this 
is yet at an early stage.  Public realm improvements could also be undertaken in 
the areas affected, and detailed in the SPD, which can also identify mitigation 
measures. A further option is to identify options for air quality through the CIL 
process should the Council decide to proceed with this option.  It is anticipated in 
the first instance that Air Quality consultants will be appointed to take the results 
from the modelling and develop options further to feed into the Air Quality SPD. 
 

3.39 The greatest beneficial effects demonstrated by OTH07 the effect upon the 
Dunchurch Crossroads. With the 2031 reference case (which shows includes all 
committed schemes), Dunchurch Crossroads improves by 43%.  Including the 
2031 Local Plan scenario, against the 2031 reference case, emissions reduce by 
a further 39%. 

 
3.40 The Water Cycle Study (WCS) (LP32) provides evidence for the wastewater 

strategy, the water supply strategy and also contains water related policy 
recommendations which have influenced Policies NE3, SDC5 and SDC7 of the 
Publication Local Plan. The WCS identifies that an upgrade is required to 
Dunchurch Waste Water Treatment Works - see the response to Question 1j 
below. 

 
3.41 No specific noise pollution impacts have been identified as a result of the Lodge 

farm new village development.  
 



Matter 3- Issue 3b: Strategic Allocations 

26 
 

3.42 The new village will be required to have regard to Policies HS1: Healthy, safe 
and Inclusive Communities; HS2: Health Impact Assessments; HS5: Traffic 
Generation and Air Quality; Policy SDC7: Protection of the water Environment and 
Water Supply. 

 
Flood risk 

3.43 The Strategic Flood Risk Assessment (LP31) confirms that the Lodge Farm 
site is located within Flood Zone 1 (i.e. at the lowest possible risk of flooding 
based on these Environment Agency categories).  
 

3.44 The new village will be required to have regard to Policies SDC5: Flood Risk 
Management and SDC6: Sustainable Drainage.  Consideration would need to be 
given to surface water run-off and sustainable drainage measures through the 
planning application process. 

 

3.45 The Environment Agency and the Local Lead Flood Authority have confirmed 
that the evidence provided at this stage is sufficient.    

 
Question 1d- 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? 

 

3.46 As noted above under Question 1c. Strategic and local transport infrastructure, 
Warwickshire County Council has worked with Rugby Borough Council to identify 
the impact of the proposed growth for the highway network and the transport 
infrastructure required to support the growth.  This is set out in the Local Plan 
Strategic Transport Assessment (STA) Modelling Analysis and Overview (LP19). 
 

3.47 Following the Publication Draft of the Local Plan Warwickshire County Council 
updated the Strategic Transport Assessment using the 2016 updated Rugby Wide 
Area Base Model and revisited the study area extending it to cover the villages of 
Barby and Kilsby and to the south of the M45.  At the same time parts of the 
northern and western extent of the study area were removed as they were 
considered to be part of the ‘buffer’ network.  The updated STA was published in 

June 2017 (LP20).   
 
3.48 The updated STA sets out the mitigation schemes and development triggers in 

relation to Lodge Farm, both on its own and in combination with other development 
identified in the Local Plan.  All these mitigation schemes are included in the 
Infrastructure Delivery Plan ( Appendix 3 of LP01, as amended by LP54A) and 
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shown in Appendix C to this Statement, the updated IDP table. The IDP also 
includes sustainable modes of travel.  

 
Cycling and Walking 
3.49 The IDP includes a shared use off-road cycle link along the A45 between the 

site and Dunchurch and pedestrian and cycle connections to the existing network 
provided by the Lodge Farm development. 
 

3.50 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 as a safe and attractive mode choice, the developer would fund a cycle 
route between the site and the existing cycle facilities in Dunchurch. An initial 
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 appraisal, and would be delivered at an 
early stage of development. 

 
3.51 Cycling and walking would also take place within the village for travel to the 

local centre, the primary school, GP and for recreational purposes.  This will 
reduce the need for external trips, particularly by car, to meet day to day needs. 

 
Public Transport Link 
3.52 Lodge Farm will be served by a high quality bus link which passes through the 

Lodge farm site and connects along the A45 through the South West Rugby 
allocation to Rugby town.  
 

3.53 The size of Lodge Farm would justify at least a 15 minute frequency service 
operating Mondays to Saturdays between 0700-1900, with a 30 minute service 
provided on evenings and Sundays. This would be the anticipated service 
frequency once the whole development is completed.  In the first phases of the 
development a 30 minute frequency may be more appropriate.  

 
3.54 Warwickshire County Council have confirmed that due to the proximity of Lodge 

Farm to South West Rugby, they consider that a bus route that extends from South 
West Rugby to Rugby town centre and, potentially Coton Park, would be the most 
commercially attractive in terms of maximising the efficiency of the service and the 
potential population draw along the route as a whole.  However, the exact nature 
of the route would be a matter for further consideration at the planning application 
stage.  In the light of Warwickshire County Council’s position the Borough Council 
is minded to propose a modification to Policy DS10 to delete the reference to 
“Daventry” from the eighth bullet point of the policy. 

 
3.55 As noted in the Statement of Common Ground between the Council and the 

site promoters, the site promoters have confirmed that the service would be fully 
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funded by the developer through the build out of the site until a point whereby it 
becomes commercially sustainable.  Warwickshire County Council will require the 
provision of the bus service from day one of the development.  Cycling and walking 
links should also be available from day one.  Early provision of sustainable modes 
is more likely to positively influence travel patterns. 

 
Question 1e- Where would the nearest secondary school be located and how 

would future residents of the village travel to it? 

 

3.56 The nearest secondary school to Lodge Farm will be located at South West 
Rugby.  However, it should be noted that there is a selective education system in 
parts of Rugby Borough and so it would not be unusual for pupils to travel across 
the town to secure places at either of the Grammar Schools or the Bi-lateral 
School.  The town also has a Church of England Aided Secondary School and 
again it is not unusual for pupils to secure a place there rather than at the nearest 
school. 
 

3.57 Residents of Lodge Farm would be expected to travel to the secondary school 
in the same way home to school travel normally takes place in rural areas, i.e. 
principally by car and bus.  Warwickshire County Council’s current transport policy 

is to provide free home to school transport to the nearest school if that school is 
at least 3 miles away from home by the shortest available walking route. 
Warwickshire County Council has confirmed that this Home to School Transport 
Policy would apply for pupils living at Lodge Farm (see Warwickshire County 
Council’s website – School and College Travel). 

 
Question 1f- Should provision be made for employment development as part of 

the mix of uses on the site to make the development sustainable? 

 

3.58 Provision is made at Lodge Farm for local employment opportunities within the 
Local Centre, the Primary School and the GP surgery. Employment opportunities 
will also be available at Onley Prison, which is in close proximity to Lodge Farm, 
as well as at nearby villages and at Rugby town. The Employment Background 
Paper (LP17 – Para 2.4) explains that although around 90% of forecast job growth 
is expected to require provision through ‘B-Use’ accommodation a proportion will 

nevertheless be covered through ‘Non-B’ sectors such as education and health. It 

is justified and effective to set out a policy approach that supports most 
employment generation at Lodge Farm, as a new Main Rural Settlement, arising 
from these ‘Non-B’ uses. 
 

3.59 The provision of high quality telecommunications infrastructure, including 
broadband and mobile telephone services (as set out in Policy DS10) will enable 
home working.  

 



Matter 3- Issue 3b: Strategic Allocations 

29 
 

3.60 There is no justification for a specific allocation for employment development at 
Lodge Farm.  As set out in the Employment Background Paper (LP17) sufficient 
sites are available at Rugby town (including at Rugby Radio Station and South 
West Rugby) as well as in other more suitable locations elsewhere in the Borough 
for B1, B2 and B8 uses to meet the Borough’s employment needs.   

 
3.61 The Local Plan strategy is to focus new employment sites in and around Rugby 

urban area. This ensures that employment land is provided close enough to 
residential development to allow good access for the resident work-force in the 
Borough, without unduly impacting on residential amenity.  It also ensures 
employment development will be directed towards previously developed land as 
a priority in line with NPPF paragraph 111. 

 

3.62 It is acknowledged that the National Planning Policy Framework (NPPF) 
emphasises that planning policies should support sustainable growth in rural areas 
by taking a positive approach to new development.  Local Plans should promote 
a prosperous rural economy by supporting the sustainable growth and expansion 
of all types of business and enterprise in rural areas. However rural locations are 
not always the most sustainable employment locations in terms of access of 
workforce and the local transport network.  Policy ED3 – Employment 
development outside Rugby urban area (LP01) encourages proposals for 
employment development in areas outside Rugby urban area whilst ensuring that 
the development is appropriate to its rural location and does not cause 
unacceptable adverse impacts on the local area (Taken from Paragraphs 1.13/ 
6.16 – 1.14/ 6.17 and Policy ED3 of LP01).  

 

3.63 Policy ED1 of the Local Plan and the associated table at Paragraph 6.10 sets 
out the range of locations, including proposed allocations in the Local Plan and 
extant Core Strategy allocations that will thereafter be protected as designated 
employment land. Section 4 of the Employment Background Paper considers the 
basis for this approach on the proposed allocations at DS41, DS4.2 and DS4.3 in 
more detail (based on Policy DS4 of the Local Plan). It is notable that as well as 
being located near to the town of Rugby, benefiting from a larger number of 
potential employees in the immediate catchment and greater potential use of 
public transport potential, each of these locations is also significantly larger than 
the area for employment land promoted at the Lodge Farm proposed allocation 
(2ha). 

 

3.64 The Borough Council considers that even small-scale employment units could 
have an unacceptable impact upon existing local communities, the future residents 
of the new village, the local landscape character, the natural environment and 
increase traffic generation due to workers, deliveries and customers travelling to/ 
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from the village from elsewhere due to the nature of the development in terms of 
the scale of the buildings and the type of occupiers. 

 
Question 1g- 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. 

 

3.65 Appendix 3: Infrastructure Delivery Plan of the Rugby Local Plan – Publication 
version, (LP01, as amended by LP54A) sets out the following infrastructure 
requirements for Lodge Farm: 

 
Transport 

 Improvements to A45, including new roundabouts to provide access to the 
site 

 Off site contribution to South West Rugby Spine Road 
 
Education 

 Pupil transportation and contributions towards new secondary school 
provision. Financial contributions towards new secondary school provision to 
the North of Rugby. 

 New 2FE primary school rising to 3FE if necessary 
 
Health facilities 

 Land for GP surgery within local centre 
 
Community 

 Financial contributions to support library services 
 
Emergency Services 

 The employment and redeployment of 15 additional Policy staff requiring a) 
additional staff start-up cost and personal equipment, b) additional vehicle, 
c) on site premises to cater for the additional staff 

 
3.66 An updated IDP table has been provided at Appendix C to this statement. 

Where costs have been provided by infrastructure and service providers these 
have been included in the updated IDP.  The costed elements of the IDP total 
between £6 million and £8 million, depending on whether a 2 or 3 FE primary 
school is required. The costs of the other elements of the IDP, including the 
contribution to the cost of the South West Rugby Link Road, will be confirmed as 
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part of the development of the masterplan and through the planning application 
process.   
 

3.67 The Local Plan Viability Assessment (LP22) includes high level viability 
appraisals of the strategic sites in the Local Plan including Lodge Farm.  The report 
notes that at the assessment stage the specific level of contribution to the Link 
Road was unknown and to be determined at the planning application stage of the 
site.  Therefore, the Lodge Farm appraisal included no explicit allowance towards 
the Link Road costs.   

 

3.68 The Local Plan Viability Assessment sets out in detail the assumptions made 
in the high level viability appraisal of Lodge Farm.  The overall conclusion is that 
subject to costs being kept under review there appears to be a relatively strong 
relationship between the development values and costs so far as known at this 
stage with an indication of positive strategic site viability prospects.  Good 
prospects of viable development are indicated, supporting a range of planning 
obligations including likely scope for affordable housing at policy levels (30%). 

 

3.69 The headroom has been assessed as between £12m and £14.5m depending 
on the developers profit assumption (20% or 17.5% respectively).  The Local Plan 
Viability Assessment included the same infrastructure costs as the IDP and in 
addition included £1.27 million for the GP surgery – although Policy DS10 of the 
Publication Draft Local Plan only requires the provision of land for a GP surgery. 

 

3.70 Warwickshire County Council Highways have provided an estimate of the cost 
of the South West Link Road of £38,240,752.  Based on trip generation rates from 
each development in South West Rugby and Lodge Farm for the entirety of 
development, i.e. beyond this Plan period, it is currently estimated that Lodge 
Farm’s contribution to the South West Link Road would be £8,795,373.  

 

3.71 Lodge Farm will also be required to pay for two highway mitigation schemes in 
Northamptonshire set out in the Strategic Transport Assessment (LP20) – Scheme 
5: Daventry Road/ The Ridgeway and Scheme 17 – A5/ A428 Roundabout.  These 
two schemes total £707,244 excluding land costs.  Other highway mitigation set 
out in the STA (2017) in Warwickshire total £1,045,565. 

 

3.72 The provision of the public transport service and the off-road cycle link are not 
currently costed in the IDP and would be determined through the planning 
application process.  
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3.73 There is no evidence to suggest that Lodge Farm is not viable and that all the 
infrastructure requirements and other policy costs cannot be met through a 
Section 106 agreement and, if the Borough Council decide to adopt it in the future, 
a Community Infrastructure Levy.  

 

3.74 If elements of the infrastructure or policy costs proved to be unviable in the 
future additional funding options will be considered. This could include grant and 
loan opportunities available through Government and statutory bodies such as 
Homes and Communities Agency, Local Enterprise Partnership, etc, as well as 
the introduction of local infrastructure funding mechanisms such as revolving 
infrastructure funds which can assist cashflow and enable infrastructure to be 
funded in phases more closely aligned to development completion phases. 

 

3.75 If the infrastructure requirements cannot be met this may result in the refusal of 
planning applications that do not meet the requirements set out in Policy DS10, 
the Infrastructure Delivery Plan and other relevant policies of the Local Plan. 

 

3.76 Ultimately, if necessary, allocations that cannot be delivered in accordance with 
the Local Plan’s policies will be subject to review as part of a full or partial review 
of the Local Plan. 

 

Question 1h- 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? 

 
3.77 Preparation of a comprehensive Masterplan will be required setting out how the 

land use elements positively respond to context, design issues, connectivity and 
sustainable planning requirements as well as the phasing of development and 
infrastructure. All planning applications for the new village will need to be in 
accordance with this Masterplan. 
 

3.78 Section 106 agreements will be used, alongside the Community Infrastructure 
Levy (if adopted by the Council), to ensure development comes forward in 
accordance with the Masterplan particularly in relation to the phasing of 
development and infrastructure.  A linked Section 106 agreement may be required 
with the South West Rugby development to ensure the comprehensive delivery of 
Homestead Link in an early phase and that contributions to the infrastructure 
improvements in the South West of Rugby are linked to Lodge Farm. 

 

Question 1i- What market evidence is there to support the delivery and 

development of 80 dwellings a year from 2023/24 onwards in a new rural 
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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? 

 

3.79 A Statement of Common Ground (SoCG) has been agreed with St Modwen 
who are the prospective developers of Lodge Farm New Village.  The SoCG 
confirms that the site is suitable and available and that the developers are 
committed to bringing the site forward within the timeframe anticipated in the Local 
Plan.  The SoCG confirms the developer’s view that development on the site could 
commence in 2022/23, or earlier, and that the completion of the anticipated 665 
dwellings in this Local Plan period by 2031 is readily achievable. 

3.80 The SoCG confirms the view that there are no constraints on the site thapresent 
a material constraint to delivery of the new village or that would delay the delivery 
of the new village. 
  

3.81 The Rugby Housing Delivery Study (LP42) was completed in December 2015.  
The Study focused on what level of housing provision could be delivered within 
the Borough during the 2011-2031 plan period, taking account of site and market-
based factors. The report considers the potential timing and pace of delivery of 
residential development at two levels – at a site specific level; and at a strategic 
level looking at Rugby Town and the Borough more widely. 

 
3.82 The Study highlighted that Rugby Town is a single market which contains a 

strong representation of large strategic sites but that these sites provide a 
comparative and competitive housing offer. The only difference between the large, 
edge‐of‐town sites is the quality of built product offered by each scheme, which 
varies by developer, therefore there is limited incentive for housebuilders who are 
already bringing forward schemes on the edge of Rugby to bring forward additional 
sites within Rugby Town and market both sites concurrently. The delivery of 
additional strategic urban extensions in Rugby town is, in effect, limited by the 
number of volume house builders already involved in schemes in the town. Of the 
sites that are committed, all of the Borough’s large‐scale residential development 
schemes are being, or are expected to be, developed by national/ regional 
housebuilders; the majority of the national housebuilders are expected to have 
sales points at these sites. 

 

3.83 The Housing Delivery Study therefore considered that continuing a strategy 
focusing growth on the urban area would not be unrealistic as the urban area and 
edge of urban area could achieve the same average rate of delivery as previously 
achieved through the Core Strategy and Local Plan. However, an anticipated 
maximum rate of delivery in the Rugby town market area of 470 – 520 dwellings 
per annum could realistically be achieved as most national housebuilders are 
already involved in existing schemes on the edge of Rugby Town. However, this 
means that further allocation of large strategic sites on the edge of Rugby Town, 
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providing the scope to theoretically exceed this level of supply per annum, is 
unlikely to increase housing delivery rates. This approach would more likely 
provide a ready supply of sites to be brought forward later in the plan period, once 
the existing approved schemes are nearing completion. 

 

3.84 The Study continued, that to help address the Borough’s land supply issue and 

to deliver a higher housing target than currently being planned would require 
broadening the range of developer organisations and spread of locations such as 
through enhanced delivery in smaller settlements, rural areas, and/ or on the edge 
of Coventry. The Study concluded that there is potential for smaller housebuilders 
to contribute to boosting delivery in the short to medium term through the delivery 
of smaller schemes within the urban area or at smaller settlements. This could 
assist with early delivery and the achievement of a five year supply of supply. 

 
3.85 As noted in Paragraphs 3.60 – 3.62 of the Housing Background Paper (LP12) 

since the production of the Housing Delivery Study the number of national and 
medium sized housebuilders operating in Rugby town has increased. Based on 
the updated housing trajectory in Appendix 1 of the Housing Background Paper) 
there are 16 different sales outlets with housebuilders attached that are completing 
dwellings or are shortly due to commence development with completions by 2018. 
Some of the outlets are different arms of the same housebuilder or have multiple 
outlets running concurrently such as Bellway and Ashberry Homes (first presence 
in the Borough) at the Cawston Lane site and Bellway are also currently 
developing at the Former Warwickshire College site. Whilst Bovis Homes, Crest 
Nicholson, Davidsons, Linden Homes, Morris Homes and Orbit Homes did not 
have a presence in the Borough in 2015 now all have outlets. Based on 
correspondence with the housing developers, in total these outlets will deliver just 
over 620 dwellings per annum at their peak. 

 

3.86 There are further housebuilders/outlets that are also seeking to commence 
development within Rugby town in the near future, such as Urban and Civic at the 
Houlton site; Persimmon Homes and Charles Church at the Coton Park East site; 
and David Wilson Homes and Barratt Homes at the Bilton Fields/ Ashlawn Road 
site. This means within the first five years of adoption there is the potential for 21 
different outlets that will be attributed to a housebuilder. This is a significant 
increase in the number of outlets/ housebuilders from that were known to be 
operating within the Rugby urban area in 2015. 

 
3.87 Should the market remain favourable and existing housebuilders move on to 

different sites within the urban area once they are nearing completion or have 
completed on their existing scheme, the number of outlets within the urban area 
to help sustain an ongoing five year land supply could be achieved. Given the 
number of outlets that are currently within the Rugby Urban Area, the peak of the 
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anticipated urban area delivery rates in 2024/25 will require 23 outlets (based on 
approx 40 dpa per outlet). Whilst this is challenging it will be achievable as 
national/ regional housebuilders will have a continued supply of sites once the 
Local Plan is adopted. Consequently, the housing trajectory for the Local Plan 
anticipates a far greater number of outlets in the urban area then assumed by GL 
Hearn in the Housing Delivery Study. However, all these outlets will be in one 
housing market – Rugby Urban Area. To ensure that the higher housing target can 
be met there is a need to supplement the current strategic focus on Rugby town. 

 

3.88 In the light of the conclusions of the Housing Market Delivery Study the Borough 
Council has allocated the new Main Rural Settlement at Lodge Farm to ensure 
that there is an additional market for housebuilders thus providing a different 
market to the urban area. This affords greater certainty of continued ability to 
demonstrate a housing land supply position throughout the plan period whilst also 
meeting rural housing needs. 

 
3.89 Having regard to the evidence presented above the Borough Council is satisfied 

that the proposed new village will be delivered within the timeframe anticipated by 
the Local Plan.  

 

Question 1j- 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? 

 

3.90 There are no abnormal site preparation and infrastructure works required to 
open up the Lodge Farm site. 
 

3.91 The site is served by the Dunchurch Waste Water Treatment Works (WwTW). 
The Water Cycle Study (LP32])confirmed that Dunchurch WwTW has sufficient 
capacity to accommodate the flows for up to approximately 900 additional 
dwellings which is sufficient to accommodate Lodge Farm during the Plan period 
– the main development site which has the most impact on this WwTW.  The WCS 
confirms that Severn Trent Water (STW) will include the upsizing of the WwTW in 
their works programme to ensure delivery is consistent with the site’s progress as 

the site comes forward.  STW has stated that there are no constraints affecting 
the expansion of the WwTW. Lodge Farm would drain via foul water pump station 
with a rising main laid along the public highway to the Dunchurch WwTW. 

 
3.92 It is anticipated that the planning process would take approximately 2.5 years 

from Outline planning application submission to determination of Reserved 
Matters, whilst the delivery of utilities would take between 18 months and 2 years. 
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Question 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? 

 
4.1 Together Policies DS5 and DS10, as modified, will ensure that the impacts of 

development will be appropriately mitigated. The Modifications have been made 
as a result of representations received to the Publication Draft Plan consultation 
and updated evidence. 

4.2 Policies DS5 and DS10 are strategic policies formulated on the strategic need to 
plan for growth in accordance with the National Planning Policy Framework and 
have been developed from the Local Plan evidence base, identifying impacts and 
mitigation requirements to deliver such growth.  As long as the planning 
applications conform to the Local Plan policies and the NPPF the impacts will be 
appropriately mitigated. 
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Issue 3b: Strategic Allocations - Coton Park East (Policies DS5 and 

DS7) 

Question 1- Is the strategic allocation at Coton Park East positively prepared, 

justified, effective and consistent with national policy? 

5.1 The allocation of Coton Park East is positively prepared in line with paragraph 182 
of the NPPF due to the fact that it is based upon a strategy which seeks to meet 
the objectively assessed needs of the borough. The allocation is a continuation of 
the approach laid out in the 2011 Core Strategy and forms an extension to the 
existing Coton Park Sustainable Urban Extension. 
 

5.2 The allocation takes into account infrastructure requirements and has been 
assessed against reasonable alternatives. The allocation is considered effective 
as it is felt that there are no barriers to being able to deliver all dwellings and 
employment units in the short to medium term within the plan period. 

 
5.3 The responses to the remainder of the questions (1a-f) together make up the full 

answer to this question. 
 

Question 1a- What is the current planning status of the site? What site specific 

assessments have been carried out to underpin Policy DS7 and determine the 

mix of uses proposed, the impacts of the development and the deliverability of 

the site, its infrastructure and facilities? 

5.4 Coton Park East is a proposed mixed use allocation in the Publication Draft Local 
Plan (LP01). Policy DS3 (in LP01) allocates the site for up to 800 dwellings under 
allocation DS3.2 and Policy DS4 (in LP01) allocates 7.5ha of employment land 
under allocation DS4.1. The allocation is shown on the Urban Proposals Map 
(LP02.2).  
 

5.5 The allocation covers all of SHLAA (LP10) submission S14/034 which makes up 
the north of the allocation and covers around 40ha. It also covers part of SHLAA 
(LP10) site S14/055 to the south. SHLAA (LP10) site S14/055 covers around 20ha 
in total. Around 14ha of this are included in the allocation. In 2010 Persimmon 
Homes gained approval for two sites, both of which sit within the S14/055 SHLAA 
(LP10) site. The remainder of the SHLAA (LP10) site S14/055 is within Persimmon 
Homes’ control and an application for a third site is expected from Persimmon in 
early 2018. Although within the SHLAA (LP10) site, the two already approved 
parcels are outside of the allocation. The third site which has not yet had an 
application submitted is within SHLAA (LP10) site S14/055 and is within the 
allocation.  

 
5.6 In a later call for sites S16/083 was submitted which consolidated the two sites.  
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5.7 The allocation is currently agricultural land. The majority of this is grade 2. The 

northern part of the site (part of S14/034), not including a strip to the very north, is 
the subject of pre application discussions headed by Pegasus Planning with 
developer AC Lloyd. This proposes 575 dwellings and land for a two form entry 
primary school. Initial plans also included 5.65 ha of open space.  

