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1. Introduction 
 
1.1 This Statement of Common Ground (SoCG) relates to the Lodge Farm proposed allocation Policy DS10 
of the Rugby Borough Council Local Plan 2011 – 2031 (Local Plan). The Statement is intended to provide the 
Local Plan Inspector and interested parties with a summary of matters of agreement between the site 
promoter St Modwen and Rugby Borough Council (the Council). Where appropriate, reference is also made 
to the views of other technical consultees in respect of the site.  
  
1.2 The allocation has been based on the up-to-date evidence base documents including: the Housing 
Background Paper (LP11); Strategic Transport Assessment (LP20); the Sustainability Appraisal (LP03); the 
SHLAA Update and Addendum (LP10a); the Habitat Regulations Assessment (LP40); and the Local Plan 
Viability Report (LP22) which have each assessed the implications of the proposed allocation at Lodge Farm 
and demonstrated that it satisfies the tests of soundness.   
   
1.3 A significant amount of technical work in relation to the site has also been undertaken by both the site 
promoter St Modwen and the Council.  The technical work demonstrates that the site is 
deliverable/developable in relation to NPPF para. 47 and that Policy DS10 is sound and culminates in the 
Lodge Farm Vision and Delivery document November 2017 (Vision Document) which is appended to this 
SoCG as Appendix 1. This Vision Document is an updated version of the November 2016 Vision Document 
submitted by St Modwen with its Local Plan Publication Plan representations.   
 
1.4 The Vision Document 2017 includes Technical Appendices which are listed below. These reports are 
summarised in the Vision Document and are not therefore appended to this SoCG but will be made available 
to the Examination at the request of the Inspector. The Vision Document and Technical Appendices can be 
downloaded at the following website http://www.lodgefarmvillage.co.uk.  The Appendices are as follows: 
• Appendix 1 - Landscape and Visual Appraisal  
• Appendix 2 – Ecological Report  
• Appendix 3 - Archaeology Statement 
• Appendix 4 - Heritage Assessment 
• Appendix 5 - Flood Risk and Surface Water Management 
• Appendix 6 - Transport Strategy Report  
• Appendix 7 – Report on Existing Noise Climate 
• Appendix 8 - Air Quality Technical Note  
• Appendix 9 – Phase 1 Geo-environmental Desk Study  
• Appendix 10 – Utility Capacity Analysis Report 
• Appendix 11 - Deliverability Statement 
 

 
2. Site Location and Description  

 
2.1 The site is located alongside the A45 between Rugby and Daventry. It comprises approximately 105 
hectares of mixed farmland (Grade 3b) and woodland centred around 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. 
 
2.2 The site is bordered to the north east by the A45, beyond which are a number of nearby occasional 
building groups, including Manor Farm and Manor Farm Cottages. Set back beyond the A45 to the north east 
is the settlement of Onley and HM Prison Onley.  
 
2.3 To the east of the site are a disused railway line and the Oxford Canal which both run in a north south 
direction. Further to the east are the settlements of Barby and Braunston which are located upon a ridge of 
higher ground that rises above the valley floor landscape. To the south of the site the topography rises to a 
localised hill at the hamlet of Woolscott from which there are views toward the southern edge of the site. To 
the south and east of Woolscott are the lower-lying valley floor villages of Willoughby and Grandborough. 
  
2.4 More detail of the site and plans illustrating its location are provided on pages 16-19 of the Vision 
Document (Appendix 1).   

  

http://www.lodgefarmvillage.co.uk/
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3. Local Plan Policy DS10 & Relevant Policies  
 

 
 

3.1 Policy DS10 above is a composite version of the policy which includes the Minor Modifications as 
indicated in Exam Doc LP54A (Updated Table of Minor Modifications). As indicated below, the emerging 
masterplan proposals for the site have had regard to Policy DS10 and the other draft policies of the Local 
Plan.   
 
3.2 The allocation of Lodge Farm as a new settlement is of a sufficient size to support on-site services and 
facilities. This point is recognised in the Local Plan Housing Background Paper (September 2017) (LP11) 
which acknowledges the site’s proximity to both Rugby and Daventry. The site also has access to Rugby and 
Daventry with the potential to improve the existing bus service. It will become the largest Main Rural 
Settlement in the Borough. The Rural Sustainability Study (LP28) demonstrates the level of services the 
existing Main Rural Settlements in the Borough can sustain to support a rural population.  
 
3.3 The settlement hierarchy for the Rugby Local Plan identifies that when completed Lodge Farm will 
become a Main Rural Settlement (MRS) under Policy DS3. MRS’ form an important part of the Council’s 
development strategy and housing land supply within the Local Plan.  The Housing Background Paper 
(LP11) (para 1.30) acknowledges that Lodge Farm will be classified as a MRS which will assist with 
sustaining the rural population and help to meet the needs of the residents in surrounding settlements. 
 