 
5.8 The final strip to the north consists of an area of 7.5 ha allocated as B1c, B2 and 

B8 employment land which is estimated to produce around 500 jobs. Policy DS7 
(in LP01) requires these units to be between 5000 and 50,000 sqft in size to meet 
qualitative demand as identified in the Employment Land Study (LP12). A small 
parcel to the east of this proposed employment area, measuring around 4ha, 
which is still within the allocation has been included in previous iterations of the 
Pegasus draft masterplan for the residential part of the site. However, in the more 
recent version it is suggested by the agent that that this would also be used for 
employment. Representations were made to the Local Plan Pre-Submission 
consultation from Pegasus (the agent working for the residential site) and from 
Savills (the agent working for the employment site) stating that they believed this 
parcel of land should be included in the employment allocation. This is not in line 
with the proposed Local Plan allocation. This is discussed further in the response 
to question 1c. 

 
5.9 The SHLAA (LP10) assesses the allocation under two separate sites (S14/034 

and S14/055). Site surveys (Appendix 3 of LP10) and a RAG assessment 
(Appendix 6 of LP10) were carried out to establish the suitability, availability, 
achievability and deliverability of the sites.  

 
5.10 In addition the Sustainability Appraisal (SA) (LP03) assessed the two sites 

which had been put forward for the SHLAA (LP10) and policy DS7 (in LP01) itself.  
 

5.11 The Local Plan Viability Assessment (VA) (LP22) has a focus on the site as one 
of the strategic sites. It concludes that at a 17.5% developers profit on the market 
housing there would be a surplus over the potential benchmark land value of 
approximately £4m. The VA (LP22) also states that there is a reasonable prospect 
of viable development over time, with the ultimate capacity to bear planning 
obligations being dependent on how the values:costs picture settles out at various 
points in the delivery process. 

 
5.12 Highways modelling work fed into the updated 2017 Strategic Transport 

Assessment (STA) (LP20). This document looked at the impacts of development 
five years into the plan, ten years, and at the end of the plan period, assuming all 
proposed development would come forward, including the Coton Park East 
residential and development sites. 
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5.13 The Landscape Assessment (2006) (LP34) provided information on the 
landscape character, the fragility, visibility, current condition and overall sensitivity 
of the landscape. 

 
5.14 Other documents which include specific information on the allocation include 

the Strategic Flood Risk Assessment 2017 (LP31) and the Water Cycle Study 
2017 (LP32).  

 
5.15 The evidence fed into the Housing Trajectory (Appendix 2 of LP01) and its 

subsequent update in the Housing Background Paper (LP11) which projects 
delivery of all residential units on site by 2030.  

 
5.16 The impacts and conclusions of these studies are discussed in the responses 

to the remaining questions. 

Question 1b- 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 

5.17 The SA (LP03) raises concerns over the potential impacts to the Local Nature 
Reserve (LNR) ‘Newton Dismantled Railway’. It states that the impacts could be 

significant and negative but that mitigation could avoid this or even result in 
beneficial effects.  

 
5.18 Policy NE1 provides a methodology for assessing the potential impact of 

development on a LNR in order to ascertain whether the benefits of the 
development clearly outweigh the impacts on the LNR. This will be required as 
part of any application within this allocation.  

 
5.19 NE2 and NE3 look to protect the proposed Green Infrastructure (GI) Network 

(LP02.19). The Newton Dismantled Railway LNR is planned to be incorporated 
into the GI Network. Policy NE3 requires that the GI Network be protected, 
restored and enhanced. 

Landscape quality and character  

5.20 The SHLAA RAG rating (Appendix 6 of LP10) gave red scores to landscape 
sensitivity for both sites. Equally the SA (LP03) gives low scores to both sites 
stating that as per the 2006 Landscape Assessment the area is of high sensitivity. 
There could be a significant negative effect on the landscape although the 
likelihood is not certain as the design could incorporate some mitigation effects.  

 
5.21 Policy NE1 (in LP01) requires protection or enhancement of the LNR which sits 

to the east of the site. This in itself could contribute toward mitigation of the impacts 
to the landscape. Additionally policy NE4 (in LP01) requires protection and 
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enhancement of the wider landscape which will ensure that a significant negative 
effect is mitigated against. 

Agricultural land 

5.22 The SHLAA RAG rating (Appendix 6 of LP10) gave a red score for the northern 
site for agricultural land classification and the likelihood of the site being subject 
to pollution.  They also received a low score in the SA (LP03) for both sites stating 
that a significant negative effect on the grade 2 agricultural land is likely. It is 
acknowledged that mitigation of this loss is not possible. However, in line with 
NPPF paragraph 112, it has been illustrated that use of this land is necessary to 
ensure that the identified housing need for Rugby is met sustainably. The inclusion 
of this site forms part of what the Housing Background Paper (LP11) concludes to 
be sustainable development. Its location within Rugby town places it in the most 
sustainable part of the settlement hierarchy as laid out in policy GP2 (in LP01). 

 
5.23 As laid out in the SHLAA (LP10) and the Housing Background Paper (LP11), 

there are not considered to be reasonable alternatives to development at this site. 
As detailed in paragraph 2.32 & 2.33 of the Housing Background Paper (LP11) 
the reasonable alternative site and policy options were subject to a detailed SA 
(LP03). This concluded that the combination of sites proposed for allocation in the 
draft Publication Local Plan (LP01) were the most sustainable, including Coton 
Park East.  

 
5.24 The specific benefits of the inclusion of the Coton Park East site is that it is 

immediately adjacent to the existing urban area with good links to the town centre 
and other amenities and that there are very few infrastructure requirements or 
obligations which would need to be provided prior to the building of the first 
dwellings. As such the site has the potential to contribute to the five year supply 
and, in contrast to Lodge Farm and the majority of the South West Rugby strategic 
sites, will provide homes in the short term. 

 
5.25 The Coton Park East development will, in effect, be a continuation of the 

existing Coton Park sustainable urban extension which has a proven track record 
of delivery. In addition Green Belt constraints across the borough would mean that 
alternatives to Coton Park East would be likely to include some development on 
the Green Belt, which the NPPF only supports the alteration of in exceptional 
circumstances. 

Heritage assets 

5.26 There are no identified heritage assets at the site. In their response to the pre-
submission consultation, Historic England made no specific reference to the 
allocation of Coton Park East. 

Strategic and local transport infrastructure  
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5.27 The 2017 Strategic Transport Assessment (STA) (LP20) outlined the 
constraints of the current network stating that the north A426 corridor is of strategic 
importance in linking Rugby to the M6 and that even without planned development 
it is likely that at some point, traffic growth will reach a point beyond which capacity 
will be exceeded.  

 
5.28 Modelling by Vectos used in the 2017 STA (LP20) showed that at the end of 

the Local Plan period, at 2031, traffic using the A426 Leicester Road in the 
morning would increase significantly going northbound toward the M6. In the 
evening this would increase significantly coming back into Rugby along Leicester 
Road, including traffic coming back to new housing at Coton Park East. In terms 
of mitigation improvements to the A426/A5 roundabout (‘Gibbet Hill’ roundabout) 

would be required by 2021, based on an assumption that 180 homes would be 
built on the site by this date. By 2026 in order to achieve an acceptable level of 
network performance mitigation would be required to M6 junction 1 and to the 
A426/Brownsover roundabout. This information is further developed in the 
response to question 1d. 

 
5.29 Further information to support this will be required at the application stage. In 

line with NPPF paragraph 32 the application will require a transport assessment 
which, along with the 2017 STA (LP20) will inform the requirements for sustainable 
transport modes, ensure safety on the road network and ensure the improvements 
required to limit the significant impacts of development are delivered. Policy D1 of 
the Publication Draft Local Plan (LP01) outlines the impacts which must be 
considered to avoid the adverse impacts of traffic.  

Air and water quality and noise pollution 
5.30 Both SHLAA sites scored low on reducing all forms of pollution. The sites lie 

within an Air Quality Management Area and therefore more car use in the area is 
likely to cause a significant negative effect. For the northern site the proximity to 
the M6 also creates a likely significant effect on noise. 

 
5.31 The Water Cycle Study (LP32) states that there are some network constraints 

that are identified in the document and upgrades will be required in order to 
support growth up to 2021. The Wastewater Treatment Work is currently 
undergoing upgrades between now and 2020, which may provide the necessary 
treatment solution prior to 2021. If further upgrades are required, these would not 
be required until 2020-2025, and funding for the upgrades can be planned for by 
Severn Trent Water as certainty on the quantum of development increases. 

 
5.32 Transport is the primary cause of air quality issues, and policy HS5 seeks to 

mitigate the effects upon air pollution. This policy will be developed in greater detail 
in the form of an Air Quality SPD. Further work has been commissioned on the air 
quality effects of increased traffic associated with new development up to 2031, 
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which will further inform the SPD. Further work on the air quality effects of 
development tested all current committed schemes to 2031 compared with the 
measures within the Local Plan to 2031. The results (shown in OTH07) show that 
there are impacts for the gyratory which will need to be addressed longer term by 
investigating options to extend the Western Relief Road to the Leicester Road to 
ensure that through traffic does not go through the gyratory from the M6 to the 
A45 and M45.  Atkins have been commissioned to undertake some early feasibility 
work for these options but this is yet at an early stage  Public realm improvements 
could also be undertaken in the areas affected, and detailed in the SPD, which 
can also identify mitigation measures. A further option is to identify options for air 
quality through the CIL process should the Council decide to proceed with this 
option.  It is anticipated in the first instance that Air Quality consultants will be 
appointed to take the results from the modelling and develop options further to 
feed into the Air Quality SPD.  

 
5.33 An Air Quality Management Area (AQMA) covers the extent of Rugby urban 

area including the allocation for Coton Park East and policy HS5 requires air 
quality assessments and, where necessary, mitigation plans for development 
which results in a significant negative impact in air quality.   

Flood risk 
5.34 The Strategic Flood Risk Assessment (LP31) confirms that the site is in Flood 

Zone 1 and raises no concerns about flooding on the site based on both historical 
events and modelling of future changes.  

 
5.35 In response to an EIA screening request in September 2015 the Environment 

Agency (EA) responded to say that an EIA was unlikely to be required due to the 
low flood risk on the site. Additionally the EA responded to the pre-submission 
consultation giving their support to policies SDC1, 6 and 8 and providing requested 
amendments to SDC 5. Following further discussion with the EA, together with 
Warwickshire County Council as Lead Local Flood Authority, amendments were 
agreed and have been included in the table of minor modifications, submitted 
alongside the Local Plan. 

 
5.36 The Water Cycle Study (LP32) states there is low risk of surface water flooding 

and no identified SuDs constraints.  
 
5.37 The Lead Local Flood Authority (LLFA) at Warwickshire County Council 

responded to the pre-submission consultation with some suggested additions to 
enhance policy SDC6 on Sustainable Urban Drainage.  They raised no concerns 
with the policy. Potential issues with surface water flooding will be mitigated using 
this policy and in consultation with the LLFA who are a statutory consultee for all 
major applications. 
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5.38 Mitigation of these impacts will be achieved through applying these policies 
SDC6 and SDC7 (in LP01) during the application process.  

Question 1c- Is there a justification for additional employment land to be 

allocated at the site, over and above the 7.5 ha included in Policies DS4 and 

DS7, to meet the overall needs or support sustainable development. 

5.39 The Employment Background Paper (LP17) outlines the justification for the 110 
ha employment land requirement as set out in policy DS1 of the Publication Draft 
Local Plan (LP01). The Housing Background Paper (LP11) illustrates that this 
requirement has been aligned with the housing growth whilst also taking into the 
account the shortfall of employment land from Coventry City Council as agreed in 
the Housing and Employment MoUs. As such there is no justification for additional 
employment land to be allocated at the site and this would be considered to 
counteract the effectiveness of the policy approach as a whole. The points above 
should be read alongside the Council’s responses under Matter 2b.   

 
5.40 The proposed allocation of 7.5ha of land for employment uses is set out at 

Policy DS4.1 and is demonstrably the smallest of the three sites identified around 
Rugby town. The range of allocations proposed each offer different qualities and 
characteristics (such as scale and the relationship with surrounding infrastructure 
and other land uses) and it is appropriate that this influences the outcomes sought. 
The proposed allocation is also identified as a designated employment site under 
Policy ED1, which will support its retention, development and intensification over 
time. Many (though not all) of the designated sites under Policy ED1 are also larger 
than the proposed allocation at Coton Park East (see Table 17 of the Employment 
Land Study [LP12 pp.81]) 

 
5.41 A qualitative need for smaller units was identified in paragraph 8.10 of the 

Rugby Employment Land Study (LP12). The Employment Background Paper 
(LP17) justifies the location for the units of this size stating in paragraph 4.8 that 
Coton Park East offers a suitable location for B1(c), B2 and small scale B8 to 
enhance the existing offer at Central Park, which this site adjoins. This builds on 
the assessment of the characteristics of the Central Park site provided by the 
Employment Land Study [LP12 para 7.46] and its current mix of a range of larger 
and smaller units.  

 
5.42 Paragraph 4.10 of the Employment Background Paper also provides an 

assessment of the role of the proposed allocation in relation to surrounding land 
uses. This includes the good public transport links in the area (with further 
improvement sought under Policy DS7) and the relative proximity of Brownsover 
area of the town identified as part of the Rugby Regeneration Strategy (2014/15). 
These features support the allocation of the site as set out in Policy DS7, with a 
wider range of occupiers likely to increase choice of units, jobs density and the 
range of employment available. Policy DS7 as proposed seeks an appropriate 
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balance of land uses, including support for a comprehensive Green Infrastructure 
network. This is consistent with national policy in the NPPF (including bullets 3, 9 
and 11 of Paragraph 17). 

 
5.43 The Rugby Gateway site to the west of the A426 is a development of five B8 

units. There is one remaining vacant unit on this site which is more than three 
times the size of those proposed for Coton Park East at 180,000 sqft. This sits in 
line with the recommendation in paragraph 8.12 of the Employment Land Study 
(LP12) that provision of large warehousing units can be met in the short term from 
existing allocations. 

 
5.44 Responses to the pre-submission consultation from both Pegasus and Savills 

recommended that the allocation of the site be amended to change the amount of 
employment floorspace from 7.5ha to 11.5ha. This additional 4ha of employment 
land comes from within the proposed allocation. It covers an area to the north east 
of the site adjacent to the proposed 7.5 ha employment area. The main argument 
put forward in these two representations is that given the requirement in policy 
DS7 for these to be smaller units providing floorspace of between 5,000 and 
50,000 sqft per unit the additional land would be required to make these smaller 
units viable. However, no evidence has been provided to support this and no other 
concerns were raised in the representations to the Local Plan pre-submission 
consultation. 

 
5.45 Policy ED1 (of LP01) makes clear in paragraph 6.5 that the employment 

allocations as a whole offer choices of employment opportunities to both 
employers and potential employees. As such the role of Coton Park East in 
providing smaller units plays a role alongside the other employment policies in 
meeting the requirements of NPPF paragraph 21.  

 
5.46 It is an important part of the conclusions of the Employment Land Study (at 

Paragraph 9.4) that the Local Plan should seek the allocation of smaller 
employment sites, suitable for addressing local needs and meeting the 
requirement for a range of accommodation. This requires a clear economic 
strategy for the area and the identification of sites to match the strategy and to 
meet anticipated need over the plan period. Additionally by increasing the size of 
the employment part of the allocation there would be increased scope for future 
applications to try and utilise this space for larger units and depart from the 
characteristics sought by the proposed allocation. As outlined above the evidence 
base would not support this and the allocation as proposed meets the needs and 
objectives of the plan as a whole in qualitative and quantitative terms. 

 
Question 1d- How would the development of the site and its associated 

infrastructure be phased to ensure the delivery of a mixed use, sustainable 
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development in line with the Housing Trajectory? What safeguards would there 

be to secure the provision of infrastructure when it is required? 

5.47 A Section 106 agreement will be required for any permissions. This will include 
all obligations along with trigger points stating when these are required. Policy 
DS7 (in LP01) and the IDP (Appendix 3 of LP01) set out the areas where 
contributions will be required to ensure the development meets the infrastructure 
requirements and is comprehensive. The IDP (Appendix 3 of LP01) also includes 
phasing which suggests that the contributions could be staggered between phases 
2 and 4 of the implementation of the Local Plan. This covers the time period from 
adoption of the plan up until 2026 to 2031. Further specific information on the 
infrastructure costs is covered in the answer to 1f.   

 
5.48 While it has been made clear in discussions with Pegasus Planning that one 

outline application for the whole residential part of the site would be the preference 
to allow one Section 106 agreement to cover all developers, if it is the case that 
residential planning applications are submitted separately there are several 
mechanisms that could be used to safeguard the provision of infrastructure across 
multiple applications. These are discussed in the answer to 1e. 

 
5.49 The adopted Planning Obligations SPD on page 11 covers viability. This section 

makes clear that where a disagreement arises over the level of planning 
obligations sought by the Council the applicant has to provide evidence to support 
their case. The Planning Obligations SPD is due to be reviewed following 
adoptions of the Local Plan. However, this principle will remain in any future 
update. 

 
5.50 Policies DS5 and DS7 (in LP01) and the IDP (Appendix 3 of LP01) set out the 

overarching list of requirements that the development will be required to meet. 
Additionally, consultations were carried out on the pre-application submitted by 
Pegasus for the largest part of the site which is part of the SHLAA (LP10) site 
S14/034. These ensure that the developer understands the financial requirements 
in terms of on-site provision and financial contributions from early on in the process 
to ensure these are taken into account. 

 
5.51 The agent working on behalf of the largest residential area, Pegasus made 

clear in their representation to the Local Plan pre-submission consultation that 
they expect an average of 50 dwellings per developer per year to be delivered with 
a minimum of two developers on site. The Housing Trajectory (Appendix 2 of 
LP01) takes a conservative estimate of this; programming in 30 dwellings for 2018-
19, 50 for 2019-20 moving up to 100 in 2020-21 and 2021-22.   

 
5.52 This 280 homes have been included in the first 5 years following adoption of 

the Local Plan as it is felt that the conditions at the site mean it will be able to come 
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forward quickly following permission. This is because the site is not ‘infrastructure 

hungry’ as demonstrated in the Infrastructure Delivery Plan (Appendix 3 of LP01). 
 
5.53 In addition as detailed to question 1b above the residential aspects of the site 

are essentially an extension to the existing Coton Park development, which is 
already proven in delivery, and the employment aspect can be seen as an 
extension to the existing Central Park employment area. As such the site is 
already prepared in terms of linking to existing highways and Public Rights of Way.  

 
5.54 Discussions took place at an early stage about the requirement for a primary 

school on the site. Land for this has been included in the pre application plans 
giving assurance that the developer is already factoring this requirement into their 
land budgets and masterplanning. Then requirement for a one form entry primary 
school rising to two form if demonstrated necessary is explicit in Policy DS7 (in 
LP01) and will be secured via a masterplan during the planning application 
process.  

 
5.55 The VA (LP22) calculates that whilst a CIL charge would be unlikely to be viable 

for the site, that there is a reasonable prospect of viable development over time. 
The scenario which provided 30% affordable housing with a 17.5% profit on 
market housing and a 6% profit on the affordable housing resulted in a surplus 
over the potential benchmark land value of approximately £4 million. This scenario 
included costs for the onsite primary school and obligations for libraries and 
Warwickshire Police. As such there is already some clarity provided on what the 
developer is likely to be able to afford in terms of additional contributions. Further 
information on the specific likely obligations with indication of when these would 
be required are outlined in the answers to 1e and 1f.  

Question 1e- What mechanisms are proposed to ensure the comprehensive 

delivery of the overall development and its associated infrastructure in line with 

Policies DS5 and DS7? 

5.56 Given that three sites which sit to the east of the original Coton Park 
development have been approved prior to this Local Plan (LP01), the allocation 
itself and the policies within the Local Plan (LP01) which bring the remaining sites 
together will be the most important mechanism to promote comprehensive delivery 
of the site.  

 
5.57 Pegasus Planning are acting on behalf of both AC Lloyd and Persimmon 

Homes. Having one agent working with both developers provides an important 
element of joined up working. Savills have an agreement in place to promote and 
deliver the employment part of the site and this in itself increases confidence in 
the overall deliverability. In addition to this Pegasus and Savills have been in 
frequent discussions and have forged a positive working relationship.  
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5.58 The modifications (LP54A) provide an amendment to Policy DS7 (in LP01) 
which offers some additional flexibility on the size of the employment units on the 
site. The minor change in wording from “will be provided to meet the qualitative 
demand for smaller units” to “should be provided” (LP54.26 in LP54A) gives the 

developers scope to present robust evidence which illustrates that there is a 
qualitative demand for other employment types or unit sizes. This sits in line with 
NPPF paragraph 21 which looks for policies to be “flexible enough to 

accommodate needs not anticipated in the plan and to allow a rapid response to 
changes in economic circumstances”. This modification is a response to the 

representations made to the pre-submission Local Plan (LP01) by Savills and 
Pegasus and reflects a positive working relationship where all parties are looking 
to ensure deliverability of the site.  

 
5.59 A meeting has been scheduled for mid-January between Pegasus, AC Lloyd, 

Persimmon Homes, Savills and Rugby Borough Council to refine further options 
(on top of those measures outlined above) to ensure comprehensive delivery of 
the site. Pegasus have confirmed that they are looking to ensure that applications 
for Persimmon and AC Lloyd sites are submitted in fairly quick succession which 
will help in Development Management’s assessment of the applications; this will 

assist in the apportionment of the obligations and may allow both schemes to be 
scheduled in for decisions to be made at the same planning committee meeting.  
Regardless of the timings of the applications an equalisation agreement is likely 
to be required to ensure comprehensive delivery of infrastructure.  

 
5.60 Other options which have been put forward by Rugby Borough Council and 

Pegasus include the submission of a hybrid application by Pegsus which covers 
the outline permission for the AC Lloyd part of the site and a full application from 
Persimmon Homes. This would allow one Section 106 agreement to cover both 
sites. A statement of common ground is another option which has been utilised for 
other sites in Rugby. This will be the subject of January’s meeting.  

Questions 1f- What are the overall infrastructure costs? What evidence is there 

that the development would be viable taking into account these and other policy 

costs, including affordable housing? 

5.61 The IDP (Appendix 3 of LP01) states that the contributions in table one below 
are required. These contributions apply to both the Coton Park East and Coton 
House allocations unless otherwise stated. 

Table One  

Item Local Plan 

Phase 

Indicative 

Cost 

Transport- Localised mitigation to A426/Central 
Park/Gateway northern access 

2-3 TBC 
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Transport- Localised mitigation to A426/Newton 
Manor Lane/ Gateway southern access 

2-3 TBC 

Transport- Localised mitigation to 
A426/Brownsover Lane/Boughton Road 

2-3 TBC 

Transport- Mitigation to M6 J1 2-3 TBC 
Education- A two form entry primary school to be 

located on Coton Park East 
2 TBC 

Education- Pupil transportation and contributions 
towards new secondary school provision 

TBC TBC 

COTON PARK EAST ONLY- Financial 
contribution to support library services 

2-4 £17,510.40 

COTON PARK EAST ONLY- Off-site GP 
provision contributions 

2-4 TBC 

Off-site contribution for police  2-3 TBC 
Land for on-site fire and rescue presence TBC TBC 

 

5.62 Where no cost has been stated this is because at the time of writing the draft 
publication IDP (Appendix 3 of LP01) this had not yet been provided. The VA 
(LP22) used the known costings, which included some updates on the information 
in the table. Included in the VA (LP22) is: 
 Libraries obligations at £17,510 
 Warwickshire Police Off-Site at £65,216 
 Warwickshire Police On-Site at £188,848 
 On Site Primary School at £6,000,000 
 

5.63 The VA (LP22) concludes that at a 17.5% developers profit on the market 
housing there would be a surplus over the potential benchmark land value of 
approximately £4m. The VA (LP22) also states that there is a reasonable prospect 
of viable development over time. 

 
5.64 Since the VA this further information has been provided and the most up to date 

costs are provided below in table two and in the Updated IDP table which forms 
Appendix C to this statement. The information on transport has been provided 
from the 2017 STA (LP20) and ongoing discussion with Warwickshire County 
Council. Some of the requirements have changed in light of this. 

Table Two 

 Item Required 
By 

Indicative 
Cost 
required 
from 
CPE 

Other 
allocations 
required to 
contribute? 
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Tr
an

sp
or

t 
A5/A426 Gibbet Hill Roundabout 2021 £423,701 N 
Localised mitigation to 

A426/Central Park/Gateway 
northern access 

2031 £551,634 N 

Localised mitigation to 
A426/Brownsover 
Lane/Boughton Road 
Roundabout 

2026 £1,700,000 N 

Mitigation to M6 J1 2026 TBC N 
A426/Evreux Way 2026 £323 Y 
Rugby Gyratory Improvements 2031 £32,289 Y 
A428 Hillmorton Rd/Percival Rd. 2031 £26,571 Y 
B4429 Ashlawn Rd/Percival Rd. 2031 £23,334 Y 
B5414 (North Street/Church 

Street) 
2031 £32,289 Y 

Hillmorton Road/Whitehall Road 
Roundabout 

2031 £29,524 Y 

Provision of high quality cycling 
network 

TBC TBC  

Provision of high quality public 
transport network 

TBC TBC  

E
du

ca
tio

n 

Education- A two form entry 
primary school to be located 
on Coton Park East 

2021 £6,000,000 N 

Education- Pupil transportation 
and contributions towards 
school places for all phases. 