3.4 Whilst it is acknowledged that policy wording may change through the Examination process, the following 
draft Local Plan policies are considered to be particularly relevant, in conjunction with Policy DS10, in 
demonstrating the suitability of the site and shaping its proposals: 
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Strategic Policies 
• Policy GP2 sets out the settlement hierarchy and states that new development will be resisted in the 

Green Belt and therefore only in exceptional circumstances will development be permitted.  
• Policy DS3 sets out the residential allocations required to deliver the 12,400 dwellings over the plan 

period in accordance with the strategy the Council has established.  This strategy is based on the 
need to maximise housing delivery at Rugby town and sustainably extend Main Rural Settlements 
(MRS), along with the provision of a new MRS at Lodge Farm.   

• Policy DS5 Comprehensive Development of Strategic Sites – requires masterplanning, design and 
viability assessments of the proposals 

Housing 
• Policy H1 Housing Mix – requires a market mix consistent with the latest SHMA 
• Policy H2 Affordable Housing Mix – requires a target provision of 30% on greenfield sites with further 

guidance on tenure via a Housing Needs SPD 
• Policy H6 Specialist Housing – encourages the provision of specialist housing including housing to 

meet the needs of older people 
Healthy Communities 

• Policy HS1 Health, Safe and Inclusive Communities – supports social, recreational and cultural 
facilities that service communities’ needs 

• Policy HS4 Open Space and Recreation – establishes open space standards for new developments 
• Policy HS5 Traffic Generation and Air Quality – ensures appropriate safeguards for air quality 

Natural Environment 
• Policies NE1 & 2 Biodiversity and Geodiversity – protects areas of importance commensurate with 

their status in the hierarchy of designated sites and their contribution to ecological networks 
• Policy NE3 Blue and Green Infrastructure – seeks protection and provision of these networks where 

they support and delivery environmental and quality of life benefits for local residents 
• Policy NE4 Landscape Protection and Enhancement – protection and integration into the landscape 

Design & Construction 
• Policy SDC1 Sustainable Design – seeks high quality inclusive and sustainable design 
• Policy SDC2 Landscaping – ensuring landscaping is an integral component of a scheme’s design 
• Policy SDC3 Protecting and Enhancing the Historic Environment – provides for protection and 

enhancement of the historic environment; 
• Policy SDC4 Sustainable Buildings – seeks to apply standards for water efficiency and energy use 
• Policies SDC5 & SDC6 Flood Risk Management & Sustainable Urban Drainage – controls 

development and steers it to areas of lowest flood risk 
• Policy SDC9 Broadband and Mobile Internet – seeks to ensure broadband infrastructure is provided  

Delivery 
• Policy D1 Transport – appropriate transport strategies are provided for sites 
• Policy D3 Infrastructure and Implementation – ensures that capacity of services and infrastructure is 

provided 
• Policy D4 Planning Obligations – provides a policy basis for S106 Planning Obligations and 

Community Infrastructure Levy 
 
Policy GP2 and Protection of the Green Belt 
3.5 Within Rugby the Green Belt covers approximately half of the Borough, wrapping around the outer edge 
of Coventry and extending to the western side of Rugby Town. Central to the Council’s strategy for 
development within the Borough is an approach to the spatial distribution of development which affords the 
greatest protection to the Green Belt. Lodge Farm is outside the Green Belt and therefore its development is 
wholly consistent with NPPF paragraphs 17 and 83 and Policy GP2 of the Local Plan. This acknowledges the 
approach in national policy that Green Belt boundaries should only be altered in exceptional circumstances.  
 
3.6 The development of a new settlement is an appropriate way to deliver a significant number of dwellings in 
accordance with paragraph 52 of the Framework.  Policy DS10 protects the Green Belt by directing 
development onto land that is outside the Green Belt, consistent with the Framework paragraph 84 and the 
wider spatial strategy and settlement hierarchy of the Local Plan, which seeks to protect the Green Belt within 
Rugby Borough.   
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3.7 Such a strategy is entirely consistent with the Planning Minster (Nick Boles) letter of 3 March 2014 to the 
Planning Inspectorate emphasising the government’s policy on the Green Belt, where it was made clear that 
the decision to review the Green Belt is a matter solely for the Local Planning Authority with the Planning 
Minister confirming that: 
 
“It has always been the case that a local authority could adjust a Green Belt boundary through a 
review of the Local Plan. It must however always be transparently clear that it is the local authority 
itself which has chosen that path – and it is important that this is reflected in the drafting of 
Inspectors’ reports. The Secretary of State will consider exercising his statutory powers of 
intervention in Local Plans before they are adopted where a planning inspector has recommended a 
Green Belt review that is not supported by the local planning authority.” 
 