TBC TBC N 

Financial contribution to support 
library services 

2031 £17,510.40 N 

P
ol

ic
e,

 F
ire

 &
 G

P
 

Off-site GP provision 
contributions 

2031 TBC N 

On-site police office at CPE TBC £188,848 N 
Start up and personal equipment 

for 8 additional police staff 
TBC £44,688  

Additional police vehicles  TBC £20,528 N 
Land for on-site fire and rescue 

presence 
TBC TBC N 

 

5.65 At present the total costs on top of those already included in the VA (LP22) 
come to just over £2.8 million. Based on the outcomes of the VA (LP22) and 
considering that contributions toward some of these costs will come from the 
employment part of the allocation, this figure sits comfortably within the residual 
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value which is surplus to the benchmark land value. While there will be other 
obligations and policy requirements to consider there is no evidence to suggest 
that the development is not viable. Final costs will continue to be sought from 
relevant bodies and will form part of the application process. 

 
5.66 If elements of the infrastructure or policy costs proved to be unviable in the 

future additional funding options will be considered. This will include grant and 
loan opportunities available through Government and statutory bodies such as 
Homes and Communities Agency, Local Enterprise Partnership, etc, as well as 
the introduction of local infrastructure funding mechanisms such as revolving 
infrastructure funds which can assist cash flow and enable infrastructure to be 
funded in phases more closely aligned to development completion phases.  

 
5.67 If the infrastructure requirements or other policy costs cannot be met this may 

result in the refusal of planning applications that do not meet the requirements set 
out in Policy DS7 (of LP01), the Infrastructure Delivery Plan (Appendix 3 of LP01) 
and other relevant policies of the Local Plan. 

 
5.68 Ultimately, if necessary, allocations that cannot be delivered in accordance with 

the Local Plan’s policies will be subject to review as part of a full or partial review 

of the Local Plan. 
 

Question 1g- What site preparation and infrastructure works are required to 

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

realistic to expect the delivery of the first houses in 2020/21? 

5.69 As the previous responses above have made clear there are very few upfront 
infrastructure works required prior to commencement of development as the 
allocation is immediately next to an existing urban extension. The physical 
constraints of the site include an underground gas line running across the site, the 
landscape sensitivity of the site and the surrounding area and the Local Nature 
Reserve which runs along the eastern boundary of part of the site. While these will 
impact the design and landscaping choices they are not seen to be barriers to 
opening up the site for development. Careful mitigation and masterplanning of the 
site will limit impacts.  

 
5.70 Ecological and archaeological studies will be required to be submitted as part 

of the application process and these may introduce constraints which had not 
previously been recognised. However, there is nothing in the evidence base to 
suggest that this is likely.  

 
5.71 In relation to the employment land proposed to the north of the site a new 

access will be required. Early discussions with the site promoter have proposed 
an extension to Castle Mound Way as the most suitable option for this. This will 
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require an easement over a piece of land which has been secured by Rugby 
Borough Council and therefore should not be a barrier to development. 

 
Question 2- Will Policies DS5 and DS7, as proposed to be modified, be effective 

in securing the delivery of sustainable development at Coton Park East through 

the planning process? Do they contain the necessary safeguards and 

requirements to ensure the impacts of the development are appropriately 

mitigated? 

6.1 Policy DS5 (in LP01) is amended to remove the bullet point requiring as 
assessment of energy requirements and measures to minimise energy use. This 
was done to adhere to Planning Practice Guidance on Housing Standards and to 
avoid duplication with policies SDC1 and SDC4. 

 
6.2 The modification to policy DS7 (in LP01) has been discussed above in question 

1e. This, and all of the other proposed modifications have been put forward as a 
response to representations received from the pre-submission consultation on the 
publication draft Local Plan (LP01) and from updated evidence. 

 
6.3 The modification to policy DS7 (in LP01) is seen as contributing toward 

sustainable development by giving some scope for future changes in the 
employment market in Rugby to be met by this site, where suitable evidence is 
provided. This ensures that policy DS7 (in LP01) is compliant with NPPF 
paragraph 21 by being flexible to meet changing economic needs. 

 
6.4 Employment development which differs from the use class or unit size as laid out 

in Policy DS7 would still be subject to the same criteria, including amenity and 
landscape to ensure that negative impacts are appropriately mitigated. 

 
6.5 The modifications (LP54A) to the IDP (Appendix C of LP01) include changes to 

the requirements for education provision. The modifications to the publication draft 
Local Plan (LP54A) included the requirement for a two form primary school on site 
and also stated a need for a new secondary school to the north of the town to meet 
the need from the new allocations at Coton House and Coton Park East. Since 
this draft there has been a further change to this requirement and Warwickshire 
County Council are now reviewing their figures on need for school places and are 
looking to expand existing secondary schools. 

 
6.6 This has raised concerns, as noted in multiple representations made to the pre-

submission consultation, over the increase in traffic on Leicester Road and 
through the gyratory and the implications for congestion and pollution caused by 
residents of north Rugby driving children to schools in the south of the town. This 
concern has, in part, been addressed through a required contribution toward pupil 
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transportation to secondary schools which should result in less individual parents 
driving children to schools in the south.  
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Matter 3, Issue 3b: Strategic Allocations- Appendix A 

Details of Planning Permission Granted and Resolution to Grant in the South 
West Allocation 
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Appendix A 

Details of Planning Permission Granted and Resolution to Grant in the South 
West Allocation 

1.Ashlawn Road Site 

R13/2012 - Outline application for the demolition of existing buildings, erection of up 
to 860 dwellings, land for a potential primary school, two vehicular accesses from 
Ashlawn Road and the provision of a bus link control feature to Norton Leys, open 
space, green infrastructure, landscaping and associated infrastructure, including 
sustainable urban drainage features. All matters to be reserved except access points 
into the site. Granted on appeal by the Secretary of State on 10 July 2017 
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Appendix A 

2.Coventry Road Site 

Residential development of up to 150 dwellings including vehicular access from 
Coventry Road, open space, landscaping, surface water attenuation ponds, footpaths, 
cycleways and associated infrastructure (outline planning application to include 
access with appearance, landscaping, layout and scale reserved)”.  

Planning Committee resolved to grant planning permission subject to a signed Section 
106 Agreement on the 28th September 2016.  The final version of the S106 Agreement 
is currently being reviewed and the decision notice should therefore be issued shortly. 
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Matter 3, Issue 3b: Strategic Allocations- Appendix B 

Current Draft Masterplan Supplementary Planning Document 
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 Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 
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Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 

Preface: Rugby Borough Publication Draft Local Plan Consultation 

   

Rugby Borough Council consulted on the Publication draft Local Plan from the 26th of 
September until the 11th of November 2016. The Publication draft is available to view 
at: www.rugby.gov.uk/lpconsultation  
The Council submitted the Local Plan in July 2017 and examination hearings are due 
to commence in January 2018.  The examination library is available here: 
https://www.rugby.gov.uk/info/20004/planning_strategy/348/local_plan_examination/
3 
 
Status of this document 

 

The Local Plan sets out the policy requirements for the South West Rugby allocation 
which once adopted, this supplementary planning document (SPD) will reflect and 
provide additional guidance to interpret the policies in the Local Plan. The SPD does 
not form part of the statutory development plan.  As such, no policy requirements for 
the South West Rugby allocation can be produced through the SPD as it is a 
subservient document to the Local Plan. 
 
The Council has worked with the site promoters to share information and work 
together to formulate the basis for an SPD.  The current draft has been written by the 
Council with the view to further update and review with the site promoters and 
relevant service providers in advance of consultation and adoption.  
 
SPD Timetable  

 

The production of an SPD has a distinct consultation process which needs to be in 
compliance with its own separate regulations1. The South West Rugby allocation 
SPD has to be in accordance with the Local Plan, but it will not be examined by the 
Inspector undertaking the examination hearings into the Local Plan.  The SPD can 
only be adopted once the Local Plan has been adopted.  
 
The table below indicates a timetable to adoption of the SPD. It is the Council’s wish 

that the SPD is adopted as soon to the adoption of the Local Plan as possible.  
 

Stage Date  
Evidence gathering and 

drafting  

Ongoing - March 2018 

Consultation draft  April – May 2018 
Adoption  July 2018  

 

                                                            
1 http://www.legislation.gov.uk/uksi/2012/767/pdfs/uksi_20120767_en.pdf  

https://www.rugby.gov.uk/info/20004/planning_strategy/348/local_plan_examination/3
https://www.rugby.gov.uk/info/20004/planning_strategy/348/local_plan_examination/3
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The above is an indicative timetable and is influenced by the progress of the Local 
Plan through the examination to adoption. It allows for time to make any 
amendments as a consequence of the Examination and also to undertake further 
evidence or survey work as discussed in the draft below and finalise those relevant 
sections. Consultation on the draft SPD will be in line with the relevant regulations 
and the Council adopted Statement of Community Involvement, 2015.  The final draft 
will then be adopted as Council policy and will then be used in the determination of 
relevant planning applications.   
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1. Introduction   

 
1.1 This draft Supplementary Planning Document (SPD) relates to the South West 

Rugby allocation. It is drafted to principally fulfil the requirements of Publication 
Draft Local Plan policies DS8, and DS9 which require that proposals within the 
allocation must be built out in accordance with the South West Rugby 
Masterplan SPD comprehensively. 
 

1.2 Draft policies DS8 and DS9 are contained in Appendix A of this document, and 
detail the policy requirements for the site. The Publication Draft Local Plan policy 
DS8 proposes the allocation of the site for up to 5000 dwellings and 35Ha of 
employment land.   

 
1.3 Publication Draft Local Plan policy DS9 allocates land to facilitate the full 

alignment of the South West Rugby spine road network to support and enable 
the South West Rugby allocation to facilitate the comprehensive delivery of the 
link road for the site.  

 
1.4 This document is a draft version appended to the hearing statement for the 

South West Rugby allocation for information only. Once adopted, this document 
will set out the Borough Council’s expectations on master planning, design 
quality and infrastructure requirements and delivery for the South West Rugby 
allocation. It is therefore to guide the phasing and development of the allocation 
by establishing a set of objectives, principles and guidelines to inform the 
preparation of detailed development proposals.  

 
1.5 In order to deliver a sustainable new neighbourhood, this SPD will provide land 

owners and future developers with a clear understanding of what will be 
expected of them by the Council when they prepare their proposals.  

 
1.6 As such this SPD will be developed iteratively, particularly in relation to phasing 

and infrastructure delivery. It will be developed in partnership with the site 
promoters, service providers and statutory bodies, such as Warwickshire County 
Council Education, Ecology and Highways and Natural England. It will be 
consulted upon separately following political approval and will ultimately become 
an adopted Council document following adoption of the Local Plan which will be 
used in the determination of planning applications on the allocation.  

 
1.7 Figure 1 overleaf shows the extent of the proposed Local Plan allocation.   
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Figure 1: South West Rugby Allocation 
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2. Planning policy and legislative context  

 
2.1 Under the National Planning Policy Framework (NPPF), there is a requirement to 

deliver sustainable development. This SPD will assist the Council in achieving 
this key national policy requirement. At paragraph 153 the NPPF states that:  

 
Supplementary planning documents should be used where they can help 

applicants make successful applications or aid infrastructure delivery, and should 

not be used to add unnecessarily to the financial burdens on development 

 

2.2 Within paragraphs 173-177, the NPPF places great weight on the need for 
development to be viable and deliverable.  The scale of development, together 
with associated sites identified within a Local Plan should not be subject to such 
scales of obligations and policy burdens that their ability to be delivered viably is 
threatened. 

 

3. Rugby Borough Local Plan 
 

3.1 Once adopted, the Local Plan will become the development plan for the Borough 
and the SPD will need to reflect adopted policies.  Any proposals for the site 
must be considered against the policies contained within the Local Plan.  This 
includes, but is not limited to policies associated with housing, affordable 
housing, open space, flood risk, biodiversity, green infrastructure, flood risk 
management and transport.  Appendix B shows the main draft policies that may 
be relevant in considering applications within the South West Rugby area, but 
there may be others that are also applicable. 
 

3.2 It is not anticipated that the SPD will require a sustainability appraisal (SA) 
and/or a strategic environmental assessment (SEA) because a SA, incorporating 
an SEA has been produced for the Local Plan.  In addition it does not allocate 
the land, policy DS8 of the Local Plan performs that function. However, once the 
SPD has been finalised for consultation this will be revisited.  A draft screening 
opinion is attached as Appendix I. 
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4. The site and its context  
 

Land Ownership  

4.1 The site is in multiple ownership, and includes freehold landowners, those with 
options on land, and housebuilder interests. The landowners have put in place 
joint working arrangements and have expressed their clear intention to deliver 
development at South West Rugby within the timescales envisaged by the Local 
Plan.  
 

4.2 The SPD provides a framework within which each parcel of land can contribute 
towards the delivery of the wider allocation whilst adhering to a site wide design 
context that places comprehensive infrastructure delivery, including Green 
Infrastructure at its heart which successfully mitigates the impacts of the 
development. In order for this to be successful, different land owners will need to 
have regard to the role of their land within the wider development framework and 
the need to achieve a coordinated approach to development and delivery of 
associated infrastructure.  In particular, the provision of the South West Link 
Road network, as allocated through Local Plan policy DS9 is a key requirement. 
Vital to this is an integral approach to phasing and implementation of the 
development.  Without a co-ordinated approach to infrastructure delivery, this 
could result in individual parcels of land coming forward for development 
resulting in unsuccessful planning applications due to the fact that the 
infrastructure has not been delivered in its entirety, despite the principle of 
development being acceptable.  

 
Site Description  

4.3 The site defined as ‘South West Rugby’ is approximately 390Ha (960 acres) 
currently in predominantly agricultural use, within the open countryside and lies 
generally between Cawston to the north, Bilton to the east, Dunchurch to the 
south, and the A4071 (London Road) and a disused railway line to the west.  
The site also extends eastwards to include land north of Ashlawn Road, which 
has been approved at appeal for 860 dwellings. 

Site Context  

4.4 The site adjoins the urban edge of Rugby, and is well related to the main town’s 

existing services and infrastructure.  The town centre is approximately 3km from 
the site.  The village of Dunchurch is also close by to the south, with its more 
limited range of shops and services in comparison.  The site is separated from 
the wider countryside to the south by the A45 (London Road) and the disused 
railway line to the west which form physical and permanent boundaries to 
development. Figure 2 overleaf shows the overall site context. 
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Figure 2: Site Context 
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5. Constraints and Opportunities  
 

5.1 The landowners and the promoters of the development have undertaken a 
number of studies of the site and the implications of its development in order to 
inform this SPD.  Further detailed studies will be required and undertaken prior 
to the submission of planning applications.  Based on the current level of 
information the following constraints and opportunities are identified.  

Transport and Access   

5.2 The transport situation in the south of Rugby is inter-connected. Therefore the 
strategic and local transport infrastructure is bound up and connected to the 
wider transport network to the south, and Rugby as a whole. The site is well 
related to the local highway network with direct access onto Ashlawn Road, 
Alwyn Road, Cawston Lane, Coventry Road (B4642), Rugby Road (A426) and 
the M45/A45. Connections can be made to the urban area of Rugby via a 
number of transport routes.  The Coventry Road (B4462) and A4071 provide 
main routes to the north, with Rugby Road (A426) and Ashlawn Road providing 
the main routes to the south of the town.  Cawston Lane crosses the allocation 
site and connects Coventry Road (B4462) to the north with Northampton Lane to 
the south.  The strategic network (M45/A45) provides opportunities to travel 
further afield and to nearby centres of employment including Coventry and 
Northampton. These routes provide an opportunity to connect the development 
with the urban area of Rugby and the strategic road network.   
 

5.3 Key pieces of infrastructure include the ‘Homestead Link’ and the ‘Potsford Dam 

Link’ elements of the South West Rugby Link Road, which are critical to delivery.  

These mitigation measures, based on the evidence from the 2017 Strategic 
Transport Assessment, have influenced policies DS8 and DS9 (particularly the 
latter). Appendix C shows a potential layout for the Homestead Link.  

 
5.4 Policy DS9 sets out the requirement for a comprehensive spine road network, 

and its allocation is an integral part of the proposals for South West Rugby. 
Opportunities exist to link the development of the site into the existing pedestrian 
and cycle network within and near to the site, including the Sustrans Cycle route 
along the disused railway line and the National Cycle Network Route 41.  
Existing public rights of way exist within the site which will also inform the layout 
of new development to ensure pedestrian permeability. These opportunities will 
need to be utilised in order to reduce the impacts of the development on the 
wider area as required by DS8.  Modelling of the transport network will be 
required in accordance with any submitted planning applications to update the 
quantum of development, and to model the specific impacts of each parcel, 
assessing the site specific implications using an approach which aligns with that 
set out in the 2017 STA. Mitigation will be sought on any significant impacts in 
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line with the Infrastructure Delivery Plan. A consistent modelling methodology 
should be used for each site to ensure that the assessment takes account of 
both the impacts on the transport network and also the cumulative effects arising 
from the delivery of multiple areas with the South West development area 
concurrently.  Appendix H shows the modelling protocol that should be used in 
the preparation of planning applications for the South West when considering the 
transport effects of the development. Any development which is not able to 
identify the impacts, or mitigate them, and therefore does not adopt this 
approach is at risk of being refused.  
 

5.5 Through the delivery of the spine road network as required by policy DS9, the 
internal design of routes, informed by a road hierarchy, will help to mitigate the 
impact of traffic as a result of the development, as well as provide more 
opportunities for public transport services to different parts of the urban area.  
Transport mitigation by specific measures will be required and are detailed later 
in this document.   

 
5.6 The site adjoins the A45/M45 junction which provides a north and south 

connection to the wider strategic road network.  The opportunity exists therefore 
to connect the urban area and the development with a new junction on the 
A45/M45 that avoids traffic having to use other routes within Rugby and 
Dunchurch.  This has the potential to deliver significant benefits to the local road 
network and its environment, including Dunchurch crossroads.    

 
5.7 The implementation of the ‘Homestead Link’ and other traffic mitigation 

measures as required by DS9 and via the Infrastructure Delivery Plan (IDP) will 
have a beneficial impact upon Dunchurch Village and the surrounding roads. In 
particular, the Homestead Link will be provided specifically to divert and 
discourage traffic away from Dunchurch Crossroads, by providing a more 
attractive alternative route that is direct, straighter, with limited junction provision 
to keep traffic flowing, at 40mph. The impacts of the assessment are quantified 
in the 2017 STA.  It makes recommendations about what can mitigate the effects 
of the development, including the Homestead and Potsford Dam links.  The STA 
identifies a phased approach to infrastructure with an interim scheme (now 
approved as part of the Ashlawn Road planning permission) being delivered in 
the short term which will create some additional capacity at the Dunchurch 
Crossroads junction, which is currently running at over capacity.  This will 
provide the opportunity for some housing to be delivered prior to the full road link 
being in place.  The 2017 STA identifies the phasing of infrastructure necessary 
to minimise impacts on Dunchurch as well as on the rest of the network in 5 year 
intervals.  The internal design of the scheme should be structured to maximise 
public transport accessibility to make it easier to choose more sustainable 
modes of transport, including increasing pedestrian permeability and maximising 
cycling routes.  An essential component of ensuring that the network does not 
suffer adversely would be to secure a robust monitoring framework, quantifying 
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the relationship between planning permission, build out rates, and provision of 
infrastructure in line with development, controlled by assessments of the 
network, and the use of conditions. 

 
Homestead Link  

 
5.8 The phasing plan for the South West is attached as Appendix F. This shows how 

development will need to be delivered in line with the transport requirements of 
specific pieces of infrastructure as detailed in the Infrastructure Delivery Plan.  
Delivery of the Homestead Link will need to be in an early phase to minimise 
impacts upon the highway network and to relieve pressure on areas such as the 
Dunchurch Crossroads. Safeguards to be employed to ensure delivery would 
include: the use of Grampian conditions to prevent the occupation of 
development until the required infrastructure has been provided, linked Section 
106 agreements, the potential use of developer agreements that could be used 
by the consortium of developers, and utilisation of external funding to assist in 
the provision of infrastructure.  The key issue is to ensure that there is a balance 
between the housing and employment needs and their impacts with 
infrastructure delivery, which will need to be closely monitored.  If out of balance, 
permission may need to be refused due to the lack of infrastructure if impacts 
prove to be detrimental.  It is essential that highway infrastructure is delivered in 
a timely manner aligning with growth on the site to ensure the wider South West 
allocation is not compromised by lack of appropriate mitigation.  This is what 
DS9 and this SPD seek to do. 
 

5.9 The Council’s preference would be to ensure that the Homestead Link comes 

forward as part of a single planning application, in outline form, so that the 
planning permission can be conditioned to be built at the same time. In the 
absence of an outline planning application, linked section 106 agreements would 
be pursued requiring all sections of the Homestead Link to be provided 
concurrently should individual land use parcels come forward. To safeguard 
development taking place without the appropriate mitigation, Grampian 
conditions will be imposed preventing occupation of the development unless the 
infrastructure is provided in a way that does not have any significant adverse 
impacts on the locality. 

 
5.10 A further safeguard that the Council could employ is the use of compulsory 

purchase powers to acquire the land for the road to be built which also allows a 
sufficient landscape buffer to be incorporated to prevent coalescence between 
the settlements of Rugby and Dunchurch.  This would be engaged if the 
provision of the Homestead Link will not be comprehensively delivered as 
required to fully mitigate the impacts at the crossroads. 

 
5.11 When considering the South West allocation and Lodge Farm together, their 

relative proximity to each other assists in promoting sustainable development 
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due to opportunities for both sharing extensions to existing public transport 
routes, consolidating and extending walking and cycling routes, together with the 
sharing of infrastructure costs such as the Homestead Link. 

 
5.12 Appendix G shows the overall infrastructure costs of the South West Link 

Road, which includes the Homestead Link, Cawston Lane re-routing, the 
Potsford Dam Link (including Cawston Bends and the Potsford Dam roundabout 
improvements).  Contributions to the provisions of the South West Rugby spine 
road will be sought as planning applications come forward.  The Potsford Dam 
Link will need to be in place by 2031. 

 
Social Infrastructure 

5.13 Whilst there are existing schools and other public facilities in the surrounding 
communities, new facilities will be required to meet the needs of the 
development and mitigate their impacts.  Development of the site therefore 
provides an opportunity to deliver new public buildings, including 2 primary 
schools and a combined primary and secondary school, in addition to the new 
primary school being provided as part of the Ashlawn Road development 
approval. These facilities are detailed within the Infrastructure Delivery Plan.  
This school provision will mitigate the educational impact of new development as 
well as complement existing provision in the area and increase choice for 
residents of the town and Dunchurch. Figure 3, below, displays the location of 
existing schools and service provision within proximity of the site.  As parcels 
come forward for development, contributions may be required for the school 
being provided at Ashlawn Road if development parcels are likely to generate 
school places for children attending those schools. 
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Figure 3: Schools and Local Centre 
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Landscape and Ecology  

Landscape and Coalescence 
5.14 Much of the landscape of the allocated site is characterised by open 

grassland and arable fields, with parts classified as grade 2 agricultural land and 
defined by a series of established hedgerows, together with individual mature 
trees (some of which are the subject of Tree Protection Orders) and small 
copses.  A network of ponds appear periodically within the fields.  There are a 
number of strong landscape features which provide some clear value to the local 
landscape. This includes the well‐vegetated public right of way running east‐west 
(Northampton Lane), and the mature ancient woodland to the north of the site in 
the form of Cawston Spinney.  These features will need to be taken into 
consideration in designing the layout of the development at the planning 
application stage, particularly in the form of government standing advice. 
 

5.15 Part of this site has been subject to landscape sensitivity studies in 2006 and 
2017 (the most recent being the Rainsbrook Valley Landscape Sensitivity Study, 
January 2017), an extract of which is shown below: 

 
Figure 4: Housing Sensitivity Map 

 

5.16 Site 17a was considered in detail and forms part of the allocated site, which is 
the area to the south of Rugby in the eastern portion of the development area, in 
a strip of land which ranges approximately 240m to 288m in width that separates 
Rugby from Dunchurch. The far eastern portion of the site comprises Cock 



16 
Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 

 

Robin Wood, a Local Nature Reserve. The study identifies an informal wooded 
‘walk’, enclosed under a canopy of mature roadside and hedge trees (dense in 
places, scattered in others), adjacent to the public footway off the Rugby Road.  
The study goes on to say: 

“The settlement edge, set back by one field from the road, is only glimpsed 

through gaps in this vegetation. However, particularly within the eastern part of 

the zone, the settlement edge itself is abrupt and lacking a rural hedged/treed 

boundary. Generally field hedges are redundant and outgrown but where 

sections of roadside hedgerow to the reserve have been re-laid these are re-

establishing.” 

5.17 The potential for housing on site 17a was concluded to be of ‘high sensitivity’ 
because the zone comprises the last gap separating Rugby and Dunchurch. It 
states that development is inappropriate as a result.  This judgement is a 
material consideration in the consideration of both any planning application and 
in consideration of this SPD, together with other evidence of other landscape 
studies.  In terms of built development, site 17a is therefore one of the most 
sensitive sections of the allocation site to be considered due to its capacity to 
contribute adversely to the coalescence of Rugby and Dunchurch.  Careful 
consideration is necessary to consider if, and to what extent, built development 
can encroach on to this part of the landscape, which has high landscape 
sensitivity status. 
 