3.8 The allocation of Lodge Farm has the support of the local planning authority and in these circumstances it 
is clear there is no basis for the Local Plan Examination process to consider any alternative Green Belt 
proposals in preference to Lodge Farm and Policy DS10, as explained in more detail at paragraph 3.106 of 
the Housing Background Paper (LP11).   

 
4. St Modwen’s Representation to Policy DS10  
 
4.1 The Council’s Table of Minor Modifications (LP54A) provides proposed changes to Policy DS10 
(LP54.60).  These changes to DS10 are supported by St Modwen (along with changes to the supporting text 
LP54.61-63) which largely reflect the representations made to the Publication draft of the Local Plan.   
 
4.2 The representations submitted by St Modwen also suggested that a new criterion could be added to the 
allocation to provide some on-site employment land of approximately 2ha as part of the overall delivery.  The 
representations were suggesting relatively small-scale employment units (B1c, B2, B8) including those of a 
scale to meet the identified need within the GL Hearn Employment Land Study (2015) (between 465 – 
1,850sqm).  These could be delivered to potentially accommodate small-scale workshops, studios and 
“incubator” units for existing and future residents.  No single B8 building would exceed 2,787sqm 
(30,000sqft). Whilst these representations have not been accepted by the Council, St Modwen accepts this 
suggested modification does not render Policy DS10 unsound. If this employment land is not ultimately 
required, the area indicatively proposed for this on the illustrative masterplan would be provided in the form of 
additional Green Space.  In addition, St Modwen made representations seeking reference to C2 Use Class 
being an acceptable form of development as part of the Lodge Farm new settlement.  
  

 
5. Proposed Development  
 
5.1 Policy DS10 establishes the policy criteria for Lodge Farm. The policy requires the development of a 
community comprising housing and community facilities set within a comprehensive network of green 
infrastructure. Community facilities are defined as a local centre, a primary school and a new GP surgery. The 
policy also sets out access and infrastructure requirements. This section of the SoCG explains the principal 
components of Policy DS10. 
 
Masterplanning 
5.2 As a standalone community of up to 1,500 new homes, the proposed new Village will be able to provide 
and support the range of community and mixed uses set out in Policy DS10, including a local centre, primary 
school and GP surgery. The Vision Document 2017 has been prepared by the site promoters St Modwen and 
provides greater detail of how the masterplan for the site has evolved and the factors which have influenced 
its production, consistent with Policy DS5 and the provision of a comprehensive Masterplan.  This includes 
not only a substantial technical evidence base as referenced above, but also an understanding of existing 
local settlements to identify those characteristics of local villages that can positively influence the form, 
function and appearance of the proposed Lodge Farm Village.   
 
5.3 Specific factors that have been considered include the urban pattern, landscape setting, building 
vernacular and open spaces within local villages to identify those attributes that contribute to a strong sense 
of place or local distinctiveness typical of the area. The aim is to use these factors in the design of Lodge 
Farm to help ensure that the new Village has a good ‘fit’ and sense of belonging within the locality.  The 
Masterplan and associated areas of land use are provided at pages 48 and 49 of the Vision Document.  This 
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indicates the overall land uses including 2 ha of land for local employment uses and 2 ha of land for the 
primary road on the 104ha site. The main components of the development are however, explained below. 
 
Open Space and Green Infrastructure Provision (52ha) 
5.4 Consistent with Policies NE3 and HS4, the masterplan proposals indicatively provide approximately 52 
hectares of public open space (around 50% of the total site area), forming a comprehensive Green 
Infrastructure Network that protects, enhances and links into adjacent networks and utilises existing habitats 
where possible. Key components include:  

• Formal and Informal Parkland;  
• Sports Pitches & Children’s Play Areas & Trim Trails;  
• Allotments/Food Production;  
• Habitat Creation and Improvement Areas & Native Tree and Hedgerow Planting;  
• Community Green Spaces & Community Orchards and Woodland;  
• Sustainable Drainage Systems (SUDS); and  
• Improved Footpath and Cycleways 

 
Housing Provision (43ha) 
5.5 The primary use is housing, with 1,500 new homes considered to be appropriate for the site. This level of 
housing development has been arrived at by considering the size of and constraints on the site and also 
considering the appropriate scale of development which could create a critical mass to support a viable and 
sustainable range of local facilities. In particular, with an anticipated population of around 3,700, Lodge Farm 
Village will be one of the largest Main Rural Settlements in the Borough sufficient to sustain local on-site 
services including a primary school and community facilities. Key components of the housing provision 
include: 

• A mix of housing reflective of the housing mix policy (Policy HS1); 
• Net average densities of 35dpha;  
• Provision of 30% (450 units) affordable housing; and  
• Within the local centre housing for older people is provided consistent with Policy HS6. 

 
5.6 Overall, the approach to the provision of new homes is a scheme which is well designed, built to high 
standards and set within distinctive neighbourhoods that provide a balanced mix of housing types and 
tenures, including with gardens, to address generational demands and affordable housing provision.  
 