5.18 The study recommends that in policy terms the wooded walk along the Rugby 
Road should be conserved and enhanced, with hedgerows gapped up with 
hedgerow trees.  Such measures would complement the green infrastructure 
network, in terms of improving the walking environment, benefitting health and 
pedestrian accessibility for both existing and new residents of the allocation, as 
well as improving biodiversity. 

 
5.19 There is potential for this part of the allocation could lead to coalescence.  

However if sufficient landscaping, biodiversity and green infrastructure measures 
come forward and incorporate  a landscape buffer, with the developable area 
restricted accordingly, then development could be delivered with appropriate 
mitigation.  The key issue to consider is how wide a landscape buffer could be 
incorporated to ensure that functional coalescence between the settlements of 
Rugby and Dunchurch does not occur. Such a buffer would need to be 
maintained in perpetuity and not subjected to piecemeal development eroding 
that buffer.  Hence, it will require a clear, defendable boundary. 

 
5.20 An essential piece of infrastructure in this location that alleviates the highway 

impact of the entire development, and the surrounding area, relates to the need 
for a link road, known as the Homestead Link, which will traverse this section of 
the site.  Policy DS9 indicated an indicative alignment.  Work is progressing on a 
preferred alignment which has the transport benefits of opening up the site, 
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whilst also ensuring policy compliance with the need to prevent coalescence and 
strengthen the green infrastructure network in this location.  The interaction 
between balancing transport, green infrastructure and coalescence prevention, 
and its relationship with the developable area in this section is critical, and finely 
balanced. 

Biodiversity/Green Infrastructure Assets 

5.21 There are a number of other green infrastructure/biodiversity assets within the 
site. These provide an opportunity to enhance biodiversity, create or enhance 
green infrastructure corridors, promote healthy lifestyles and create a sense of 
place in landscape terms, linking assets within the wider area, contributing to 
conserving and enhancing the natural environment, and providing access to high 
quality open space. The ‘Sub-Regional Green Infrastructure Strategy 
(Warwickshire, Coventry and Solihull)’ identifies Rugby Borough as having a 
range of agricultural habitats, which include a significant amount of the sub-
region’s arable land and improved grassland.  It also contains relatively high 

proportions of neutral grassland and semi-improved grassland.  Part of the 
recommendations of the study relate to the South West Rugby site due to the 
presence of these features and are as follows: 

      Hedgerows and Field Boundaries 

 Enhance the structure of the landscape through replanting and regeneration 
of primary hedgerow boundaries; and 

 Reintroduce the age structure of hedgerow tree cover, particularly hedgerow 
oaks 

Woodlands 

 Conserve and enhance the biodiversity of Ancient Woodlands and veteran 
trees through sensitive woodland management; 

 Identify opportunities for restoring Ancient Woodland on former sites; and 
 Identify opportunities for new planting, to strengthen the sense of 

landscape cohesion and connectivity 
 

5.22 The landscape quality of the urban fringe countryside receives particular 
attention, and the document highlights that these sections have a key influence 
on how the overall characters of the Warwickshire landscapes are perceived and 
enjoyed. It goes on to say that: 

“Rural urban fringe characters of the Warwickshire landscapes are widely 

recognised as highly important to people’s experiences and quality of life.  

Opportunities should be sought to reinforce and enhance landscape character, 

by creating new and maintaining existing Green Infrastructure, linking urban 

areas with the wider countryside.” 
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5.23 The document warns that new development has the potential to be visually 
intrusive, particularly in the early years before landscape mitigation schemes 
mature. Attention therefore needs to be paid to the way in which new 
development within the site can be sensitively accommodated in the rural-urban 
fringe in terms of siting and layout, materials, scale and design, together with 
landscape, biodiversity and green infrastructure mitigation. 
 

5.24 A key issue, therefore, is to ensure that key biodiversity assets are interwoven 
into the green infrastructure network, as well as in landscape terms to prevent 
and soften coalescence. 

Cawston Spinney 

5.25 Cawston Spinney Local Wildlife Site is located in the middle of the site and is 
a key landscape and biodiversity asset. This is formed of the Cawston Spinney, 
Fox Covert and Boat house Spinney and includes an area of ancient woodland.  
There are no other statutorily designated Sites of Nature Conservation or other 
ecological areas on the site although there are areas that are capable of 
extending the green infrastructure network.   
 

5.26 Cawston Spinney will constrain parts of the site from development including 
the need to incorporate an appropriate buffer (of a minimum of 15m) around it, 
taking into account standing advice to protect it from development in order to 
ensure that there are limited effects upon the protected ancient woodland. The 
buffer is interpreted as being from the canopy edge of the trees given their height 
and canopy width at the boundaries.  The detailed effect of development in 
proximity to the ancient woodland would need to be identified as part of an 
Ecological Constraints and Opportunities Plan submitted as part of any 
development proposals for planning applications in proximity to Cawston 
Spinney, demonstrating compliance with the Natural England’s standing advice. 
Appendix D details the Woodland Management Plan that will guide how 
development proposals in proximity to Cawston Spinney will be judged against 
detailed information. 

 
5.27 In addition to the buffer zone, careful consideration is required to the design, 

position and orientation of buildings in proximity to the ancient woodland in order 
to manage their impacts successfully. Detailed information at the planning 
application stage will need to be submitted with any planning applications 
showing how proposals impact upon woodland and how the scheme conforms to 
the Woodland Management Plan, including how it takes into account both the 
buffer, and the surrounding land uses.  Particular emphasis needs to be paid on 
biodiversity issues such as ensuring that lighting does not impact on any light 
sensitive species (should they be present) in the woodland such as Horseshoe 
Bats. This would need to be subject to an appropriate survey. Consideration 
should be given to positioning open space uses within or adjacent to the buffer 
as part of the Woodland Management Plan. 
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5.28 Development provides an important opportunity to secure Cawston Spinney’s 

long-term protection and habitat conservation, as well as the provision of 
managed public access, utilising the existing network of public footpaths through 
the Spinney.  Essential to maximising this biodiversity asset is the need to create 
a green infrastructure corridor link to, from and within the site.  One such 
strategic corridor would extend from the disused railway line with Cawston 
Spinney and Cock Robin Wood and Dunchurch Lodge to the east of the site.  

 
5.29 The enhancement of the multi‐functional green infrastructure network will 

improve access to open space within the site and provide biodiversity 
improvements. These spaces will need to positively integrate surface water 
drainage features and existing reservoirs/ponds designed to contribute towards 
the overall character, quality and amenity of the public realm. The existing 
landscape features and topography of the site, alongside future surface water 
drainage requirements will influence the creation of connected open spaces.  

 
5.30 The ecological constraints establish the strategic need to enhance the Green 

Infrastructure network and link Cawston Spinney with Cock Robin Wood.  
Following consultation with the Council’s Environment and Public Realm Works 

Services Manager, open space for the entire site should be organised around 
Cawston Spinney to minimise the effect upon the ancient woodland, forming part 
of the buffer zone in line with standing advice.  Land uses adjacent to the open 
space need to be sensitively located in proximity to the Spinney to ensure 
biodiversity is enriched rather than adversely affected. The framework 
masterplan as detailed in Appendix E to this draft SPD provides the strategic 
context to this mitigation that future planning applications will afford more detail. 
Furthermore the he Green Infrastructure Study (LP27) which informed the Core 
Strategy considered the opportunities for GI enhancement in the South West 
Rugby when it was identified as a contingency area for growth. The final SPD 
will consider this further. 

Cultural Heritage  

5.31 Cawston Farm House just off Coventry Road is situated in close proximity to 
the South West Allocation.  It is Grade II listed. Conservation Areas are located 
away from the site in Rugby, Thurlaston and Dunchurch. The Bilton Grange 
School grounds are designated as a Historic Park and Garden, just to the South 
East of the site. The listing description of Cawton Farm House is as follows: 

‘DUNCHURCH SP47SE 2/26 Cawston Old Farmhouse II Former farmhouse. 

C17, with mid/late C18 addition to right; late C20 alterations. C17 range is timber 

framed with jowled posts and brick infill, some C20. Right range of Flemish bond 

brick with string course and dentil cornice. C20 tile roofs; brick ridge and end 

stacks. L-plan with wing on left to rear, extended to complex T-plan. One-storey-

and-attic, 2-window C17 range. Late C20 casements. Ground floor has 3-light 
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windows. 2-light hipped dormer on left. Cross gable on right has old low 3-light 

casement. Right return side has 3-light casement and 2-light dormer. 2-storey, 2-

window C18 range. Moulded 6-panelled door in angle has overlight with glazing 

bars in wood surround, and hood. Casements of 2 lights above door and 3 lights 

to right. Ground floor has brick cambered arch. Catslide roof to rear has 2 late 

C20 dormers. Interior: exposed framing, some opened up. Ceiling beams. Open 

fireplace, probably altered. C18 straight flight staircase has turned balusters.’ 

5.32 Any development would need to ensure that proposals do not result in less 
than substantial or substantial harm to this heritage asset and any other heritage 
assets on the site. An assessment of any buildings that are curtilage listed which 
are within the allocation area will be required at the application stage. 
 

5.33 Further investigations will be required to assess the presence of any surviving 
archaeological remains which may be secured by means of planning conditions 
on subsequent planning applications.  



 

Figure 5: Existing and Potential Green Infrastructure 
  

  



 

Hydrology, Drainage and Flood Risk  

5.34 A sub-regional water cycle study undertaken by partner authorities (North 
Warwickshire Borough Council, Nuneaton and Bedworth Borough Council, 
Rugby Borough Council and Warwick Borough Council) which provides evidence 
about the wastewater strategy, the water supply strategy and also contains water 
related policy recommendations. Upgrades will be required to certain wastewater 
treatment work across the study area which should be investigated at the 
planning application stages to ascertain if mitigation is required to accommodate 
the growth planned in the South West. 
 

5.35 A number of small ponds, ditches and watercourses exist within the site, and 
form part of the River Avon catchment.  In addition, there is a small reservoir 
onsite associated with Cawston Spinney.  Redevelopment must mitigate flood 
risk to the satisfaction of the Local Lead Flood Authority and ensure that the 
effects of development mitigate the effects on site watercourses, as well as 
enhancing their ecological value. Mitigation may be required by conditions to any 
planning applications, or in the detailed layout of schemes. See Appendix B for a 
list of planning policies that are likely to be relevant to the consideration of any 
planning applications for sites that come forward.   

 
5.36 The vast majority of the site ‐ and all of the areas where built form will be 

provided ‐ falls within flood zone 1, which is the lowest flood risk possible, and 
therefore the site is not constrained in this regard. There are small areas of zone 
2 and 3 associated with the watercourse and small waterbodies. The overall 
design will need to take these areas into account. The framework masterplan 
appended to this draft SPD provides the strategic context for this.  

 
5.37 Development should facilitate the delivery of an on-site SUDs network, off line 

from the existing drainage network, to attenuate surface water flows from the 
development. SUDS features will be located in combination with the site’s 

topography and discharge rates will be limited to existing greenfield run-off rates 
to ensure flood risk is not increased to third parties in line with the requirements 
of the NPPF section 10.   

 
5.38 It is likely that foul flows for the whole development area will outfall into the 

existing sewer network. Detailed investigations with Severn Trent Water will be 
required.  In accordance with the Water Industry Act (1990), Severn Trent Water 
will be required to provide capacity for the development whilst containing the 
environmental impacts of the development and maintaining water quality. This 
may require specific Section 106 contributions from developers. 

 
5.39 The underlying geology comprises bands of mudstone, siltstone, limestone 

and sandstone, with the whole site overlain with superficial deposits. Infiltration 
testing has indicated that infiltration rates across the site are negligible and 
therefore drainage via soakage would not be feasible.  
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5.40 Planning applications that come forward in excess of 10 units will be required 

to consult the Local Lead Flood Authority which gives detailed advice on 
flooding.  A site wide flood risk assessment is the preferred method of assessing 
the overall flood risk of the site.  If this work does not come forward, each 
planning application will be assessed on its merits 

 
5.41 Initial ground investigations have confirmed that the ground conditions are 

suitable for development and are not expected to be a constraining factor on the 
site.   

Utilities  

5.42 Existing utilities are located within the site, including overhead electric cables, 
sewers, water mains and a buried chalk slurry pipeline owned by CEMEX.  All 
these features will need to be addressed as part of the development either 
through retention with suitable easements or through diversion in agreement with 
the respective statutory providers.  Utilities serving the existing properties will 
also be removed, retained, or upgraded as required.  Other utilities are located 
within the highway network and diversions will need to take place as required to 
deliver the highway access.  
 

5.43 With suitable payments towards infrastructure upgrades for utilities, included 
potentially as S106 mitigation payments, it is not considered this will be a 
constraint to development of the site.  

Noise and air quality  

5.44 The periphery of the site is influenced by noise arising from traffic on the A45 
(London Road), Coventry Road, M45, and the A4071 to the west.  The design of 
the layout of the development will need to avoid any significant adverse impacts 
on health and quality of life as a result of noise from traffic.  Detailed 
assessments will be required to be submitted with any planning applications that 
come forward to ensure an acceptable standard of amenity in respect of noise is 
achieved. Conditions on any planning permissions may be required to mitigate 
the impact of noise on residents, which may include noise barriers, tree planting 
or suitable insulation of residential dwellings.  The impact of development 
proposals on existing and/or adjacent occupiers will also need to be considered.  
 

5.45 The urban area of Rugby and Dunchurch is designated as an Air Quality 
Management Area due to traffic related impacts.  Consideration will need to be 
given to mitigating the effects of traffic and its associated effects of air pollution 
arising from the development. Local Plan policy HS5: Traffic Generation and Air 
Quality will be supported by an Air Quality SPD, which will place specific 
requirements on development coming forward within the plan period to 
contribute to measures which will mitigate impacts on air quality. This can be 



 

linked to enhancements to the green infrastructure network, including 
biodiversity enhancements and the incorporation of the functional landscaped 
buffer between Rugby and Dunchurch. Measures associated with the promotion 
of public transport via travel plans, installation of cycle lanes and cycle parking to 
encourage cycle use, promoting active lifestyles through improving pedestrian 
permeability and walking routes, and  designing development that encourages 
non car modes all assist in achieving the objective of mitigating the impacts on 
air quality within the AQMA. This sits alongside the specific requirements in DS8 
for integrating sustainable transport and other relevant policies in the local plan 
will help to inform this. Once adopted this SPD will contain a masterplan which 
will identify on a strategic level how this will be delivered on the site.  
 

Summary  

5.46 There are significant constraints and opportunities associated with the 
development of the land for ecological enhancement, particularly in relation to the 
areas on the edges of the reservoir and Cawston Spinney and connecting to Cock 
Robin Wood LNR.  These will need to be taken into account when designing the 
layout of the development through building on the draft indicative framework 
masterplan.  
 

5.47 Where there are constraints such as Cawston Spinney (which would need to 
be retained with a 50m buffer as part of any development), these will need to be 
taken into consideration when designing the layout of the development. 

 
5.48 The existing landscape contains some interesting features such as the tree line 

along Northampton Lane which should be retained and enhanced as part of any 
proposals.  Brickyard Spinney, Cawston Spinney, the reservoir and SUSTRANS 
route all offer excellent opportunities for enhancement with new landscape 
features, and the potential for enhancing and adding to existing habitats.  These 
need to be incorporated into the structural design to ensure that the impacts of the 
development on sites such as Cawston Spinney are adequately mitigated.  The 
framework masterplan forms the basis against which planning applications will be 
assessed. 

 
5.49 A key transport requirement to mitigate the impact of development is to 

connect the urban area and the development with a new junction on the A45/M45.  
As well as mitigation, this has the potential to deliver significant benefits to the 
southern road network and the environment of the urban area and Dunchurch. 
Improvements to the walking, cycling and the green infrastructure network will 
also be required as part of section 106 requirements. 

 
5.50 In summary, large parts of the site are unconstrained and not designated for 

environmental or landscape value. However those assets mentioned above and in 
DS8 need to be retained and their ecological and biodiversity status preserved 
and/or enhanced.  This affords a significant opportunity to masterplan the site 
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accordingly to meet the requirements of DS8 and DS9 whilst protecting and 
enhancing the important assets that are on site, together with linkages between 
them. 

 



 

6. Objectives  
 

6.1 The SPD objectives below are intended to provide potential developers pursuing 
proposals within the allocation with clear guidance from Rugby Borough Council 
in terms of delivering a quality place where people want to live and work, 
designed according to sustainability principles. Whilst these are material 
considerations in the assessment of such development proposals, they are not 
intended to restrain the creativity and design of development by being overly 
prescriptive, provided that development takes place in a co-ordinated and 
consistent manner, taking into account the area’s constraints. At the same time 
this SPD provides greater detail on the requirements of policies DS8 and DS9 to 
ensure policy compliance and demonstrate that the site is deliverable.  
 

6.2 To create a new neighbourhood, the development must meet the following 
strategic objectives:  

• To create a new mixed use sustainable extension to Rugby comprising 
predominantly housing and employment (B8 - distribution uses), which 
contributes to the social, economic and environmental improvement of the 
town as a whole;  

• To incorporate sustainable design, which reflects current best practice, 
maximising the form of development to assist in encouraging more 
sustainable transport modes  

• To establish a spine road network through the site, connecting to the existing 
road network in the locality to alleviate the traffic impact of the development 
upon the Dunchurch Crossroads and surrounding area;   

• To design the district centre and new residential areas so that they maximise 
public transport access and services, incorporate pedestrian permeability with 
good walking routes, design cycle friendly streets and cycle routes, and 
integrate open space and biodiversity, within the built form and along the 
green infrastructure network;  

• To provide an exceptional living environment, actively managing existing 
onsite green infrastructure assets including Cawston Spinney and the creation 
of a high quality green infrastructure network, including biodiversity 
enhancements and open space provision that promotes active lifestyles;  

• Maintain the separate sense of identity for Dunchurch and Rugby town by the 
provision of an open space/biodiversity landscaped buffer within the green 
infrastructure corridor network; and  

• To establish a distinctive character and sense of place, particularly with the 
local district centre and community facilities, using recognised urban design 
principles, designed as a sustainable hub.  

• To incorporate a woodland management plan, to ensure that development 
does not adversely impact upon biodiversity assets, incorporating an 
appropriate buffer according to standing advice (currently a minimum of 15m), 
locating sympathetic open space adjacent to Cawston Spinney, and locating 
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land uses adjacent to Cawston Spinney which does not adversely impact the 
ancient woodland. 

  
6.3 The above objectives and the requirements of DS8, DS9 and other relevant 

policies of the adopted local plan has informed this SPD. Other policies which 
are relevant to any future planning applications are included as Appendix B to 
this document. 

  



 

7. Development Framework  
 

Design Principles   

7.1 The development framework has emerged through an examination of the 
constraints and opportunities and consideration of the objectives for the South 
West Rugby allocation. The framework is based on the following design 
principles:  

• Access to the site should provide for an north south link road network joining 
the western junction of the A45/M45 to the A4071with accompanying 
mitigation in the form of the partial signalisation of the A5/B4429 roundabout 
(currently estimated to be £259,200);  

• The early provision of the ‘Homestead link’ from the A426 to the B4429, to 

enable the site; 
• Ensure good design to maximise accessibility to new development for local 

bus services and secure funding from developers towards the associated 
costs to promote connectivity between new development, public transport and 
surrounding areas 

• Link Cawston Spinney and the minimum 15m buffer according to standing 
advice (from the existing tree canopy boundary) with Cock Robin Wood, 
incorporate into the public open space and green infrastructure network to  
provide open space, walking and cycling links, and biodiversity 
enhancements. 

• Incorporate a landscaped buffer between Dunchurch village and Rugby to 
maintain separation and prevent coalescence between them:  

• Provide a range of new community and social facilities, including 2 primary 
schools, a combined primary and secondary school, leisure uses, community 
buildings  and retail that incorporate sustainable design principles which are 
accessible to new and existing residents by incorporating a choice of more 
sustainable transport modes whilst creating a sense of place and community 
hub;  

• Provide new employment opportunities accessible to new and existing 
residents that does not significantly affect the local road network without 
sufficient mitigation; and  

• Deliver the housing requirements for Rugby with a range of new dwellings 
integrated within the landscape and accessible to facilities and service in a 
sustainable manner.  

7.2 Appendix E represents the draft framework masterplan for the entire site. This 
has been produced by the consortium of all site promoters for the allocation. 
Although largely complete in respect of the broad locations of housing and 
employment areas, and location of onsite service provision, this will require 
further iteration largely in respect of onsite highway mitigation, it seeks to 
incorporate the requirements from policies DS8 and DS9 and the existing land 
constraints.  These are examined in more detail below. 
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Green Infrastructure and Ancient Woodland 

7.3 The development of the site will need to be set within the context of the green 
infrastructure network, enhanced by new planting and biodiversity 
improvements, public open space and children’s play space and improved 

connectivity for walking and cycling. Cawston Spinney, Fox Covert and 
Boathouse Spinney collectively provide a central asset within the development 
area, and should be at the heart of the strategic green infrastructure network 
connecting with other Local Wildlife Sites such as Cock Robin Wood, open 
space, and biodiversity features. A central tenet of this SPD would be to ensure 
that the green infrastructure network links in with the landscape buffer between 
Dunchurch and Rugby to prevent coalescence between the two settlements. 
 

7.4 Cawston Spinney is to be retained as a key feature at the heart of the 
development (linked in with a woodland management plan) with an appropriate 
buffer (minimum 15m) and linking with the green infrastructure corridor, providing 
connection to Cock Robin Wood, as required by DS8.  Appendix C to this SPD 
also identifies an indicative road layout and position of the spine road, 
incorporating an appropriate landscape buffer as required by DS9.   

 
7.5 Appendix F shows the phasing of the development.  This phasing is necessary 

to ensure that the transport infrastructure is provided within the first phase of 
development so that transport impacts can be mitigated, consistent with the 
requirements of the Local Plan.  This links in with the required mitigation 
measures and infrastructure requirements as shown in the Infrastructure 
Delivery Plan.   

Woodland Management Plan 

7.6 Cawston Spinney is an area of mixed woodland, protected by a woodland Tree 
Preservation Order. Species present include Oak, Sweet Chestnut, Yew, Silver 
Birch, Scot’s Pine, Larch, Ash, Holly, Beech, Hornbeam, Hazel (often as an 

understorey), and Elm. As shown in the South West Rugby Stage 1 -3: Baseline, 
Opportunities and Constraints Report, appendix 1 site context plans areas of 
Cawston Spinney is designated as ancient woodland. This means that it is 
unsuitable for development and any planning applications that involve its loss, or 
if development has a significant adverse effect upon it will be refused planning 
permission.  The presence of ancient Yew and Hornbeam indicates that the 
wood has remained untouched for a significant period of time.  The definition of 
ancient woodland means that the area has remained wooded continuously since 
1600 or earlier.  This is therefore a significant biodiversity asset to the entire 
allocation site. The SPD will contain a site wide woodland management plan 
which will inform specific site management plans on parcels that come forward 
for planning permission. Development can provide an opportunity for 



 

improvement to the Spinney.  The Tree Officer has provided and will continue to 
provide specific advice on this SPD. 
 

7.7 Development of the site is dependent on ensuring that the impacts of that 
development do not adversely affect the ancient woodland. In order to ensure 
that Cawston Spinney remains an important ecological asset, the design ethos 
needs to incorporate and take account of this important resource, rather than 
turn its back or minimise its importance.  In particular, building on the 
comprehensive woodland management strategy contained in this SPD, for 
phases and planning applications that surround the perimeter of Cawston 
Spinney, a woodland management plan will be required. This will need to 
demonstrate how the ancient woodland (and wider spinney) will be protected 
and woven into the framework of development of this portion of the site, as well 
as ensuring that links to and from the spinney are enhanced in terms of 
biodiversity, open space, health and leisure improvements.  This will form part of 
the assessment process for planning applications and the extent to which 
proposals comply with policies DS8, NE1 and NE2 and will need to reflect the GI 
network as detailed in policy NE3. 

 
7.8 A minimum buffer zone around the spinney, complemented by an arboricultural 

survey, in line with standing advice (which is currently 15 metres) beyond the 
outer extent of the tree canopy needs to be clearly defined and maintained, 
within which no development, including servicing, parking, internal roads or other 
built elements should occur within the zone.  In terms of uses, the positioning of 
open space around Cawston Spinney, beyond the buffer, need to ensure that 
potential impacts are avoided, including reducing the effects of light on this 
biodiversity asset.  Surface water run off may affect how development affects the 
wood as parts of the site are undulating, which needs to be taken into account in 
terms of design. 

 
7.9 Part of the woodland management plan should relate to the impact of buildings 

upon the woodland, including the effects on lighting beyond the buffer.  
Proposals will need to take account of the proximity and height of buildings and 
their lighting effects, as well as the impact upon the tree canopies.  Some trees 
are approximately 20m in height, which has implications for very tall structures in 
proximity to the woodland. Careful design management will be required as a 
result at a structural level, with the asset at the centre of the design process. 
Natural England and/or WCC Ecology may need to comment further on this 
aspect in detail. Further consideration will be made of this to inform future drafts 
of this SPD for consultation. 