A Village Community – Facilities (4.5ha) 
5.7 Provision of facilities not only for new residents of the village but also for the benefit of existing 
communities within its wider rural catchment, which currently have to travel to Rugby/ Dunchurch or Daventry.  
The Lodge Farm education and community hub as illustrated on the masterplan follows the direction of 
national policy in seeking to minimise the generation of trips by car (and foster a car-free environment), 
planning positively for the provision of a wide-range of community facilities and encouraging opportunities for 
meeting between members of the community who might not otherwise interact. Interactions will include those 
formally arranged as part of community activities, informally via the pupil drop off and collection arrangements 
or through incidental encounters at the one stop access point to community services. The local centre will 
provide: 

• Primary school & Children’s Nursery 
• GP surgery 
• Police facility 
• Community Hall 
• Green Space for recreation 
• Local shops (including convenience store) and a public house 
• Housing for older people  

 
5.8 The proposals include a two-form entry primary school provided on-site within the local centre with 
flexibility to increase to three-form entry if required. As indicated in the delivery trajectory (included within the 
Vision Document) the phased approach to education provision results in an initial provision modelled on the 
smallest Warwickshire primary school of two classrooms and a hall, to be followed by the third classroom, the 
first nursery play room, the first GP consulting room and other community provisions.  The community hub 
building will provide flexible and adaptable multi-use accommodation which is able to respond to the needs of 
the new settlement as they arise. 
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5.9 The population of Lodge Farm Garden Village will be approximately 3,700 persons. Guidance from the 
DoH Building Note 11-01 (2013) suggests that at that point there will be a need for 3 consulting rooms, a 
Treatment Room and ancillary space. The phased approach to delivery of the site will see a part-time GP 
presence by the second year of occupations to remove any need to travel outside of the village for a GP 
consultation and for provision to be increased at each phase of development.  The Primary Care facility will 
be best delivered as a satellite to a larger Practice in the area. Informal discussions have already taken place 
with a local Practice Manager who has confirmed a willingness to be being involved as the project develops.   
 

 
6. Highways and Infrastructure Provision 
 
6.1 The Infrastructure Delivery Plan (IDP) is provided at Appendix 3 to the Local Plan and Section 2 of the 
IDP explains and lists the close working with key infrastructure providers which includes liaison over Lodge 
Farm.   
 
Highways and Access 
 
Site Access 
6.2 An access strategy has been developed which will provide two three-arm roundabouts to access the site 
via the A45. If the provision of employment land was considered acceptable a separate access would be 
provided to the employment area in the form of a ghost right turn facility.  Preliminary highway designs have 
been prepared in accordance with the relevant standards set out in Design Manual for Roads and Bridges 
TD16/07 and TD42/95. All junctions are capable of being provided entirely within the public highway or land 
within the developer’s control and can be delivered without the need for third party land (note that the site has 
direct access to the A45 for a length of circa 1.8km). 
 
Public Transport Provision 
6.3 RBC are considering a further modification to Policy DS10 such that the requirement for the bus service to 
connect to Daventry is removed with a view to delivering a commercially attractive route which maximises 
efficiency of the service and the potential population draw along the route as a whole.  Assuming this 
modification is accepted, Lodge Farm would be served by a new bus route connecting the site to Rugby along 
the A45, with buses entering the site. The new service would be in addition to existing services. 
  
6.4 A phased bus service will be introduced early during Phase 1 of the development, with the exact timing 
and funding mechanisms to be agreed through the planning application process in consultation with 
Warwickshire County Council Public Transport Team.  During Phase 1 the bus would access the site via the 
southern roundabout, with the internal layout designed to allow a bus to turn within the site. The bus service 
would build up to a full service that would pass through the site via the two access roundabouts during Phase 
2 of the development. 
 
6.5 The bus service would be targeted to achieve modal shift from journeys by car. 
 
6.6 Lodge Farm offers an opportunity to align with the wider infrastructure provision supporting other strategic 
allocations to the south and southwest of Rugby.  Positive discussions have been held with Stagecoach. The 
service would be fully funded by the developer through the build out of the site until a point whereby it 
becomes commercially sustainable. 
 
Cycling 
6.7 The key destinations for cycling would be Dunchurch (approximately 3km or a 12-minute cycle) and 
Rugby (approximately 7km or a 25-minute cycle). To enable cycling to be a safe and attractive mode choice, 
the developer would fund a cycle route between the site and the existing cycle facilities in Dunchurch. 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 early during Phase 1 of the development. St Modwen would engage with 
WCC at an early stage of the planning application process to identify a suitable design.   
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Internalisation of Movements 
6.8 In addition to physical measures, ‘soft’ measures will also be deployed extensively to encourage existing 
residents of the local area and new residents of the village to make journeys by sustainable modes. These 
measures will include personalised travel planning, ticketing incentives, real-time journey information and 
travel marketing. In addition, provision of a primary school, health centre, local centre and on-site employment 
opportunities will reduce the need to travel externally from the site, which itself benefits from excellent access 
via strategic routes to key commuting destinations such as Rugby, Daventry, Coventry and Northampton. 
 