 
7.10 A further element of the woodland management plan will require a detailed 

tree and ecological survey to establish the various zones which will require 
differing management regimes for both the trees and other aspects of 
biodiversity. It should detail its characteristic features to ensure that the 
woodland has been assessed, looking at issues of biodiversity, amenity and 
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public access, together with recording all important features and components. 
The timeframe of the woodland management will should span a 20 year period, 
with an emphasis on the correct management for the various zones, thinning out 
invasive species to increase natural re-generation of native species and also re-
planting of native species, encouraging light penetration to consolidate older 
natives and encourage younger species to develop.  

 
7.11 The woodland management plan will therefore comprise of two elements: a 

spatial element and a management element.  The spatial element of the 
woodland management plan will look at the issue of connectivity, open space 
and public access detailing how it links into the wider environment ensuring 
Cawston Spinney is not cut off as a result of development, and how these 
features relate to the buffer.  In design terms, retaining key connecting features 
such as hedgerows and other elements of the green infrastructure network 
needs to be integrated. The woodland management plan will have regard to 
current best practice guidance. 

 
7.12 Overall, the following principles will be assessed in consideration of proposals 

in proximity of Cawston Spinney: 

 
 Whether proposals incorporate an appropriate buffer zone beyond the 

outer extent of the existing tree canopy around the area of ancient 
woodland 

 Whether proposals retain existing features and incorporate improved 
linkages to enhance biodiversity through the use of an improved green 
infrastructure network 

 Whether proposals incorporate a woodland management plan, with both a 
spatial and management dimension, together with detailed elements 
designed to mitigate the impact on the woodland. 

 Whether the use of the area around the ancient woodland maximises open 
space provision, incorporates children’s play space, and contains 
biodiversity enhancements. 

 

Movement and Access  

7.13 The choice of routes as detailed in section 4 will help to disperse traffic from 
the development and opportunities exist to provide new highway infrastructure to 
deliver high quality, direct links between the A426, Coventry Road and the 
M45/A45. These routes, as identified in policy DS9, will deliver significant 
benefits to the local highway network and its environment, in particular 
Dunchurch crossroads which is already operating above capacity. The IDP as 
appended to the Local Plan details the timescale for delivery of each of the three 
main components of the spine road network through the site. This SPD details 
the phasing of development, including the spine road, where the Homestead link 
is required in phase 1 in order to successfully mitigate the transport impact of the 



 

development on the surrounding highway network. Other mitigation requirements 
are listed, together with indicative costs, trigger levels and phasing which will 
inform planning applications for any development proposals on the site as 
identified in the Local Plan IDP.   
 

7.14 Along with new highway infrastructure, pedestrian and cycle routes will be 
incorporated in to the built form, including the SUSTRANS Cycle route along the 
disused railway line and the National Cycle Network Route 41. Existing public 
rights of way within the site should also inform the layout of development.  New 
pedestrian and cycle infrastructure should be provided along key highway routes 
and within the green infrastructure network and in areas of open space.  

 
7.15 Development of the site will require the extension of existing bus services 

from the urban area, together with new dedicated services linking the South 
West with Lodge Farm. Internally this in turn connects through the development 
area with the key spine roads identified in policy DS9 designed to accommodate 
bus routes. Suitable infrastructure such as bus stops and associated features will 
be provided along these routes and incorporated into the layouts at the design 
stage, thereby building in sustainable transport choice. This will be developed 
further in conjunction with WCC Highways, the service provider and the site 
promoters. 

  

Social and Community Infrastructure  

7.16 On site services and facilities provision will be guided by the requirements set 
out in Policy DS8, maximising accessibility by sustainable modes of travel for 
new residents.  Policy DS8 and the Infrastructure Delivery Plan detail the onsite 
infrastructure to support the site. 
 

7.17 Local Plan policy DS8 requires the following to be provided: 
  

Policy/IDP Requirement Key Issue to address in Masterplan 

Sustainable transport provision: 
 
High quality public transport 
services to Rugby Town (Centre)  
 

For the employment element, show the 
combined bus, cycle and pedestrian route and 
how this links to the wider bus and road. For the 
residential element: show that the form of the 
development facilities bus route access. 
Investigate bus penetration options and route 
information as to which bus routes could be 
extended of if not, new bus routes, their 
estimated costs, trigger levels and timing of 
provisions linked with phasing. 
 

An all traffic spine road network, 
connecting the site 
(A426/A45/M45 and 
A4071/Coventry Road).  

To be shown on the masterplan, including 
phasing and relationship with buffer, delivery 
mechanisms and phasing. 



33 
Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 

 

Mitigation of A45/M45 corridor: 
partial signalisation of A45/B4429 
roundabout 
 

To be shown on the masterplan, with 
commitment to meeting costs indicated in the 
IDP. 

A comprehensive walking and 
cycling network to link residential 
areas with key facilities and 
services such as retail and health 
care. 
 

The form of the development, including the 
district centre, needs to be arranged around the 
walking and cycling links (clearly identifying 
these routes) to demonstrate they are integrated 
to conform with this aspect of the policy to 
maximise more sustainable modes.  
 

A comprehensive green 
infrastructure network that links to 
existing habitats and Cawston 
Spinney.  

A link between Cawston Spinney and Cock 
Robin Wood and the connectivity between them 
is necessary to ensure full compliance with the 
policy.  
 
The green infrastructure corridor needs to be 
clearly shown as a fundamental part of the 
masterplan showing a multi-functional green 
infrastructure network and what is composed of 
such as: naturalised 
pedestrian/paths/bridleways/cycle routes that 
link into surrounding networks. It should allow 
for the translocation of animals/people, 
incorporate biodiversity enhancements (bat 
boxes, hibernacula fort reptiles, native tree 
species and flowers for birds/insects). The 
green infrastructure network needs to be part of 
the landscape buffer. 
 

Provide a Woodland 
Management Plan setting out 
how woodland within the 
boundaries of the allocation will 
be protected from potential 
adverse impacts of new 
development, including details of 
a minimum 15m buffer.  

The buffer needs to be shown around Cawston 
Spinney. This needs to be linked to the green 
infrastructure network. Examples of protection 
mechanisms need to be shown. Cawston 
Spinney needs to be fully surveyed and a 20 
year management plan incorporated. 

Physical and Visual separation of 
Rugby Town and Dunchurch to 
protect their individual character 
and identify by means of a buffer 
which must form part for the site. 

The buffer is required to relate to the road 
layout. Regard needs to be had to the findings 
of the Rainsbrook Valley Sensitivity Study to 
ensure the width of the buffer is adequate. It 
should link to Cock Robin Wood and continue to 
Cawston Spinney. A functional buffer is 
essential, that serves both the need to provide a 



 

multi-functional green corridor and operate as a 
means to prevent coalescence. In this sense it 
needs a clearly delineated defensible boundary.  

 

 

 

8. Masterplan Evolution   
  
8.1 The Development Framework for the site has developed through joint working 

with key stakeholders including WCC Education and Highways, and the land 
promoters. The final version is not yet complete, but for clarity, the latest version 
is shown as Appendix E.  This version does not show the agreed alignment of 
the Homestead Link, nor the width of the buffer to prevent coalescence between 
Rugby and Dunchurch.  The final development framework will show the creation 
of a sustainable mixed use neighbourhood for Rugby, integrated with the existing 
town and the environment that provides jobs, together with new homes, 
education provision, health facilities, emergency services and green spaces, as 
detailed in policy DS8. There is also the need for the local district centre to 
provide community facilities, including convenience retail to serve the new 
population of the site and other community services.  
 

8.2 The Development Framework will integrate with the existing landscape and 
ecological features, including Cawston Spinney, enhancing strategic green 
infrastructure with new open space, wildlife habitats and green infrastructure 
corridors, and using these features as key structuring elements in the framework.   

 
8.3 The location of the residential element of the framework is logically located next 

to existing residential development to the north and east. A buffer will be shown 
between Dunchurch and Rugby to the south and also along Alwyn Road and 
Montague road to the north of the site. New housing will be proposed to be set 
predominantly to the north, west and east of the site, retaining and enhancing 
Cawston Spinney as ancient woodland, a local wildlife site and a central green 
feature, enhancing the boundaries of the woodland with new habitat planting and 
green spaces including a 15m woodland buffer from the outer edge of the tree 
canopies.   As the SPD continues through the consultation process, an 
appropriate buffer will be informed by specific surveys. 

 
8.4 With regards to the siting on the employment land, the South West Rugby 

allocation offers a suitable location that benefits from excellent access onto the 
M1 and M6 corridor via the Cawston Bypass, and via the A45/A46. Access south 
to the M1 may be gained from the M45. The A45/A46 strategic highway network 

provides convenient access onto the M40 at Warwick. It is considered that the 
land south of Coventry Road is geographically well located for access onto the 
strategic road network in all directions. The Development Framework shows this 
in the south west portion of the allocation situated next to the M45. 
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8.5 The South West Rugby allocation offers the opportunity to provide a range of 
community facilities and benefits, building on existing provision in the wider area. 
This will be met through the provision of accessible interconnected public open 
spaces, providing access to recreation and equipped children’s play areas, and 

through the provision of local amenities.  
 

8.6 Sited strategically within the development, the district centre will provide a point 
of focus, activity and social interaction.  The district centre will be sensitively 
sited to integrate fully with proposed school provision and for maximum 
accessibility for both employment and residential areas with links directly into the 
Green Infrastructure and public transport network.  This will develop a broader 
employment base and centre for community interaction.  

  

Figure 6: Existing Green Infrastructure 
 

 

  



 

9. Infrastructure  

9.1 The infrastructure necessary to support the urban extension must be delivered in 
a timely way in order to minimise the impact of the development on the 
surrounding area. The key infrastructure requirements for the South West Rugby 
Allocation are identified within Local Plan policies DS3, DS8, DS9 and the 
associated Infrastructure Delivery Plan (IDP). Indicative costs are included in the 
IDP.  These will be reviewed over time and will be updated as appropriate. 
 

9.2 In respect of the spine road network, as required by DS9, the final alignment of 
the road will be appended to this SPD, with the detailed refinement through 
planning permissions and will reflect how this could be delivered whilst adhering 
with other policy objectives, such as the need to avoid coalescence. The final 
alignment of the spine road will be agreed by the site promoters, WCC Highways 
and Rugby Borough Council. This also extends to the specification and routing 
which will be detailed in this SPD, once adopted.  

 
9.3 DS9 is clear that no development can come forward without the provision of the 

spine road within an early phase, and completed in its entirety, unless 
demonstrated to the satisfaction of WCC Highways and the Local Planning 
Authority that no significant impact on the Dunchurch crossroads will occur as a 
result of that development. DS9 is fundamentally linked with the phasing of the 
development.  The Homestead Link unlocks the site.  This is to ensure that the 
impacts of development do not occur, particularly on the local highway network, 
without suitable mitigation and that the essential Homestead Link is delivered in 
full, enabling the entire South West Rugby site. 

 
9.4 Further site specific infrastructure may be required based on the impacts of the 

proposals on a site by site basis, but will be linked to the requirements of this 
SPD. If the Homestead Link is not provided as a single outline application, 
delivery under individual detailed planning permissions for the relevant phases of 
the development may require a pooled approach to infrastructure provision and 
other mitigation with details such as footpaths and streets and non‐strategic 
habitat mitigation linked back to the wider vision of this SPD. A range of utilities 
related infrastructure will also be required such as power, surface water, flood 
attention, broadband, noise mitigation and foul drainage. Provision for these will 
need to be made in line with the requirements of each phase of development 
and ensuring that provision is co-ordinated between phases.  

 
9.5 The Updated Infrastructure Delivery Plan is attached as Appendix G to this SPD 

and contains information on infrastructure required to deliver the South West 
Rugby Allocation. This details the essential measures required to ensure that the 
development of the site can be implemented in full. Although the IDP is a live 
document the phasing of the infrastructure details will be in line with the SPD to 
ensure that the impacts of the development and surrounding area are mitigated. 
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It is essential that the development is taken forward in a co‐ordinated and 
cohesive manner to ensure it is brought forward sustainably and achieves the 
objectives of this SPD and delivers on its strategic requirements of the Local 
Plan. 

 

Planning Obligations  

9.6 As detailed in DS8 and the IDP, there will be considerable on-site infrastructure 
required as part of this allocation, much of it required to be delivered in an early 
phase of the development. As required by NPPF paragraph 173, planning for 
sustainable development requires careful attention to viability and costs. It is 
very clear that development must not be subject to such a scale of obligations 
that the ability to develop is threatened.   
 

9.7 The Council will expect to use s106 planning obligations to secure funding for 
the delivery of infrastructure; and to ensure sufficient land for infrastructure 
delivery is made available, as well as required elements such as a landscape 
buffer to prevent coalescence, an appropriate buffer around Cawston Spinney 
and Green Infrastructure improvements.  In addition, it is expected that 
development will secure access to land for open space, infrastructure delivery; to 
control the direct delivery of infrastructure where it is appropriate to do so and no 
more suitable alternative mechanism exists, and to control the future use of land 
and access to it once that infrastructure has been delivered, as appropriate. 

 
9.8 One issue that will be essential to consider is the potential lack of an overall 

outline planning permission as part of the development site. Some impacts of 
development will be cumulative across the site. In the absence of certain 
elements of infrastructure, those impacts may be unacceptable if the adverse 
effects of the development cannot be demonstrated or mitigated. One such 
example is an essential element of the spine road, known as the ‘Homestead 

link’.  This road alignment is allocated in policy DS9 as indicative at present.  The 
Council may seek to align approvals and require at outline approval that 
reserved matters applications must be gained within a specified period of time 
for those applications relevant to the Homestead link to further assist in this early 
stage of the site. A variety of options are being explored with regards to the 
exact positioning of the preferred road alignment, and will be developed as the 
SPD progresses. 

 
9.9 Once a preferred alignment has been agreed, it would be important to ensure 

that it is delivered in its entirety to ensure that no significant adverse impacts 
upon the highway network occur.  Grampian conditions may be employed to 
ensure delivery. A draft indicative Homestead Link alignment has been produced 
for the Council by Atkins (OTH05) to demonstrate how this can be delivered 
whilst being policy compliant. The purpose of this is to demonstrate that the 



 

potential competing priorities of preventing coalescence whilst providing 
essential infrastructure can be envisaged in this location. This potential 
alignment is attached as Appendix C 
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10. Delivery and Phasing Assumptions  
 
10.1 The anticipated build out rates for both the housing and employment elements 

of this SPD are provided below. The table is taken from the latest Housing 
Trajectory which forms part of the Housing Background Paper in the Local Plan 
Examination Library. 
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Bilton Fields, Ashlawn 
Road (MP)   50 80 80 80 80 80 80 80 80 80 80 10  860 

Homestead Farm (WCC) 
    

30 40 40 40 40 40 40 40 40 
  

350 

Land South Of Dunkleys 
Farm (WCC) (CTF, CTF 

E, CTF W)     
30 40 40 40 40 40 40 40 40 40 40 430 

Land South of Montague 
Rd (TW)     

10 30 
         

40 

Land South of Montague 
Rd (RE & Sworders)     

30 40 40 40 40 40 30 
    

260 

Coventry Road (G) 
    

30 40 40 40 25 
      

175 

Land West of Cawston 
Lane (G)         

30 40 
     

70 

Land South of Alwyn 
Road (TW)      

10 40 40 40 40 40 40 40 40 40 370 

Land North of Dunkleys 
Farm (WCC)       

30 40 40 40 40 40 5 
  

235 

Deeley Land (DBS) 
       

30 40 40 40 40 40 40 40 310 

Land West of Cawston 
Lane (WCC)        

30 40 40 40 5 
   

155 

Cawston Spinney (DBS) 
       

30 40 40 40 40 40 40 40 310 
 
10.2 Notwithstanding the existing permissions, development could potentially start 

on site towards the end of 2020/21.  
 

10.3 Informed by the Local Plan housing trajectory and IDP, this SPD will identify 
the expected phasing delivery of the site. 

 
10.4 The delivery of infrastructure and phasing of the allocation will be governed by 

the following principles: 
 Infrastructure should be provided in line with the appropriate phases identified 

in this SPD in order to mitigate and reduce the impact of the development, 
particularly in surrounding areas. This includes the need to ensure that the 



 

Homestead Link is incorporated comprehensively within an early phase of the 
development; and 

 Market conditions and viability, and ensuring the costs of any requirements 
(including the costs of infrastructure) do not render the development 
undeliverable. 

 
10.5 The phasing plan as appended will when the SPD is adopted inform the built 

out of the site and will be used alongside DS8 and DS9 in the determination of 
planning applications to ensure impacts are limited and mitigated is delivered 
accordingly. It will identify the location and then phasing of all onsite 
infrastructure and service provision, including schools, the district centre, and 
highway mitigation, which will include both road infrastructure, such as the 
Homestead Link. This will link to the Local Plan IDP and the monitoring 
framework 
 

10.6 Given the scale of the project, there is a need to ensure: 
 A coherent and co-ordinated approach to infrastructure delivery, construction 

management and development phasing is needed between land ownerships 
in order to ensure that the overall policy aspirations are met; 

 Avoiding in so far as possible the creation of parcels of land or pockets of 
development that do not relate to their surroundings or are isolated from each 
other; and 

 The timely provision of the link road network, as allocated in policy DS9 is 
recognised as being a key requirement in order to reduce the impact of the 
development upon the existing highway network. 
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Appendix A - Publication Draft Local Plan Policies DS8 and DS9 with LP54A 

Modifications 

 

Policy DS8: South West Rugby 

 

A new neighbourhood of up to 5,000 dwellings and 35 ha of B8 employment land will be allocated 

on land to the South West of Rugby, as delineated on the Proposals Map. 

 

Provision of the following onsite services and facilities will be made within a new mixed-use district 

centre as indicated in the South West Rugby Masterplan SPD; 

 A convenience store (Use Class A1) plus other retailing (Use Class A1 to A5) with residential 
or office uses provided on upper floors; 

 A 3 GP surgery, rising to 7 GP surgery, as detailed in the IDP; 

 Provision for a Safer Neighbourhood Team, as detailed in the IDP. 
 

Broadly within the locations identified in the South West Rugby Masterplan SPD, provision of the 

following facilities should be made: 

 

 One secondary school, to be co-located with a two form entry primary school, as 
detailed in the IDP, located alongside community facilities within the district 
centre; 

 Provision for a further three primary schools, each to be two form entry, with at 
least one rising to three form entry, as deemed necessary by WCC Education, as 
detailed in the IDP; 

 Other local facilities, as informed by the Masterplan SPD, to be located in 
appropriate sustainable locations which are outside the district centre.     

 

Provision of land for an onsite fire and rescue provision, as detailed in the IDP, must be made within 

the South West Rugby allocation.   

 

The site will also contain comprehensive sustainable transport links provision that integrates with 

existing networks and provides good connectivity within the development and to the surrounding 

area including: 

 

 An all traffic spine road network, as allocated in Policy DS9, connecting the site to 
the existing highway network, phased according to milestones identified through 
the IDP; 

 Provision of a comprehensive walking and cycling network to link residential areas 
with the key facilities on the site, such as schools, and services such as retail and 
health care; 

 High quality public transport services to Rugby town centre; and 

 Further on-site and off-site measures to mitigate transport impact as detailed in the 
IDP, including access to the local road network as deemed necessary through the 
Strategic Transport Assessment and agreed by Warwickshire County Council (WCC) 
and Highways England. These measures will take account of the proposals within 
the Infrastructure Delivery Plan.  
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In addition to these requirements, proposals must: 

 

 Include a comprehensive Green Infrastructure Network that links to existing 
adjacent networks utilising existing habitats and historic landscape, in particular 
Cawston Spinney; 

 Specifically regarding the wider Cawston Spinney, provide a Woodland 
Management Plan setting out how woodland within the boundaries of the 
allocation will be protected from potential adverse impacts of new development, 
including details of a minimum 15m  buffer. 
 

Development proposals shall respect and maintain the a physical and visual separation of Rugby 

town and Dunchurch to protect their individual character and identity. A buffer, as identified in the 

South West Rugby Masterplan SPD, must form an integral part of proposals for the site. 

 

Development proposals within the South West Rugby allocation will come forward comprehensively 

and also be in accordance with the South West Rugby Masterplan SPD, Policy DS9, the Proposals 

Map, and the Infrastructure Delivery Plan. Rugby Borough Council will not support ad hoc 

development which is contrary to the aims of this Policy, or development that is inconsistent with 

the masterplan for the area.   

 

 

1.1. The allocation of up to 5000 dwellings and 35 ha of gross B8 employment land to the south 

of Rugby town represents a significant portion of the growth in Rugby Borough up to 2031. The 

Council therefore places great importance on delivering the growth and addressing appropriate 

mitigation in a comprehensive way to ensure the allocation can bring wider benefits to the town and 

community who live there.  

 

1.2. It is not expected that the site will be delivered through one single overarching outline 

permission, but rather by several different landowners and promoters submitting separate 

applications and all promoters very much see the value in working together to bring forward the 

South West Rugby development through a comprehensive and integrated scheme. To this end, and 

in partnership with the Borough Council and relevant stakeholders and service providers, a 

masterplan plan has been produced, as identified in the South West Rugby Masterplan SPD, which 

will inform all future applications for the site. 

 

1.3. Policy DS8 details the essential onsite infrastructure required to deliver the South West 

Rugby allocation, once complete. The appended Infrastructure Delivery Plan details the costing and 

phasing for each of these items. This has been informed by key stakeholders and service providers 

such as Warwickshire County Council Education and Highways, Highways England, Rugby Borough 

Council and also the promoters of the land.  

 

1.4. The most important element to be delivered comprehensively onsite is the spine road 

network, as identified in the South West Rugby Masterplan SPD and Policy DS9 below. The 

promoters of the site have worked in partnership with Warwickshire County Council to identify the 

strategic highway mitigation for delivery of the site.  

 



 

1.5. Policy DS8 also notes the requirement to provide appropriate community services and 

facilities for the residents of the urban extension in order to deliver a range of benefits. It is 

important that such services are planned as an integral part of development and are provided prior 

to significant occupation of the development in order to ensure that existing services in adjacent 

developed areas are not over-burdened. The location of local facilities and services must be broadly 

consistent with the location identified in the South West Rugby Masterplan SPD, which has been 

created in consultation with Warwickshire County Council to ensure that  services are well 

distributed throughout the site for future residents.  

 

1.6. Cawston Spinney is located in the middle of the site. This is formed of the Cawston Spinney, 

Fox Covert and Boat House Spinney and includes an area of ancient woodland.  Although there are 

existing footpaths through this area, which are popular for walking, it is important that proposals 

demonstrate that development will not cause damage to this valuable asset. Therefore any 

development of the urban extension will need to safeguard existing valuable habitat and provide the 

appropriate extent of buffer to protect this green asset. This must take into consideration of the 

relevant Forestry Commission standing advice on Ancient Woodland and Veteran Trees, in 

consultation with Rugby Borough Council Parks and Grounds.  A Woodland Management Plan, 

details of which will also be included within the South West Rugby Masterplan SPD, will be required 

for the site. Relevant planning applications should use this management plan as a means of 

compliance with Policy DS8 and Policy NE1 regarding protection of ancient woodland and veteran 

trees.  

 

1.7. The South West Allocation represents an important extension to Rugby Town, delivering 

much needed housing in a sustainable location within the Borough. However, Policy DS8 also seeks 

to be mindful of the proximity of this proposed development to Dunchurch Main Rural Settlement to 

the south of Rugby town. Policy DS8 is supported by the South West Rugby Masterplan SPD. This 

clearly identifies the extent of the developable area of the allocation to ensure that future proposals 

within the allocation do not see the coalescence of Rugby town and Dunchurch through the clear 

delineation of a green buffer, which will perform two important roles. The first will be to prevent the 

encroachment of development merging the settlements together and the second is to act as an 

important green infrastructure corridor, connecting Cawston Spinney to Cock Robin Wood.  

 

1.8. The role of this site in meeting the overall strategic employment needs of the Borough is 

informed by the likely number of jobs that will be created, as explained in Policy DS1. As such the 

allocation of 35 ha is a gross figure. The net figure will be determined by the design and layout of the 

site as the masterplanning contained in the SPD is developed into subsequent planning applications 

and ancillary features such as flood alleviation are considered. Therefore taking everything into 

account the gross allocation may change.  

 

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

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

new community within Rugby and it is thus important for the Borough Council and developers of the 

site to do this to the highest standard possible. An essential element of this is sustainability and the 

balance of housing to jobs, and as such there is the potential for the growth targets of housing and 
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employment to be revisited as a result of changing demands for the Borough as it moves beyond the 

2031 period.  

 

1.10. Notwithstanding potential future change for this site, for the current plan period up to 2031, 

Policy DS3 and DS8 make clear allocations of up to 5000 dwellings and 35 ha gross of employment 

land.  

 

1.11. The South West Rugby Masterplan SPD will contain the masterplan that will secure the 

comprehensive development of the site, including detail about the phasing of development and 

infrastructure delivery across the site. Planning applications for development within the allocation 

area must be broadly consistent with the content of the Masterplan SPD 

 

Policy DS9: South West Rugby Spine Road Network 

 

The Borough Council will allocates land to facilitate the full alignment of the South West Rugby spine 

road network to support and enable the delivery of the South West Rugby allocation, as identified 

on the plan below and Urban Proposals Map.  