Transport Modelling – Off-site Junction Mitigation  
6.9 Delivery of the full allocation would be dependent on completion of the South West Link Road, which will 
release capacity elsewhere on the network, particularly through Dunchurch. However, traffic modelling work 
undertaken on behalf of the County Council demonstrates that initial phases of development could be 
delivered prior to full completion of the relief road.  There is potential for earlier delivery of Lodge Farm, but 
this would need to be demonstrated through testing of localised highway mitigation works as part of the 
Transport Assessment process.   
 
6.10 The transport modelling undertaken to support the emerging Local Plan has identified improvement 
schemes at other junctions that would be required to accommodate planned growth. The schemes relevant to 
Lodge Farm Village have been reviewed and, in principle, are deliverable by the developer. The development 
at Lodge Farm Village will result in some additional traffic at junctions in Northamptonshire, particularly in  
Daventry town, and also on rural routes through Grandborough and Barby. Schemes to mitigate the effects of 
the development on these routes would be considered in detail as part of the Transport Assessment 
accompanying a planning application. 
 
Public Utilities 
6.11 Electricity, gas, water and telecommunications will all be provided for the proposed development and 
Western Power Distribution have provided an outline strategy for the delivery of power to the site which, 
based on experience of similar sites, could be achieved within 18 months to 2 years.  
  
6.12 Similarly, the gas supply would require reinforcement off-site but is achievable within the same time 
frame.  Severn Trent has confirmed that water supply is readily available for the first 300 units, by which time 
off-site reinforcement would be completed to accommodate the remaining development. Finally, both BT and 
Virgin Media have stated that Broadband fibre to the premises (FTTP) is readily available in Daventry Road 
(A45). 
 
6.13 The Water Cycle Study (WCS) indicates that the nearest existing waste water treatment works (WWTW) 
is located close to Dunchurch.  Severn Trent Water has been consulted on the Lodge Farm Village proposals 
and the WCS confirms 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 WCS reveals that Lodge Farm is the only major development site discharging to the Dunchurch WWTW 
with only two other committed housing schemes in Dunchurch discharging there).  The WCS confirms that 
STW will include the upsizing of the WWTW in their works programme to ensure delivery consistent with the 
site’s progress through the Local Plan process and beyond.   The site would drain via a foul water pump 
station with a rising main laid along the public highway to the Dunchurch WwTW.   The upgrade requirements 
include both an increase in treatment capacity and works to address quality issues (ammonia and BOD 
(biological oxygen demand)). Severn Trent Water has stated that there are no constraints affecting the 
expansion of the WwTW.  
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7. Delivery and Phasing 
 
Land Control 
7.1 Policy DS10 proposals for Lodge Farm are deliverable and viable and promoted by a developer with a 
proven track record of delivering large scale development proposals.  
 
7.2 St Modwen is a FTSE 250 national developer with a proven 30-year track record of masterplanning and 
delivering major residential, employment and mixed-use developments on greenfield and brownfield land 
(including both urban extensions and new settlements) across Britain.  The Deliverability Statement provides 
further detail regarding land control and examples of other mixed use developments and new settlements 
which St Modwen has delivered, including another similar scheme in Warwickshire which is currently being 
developed 
 
7.3 St Modwen can confirm that the land proposed for allocation in the emerging Rugby Borough “Publication 
Draft” Local Plan as Lodge Farm Village (c.105ha) is available now.  There are no legal or ransom constraints 
which would prevent delivery of the policy. St Modwen control all the land required to deliver the policy, 
having negotiated a long-term legal agreement with the relevant landowners.  Under the terms of the 
agreement the landowners are contractually committed to release the land (subject to the grant of planning 
permission) and St Modwen is committed to deliver the scheme.   
 
7.4 As is St Modwen’s usual practice on its larger sites, St Modwen would set up a site-wide management 
company to manage and maintain all public open space, green infrastructure and the community facilities. 
This would be funded by an estate charge payable by house purchasers. St Modwen would deliver the 
community hub which would accommodate the primary school and GP surgery.  The intention is that St 
Modwen would build and then lease the retail units and the public house.   
 
Delivery Trajectory 
7.5 A development trajectory for the Lodge Farm is provided as Appendix 2 to the Local Plan. This sees first 
residential completions in 2022/2023 of 25 units, followed by 80 units per annum thereafter up until the end of 
the plan period in 2031 with 665 dwellings being delivered over this 9-year period and the remainder of the 
site being built out beyond the plan period.  
 
7.6 Included with the Vision Document is a development delivery programme which depicts the main 
elements of the development’s delivery and phasing. Housing development at Lodge Farm would be 
accompanied by delivery of the important infrastructure and services in a timely manner with early delivery 
where possible.  
 
7.7 The principal element of off-site infrastructure affecting the delivery and phasing of Lodge Farm relates to 
the delivery of a link road through the South West Rugby development site allocation which is identified as a 
requirement to mitigate the effects of Local Plan traffic growth. The primary benefit of the SWLR is that it 
diverts traffic away from Dunchurch.  The County Highways modelling work models delivery of 265 dwellings 
from Lodge Farm prior to the delivery of the link road.  The trajectory envisages that taking place by 
2025/2026. Thereafter delivery is anticipated at 80 units per annum.  
 
Lead-in times 
7.8 The lead-in times for the development on Lodge Farm site are primarily associated with the planning 
process. The trajectory allows for a four-year lead in time (2018/19 to 2021/22) from the adoption of the Local 
Plan, until the first residential completions in 2022/23 of 25 units. A four-year lead in time is more than is 
normally required to enable delivery of the 1st residential completions.  The principal reason for this potential 
delay to the on-site start are timescales envisaged through the strategic transport modelling associated with 
the delivery of the SW Link Road. Without this delay, St Modwen are of the view that first phase completions 
could potentially occur earlier, during 2021/2022.  The Borough Council is of the view that the four year lead-
in time is realistic. 
 
Build rates and outlets 
7.9 The build out rates for Lodge Farm in the Local Plan Trajectory indicate that annual completions will peak 
at 80 dwellings per annum. Build rates on sites are dictated by a number of factors, including the local market, 
sales rates, affordable housing levels, physical build constraints and number of outlets/ frontages.  
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7.10 St Modwen anticipate that Lodge Farm will be delivered by two outlets each delivering c.40-50 homes 
per annum, with the 30% affordable housing being delivered on top of this. This would deliver a peak of 
c.130-140 dwellings per annum (assuming both operating at capacity), albeit ramping up to that level in the 
first years. 
   
7.11 Lodge Farm will be attractive to the housebuilding market, even those housebuilders who are, or shall 
be, delivering sites at Rugby Town given its unique offer. 
 
7.12 As the new settlement generates its own mass, it is likely that additional outlets would be added to 
deliver potential higher peak build out rates and examples elsewhere of this are provided in the Deliverability 
Statement. However, for the purposes of consistency with the Submission Local Plan, the delivery rates 
associated with the Housing Trajectory have been used which is considered to be a robust approach to build 
out rates. These provide a degree of flexibility and acknowledge that in any given year one (or more) outlets 
on the site may not be operating at full capacity (i.e. ‘start-up’ or ‘tail-end’ phases); plus the delivery of 
affordable housing to supplement private sales may not be achieved at steady annual rates. 
 
Viability 
7.12 A Viability Assessment of the Rugby Borough Council Local Plan has been prepared for the Council by 
Dixon Searle (LP22).  This provides a conclusion of the assessment for Lodge Farm at pages 90-91 and 
indicates that the Policy DS10 proposals for the Lodge Farm site are viable.  Paragraphs 3.8.27 & 3.8.30 (in 
part) conclude as follows: 
 
“The outcomes are indicative of the most positive strategic site viability prospects from the current 
review scope, on the basis assumed.” (Paragraph 3.8.27) 
 
“Good prospects of viable development are indicated, supporting a range of planning obligations, 
including likely scope for affordable housing at policy levels (30% assumed, as above).” (Paragraph 
3.8.30)   
 
7.13 St Modwen has separately appointed CBRE (supported by Wakemans as cost consultant) to assess the 
financial/ economic viability of Policy DS10. Their assessment is included within the Deliverability Statement 
(separately available), which explains the methodology employed, assumptions adopted and overall results in 
relation to the residual land value, which concludes as follows:   
 
“The viability appraisal has been undertaken in accordance with the National Planning Practice 
Guidance on “Viability” and demonstrates that the allocation/ development is viable, when all of the 
development/ mitigation costs are taken into account.” 
 
Planning Application  
7.14 It is St Modwen’s intention to support the site allocation following the Local Plan process with the 
submission of a single outline planning application on the site.  In this regard, an Environmental Impact 
Assessment (EIA) Scoping Report was submitted to the Council on 18th December 2017 for the proposed 
development of Lodge Farm, following initial pre-application discussions with the local planning authority.  
The EIA Scoping Report is a public document and can be accessed from the following website; 
http://www.lodgefarmvillage.co.uk.   
 
7.15 Applications for the approval of the reserved matters will be submitted by St Modwen for the initial 
phases of development, including the principal site infrastructure (and local centre/ employment) which St 
Modwen will deliver to service the development plots.  The housing will be delivered by St Modwen Homes 
and through land sales to other housebuilders. 
 