 

 
 

Development which is likely to prejudice delivery of this infrastructure will not be permitted. The 

design specification and routing of the spine road network will be considered in more detail in the 

South West Rugby Masterplan SPD and development proposals must be consistent with the agreed 

alignment as set out in this document. Full details will be provided in the supporting information to 

planning applications. 

 

Development proposals for South West Rugby must enable delivery of the full spine road network as 

early as possible post commencement of development on site, in accordance with the phasing 

milestones identified in the Infrastructure Delivery Plan.  



 

 

Development proposals to the South West of Rugby will benefit from infrastructure mitigation 

delivered by 2021 at the Dunchurch Crossroads junction (A426/B4429), as identified in the Strategic 

Transport Assessment and IDP. Once implemented, this mitigation will allow for the development of 

860 dwellings in this wider area before giving rise to residual impacts on the Dunchurch Crossroads 

junction.  

 

Proposals for development that are shown to have a severe impact on the local road network, 

before or after the implementation of the Dunchurch Crossroads mitigation scheme, must 

demonstrate how they will contribute to the delivery of the spine road network, and ensure it is 

delivered according to the phasing milestones set out in the Infrastructure Delivery Plan and South 

West Rugby Masterplan SPD.    

 

Development proposals cannot come forward ahead of the delivery of the east-west Homestead 

Farm link (between A426 and B4429), unless demonstrated in accordance with the NPPF that any 

residual impacts on the highway network are not considered to be severe, to the agreement of 

Warwickshire County Council and Rugby Borough Council.   

 

 

1.12. As detailed in Policy DS9, a strategic spine road network is essential to the delivery of the 

South West Rugby allocation. The Plan contained within Policy DS9 identifies the links that bring the 

optimum benefit to the surrounding road network, in particular at Dunchurch crossroads, which is 

already at capacity. As the spine road network performs such an important role in highways 

mitigation, it is imperative that it is delivered as a priority for the site. 

 

1.13. The Strategic Transport Assessment, which supports the Local Plan, identifies when these 

three different links comprising the spine road network are required to be delivered. The Homestead 

Farm Link is crucial to enabling the site and as such, the IDP and South West Rugby Masterplan SPD 

identify this link and this section of the overall site as coming forward first, thereby routing 

development traffic away from Dunchurch Crossroads and providing an alternative route for traffic. 

This is of particular importance in the context of the existing congestion and air quality issues at this 

junction. 

 

1.14. The Council acknowledges that a balance has to be struck between securing early delivery of 

necessary onsite infrastructure such as the spine road network whilst ensuring there are no financial 

burdens preventing the site coming forward. Proposals submitted to the council for the site will be 

accompanied by financial viability appraisals, in accordance with other policies contained in this 

Local Plan.  

 

  

1.15. These Primary new roads traverse the sites as three different links as shown on the 

indicative plan in DS9 above: the first being the east-west ‘Homestead Farm Link’ between the A426, 

south of Cock Robin Wood and the B4429; the second form the A45/M45 roundabout to the A4071 

at Potford Dam Farm; and the third from the B4642, South of the Cawston extension site connecting 

on to the the new Homestead Farm Link 
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1.16.  The spine road network is proposed through DS9 to  connect across to Potsford Dam Farm, 

on the A4071, as identified on the Proposals Map. The disused railway line running along the 

western edge of the site allocation forms the Green Belt boundary and this connection would 

require development in the Green Belt. Currently the land required to deliver this alignment is 

outside the site allocation boundary. This alignment is required to be delivered by 2031, as identified 

in the IDP, and it is considered that this land will be secured by WCC within the timescales required.  

A separate connection can be made in place of Potford Dam, if needed directly onto the B4642, 

which abuts the site allocation. However, safety and capacity constraints currently exist which will 

impact on the deliverability of this option.t. Detailed feasibility work is required to investigate 

whether a connection onto the B4642 could be accommodated.  

 

1.17. At the time of writing more detailed technical highway design and capacity assessment work 

is needed to establish the optimum point of access onto the existing highway network and the 

detailed alignment and specification of the road is also to be established. This work will be ongoing 

and the chosen alignment option and specification will be confirmed between site promoters, the 

Borough Council and County Council Highways department as soon as possible and reflected in the 

Masterplan SPD or as part of highway work to support an outline planning applications.  

 

1.18. As stated, the spine road network allocation made by Policy DS9 is an integral part of the 

proposals for South West Rugby and it will therefore be clearly reflected in the Masterplan SPD. 

 

 

  



 

Policy/IDP Requirement Key Issue to address in Masterplan Current 

Indicative 

Cost  

Sustainable transport provision: 

 

High quality public transport services 

to Rugby Town (Centre)  

 

For the employment element, show the 

combined bus, cycle and pedestrian route and 

how this links to the wider bus and road For 

the residential element: show that the form of 

the development facilities bus route access. 

Investigate bus penetration options and route 

information as to which bus routes could be 

extended of if not, new bus routes, their 

estimated costs, trigger levels and timing of 

provisions linked with phasing. 

 

 

An all traffic spine road network, 

connecting the site (A426/A45/M45 

and A4071/Coventry Road).  

To be shown on the masterplan, including 

phasing and relationship with buffer, delivery 

mechanisms and phasing. 

 

Mitigation of A45/M45 corridor: 

partial signalisation of A45/B4429 

roundabout 

 

To be shown on the masterplan, with 

commitment to meeting costs indicated in the 

masterplan. 

Likely 

Cost: 

£259,200 

(to be 

reviewed 

regularly 

in IDP). 

A comprehensive walking and cycling 

network to link residential areas with 

key facilities and services such as 

retail and health care. 

 

The form of the development, including the 

district centre, needs to be arranged around 

the walking and cycling links (clearly 

identifying these routes) to demonstrate they 

are integrated to confirm with this aspect of 

the policy to maximise more sustainable 

modes.  

 

 

A comprehensive green infrastructure 

network that links to existing habitats 

and Cawston Spinney.  

A link between Cawston Spinney and Cock 

Robin Wood and the connectivity between 

them is necessary to ensure full compliance 

with the policy.  

The green infrastructure corridor needs to be 

clearly shown as a fundamental part of the 

masterplan showing a multi-functional green 

infrastructure network and what is composed 

of such as: naturalised 

pedestrian/paths/bridleways/cycle routes that 

link into surrounding networks. It should allow 

for the translocation of animals/people, 

incorporate biodiversity enhancements (bat 
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boxes, hibernacula fort reptiles, native tree 

species and flowers for birds/insects). The 

green infrastructure network needs to be part 

of the buffer. 

 

Provide a Woodland Management 

Plan setting out how woodland within 

the boundaries of the allocation will 

be protected from potential adverse 

impacts of new development, 

including details of a minimum 15m 

buffer.  

The 15m buffer needs to be shown round 

Cawston Spinney. This needs to be linked to 

the green infrastructure network. Examples of 

protection mechanisms need to be shown. 

 

Physical and Visual separation of 

Rugby Town and Dunchurch to 

protect their individual character and 

identify by means of a buffer which 

must form part for the site. 

The buffer is required to relate to the rod 

layout. Regards needs to be had to the 

findings of the Rainsbrook Valley Sensitivity 

Study to ensure the width of the buffer is 

adequate. It should link to Cock Robin Wood 

and continue to Cawston Spinney. A 

functional buffer is essential, that serves both 

the need to provide a multi-functional green 

corridor and operate as a means to prevent 

coalescence. In this sense it needs a clearly 

delineated defensible boundary.  

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

Appendix B- Main draft policies relevant in considering application within the 

SW Rugby Area from the Publication Draft Local Plan 

 

GP1 Securing Sustainable Development 

GP4 Safeguarding Development Potential 

DS3 Residential Allocations 

DS4 Employment Allocations 

DS5 Comprehensive Development of Strategic Sites 

DS8 South West Rugby 

DS9 South West Rugby Spine Road Alignment 

H1 Informing Housing Mix 

H2 Affordable Housing 

H6 Specialist Housing 

HS1 Healthy, Safe and Inclusive Communities 

HS2 Health Impact Assessments 

HS4 Open Space and Recreation 

HS5 Traffic Generation and Air Quality 

NE1 Protecting Designated Biodiversity and Geodiversity Assets 

NE2 Biodiversity 

NE3 Blue and Green Infrastructure Policy 

NE4 Landscape Protection and Enhancement 

SDC1 Sustainable Design 

SDC2 Landscaping 

SDC3 Protecting and Enhancing the Historic Environment 

SDC4 Sustainable Buildings 

SDC5 Flood Risk Management 

SDC6 Sustainable Drainage 

SDC7 Protection of the Water Environment and Water Supply 

SDC9 Broadband and Mobile Internet 

D1 Transport 

D2 Parking Facilities 

D3 Infrastructure and Implementation 

D4 Planning Obligations 

 

Notwithstanding this list is not exhaustive. 
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Appendix C- ‘Homestead Link’ Indicative Plan 
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FOSTER WHEELER'S DRAWINGS 36251-LEA78e (SHEET 1 to 7).

7. AS JUNCTION TYPES HAVE NOT BEEN ASSESSED, THIS

LAYOUT MAY CHANGE DURING THE NEXT DESIGN PHASE,

WHICH MAY HAVE AN IMPACT ON THE PROPOSED

DEVELOPMENT AREAS.

8. AS THIS IS A CONCEPT DESIGN BASED ON OS DATA, THE

DEVELOPMENT AREAS ARE APPROXIMATE AND LIKELY TO

CHANGE.

9. TO ALLOW FOR CONSTRUCTION, EARTHWORKS,

MAINTENANCE, ETC. A 10m WIDE STRIP HAS BEEN ALLOWED

FOR NORTH OF THE LINK ROAD TO CALCULATE THE

DEVELOPMENT AREAS.
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Appendix G- Updated IDP Table for SW Rugby 



 

 - New/amended information added post 
LP54A 

IDP Publication Draft Local Plan Version modified using LP54A- Consolidated  IDP Latest Draft Incorporating Updates Provided Post LP54A 

Item Lead Delivery Other Partners Local Plan 
Phase  

Cost* Item Lead Delivery Other Partners Local Plan 
Phase  

Cost and 
percentage 
of total cost* 

South West Rugby Sustainable Urban Extension 

Transport 

Improvements to Dunchurch 
Crossroads 

SW Rugby 
Developers 

WCC Phase 2 TBC Improvements to Dunchurch 
Crossroads 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2021 Total cost 
TBC. 77% of 
costs from 
SW Rugby. 

Notes: Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. Enhanced 
signalisation scheme with localised widening and alterations to stop lines is ow due to be delivered following 
award of planning permission on appeal on Land at Ashlawn Road. Apportionment of costs calculated using 
trip rate data provided by Vectos. 

Potential mitigation for A45/M45 
corridor- partial signalisation of 
A45/B4429 roundabout 

SW Rugby 
Developers 

WCC/Highways 
England 

TBC £259,200 A45/M45/B4429 Roundabout SW Rugby & 
Lodge Farm 
Developers 

WCC/Highways 
England 

2031 £259,200 
total cost. 
£199,584 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

Provision of high quality cycling 
network  

SW Rugby 
Developers 

WCC 
Highways/Sustrans  

Ongoing  TBC Provision of high quality cycling 
network  

SW Rugby 
Developers 

WCC 
Highways/Sustrans  

Ongoing  TBC 

Notes: No change from LP54A 

High quality public transport  SW Rugby 
Developers 

WCC/Private Sector TBC  TBC High quality public transport  SW Rugby 
Developers 

Bus Operators/WCC TBC  TBC 

Notes: No change from LP54A 

Other off site work TBC TBC TBC TBC Other off site work TBC TBC TBC TBC 

Notes: No change from LP54A 

 A426/Bawnmore Road/Sainsbury’s 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £774,174 in 
total. 
£596,113.98 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 A426 Rugby Road between 
Ashlawn Road and Sainsbury’s 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £778,217 in 
total. 
£599,227.09 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
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Lodge Farm. 

 A426 approach to Ashlawn Road 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £706,362 in 
total. 
£543,898.74 
from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 South West Link Road (SWLR)- 
Homestead Link 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £19,764,864 
in total. 
£15,218,945.
28 from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 SWLR- Cawston Lane re-routing SW Rugby & 
Lodge Farm 
Developers 

WCC See notes £5,784,264 
in total. 
£4,453,883.2
8 from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm.  Required by 2031 or earlier as part of the delivery of the development in the eastern part of the 
SW Rugby site should this come forward prior to 2031. 

 SWLR- Potsford Dam Link 
(including Cawston Bends and 
Potsford Dam Roundabout 
improvements) 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2031 £12,691,624 
in total. 
£9,772,550.4
8 from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm.   

 A426/Evreux Way SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2026 £5000 in 
total. 
£3,494.50 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 Rugby Gyratory Improvements SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in 
total. 
£349,450 
from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 



 

 A428 Hillmorton Road/Percival 
Road 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £411,454 in 
total. 
£287,565.20 
from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 B4429 Ashlawn Road/Percival Road SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £361,327 in 
total. 
£252,531.44 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 B5414 (North street/Church Street) SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in 
total. £349, 
450 from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 Hillmorton Road/Whitehall Road 
Roundabout 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £457,178 in 
total. 
£319,521.70 
from SW 
Rugby, 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

Education 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 2  £6,000,000 Contribution toward new primary 
school as part of Ashlawn Road 
development 

SW Rugby 
Developers 

 TBC TBC 

Notes: In an email from WCC dated 29th December 2017 it was confirmed that only two new primary schools 
plus a third co-located with a secondary school are required. This is due to the fact that a recent appeal 
decision for a housing site off Ashlawn Road includes a site and contribution toward a new primary school. 
Whether a further contribution toward this is required from the South West is still to be confirmed. 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3  £6,000,000 2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3  £6,000,000 

Notes: No change from LP54A 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6,000,000 2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6,000,000 

Notes: No change from LP54A 
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2 FE primary school with potential 
to rise to 3 FE 

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6-8,000,000 2 FE primary school with potential 
to rise to 3 FE 

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6-8,000,000 

Notes: No change from LP54A 

8-9 FE secondary school, co-
located with one of the primary 
schools  

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 2 £28,000,000  8-9 FE secondary school, co-
located with one of the primary 
schools  

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

TBC £28,000,000  

Notes: Further information is required from Warwickshire County Council to indicate in which phase the 
secondary school will be required. 

Community 

Financial contribution to library 
services 

WCC N/A  Phases 2-4 £109,440.00 Financial contribution to library 
services 

WCC N/A  Phases 2-4 £109,440.00 

 Notes: No change from LP54A 

Emergency services 

The employment and deployment 
of 49 additional Police staff 
requiring- a) additional staff start 
up cost and personal equipment b) 
additional vehicles c) on site 
premises to cater for the 
additional staff 

Warwickshire 
and Mercia 
Police 

N/A  Phase 3-4 £1,558,708 The employment and deployment 
of 49 additional Police staff 
requiring- a) additional staff start 
up cost and personal equipment b) 
additional vehicles c) on site 
premises to cater for the additional 
staff 

Warwickshire 
and Mercia 
Police 

N/A  Phase 3-4 £1,558,708 

Notes: No change from LP54A 

Land for onsite fire and rescue 
presence  

SW Rugby 
Developers 

WCC Fire and Rescue 
Service  

Phase 2 £3,000,000 Land for onsite fire and rescue 
presence  

SW Rugby 
Developers 

WCC Fire and Rescue 
Service  

Phase 2 £3,000,000 

Notes: No change from LP54A 

Health facilities  

Land to accommodate and 
financial contributions to provide 
3GP surgery rising to 7GP upon 
completion of site.  

C&R CCG Developers  Commence in 
phase 2, 
completion 
post plan 
period  

£1,452,735 
(3 GP) -
£3,008,495 ( 
full GP 
provision) 

Land to accommodate and 
financial contributions to provide 
3GP surgery rising to 7GP upon 
completion of site.  

C&R CCG Developers  Commence in 
phase 2, 
completion 
post plan 
period  

£1,452,735 
(3 GP) -
£3,008,495 ( 
full GP 
provision) 

Notes: No change from LP54A 

St Cross Hospital  

 UHCW – The Hospital of St Cross, 
Rugby. 2 additional cubicles at the 
Walk in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross - 
55 additional car parking spaces for 

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 
Costs not yet 



 

 each location  apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross & 
University Hospital Coventry - 1 CT 
scanner, 1 MRI scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Expansion A & E footprint to 
increase number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power connections where 
necessary  

Western Power 
All 

Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving telecommunications - 
connections to the strategic 
network to be made by developers 
of all new premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 
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Appendix H- Traffic Modelling Protocol 

 

Proposed Approach to Modelling and Appraisal Post Adoption of the 

Local Plan 

 

It is recognised that the work undertaken to date, to support the identification of 

transport infrastructure, and specifically highway capacity schemes, necessary to 

facilitate the local plan delivery, is high level.  

The Strategic Transport Assessment (STA) identifies what would be considered 

to be the critical dependencies (i.e. the essential infrastructure necessary to 

ensure an acceptable level of operation).  

Therefore it is expected that the assessment and appraisal of infrastructure 

requirements will continue throughout the life of the local plan. It is expected 

that the development specific planning applications will be supported with 

transport modelling and that the approach to the modelling will be both 

consistent with the approach adopted for the STA (albeit in a greater level of 

detail) and also, where applicable, consistent between sites.  

Consistency between sites will be particularly pertinent when considering the 

development area to the southwest which is promoted by multiple parties.  

The consistency in the appraisal process is seen as a key determining factor in 

safeguarding the operation of the network post-adoption and also in ensuring 

that the schemes identified through the STA are delivered in an appropriate 

form.  

Impact assessments which are completed on behalf of the individual 

developments will all be asked to reflect the same set of modelling scenarios and 

considerations, the only expected variations between each development will 

relate to the development proposals being tested, the year and, potentially, the 

commitments and permissions which will be likely to increase over time.  

Developments assessments must set out: 

 An approach to establishing the localised impacts associated with the site 

which will not have been picked up within the STA work due to the 

strategic focus of the STA.  

 A secondary assessment will need to be completed to identify where the 

development impacts are likely to occur across the network and a review 

will be undertaken to establish if the areas of impact accord with those 

identified through the STA work or are entirely new.  

 Mitigation in areas not previously identified through the STA work2 will 

need to be secured against the development proposals. Mitigation in areas 

where a strategic scheme has been identified will need to be secured via 

direct delivery or secured contributions, this will be subject to negotiations 

upon completion of the modelling and assessment.  

Warwickshire County Council require modelling to be undertaken to support all 

substantial development proposals and this is a policy contained within LTP3 and 

the approach to modelling is also governed by a separate modelling protocol 

                                                            
2 Recognising that the STA work is based on a 2017 model which will be subject to a series of updates, over 
time, to ensure that the traffic conditions within the model are representative of on-street conditions at an 
appropriate point in time (i.e. 5 years or greater). 
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which ensures that the approach which is adopted is appropriate to the needs of 

the County.  

In instances where multiple sites are being promoted within a single allocation 

area, area specific protocols will be defined which ensure that there is an even 

greater level of consistency between the different areas of development as such, 

key parameters will be controlled and agreed by all parties in advance, 

including: 

 Development trip rates and trip generation assumptions.  

 Development distribution patterns.  

Where it is necessary to do so, the need to include additional developments and 

interventions will also be documented as it will be necessary for live applications 

to be considered in conjunction with each other to avoid separate assessments 

for multiple sites being submitted in isolation of each other.  

This approach also enables key areas of impact to be identified and assessed at 

a high level of detail. For example, the cumulative impacts on sensitive will 

especially need to be considered for those sites which come forward in advance 

of the delivery of key infrastructure which has been identified in these areas3.  

  

                                                            
3 For example the impacts on Dunchurch in advance of the Link Road being delivered.  
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Appendix I- Draft SA and SEA Screening Opinion 

 

Rugby Borough Council 

Strategic Environmental Assessment Screening Opinion  

South West Rugby Masterplan Supplementary Planning Document 

[insert date] 

 

Introduction 

This report has been produced to determine the need for a Strategic Environmental Assessment 

(SEA) in accordance with the Environmental Assessment of Plans and Programmes Regulations 2004 

(EAPP Regulations).  

 

The purpose of the document is to undertake a screening assessment that meets the requirements 

of the European Legislation, applied in the UK through the Environmental Assessment of Plans and 

Programmes Regulations (S.I. 1633).  The Regulations do not require an assessment of the planning 

merits of the case, rather it is to determine whether or not Strategic Environmental Assessment is 

required.  This is a separate process to considerations under the planning process. 

 

The policy framework for the South West Rugby Masterplan Supplementary Planning Document 

(SPD) is the Local Plan Publication Draft, including the table of Minor Modifications submitted to the 

Inspector in July 2017. Examination hearings are due to take place in January 2018. 

 

The SPD will be subject to public consultation in accordance with the relevant regulations and in line 

with the council’s Statement of Community Involvement. 

 

Requirement for SEA 

Previous UK legislation required all land use plans, including Supplementary Planning Documents to 

be subject to Sustainability Appraisal, which incorporated the need for Strategic Environmental 

Assessment. The 2008 Planning Act (paragraph 180 (5d)) and the Town and Country Planning (Local 

Planning) (England) Regulations 2012 removed the UK legislative requirement for the sustainability 

appraisal of Supplementary Planning Documents.  However, SPDs may still require SEA in 

exceptional circumstances if they are likely to have significant environmental effects that have not 

already been assessed during the preparation of the Local Plan.  Many councils prepare screening 

opinions to provide a transparent process to demonstrate that the environmental effects have been 

assessed in accordance with the EAPP Regulations to identify any requirement for SEA.  

 

Application of the SEA Directive  

 

SEA Directive Criteria 

Schedule 1 of Environmental Assessment of 

Plans and Programmes Regulations 2004 

Is the Plan 

likely to have 

a significant 

environmenta

l effect Y/N 

Summary of significant effects. 

Scope and influence of the document 

Regulation Y / N Reason 

Regulation 2 (1) 

 

Is the SPD subject to preparation and/or 

adoption by a national, regional or local 

Yes The SPD is prepared and will be adopted 

by Rugby Council.  



64 
Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 

 

authority or prepared by an authority through 

a legislative procedure by Parliament or 

Government 

 

(Article 2(a)) 

Is the SPD required by legislative, regulatory or 

administrative provisions (Article 2(a)) 

No The SPD is not a requirement, but 

additional. 

Regulation 5(2) 

 

Is the SPD prepared for agriculture, forestry, 

fisheries, energy, industry, transport, waste 

management, water management, 

telecommunications, tourism, town and 

country planning or land use; AND does it set 

the framework for future development 

consent of projects in Annex I or II to Council 

Directive 85/337/EEC on the assessment of the 

effects of certain public and private projects on 

the environment, as amended by Council 

Directive 97/11/EC?  

 

(Article 3.2(a)) 

Yes The SPD is required for town and country 

planning purposes and it provides 

further detail to adopted policies in the 

Local Plan. It sets the framework for 

Annex II development within the SPD 

area.  

Regulation 5(3) 

 

Will the SPD, in view of the likely effect on 

sites, require an assessment pursuant to 

Article 6 or 7 of the Habitats Directive? 

 

(Article 3.2(b)) 

No The need for appropriate assessment has 

been screened out following separate 

consultation with Natural England. 

 

It may be required that the Plan would be eligible for full SEA, unless the exemptions set out under Reg 5 (5) 

or 5(6) apply. 

 

Regulation 5 (5) 

Is the SPD sole purpose to serve national 

defence or civil emergency; a financial or 

budget PP or is it co-financed under Council 

Regulations (EC) No’s 1260/1999 or 1257/1999 

 

(Article 3.8,3.9) 

No Not applicable 

Regulation 5(6) 

 

Does the SPD: 

 

(a) determine the use of a small area at 
local level; or 

(b) propose a minor modification of an 
existing PP subject of the regulations. 

 

(Article 3.3) 

No (a) The SPD does not designate land for 

development. Policies DS8 and DS9 in 

the Local Plan allocate (determine) the 

use of the land.  The SPD is 

supplementary to these policies and only 

seeks to clarify the detailed 

requirements in bringing the 

development forward. The level of 

development designated is strategic in 

scale but the detail associated with that 

development is not.  This view is 



65 
Draft South West Rugby Masterplan Supplementary Planning Document - January 2018 

enforced by the analysis of likely 

significant effects set out in the table 

below.  It is also consistent with the 

strategic provisions of the adopted 

development plan. The effects of the 

allocations and use of land has been 

dealt with via the Sustainability Appraisal 

process associated with the Local Plan. 

 

(b)The SPD does not propose minor 

modifications of an existing pp subject of 

the regulations. 

 

It may still be required that the Plan would be eligible for full SEA, unless it is determined that it will not give 

rise to significant environmental effects under Regulation 9. 

 

Regulation 9(1) 

 

Is the PP likely to have a significant effect on 

the environment taking into account the views 

of the consultation bodies and the criteria set 

out at Schedule 1 of the Regulations? 