 
  



8. Conclusion 

8.1 There is agreement between the Council and St Modwen that the above issues are acceptable in principle 
and there are no technical reasons or any "show stoppers" which would prevent delivery of the proposals for 
the site. For the reasons explained above the changes in relation to Policy DS10 in the Council's Local Plan 
Publication Draft Table of Minor Modifications (LP54.59) are supported by St Modwen in principle and largely 
reflect the representations made to the Publication draft of the Local Plan. 

8.2 The only area of disagreement between the Council and St Modwen relates to the representations 
submitted by St Modwen suggesting that a new criterion could be added to the allocation to provide some on 
site local employment land of approximately 2ha as part of the overall delivery. The representations were 
suggesting relatively small scale employment units (B1c, B2, B8) including those of a scale to meet the 
identified need within the GL Hearn Employment Land Study (2015) (between 465 - 1,850sqm). These could 
be delivered to potentially accommodate small-scale workshops, studios and "incubator" units for existing and 
future residents. No single B8 building would exceed 2, 787sqm (30,000sqft). St Modwen accepts this 
suggested modification does not render Policy DS10 unsound. If this employment land is not ultimately 
required, the area indicatively proposed for this on the illustrative masterplan would be provided in the form of 
additional Green Space. 

8.3 Overall, this SoCG demonstrates that Policy DS10 is "deliverable" in relation to Footnote 11 of paragraph 
47 of the National Planning Policy Framework (NPPF). The SoCG draws upon the extensive technical 
evidence prepared by both the Council and also St Modwen's own consultant team to clearly show that the 
land and proposed Local Plan allocation is "available" and a "suitable location" and that the proposed 
development is "achievable". St Modwen has the capacity to deliver the development and the scheme has 
been demonstrated as economically viable. The proposed allocation is positively prepared, justified, effective 
and consistent with national planning policy. It can be concluded that the proposed allocation is sound, 
providing a fundamental contribution to the Borough's growth needs in the proposed plan period to 2031, and 
beyond. 

Signed by Paul Hill, Senior Director of RPS, on behalf of St Modwen Developments Ltd: 

' 

s" January 2018 

Signed by Victoria Chapman, Development Strategy Manager, on behalf of Rugby Borough Co, 
.............. !~······································· 
s" January 2018 
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Executive Summary

This  document  demonstrates the deliverability of a sustainable new  mixed use village 
community at Lodge Farm, near Onley. The proposal sets out how the site can positively 
contribute to new housing within the Borough whilst providing significant social, environmental 
and economic benefits in the form of a well designed, sustainable and cohesive new village 
settlement.

This document  describes the ways in which the masterplan process, objectives, vision and 
delivery  mechanisms are reflective of good practice masterplanning and placemaking for the 
creation of a high quality and cohesive village settlement at Lodge Farm.
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Woodland and farmhouse at Lodge Farm
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Introduction
St. Modwen is delighted to submit 
proposals promoting the development 
of a new mixed-use community upon 
land at Lodge Farm, near Onley. We 
believe that our holistic and sensitive 
approach to the development of the site 
will unlock the unique opportunity to 
create a new sustainable community that 
embodies the principles of best practice 
masterplanning and development.

This document has been prepared to 
accompany St Modwen’s representations 
to Rugby Borough Council’s emerging 
Local Plan and supersedes the Howkins 
& Harrison Vision Document for the site 
from June 2016.

This document sets out our approach 
and vision for creating such a place; a 
thriving village community that places 
the health and wellbeing of its residents 
at its heart, that can be realised to help 
meet established housing, community 
and employment needs of the area 
and that maximises the advantages 
of strategic links to Daventry, Rugby, 
Northampton and Coventry.

The document explores how the 
settlement can grow and develop 
supported by the provision of 
social, economic and environmental 
infrastructure that puts the health and 
wellbeing of its inhabitants at its heart 
and addresses the aspirations of existing 

communities and local authorities alike.

Critically, it is inherent in our approach 
that a new village community at Lodge 
Farm also maximises, reflects and 
develops the opportunities and assets 
within the locality. In this regard it is 
intended that new homes and facilities 
will provide a resource of benefit both 
to new village residents and to the 
surrounding rural community whilst the 
design and delivery of new buildings, 
places and spaces will reflect the 
intrinsic and locally distinctive visual 
form and pattern of  local settlements 
and countryside.  

Our aim is for Lodge Farm Village to 
provide a distinctive and successful 
place that ‘belongs’ at the heart of the 
locality and in which residents and 
visitors can take pride.

St. Modwen
St. Modwen has considerable experience 
of delivering development of this nature 
and scale and is well placed to deliver 
the placemaking and development 
objectives at Lodge Farm. 

Creating new sustainable communities 
that enhance the environment as well 
as the local and broader economy is at 
the heart of our operations and we have 
developed strong connections with local 
authorities, landowners and other key 
stakeholders as a result.  