 

(Article 3.5) 

No Following consultation with Natural 

England ,Historic England and the 

Environment Agency  and the 

responsible body’s own independent 

assessment of the Plan or Programme 

against Schedule 1 of the Regulations it 

has been identified that the SPD will not 

give rise to any significant environmental 

effects. Further detail for this view is set 

out below. 

 

The following assessment was made by Rugby Council as to whether the SPD was likely to have any 

significant environmental effects. This takes into account the responses and independent 

assessments of the relevant consultation bodies against the Schedule 1 criteria in the EAPP 

Regulations, set out below. This assessment has been undertaken bearing in mind the following 

context: 

 

 The SPD has been developed to be in general conformity with the strategic policies of the 
adopted development plan together with the NPPF 

 The emerging Local Plan was subject to a Sustainability Appraisal that sets the framework for 
growth and development within the borough until 2031. 

 The assessment set out below has been informed in a large part by discussions and the 
written responses of the three named consultation bodies.  

 The assessment set out below has also been informed by other relevant screenings of the 
SPD against the Habitat Regulations.  

 

Criteria Assessment Significant 

environmental 

effect (positive or 

negative)? 

1. The characteristics of plans and programmes, having regard to: 

(a) The degree to which the SPD 

sets a framework for projects 

and other activities, either in 

regard to location, nature, size 

and operating conditions or by 

The SPD sets out the Council’s approach to 

how development should come forward 

including phasing and developer 

contributions. It adds detail to the 

framework for development set out in the 

No 
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allocating resources. Local Plan policies DS8 and DS9.  To this end 

it cannot by its nature provide for 

development that exceeds the intentions of 

the emerging Local Plan and instead provides 

the details associated with the requirements 

for future development of the site. The SPD 

does not allocate resources but it does 

provide guidance on where land uses (and 

their associated resources) should be 

directed.  Overall, however, it does not set a 

framework, only adding detail to existing 

policies. 

(b)The degree to which the plan 

or programme influences other 

plans and programmes 

including those in the hierarchy.  

The SPD supplements the policies of the 

Local Plan by adding further detail. The SPD 

does not influence other development plan 

documents and is in general conformity with 

the development plan.  

No 

(c)The relevance of the plan or 

programme for the integration 

of environmental 

considerations in particular 

with a view to promoting 

sustainable development. 

SPDs are required, by virtue of the fact they 

must be supplementary to an adopted policy 

help achieve sustainable development. This 

includes environmental sustainability, as one 

of the three pillars identified in the NPPF. 

The primary objective of the SPD is to plan 

positively and achieve a sustainable level of 

growth whilst maintaining both the built and 

natural environment, taking into account on 

site constraints and ensuring development is 

comprehensive. This is in accordance with 

the NPPF. The SPD will add detail, but not 

fundamentally have a negative effect 

environmentally. 

No 

(d) Environmental problems 

relevant to the plan or 

programme. 

Policies DS8 and DS9 of the Local Plan have 

been subject to a Sustainability Appraisal 

process. The detail associated with the SPD 

will successfully manage the introduction of 

development to the extent that any residual 

environmental issues will be mitigated 

against sufficiently. Primarily, one of the key 

provisions of the SDP is to preserve Cawston 

Spinney, promote green infrastructure 

corridors and provide a landscape buffer to 

ensure coalescence does not occur with 

Dunchurch. 

No 

(e)The relevance of the plan or 

programme for the 

implementation of Community 

legislation on the environment 

(for example, plans and 

programmes linked to waste 

management or water 

protection). 

The SPD is not relevant in this instance, as 

the matters described are guided by higher 

level legislation. Instead, the policies of the 

Local Plan must have regard to these matters 

and seek to ensure that any development it 

promotes does not compromise the 

objectives of higher level strategies. 

No 

2. The characteristics of the effects and of the area likely to be affected, having regard, in particular, 
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to: 

(a)The probability, duration, 

frequency and reversibility of 

effects 

Once development has started then the 

nature of the land will be changed and will 

not be reversible.  However, the principle of 

developing the area for residential will have 

been established through the adoption of the 

Local Plan policy, not the SPD.  Since the SPD 

itself does not allocate land or formulate 

policies for this land, the effects of the SPD 

are not considered significant. 

No 

(b) The cumulative nature of 

the effects 

The principle of developing the area for 

residential use will have been established 

through the adoption of the Local Plan 

policy, not the SPD.  Since the SPD itself does 

not allocate land or formulate policies for 

this land, the effects of the SPD are not 

considered significant. 

No 

(c)The transboundary nature of 

the effects 

In context the SPD is seeking to manage 

future development by listing requirements 

that assist in developing the area in the most 

sustainable manner possible.  It is unlikely 

that the SPD will have any sort of significant 

transboundary effect, taken primarily to 

mean impacting on another EU member 

state, as defined in the EIA Regulations. Even 

if ‘transboundary’ were to be defined as 

impacting on the jurisdiction of other 

administrative areas within the UK (for 

example between parishes or boroughs) the 

effect would be minimal in both instances. 

No 

(d)The risks to human health or 

the environment (for example, 

due to accidents) 

It is highly unlikely that the SPD will give rise 

to any significant instances of risk to human 

health. It principally proposes the delivery of 

residential development by way of a policy 

that seeks to ensure that the impacts of 

development are successfully mitigated, 

thereby allowing development to go ahead.  

No 

(e)The magnitude and spatial 

extent of the effects 

(geographical area and size of 

the population likely to be 

affected) 

As identified above it is highly unlikely that 

any environmental effect brought about by 

the SPD will be of any magnitude or impact 

on any area of scale.  It is particularly 

important to remember that the SPD does 

not allocate land for development and it is 

merely supplementary to a Local Plan policy.  

No 

(f)The value and vulnerability of 

the area likely to be affected 

due to (i) special natural 

characteristics or cultural 

heritage; (ii) exceeded 

environmental quality 

standards or limit values; or (iii) 

intensive land use. 

The response from all three consultation 

bodies, including Natural England’s response 

in relation to Habitats Regulations 

Assessment screening have been referred to 

in this instance. Whilst it has been identified 

that there are protected designations with 

the SPD area, including ancient woodland, 

protected trees and a right of way, all three 

bodies are confident that the scale, location 

No 
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and probable impact of growth will not give 

rise to any significant environmental effects. 

(g)The effects on areas or 

landscapes which have a 

recognised national, 

Community or international 

protection status. 

There are no designations relating to national 

or international protection status. Cawston 

Spinney is in the centre of the site which 

includes an area of ancient woodland.  This 

habitat will need to be safeguarded and 

provide a buffer from development. A full 

assessment of the potential impact on the 

designation by Natural England has taken 

place as part of the consideration of the 

Local Plan.  As long as subsequent planning 

application adhere to the principles of the 

SPD, the effects in this category are unlikely. 

No 

 

 

As a result of the assessment set out above, incorporating the comments of the three consultation 

bodies, it is the view of the responsible body, Rugby Council that the SPD will not give rise to any 

significant environmental effects and therefore SEA is not required.  
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Matter 3, Issue 3b: Strategic Allocations- Appendix C 

Updated Infrastructure Delivery Plan Table 
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 - New/amended information added post 
LP54A 

IDP Publication Draft Local Plan Version modified using LP54A- Consolidated  IDP Latest Draft Incorporating Updates Provided Post LP54A 

Item Lead Delivery Other Partners Local Plan 
Phase  

Cost* Item Lead Delivery Other Partners Local Plan 
Phase  

Cost and 
percentage 
of total cost* 

South West Rugby Sustainable Urban Extension 

Transport 

Improvements to Dunchurch 
Crossroads 

SW Rugby 
Developers 

WCC Phase 2 TBC Improvements to Dunchurch 
Crossroads 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2021 Total cost 
TBC. 77% of 
costs from 
SW Rugby. 

Notes: Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. Enhanced 
signalisation scheme with localised widening and alterations to stop lines is ow due to be delivered following 
award of planning permission on appeal on Land at Ashlawn Road. Apportionment of costs calculated using 
trip rate data provided by Vectos. 

Potential mitigation for A45/M45 
corridor- partial signalisation of 
A45/B4429 roundabout 

SW Rugby 
Developers 

WCC/Highways 
England 

TBC £259,200 A45/M45/B4429 Roundabout SW Rugby & 
Lodge Farm 
Developers 

WCC/Highways 
England 

2031 £259,200 
total cost. 
£199,584 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

Provision of high quality cycling 
network  

SW Rugby 
Developers 

WCC 
Highways/Sustrans  

Ongoing  TBC Provision of high quality cycling 
network  

SW Rugby 
Developers 

WCC 
Highways/Sustrans  

Ongoing  TBC 

Notes: No change from LP54A 

High quality public transport  SW Rugby 
Developers 

WCC/Private Sector TBC  TBC High quality public transport  SW Rugby 
Developers 

Bus Operators/WCC TBC  TBC 

Notes: No change from LP54A 

Other off site work TBC TBC TBC TBC Other off site work TBC TBC TBC TBC 

Notes: No change from LP54A 

 A426/Bawnmore Road/Sainsbury’s 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £774,174 in 
total. 
£596,113.98 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 A426 Rugby Road between 
Ashlawn Road and Sainsbury’s 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £778,217 in 
total. 
£599,227.09 
from SW 
Rugby 
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Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 A426 approach to Ashlawn Road 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £706,362 in 
total. 
£543,898.74 
from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 South West Link Road (SWLR)- 
Homestead Link 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £19,764,864 
in total. 
£15,218,945.
28 from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm. 

 SWLR- Cawston Lane re-routing SW Rugby & 
Lodge Farm 
Developers 

WCC See notes £5,784,264 
in total. 
£4,453,883.2
8 from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm.  Required by 2031 or earlier as part of the delivery of the development in the eastern part of the 
SW Rugby site should this come forward prior to 2031. 

 SWLR- Potsford Dam Link 
(including Cawston Bends and 
Potsford Dam Roundabout 
improvements) 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2031 £12,691,624 
in total. 
£9,772,550.4
8 from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. 
Apportionment of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to 
Lodge Farm.   

 A426/Evreux Way SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2026 £5000 in 
total. 
£3,494.50 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 Rugby Gyratory Improvements SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in 
total. 
£349,450 
from SW 
Rugby. 
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Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 A428 Hillmorton Road/Percival 
Road 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £411,454 in 
total. 
£287,565.20 
from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 B4429 Ashlawn Road/Percival Road SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £361,327 in 
total. 
£252,531.44 
from SW 
Rugby 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 B5414 (North street/Church Street) SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in 
total. £349, 
450 from SW 
Rugby. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

 Hillmorton Road/Whitehall Road 
Roundabout 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £457,178 in 
total. 
£319,521.70 
from SW 
Rugby, 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  
Apportionment of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to 
Lodge Farm and 9.24% to Coton Park East. 

Education 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 2  £6,000,000 Contribution toward new primary 
school as part of Ashlawn Road 
development 

SW Rugby 
Developers 

 TBC TBC 

Notes: In an email from WCC dated 29th December 2017 it was confirmed that only two new primary schools 
plus a third co-located with a secondary school are required. This is due to the fact that a recent appeal 
decision for a housing site off Ashlawn Road includes a site and contribution toward a new primary school. 
Whether a further contribution toward this is required from the South West is still to be confirmed. 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3  £6,000,000 2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3  £6,000,000 

Notes: No change from LP54A 

2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6,000,000 2 FE primary school  SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6,000,000 
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Notes: No change from LP54A 

2 FE primary school with potential 
to rise to 3 FE 

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6-8,000,000 2 FE primary school with potential 
to rise to 3 FE 

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 3 £6-8,000,000 

Notes: No change from LP54A 

8-9 FE secondary school, co-
located with one of the primary 
schools  

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

Phase 2 £28,000,000  8-9 FE secondary school, co-
located with one of the primary 
schools  

SW Rugby 
Developers 

WCC, Academy, 
Foundation and 
other schools  

TBC £28,000,000  

Notes: Further information is required from Warwickshire County Council to indicate in which phase the 
secondary school will be required. 

Community 

Financial contribution to library 
services 

WCC N/A  Phases 2-4 £109,440.00 Financial contribution to library 
services 

WCC N/A  Phases 2-4 £109,440.00 

 Notes: No change from LP54A 

Emergency services 

The employment and deployment 
of 49 additional Police staff 
requiring- a) additional staff start 
up cost and personal equipment b) 
additional vehicles c) on site 
premises to cater for the additional 
staff 

Warwickshire 
and Mercia 
Police 

N/A  Phase 3-4 £1,558,708 The employment and deployment 
of 49 additional Police staff 
requiring- a) additional staff start 
up cost and personal equipment b) 
additional vehicles c) on site 
premises to cater for the additional 
staff 

Warwickshire 
and Mercia 
Police 

N/A  Phase 3-4 £1,558,708 

Notes: No change from LP54A 

Land for onsite fire and rescue 
presence  

SW Rugby 
Developers 

WCC Fire and Rescue 
Service  

Phase 2 £3,000,000 Land for onsite fire and rescue 
presence  

SW Rugby 
Developers 

WCC Fire and Rescue 
Service  

Phase 2 £3,000,000 

Notes: No change from LP54A 

Health facilities  

Land to accommodate and 
financial contributions to provide 
3GP surgery rising to 7GP upon 
completion of site.  

C&R CCG Developers  Commence in 
phase 2, 
completion 
post plan 
period  

£1,452,735 
(3 GP) -
£3,008,495 ( 
full GP 
provision) 

Land to accommodate and 
financial contributions to provide 
3GP surgery rising to 7GP upon 
completion of site.  

C&R CCG Developers  Commence in 
phase 2, 
completion 
post plan 
period  

£1,452,735 
(3 GP) -
£3,008,495 ( 
full GP 
provision) 

Notes: No change from LP54A 

St Cross Hospital  

 UHCW – The Hospital of St Cross, 
Rugby. 2 additional cubicles at the 
Walk in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 



Matter 3- Issue 3b: Strategic Allocations 

62 
 

  

 UHCW – The Hospital of St Cross - 
55 additional car parking spaces for 
each location  

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross & 
University Hospital Coventry - 1 CT 
scanner, 1 MRI scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Expansion A & E footprint to 
increase number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 
Costs not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power connections where 
necessary  

Western Power 
All 

Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving telecommunications - 
connections to the strategic 
network to be made by developers 
of all new premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 
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Coton Park East 

Transport 

 A5/A426 Gibbert Hill Roundabout Coton Park East WCC/ Highways 
England 

2021 £423,701- 100% 
to be paid by 
Coton Park East 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 M6 Junction 1 Coton Park East WCC/Highways 
England 

2026 TBC- 100% to be 
paid by Coton 
Park East 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 A426 Leicester Road/Brownsover 
Road/Boughton Road Roundabout 

Coton Park East WCC 2026 £1,700,000- 100% 
to be paid by 
Coton Park East 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 A426/Central Park Drive Coton Park East WCC 2031 £551,634- 100% 
to be paid by 
Coton Park East 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 Provision of high quality cycling 
network 

Coton Park East WCC/Sustrans Ongoing TBC 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 High quality public transport 
network 

Coton Park East Bus operators/WCC TBC TBC 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 A426/Evreux Way SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2026 £5000 in total. 
£322.89 from CPE 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 Rugby Gyratory Improvements SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in total. 
£32,289.18 from 
CPE. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

IDP Publication Draft Local Plan Version modified using LP54A- Consolidated  IDP Latest Draft Incorporating Updates Provided Post LP54A 

Item Lead Delivery Other Partners Local Plan 
Phase  

Cost* Item Lead Delivery Other Partners Local Plan 
Phase  

Cost and 
percentage of 
total cost* 
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 A428 Hillmorton Road/Percival 
Road 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £411,454 in total. 
£26,571.02 from 
CPE. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 B4429 Ashlawn Road/Percival Road SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £361,327 in total. 
23,333.91 from 
CPE. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 B5414 (North street/Church Street) SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £500,000 in total. 
£32,289.18 from 
CPE. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 Hillmorton Road/Whitehall Road 
Roundabout 

SW Rugby, 
Lodge Farm and 
Coton Park East 

WCC 2031 £457,178 in total. 
£29,523.81 from 
CPE 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

Education 

2FE  primary school (to be located 
on Coton Park East)  

Developers WCC, Academy, 
Foundation and 
other schools  

Phase 2 £6,000,000 2FE  primary school (to be located 
on Coton Park East)  

Developers WCC, Academy, 
Foundation and 
other schools  

2021 £6,000,000 

Notes: Same as LP54A 

Financial contributions  towards 
new secondary school provision to 
the north of Rugby 

WCC WCC, Academy, 
Foundation and 
other schools  

TBC TBC  Pupil transportation and 
contributions towards school 
places for all phases 

TBC TBC TBC TBC 

Notes: Updated based on information provided by WCC on 21/12/17 

Community 

Financial contribution to support 
library services   

WCC Library 
Service  

None Phase 2-4 £17,510.40 Financial contribution to support 
library services   

WCC Library 
Service  

None 2031 £17,510.40 

Notes: Same as LP54A 

Off - site GP provision 
contributions 

C&R CCG Developers  Phase 2-4 TBC Off - site GP provision 
contributions 

C&R CCG Developers  2031 TBC 

Notes: Same as LP54A 

Emergency Services 

 On-site police office at CPE TBC TBC TBC £188,848 

Notes: Removed from the original IDP via LP54A by mistake. Figures from the Viability Assessment. 
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 Start up and personal equipment 
for 8 additional police staff 

TBC TBC TBC £44,688 

Notes: Removed from the original IDP via LP54A by mistake. Figures from the Viability Assessment. 

 Additional police vehicles TBC TBC TBC £20,528 

Notes: Removed from the original IDP via LP54A by mistake. Figures from the Viability Assessment. 

 Land for on-site fire and rescue 
presence 

TBC TBC TBC TBC 

Notes: Removed from the original IDP via LP54A by mistake. 
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Coton House 

Community  

Financial contribution to support 
library services   

WCC Library 
Service  

None Phase 2 -3 £2,188.80 Financial contribution to support 
library services   

WCC Library 
Service  

None Phase 2 -3 £2,188.80 

St Cross Hospital  

 UHCW – The Hospital of St Cross, 
Rugby. 2 additional cubicles at the 
Walk in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross - 
55 additional car parking spaces for 
each location  

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross & 
University Hospital Coventry - 1 CT 
scanner, 1 MRI scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Expansion A & E footprint to 
increase number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power connections where 
necessary  

Western Power 
All 

Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving telecommunications - 
connections to the strategic 
network to be made by developers 
of all new premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

IDP Publication Draft Local Plan Version modified using LP54A- Consolidated  IDP Latest Draft Incorporating Updates Provided Post LP54A 
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Notes: Same as LP54A 

Off - site GP provision 
contributions 

C&R CCG Developers  Phase 2-3 TBC Off - site GP provision 
contributions 

C&R CCG Developers  Phase 2-3 TBC 

     Notes: Same as LP54A 

  

St Cross Hospital  

 UHCW – The Hospital of St Cross, 
Rugby. 2 additional cubicles at the 
Walk in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross - 
55 additional car parking spaces for 
each location  

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The Hospital of St Cross & 
University Hospital Coventry - 1 CT 
scanner, 1 MRI scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Expansion A & E footprint to 
increase number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 Costs 
not yet 
apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power connections where 
necessary  

Western Power 
All 

Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving telecommunications - 
connections to the strategic 
network to be made by developers 
of all new premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 
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Rural Area - MRS allocation 

Primary and Secondary pupil 
transportation cost 

WCC Private sector Phase 2-3 TBC  Primary and Secondary pupil 
transportation cost 

WCC Private sector Phase 2-3 TBC  

Notes: Same as LP54A 

Potential for longer term 
temporary or permanent 
accommodation may need to be an 
option in some areas such as 
Brinklow, Wolvey and Long 
Lawford 

WCC Academy, 
Foundation and 
other schools  

Phases 2-3 TBC  Potential for longer term 
temporary or permanent 
accommodation may need to be 
an option in some areas such as 
Brinklow, Wolvey and Long 
Lawford 

WCC Academy, 
Foundation and 
other schools  

Phases 2-3 TBC  

Notes: Same as LP54A 

Financial contribution to secondary 
school provision  

WCC TBC ongoing  TBC  Financial contribution to 
secondary school provision  

WCC TBC ongoing  TBC  

Notes: Same as LP54A 

Financial contribution to support 
library services 

WCC Library 
Service  

TBC Phase 2-3 £15,321.60. Financial contribution to support 
library services 

WCC Library 
Service  

TBC Phase 2-3 £15,321.60. 

Notes: Same as LP54A 

St Cross Hospital 

 UHCW – The 
Hospital of St Cross, 
Rugby. 2 additional 
cubicles at the Walk 
in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross - 
55 additional car 
parking spaces for 
each location  

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross 
& University Hospital 
Coventry - 1 CT 
scanner, 1 MRI 
scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 
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 Expansion A & E 
footprint to increase 
number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power 
connections where 
necessary  

Western Power All Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving 
telecommunications 
- connections to the 
strategic network to 
be made by 
developers of all new 
premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 
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Lodge Farm 

Transport 

Improvements to the A45, 
including new roundabouts to 
provide access to the site.  

Developer WCC TBC  TBC  Improvements to the A45, 
including new roundabouts to 
provide access to the site.  

Developer WCC TBC  TBC  

Notes: Same as LP54A 

Offsite contribution to the South 
West Rugby Spine Road 

Developer WCC TBC  TBC  Removed. 

Notes: Added as separate elements in the table below. 

 Daventry Road/The Ridgeway (In 
Northamptonshire) 

Lodge Farm NCC 2026 £372,372 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 STA 
and Northamptonshire County Council and Daventry District Council have requested that they be included in the 
IDP. 

 A5/A428 Roundabout (in 
Northamptonshire) 

Lodge Farm NCC 2031 £334,872 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 STA 
and Northamptonshire County Council and Daventry District Council have requested that they be included in the 
IDP. 

 Provision of shared use off-road 
cycle link along the A45 between 
the site and Dunchurch and 
pedestrian/cycle connections to 
existing networks. 

Lodge Farm WCC/Sustrans Ongoing TBC- 100% of 
figure to be paid 
by Lodge Farm 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 High quality public transport links Lodge Farm Bus Operators/WCC TBC TBC 

Note: Comes from further information provided by WCC on the 19th December 2017 This is based on the 2017 
STA. 

 Improvements to Dunchurch 
Crossroads 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2021 Total cost TBC. 
23% of costs from 
Lodge Farm 

Notes: Information from WCC received 20/12/17 based on the 2017 STA. Enhanced signalisation scheme with 
localised widening and alterations to stop lines is ow due to be delivered following award of planning permission 
on appeal on Land at Ashlawn Road. Apportionment of costs calculated using trip rate data provided by Vectos. 

 A426/Bawnmore 
Road/Sainsbury’s roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £774,174 in total. 
£178,060.02 from 
Lodge Farm 

IDP Publication Draft Local Plan Version modified using LP54A- Consolidated  IDP Latest Draft Incorporating Updates Provided Post LP54A 
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Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA. Apportionment 
of costs calculated using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm. 

 A426 Rugby Road between 
Ashlawn Road and Sainsbury’s 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £778,217 in total. 
£178,989.91 from 
Lodge Farm 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm. 

 A426 approach to Ashlawn Road 
roundabout 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £706,362 in total. 
£162,463.26 from 
Lodge Farm. 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm. 

 
 

A45/M45/B4429 Roundabout SW Rugby & 
Lodge Farm 
Developers 

WCC/Highways 
England 

2031 £259,200 total 
cost. £59,616 
from Lodge Farm 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm. 

 
 

South West Link Road (SWLR)- 
Homestead Link 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2026 £19,764,864 in 
total. 
£4,545,918.72 
from Lodge Farm 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm. 

 SWLR- Cawston Lane re-routing SW Rugby & 
Lodge Farm 
Developers 

WCC See notes £5,784,264 in 
total. 
£1,330,380.72 
from Lodge Farm. 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm.  Required by 2031 or earlier as 
part of the delivery of the development in the eastern part of the SW Rugby site should this come forward prior 
to 2031. 

 SWLR- Potsford Dam Link 
(including Cawston Bends and 
Potsford Dam Roundabout 
improvements) 

SW Rugby & 
Lodge Farm 
Developers 

WCC 2031 £12,691,624 in 
total. 
£2,919,073.52 
from Lodge Farm. 

Notes:  Information from WCC received 20/12/17 based on the 2017 STA. Apportionment of costs calculated 
using trip rate data provided by Vectos- 77% to SW Rugby and 23% to Lodge Farm.   

 A426/Evreux Way SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2026 £5000 in total. 
£1043.50 from 
Lodge Farm 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 Rugby Gyratory Improvements SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2031 £500,000 in total. 
£104,350 from 
Lodge Farm 
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Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 A428 Hillmorton Road/Percival 
Road 

SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2031 £411,454 in total. 
£85,870.45 from 
Lodge Farm. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 B4429 Ashlawn Road/Percival 
Road 

SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2031 £361,327 in total. 
£75,408.94 from 
Lodge Farm. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 B5414 (North street/Church 
Street) 

SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2031 £500,000 in total. 
£104,350 from 
Lodge Farm. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

 Hillmorton Road/Whitehall Road 
Roundabout 

SW Rugby, Lodge 
Farm and Coton 
Park East 

WCC 2031 £457,178 in total. 
£95,413.05 from 
Lodge Farm. 

Notes:  Updated in relation to information from WCC received 20/12/17 based on the 2017 STA.  Apportionment 
of costs calculated using trip rate data provided by Vectos- 69.89% to SW Rugby, 20.87% to Lodge Farm and 9.24% 
to Coton Park East. 

Education 

Pupil transportation and 
contributions  towards new 
secondary school provision 

WCC Academy, 
Foundation and 
other schools  

TBC TBC  Pupil transportation and 
contributions  towards new 
secondary school provision 

WCC Academy, 
Foundation and 
other schools  

TBC TBC  

Notes: Same as LP54A 

New  2FE primary school provision 
rising to 3FE  if necessary 

WCC Academy, 
Foundation and 
other schools  

Phase 2 £6-8,000,000 New  2FE primary school 
provision rising to 3FE  if 
necessary 

WCC Academy, 
Foundation and 
other schools  

Phase 2 £6-8,000,000 

Notes: Same as LP54A 

Health facilities  

Land for GP surgery within local 
centre  

Developer C&R CCG/RBC TBC  TBC Land for GP surgery within local 
centre  

Developer C&R CCG/RBC TBC  TBC 

Notes: Same as LP54A 

Community 

Financial contribution to support 
library services  

WCC Library 
Service  

N/A  TBC  £15,321.60 Financial contribution to support 
library services  

WCC Library 
Service  

N/A  TBC  £15,321.60 

 Notes: Same as LP54A 
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Emergency services 

The employment and deployment 
of 15 additional Police staff 
requiring a) additional staff start up 
cost and personal equipment b) 
additional vehicles c) on site 
premises to cater for the additional 
staff 

Warwickshire 
and Mercia 
Police  

N/A  Phase 3  £476,370  The employment and deployment 
of 15 additional Police staff 
requiring a) additional staff start-
up cost and personal equipment 
b) additional vehicles c) on site 
premises to cater for the 
additional staff 

Warwickshire and 
Mercia Police  

N/A  Phase 3  £476,370  

  Notes: Same as LP54A 

St Cross Hospital 

 UHCW – The 
Hospital of St Cross, 
Rugby. 2 additional 
cubicles at the Walk 
in Centre  

UHCW All Local Plan 
Allocations 

Ongoing  £54,600. Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross, 
Rugby.  One theatre  

UHCW All Local Plan 
Allocations 

Ongoing  £167,500 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross - 
55 additional car 
parking spaces for 
each location  

UHCW All Local Plan 
Allocations 

Ongoing  £200,000 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 UHCW – The 
Hospital of St Cross 
& University Hospital 
Coventry - 1 CT 
scanner, 1 MRI 
scanner, 1 
endoscopy room  

UHCW All Local Plan 
Allocations 

Ongoing  £533,052 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Expansion A & E 
footprint to increase 
number of bays 

UHCW All Local Plan 
Allocations  

Ongoing  £1,024,800 Costs not 
yet apportioned 

Notes: Same as LP54A just moved position in the table to be included under each site. 

Utilities 

 Western Power 
connections where 
necessary  

Western Power All Local Plan 
Allocations 

Ongoing  TBC 

Notes: Same as LP54A just moved position in the table to be included under each site. 

 Improving 
telecommunications 
- connections to the 
strategic network to 
be made by 
developers of all new 
premises  

Developers  Broadband provider. 
All Local Plan 
Allocations  

Ongoing  TBC 
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Notes: Same as LP54A just moved position in the table to be included under each site. 
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Local Plan Infrastructure 

All Allocations 

UHCW – The Hospital of St Cross, 
Rugby. 2 additional cubicles at the 
Walk in Centre  

UHCW TBC  Ongoing  £54,600 Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

UHCW – The Hospital of St Cross, 
Rugby.  One theatre  

UHCW TBC  Ongoing  £167,500 Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

UHCW – The Hospital of St Cross - 
55 additional car parking spaces for 
each location  

UHCW TBC  Ongoing  £200,000 Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

UHCW – The Hospital of St Cross & 
University Hospital Coventry - 1 CT 
scanner, 1 MRI scanner, 1 
endoscopy room  

UHCW TBC  Ongoing  £533,052 Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

Expansion A & E footprint to 
increase number of bays 

UHCW TBC  Ongoing  £1,024,800 Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

Utilities  

Western Power connections where 
necessary  

Developers Western Power  Ongoing  TBC Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

Improving telecommunications - 
connections to the strategic 
network to be made by developers 
of all new premises  

Developers  Broadband provider  Ongoing  TBC Removed. 

Notes: Remains the same as LP54A but moved into individual site sections 

       

* indicative costings       
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Land at Barby Lane Appeal Decision 

 



  

 
 

  
 

 

Appeal Decision 
Site visit made on 4 April 2017 

by Mark Dakeyne  BA (Hons) MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 5th July 2017 

 
Appeal Ref: APP/E3715/W/16/3158785 

Land at Barby Lane, Hillmorton, Warwickshire 

 The appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant outline planning permission. 

 The appeal is made by Gladman Developments against the decision of Rugby Borough 

Council. 

 The application Ref R15/2039, dated 22 December 2015, was refused by notice dated 

28 July 2016. 

 The development proposed is application for outline planning permission for up to 107 

residential dwellings (including up to 40% affordable housing), demolition of existing 

outbuildings, introduction of structural planting and landscaping, informal public open 

space and children’s play area, surface water flood mitigation and attenuation, vehicular 

access point from Barby Lane and associated ancillary works. All matters to be reserved 

with the exception of the main site access. 
 

Decision 

1. The appeal is dismissed. 

Procedural Matters 

2. The application was made in outline with only access to be considered at this 
stage with all other detailed matters reserved.  The vehicular access to the site 

would be from Barby Lane via a priority controlled junction.  I have dealt with 
appeal on this basis, treating the layout plans within the Design and Access 

Statement (DAS) as an illustration as to how the site could be developed. 

3. The application was amended prior to its determination by the Council so that 

the description changed from ‘up to 110 residential dwellings’ to ‘up to 107 
residential dwellings’.  This revision is reflected in the description of 
development in the banner. 

4. A completed legal agreement under Section 106 of the Planning Act (S106) 
dated 21 March 2017 is before me.  The S106 includes obligations relating to 

affordable housing; on-site open space; an attenuation basin; and financial 
contributions for off-site sports and recreation facilities, the police service, 
sustainable transport, highway works and education.  I will return to these 

obligations later in this decision. 

5. The main parties were given the opportunity to comment on the recent 

Supreme Court judgement1 which I have taken into account in this decision. 

                                       
1 Suffolk Coastal DC v Hopkins Homes Ltd & SSCLG, Richborough Estates Partnership LLP & SSCLG v Cheshire East 
Borough Council 
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The approach to the decision 

6. There is agreement between the main parties that the Council cannot 
demonstrate a five-year supply of deliverable housing sites.  Although there is 

a dispute about the extent of the shortfall which I will come to later, in such 
circumstances paragraph 49 of the National Planning Policy Framework (the 
Framework) indicates that relevant policies for the supply of housing should not 

be considered up-to-date.  In addition paragraph 14 of the Framework sets out 
that where the relevant policies in the development plan are out-of-date the 

presumption in favour of sustainable development means for decision-taking 
that planning permission should be granted unless any adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits when 

assessed against the policies in the Framework taken as a whole or specific 
policies in the Framework indicate that development should be restricted. 

Main Issues 

7. Taking into account the evidence before me and the approach set out above, 
the main issues are: 

(1) the effect on the character and appearance of the area; and, 
(2) whether any adverse impacts arising from the development would 

significantly and demonstrably outweigh the benefits when assessed against 
the policies of the Framework taken as a whole. 

Reasons 

Character and Appearance 

8. The appeal site comprises pasture land and farm buildings at Waldings Farm 

immediately to the south of the built-up area of Hillmorton, a village absorbed 
into the south-eastern suburbs of Rugby.  The fields initially slope gently away 
from the settlement edge but then the gradients become more pronounced 

over the south-eastern and eastern parts of the site.  These more steeply 
sloping parts of the appeal site are part of the southern escarpment to a 

plateau upon which Rugby is situated as well as forming the upper slopes of 
the broad Rainsbrook Valley. 

9. The landscape hereabouts has been assessed in a number of documents over 

the years.  The Warwickshire Landscape Guidelines (1993) show the site lying 
within the Dunsmore Regional Character Area (RCA) wherein there are three 

distinct landscape character types (LCT), two of which affect the appeal site.  
The land to the north of the 120m contour falls within the Dunsmore Plateau 
Farmlands LCT whereas the land to the south of the contour comprising the 

upper reaches of the escarpment is within the Dunsmore Plateau Fringe LCT.  
The latter LCT includes a fairly narrow band running along the escarpment to 

the south of Rugby. 

10. A more detailed assessment of the Dunsmore RCA was made in 2006 by 

Warwickshire County Council2 (WCC) to help inform planning decisions.  The 
assessment concluded that the Plateau Farmlands LCT was in a strong 
condition with a moderate sensitivity to change whereas the Plateau Fringe LCT 

was in strong condition with a high sensitivity to change.  These findings of 
medium and high sensitivity were confirmed in a recent study of the landscape 

                                       
2 Landscape Assessment of the Borough of Rugby 
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around Hillmorton and Dunchurch again undertaken by WCC3.  This study 

suggests that the escarpment should be safeguarded from development. 

11. The appellant’s Landscape and Visual Appraisal (LVA) originally produced in 

2015 and revised in March 2017 to take into account the WCC work earlier in 
the year concludes that the site is of medium landscape value.  WCC dispute 
this assessment suggesting that the part of the site that lies on the escarpment 

has a high landscape value4. 

12. Having visited the site and surroundings and seen the landscape from 

viewpoints to the south, including some of those used in the LVA, I agree with 
the landscape character studies and the WCC assessment that the slopes of the 
escarpment are highly visible, a strong landscape feature, of high sensitivity 

and of high landscape value.  In this regard I give most weight to the 2006 
landscape study which was carried out in the absence of development 

proposals and therefore should be seen as being more objective.  The more 
gently sloping northern part of the site is less sensitive but nevertheless is 
clearly distinguishable in its character from the housing in Westwood Road, the 

school playing fields and the allotments inside the clear settlement edge to the 
northern boundary of the appeal site. 

13. The housing development would lead to urban built form beyond the clearly 
defined settlement edge encroaching down the escarpment slope below the 
120m contour.  This would be particularly apparent in the south-east part of 

the site where the top portion of a rectangular sloping field on the escarpment 
would be developed.  The southern limits of the site are not currently defined 

by any physical or natural feature such as a hedgerow so the development 
would require the formation of a new site boundary. 

14. The development would result in a significant urban intrusion into a mainly 

intact landscape.  There are some existing incursions to the west of Barby Lane 
such as the stark white elevations of the crematorium and the buildings of The 

Ridgeway Farm to the west and those of the appeal site but these are 
individual or small groups of buildings which do not have the effect of 
extending the urban area beyond its existing well-defined edge on the plateau.  

In contrast the housing estate with its relatively dense form and urban features 
such as lighting, roads and engineered attenuation basin would have the effect 

of extending the currently well-contained built-up area down the escarpment. 

15. The encroachment would be seen by those using the public footpath which 
rises up from the valley bottom before reaching the appeal site and those 

travelling up and down Barby Lane.  From longer distance viewpoints the 
development would be glimpsed in breaks in vegetation by users of the Oxford 

Canal, the towpath of which serves as a long distance footpath route, and from 
other footpaths and lanes in the valley bottom and on its southern slopes.  The 

existing urban area is not easily visible from the valley itself or the northern 
slopes, apart from the taller school buildings, because of the topography.  In 
contrast the development would be more clearly seen as an extension of the 

urban area from such viewpoints. 

16. The incursion would be mitigated to an extent by the retention of most of the 

trees and hedges which form field boundaries in accordance with criterion 1 of 

                                       
3 Rainsbrook Valley Landscape Sensitivity Study 2017 
4 Landscape Values defined in Guidelines for Landscape and Visual Impact Assessment (3rd edition) (GLVIA3) 
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Policy GP2, the provision of new structural planting and the inclusion of open 

space and other green infrastructure.  However, such measures would not be 
capable of disguising the fact that the proposal constitutes a housing estate 

extending out from the urban edge and down the escarpment which would lead 
to irreversible change in the landscape.  It would be seen as an unplanned and 
contrived extension of the urban area. 

17. The illustrative plans in the DAS show the south-east part of the site, which 
includes some of the steepest and most exposed land, being used for an 

attenuation basin and open space.  However, layout is reserved and the 
approach could change as acknowledged by the appellants5.  Moreover, even if 
the steeper parts of the escarpment were not built upon with houses there 

would still be, to my mind, an unacceptable spread of development beyond the 
urban area. 

18. I conclude that the development would have a significantly harmful effect on 
the character and appearance of the area and conflict with Policy CS16 of the 
Rugby Core Strategy of June 2011 (CS) as it would be of a scale and density 

that would cause material harm to the qualities and character of the area.  
There would also be conflict with Policy GP2 of the Rugby Local Plan adopted 

July 2006 (LP) as the landscape character of the area would not be retained.   
I would describe the landscape and visual effects in the longer term to be 
moderately adverse using the descriptors from the LVA. 

19. The Council suggest that the appeal site lies within a valued landscape which 
paragraph 109 of the Framework says should be protected and enhanced.  

Whether or not a landscape is valued is a matter of judgement6.  The site is not 
within a designated landscape such as a National Park or an Area of 
Outstanding Natural Beauty.  The landscape has not been highlighted in any 

development plan or supplementary planning document as being valued.  Part 
of the site forms a component of a wider landscape (the escarpment) which 

has high sensitivity to change and demonstrable physical attributes.  The site 
has clearly some value for local people, particularly those that use the public 
footpath that rises up the escarpment and crosses the land.  But such factors 

do not necessarily equate to a ‘valued landscape’.  In my judgement I would 
not describe the site or part of it as lying within a valued landscape. 

20. Nevertheless the core planning principles of the Framework which underpin 
decision making include taking account of the different roles and character of 
different areas, recognising the intrinsic character and beauty of the 

countryside and contributing to conserving and enhancing the natural 
environment.  Whilst these principles do not go as far as protection for its own 

sake they are considerations to be taken into account.  The escarpment is part 
of the intrinsic character of the countryside, having a different and more 

significant role in the wider landscape and a higher sensitivity than many areas 
of countryside on the edge of settlements.  Whilst the high sensitivity of the 
landscape does not necessarily preclude development as demonstrated by the 

proposed allocations in the Draft Local Plan for Rugby (DLP), it is an important 
consideration. 

  

                                       
5 Appendix 2 to Addendum Statement of Case 
6 Stroud DC v SSCLG & Gladman Developments [2015] EWHC 488 High Court decision 
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Policies of the Framework 

21. There are three dimensions to sustainable development, economic, social and 
environmental.  The Framework indicates that to achieve sustainable 

development economic, social and environmental gains should be sought 
jointly and simultaneously through the planning system. 

22. The development would make a significant contribution to the supply of 

housing.  The provision of this housing would provide economic benefits 
through construction and associated jobs, local spend from the new residents 

and New Homes Bonus and Council tax payments.  There would also be social 
benefits from the provision of the new homes, including over 40 affordable 
dwellings, in an area where there is a shortage of deliverable sites and an 

acute need for affordable housing. 

23. The extent of the shortfall in housing land supply against the five year 

requirement is a material consideration that can be attributed weight7.  In this 
case the dispute about the extent of shortfall stems primarily from differences 
in how the five year requirement should be calculated. 

24. The development plan requirement set out in the CS is 540 dwellings per 
annum (dpa).  However, adding the shortfall in provision since 2006 (the base 

date of the CS) together with 20% for persistent under-delivery leads, 
according to the Council, to a 4.36 year housing land supply. 

25. The alternative approach, promoted by the appellants, is to base the housing 

requirement on the Coventry-Warwickshire Housing Market Assessment of 
September 2015 (HMA) which considers the implications of the 2012-based 

household projections and economic forecasts.  The HMA calculates that 
Rugby’s Objectively Assessed Need (OAN) is 480 dpa.  However, there is an 
acknowledgement that Coventry is unlikely to be able to meet its own needs.  

A Memorandum of Understanding about the distribution of housing within the 
Coventry and Warwickshire Housing Market Area states that Rugby should 

accommodate 12,400 homes over the period 2011-2031 equating to 620 dpa.  
Applying this figure and adding the shortfall since 2011 and a 20% buffer 
leads, based on the appellants’ calculations, to a 2.83 year housing land 

supply. 

26. The Planning Practice Guidance (PPG) suggests that considerable weight should 

be given to the housing requirement figures in adopted Local Plans……unless 
significant new evidence comes to light.  The PPG also indicates that evidence 
that dates back several years, such as that drawn from revoked regional 

strategies, may not adequately reflect current needs. 

27. The CS requirement was based on the West Midlands Regional Spatial Strategy 

Phase 2 Revision published in December 2007.  On the face of it the figure falls 
into a category that the PPG suggests should be treated with caution.  

However, it is telling that the CS requirement exceeds the up-to-date OAN for 
Rugby on its own.  Moreover, the level of housing that Rugby should take from 
Coventry, although likely to be significant, and forming part of the DLP, has not 

been fully tested as the plan has not yet been subject to independent 
examination. 

                                       
7 Phides Estates (Overseas) Limited v SSCLG & Shepway District Council [2015] EWHC 827 (Admin) 
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28. For the above reasons I consider that the CS requirement should form the basis 

for calculating the housing land supply.  As a result I take the Council’s figure 
of 4.36 years supply of deliverable housing sites.  That said the existence of a 

shortfall, although not as significant as claimed by the appellants, should still 
be attributed considerable weight.  The appeal proposal would make a 
significant contribution to tackling the shortfall. 

29. Moreover, the acute need for affordable housing as evidenced by the number of 
people in unsuitable housing, the quantum of affordable homes needed per 

annum and the affordability ratio, as set out in the HMA, does not appear to be 
disputed.  Affordable housing has been under-delivered over a number of 
years.  The provision of over 40 affordable homes to accord with Policy CS19 

would be secured by the S106.  The affordable housing obligation is necessary 
to make the development acceptable, directly related to the development and 

is fairly and reasonably related in scale and kind.  Therefore, I have taken the 
obligation into account.  The provision of affordable housing is a significant 
factor in favour of the appeal. 

30. There would be some potential biodiversity benefits provided appropriate 
planting and habitat creation was incorporated into the detailed design.  These 

benefits should be afforded moderate weight. 

31. In terms of other claimed benefits, the provision of open space within the 
development is primarily aimed at meeting the needs of new residents and 

ensuring a suitable layout.  I see this as a neutral factor. 

32. Rugby is the largest settlement in the Borough and earmarked as the primary 

focus for housing growth in both adopted and emerging development plans.  
The site is close to schools and shops in Hillmorton.  Some of these facilities 
such as the secondary school would be very close using the public footpath that 

runs through the site.  There is a regular bus service into the centre of Rugby 
from the B4429 to the north of the site which can also be reached via the 

footpath.  The footpath would be improved.  Although the private car would be 
used for many journeys, such as travelling to work, accessing health services 
and main shopping trips, the site is in a reasonably sustainable and accessible 

location.  The accessibility of the site is a neutral consideration. 

33. I have taken into account the objections on highway grounds but note that the 

Highway Authority is satisfied that the access would be designed to meet 
guidelines, not cause dangers for road users and that the development could 
be accommodated on the highway network subject to improvements. 

34. The development would change the outlook for the existing residents in 
Westwood Road but the long gardens would ensure good separation distances 

such that living conditions would not be materially affected.  

35. The S106 includes a number of obligations relating to the provision of services 

and infrastructure to support the development.  On the basis that these 
obligations need to meet the legal and policy tests set out in paragraph 204 of 
the Framework, they would mitigate the effects of the development and would 

not be benefits.  However, as I am dismissing the appeal, I do not need to 
consider in further detail whether these obligations, including those that are 

disputed, meet the tests. 
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36. In terms of adverse impacts, environmental harm would arise from the effects 

on the landscape as discussed earlier.  I regard this irreversible harm to be 
substantial. 

37. The development would also lead to the loss of about 3.5 ha of the best and 
most versatile agricultural land.  The Framework advises that the economic and 
other benefits of such agricultural land should be taken into account.  Having 

regard to the good availability of the higher grades of land in the county and 
Borough, the harm arising from the loss would be limited. 

38. The older farm buildings originating from the late 18th to the mid-19th centuries 
are non-designated heritage assets.  However, their significance as buildings 
and their setting have been adversely affected by demolition of some of the 

original assemblage, unsympathetic alterations and the 1980’s farmhouse, 
modern functional agricultural buildings and telecoms masts which now form 

part of, and dominate, the ‘farmstead’.  Although the proposals would result in 
the total loss of the non-designated heritage assets the harm would be limited 
because their significance has been eroded over time and mitigation through 

recording of the buildings could be secured. 

39. The scheme would comply or be capable of complying with a number of non-

contentious development plan policies relating to affordable housing, 
biodiversity, open space, developer contributions, transport and sustainable 
design.  However, the proposal would be contrary to Policies CS16 and GP2 of 

the development plan.  There would also be conflict with Policy CS1 
(development strategy) which states that new development in the countryside, 

unless allowed by national policy, should be resisted, and with the settlement 
boundaries set by the LP.  However, all three policies were adopted before the 
introduction of the Framework in 2012.  The weight to be given to them 

depends on their consistency with the Framework. 

40. Policy CS16 only permits development which does not cause material harm to 

the qualities, character and amenity of an area.  Material harm equates to a 
level of harm which is noticeable, including limited harm.  This sets a higher 
bar than the Framework which takes a more balanced approach to considering 

the dimensions of sustainable development and harm against benefits. 

41. LP Policy GP2 requires the retention of important site features and that the 

landscape character of an area is retained or enhanced.  Although criterion 1 is 
broadly consistent with the Framework, criterion 2 goes beyond the hierarchy 
of protection promoted by paragraph 113 of the Framework and the core 

planning principle of recognising the intrinsic character and beauty of the 
countryside.  Rather the policy seeks protection and enhancement of all 

landscapes, not just those that are valued. 

42. Policy CS1, in dealing with the spatial distribution of housing through a 

settlement hierarchy, is a relevant policy for the supply of housing.  Due to the 
lack of a five-year housing supply Policy CS1 is out-of-date.  Moreover, the 
protection of the countryside for its own sake in the policy is more restrictive 

than the Framework. 

43. For these reasons I do not give full weight to these policies.  Policies CS16 and 

GP2 should carry moderate weight and Policy CS1 limited weight. 
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Planning Balance and Conclusions 

44. Paragraph 14 of the Framework is engaged as relevant policies of the 
development plan are out-of-date.  This is the case even if Policy CS1 were not 

to be considered a relevant policy for the supply of housing as the shortfall in 
housing supply is enough to trigger the operation of the second part of 
paragraph 148.  In this case there are no specific policies of the Framework that 

indicate that development should be restricted.  For example I do not regard 
the site to be part of a valued landscape, on the basis that the protection of 

valued landscapes is a restrictive policy.  Therefore, the tilted balance under 
the fourth bullet point of paragraph 14 applies. 

45. I conclude that the adverse impacts of granting planning permission arising 

from the substantial environmental harm to the landscape and limited harm 
from the loss of agricultural land and non-designated heritage assets would 

significantly and demonstrably outweigh the significant economic and social 
benefits resulting from the provision of new housing, including affordable 
homes, in an area where there is a shortfall in provision, and the moderate 

biodiversity benefits. 

46. In reaching my overall conclusions I have had regard to the fact that allowing 

the appeal would weaken the Council’s position in protecting the clearly defined 
southern fringe of the urban area and the escarpment from intrusive 
development.  Whilst each application should be considered on its merits there 

is no doubt in my mind that permission here would make it more difficult for 
similar proposals to be resisted with a cumulative negative impact on the 

landscape.  An example of a similar proposal would be the current application 
for housing on the east side of Barby Lane.  I regard this to be more than a 
generalised fear of precedent but a realistic and specific concern.  Whilst 

development is proceeding at Ridgeway Farm to the west that site has a 
frontage onto the B4429 and housing does not extend beyond the existing 

buildings with only open space and an attenuation feature below the 120m 
contour.  Therefore, the circumstances are not directly comparable. 

47. I have had regard to the large number of objections on other grounds but 

these do not affect my overall conclusions. 

48. The proposal would be in conflict with the development plan.  Although the 

weight to be attributed to the relevant development plan policies is moderate 
or limited, the starting point for decision making is the development plan.  
Material considerations do not indicate that the appeal should be determined 

otherwise than in accordance with the development plan.  Therefore, the 
proposal would not constitute sustainable development. 

49. For the reasons given above the appeal should be dismissed. 

Mark Dakeyne 
 
INSPECTOR 

                                       
8 See paragraph 59 of the Supreme Court judgement referred to in Footnote 1 

Appendix D


	Appendix D- Appeal Decision 3158785
	FINAL Statement - Matter 3 - Issue 3b - Strategic Allocations.pdf
	FINAL SW Rugby SPD Masterplan - Appendix B to Matter 3- Issue 3b.pdf
	Appendix C- Homestead Link Indicative Plan.pdf
	Sheets and Views
	RUGBY-ATK-DR-001