Our 30 year track record and experience 
provides us with a clear understanding 
of the importance of community, design 
and legacy that are needed to create 
a place where people want to live and 
that provide economic, environmental 
and social benefit to new and existing 
communities alike.  

Consulting team
St. Modwen and its appointed consultant 
team have studied the site and its context 
in order to identify and understand the 
opportunity that exists and the factors 
that need to be addressed in order for the 
site to be brought forward successfully 
through the planning process such 
that the inherent assets and benefits 
presented can be fully realised and the 
aspirations of local stakeholders, the 
planning authority and the landowners 
can be fully delivered.

The consulting team provides a fully 
integrated and coordinated range of 
skills and experience in the disciplines 
required to deliver the full potential 
benefits of a new village community 
at Lodge Farm. These include town 
planning, masterplanning, landscape 
and urban design, transport, hydrology, 
arboriculture, ecology, heritage and 
archaeology, acoustics, air quality, 
ground conditions and infrastructure / 
utilities planning.

This document supersedes the 
November 2016 version following 
further engagement with stakeholders 
and technical work. It summarises the 
survey assessment work that the team 
has undertaken to date and its synthesis 
into a masterplan framework that fully 
delivers the potential benefit of all factors 
in a comprehensive and coordinated 
placemaking proposal. It is intended that 
the masterplan will then be updated as 
the evidence base evolves. The full suite 
of technical reports is provided within 
the Volume of Technical Appendices:

• Appendix 1 – Landscape and Visual Appraisal

• Appendix 2 – Ecological Report

• Appendix 3 – Archaeology Statement

• Appendix 4 – Heritage Statement

• Appendix 5 – Flood Risk and Surface Water 
Management

• Appendix 6 – Transport Strategy Report

• Appendix 7 – Report on Existing Noise 
Climate

• Appendix 8 – Air Quality Technical Note

• Appendix 9 – Phase 1 Geo-Environmental 
Desk Study

• Appendix 10 – Utility Capacity Analysis 
Report

• Appendix 11 – Deliverability Statement

1. Introduction
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This development site, as shown on the Proposals Map, is allocated to provide a new village of up to 1500 
dwellings. This new settlement will become a Main Rural Settlement, characterised by its high quality 
design, attractive setting and provision of new social infrastructure that will sustainably support a new 
and growing community.

The development of this new village will be supported by the on- site provision of:

• A local centre;

• A two form entry primary school, with flexibility to increase to three form entry, if deemed necessary 
by Warwickshire County Council, within the local centre;

• Land for a GP surgery to be located in the local centre;

• A connected layout of functional streets and roads that ensure the on-site road network is efficient, 
providing an ease of movement for vehicles, pedestrians and cycles;

• A comprehensive Green Infrastructure Network, which protects, enhances and links into adjacent 
networks and utilises existing habitats where possible;

• Specifically regarding the areas of high quality woodland on site, a comprehensive buffer must be 
identified and maintained through proposals made in the allocation;

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

• Provision of a direct, high quality public transport link between the site, Rugby and Daventry;

• A comprehensive cycle network across the settlement, linking residential areas with key on-site 
facilities and links to existing off site cycle networks to ensure longer distance cycle connections are 
provided;

• High quality telecommunications infrastructure, including broadband and mobile telephone services.

Delivery at this location is enabled as a result of highway infrastructure provided as part of the South West 
Rugby development allocation as detailed in Policy DS9 of this Local Plan, which will improve the capacity 
of the local highway network.  Consistent with the provisions of Policy DS9, development proposals 
within this allocation that are shown to have a severe impact on the local road network must demonstrate 
how they will contribute to the delivery of relevant mitigation as identified in the Strategic Transport 
Assessment and IDP.

Further off-site measures to mitigate transport impact as detailed in the Infrastructure Delivery Plan, 
including access to the local road network as deemed necessary through the Transport Assessment and 
agreed by Warwickshire County Council, Northamptonshire County Council and Highways England.

POLICY DS10: LODGE FARM

Extract from Local Plan showing Rugby Borough in context 
and area of Green Belt
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Rugby Borough 
Council’s Emerging 
Local Plan 
Rugby Borough Council (RBC) is in the 
process of preparing a new Local Plan 
to replace its Core Strategy (June 2011) 
and the policies saved within the Rugby 
Borough Local Plan (2006). Preparation 
of the new Local Plan commenced in 2013 
and the process is now well advanced 
with the “Submission” version formally 
submitted to the Secretary of State for 
examination on 14 July 2017.  Prior to this, 
two rounds of formal consultation were 
undertaken on the “Publication Draft” 
version during late 2016 and early 2017. 
The emerging Local Plan sets out RBC’s 
policies and proposals to support the 
development of the Borough between 
2011 and 2031.

The emerging Local Plan sets out the 
long-term spatial vision for the Borough 
and how the area is planned to develop 
and change and how this vision will 
be delivered through a strategy for 
promoting, distributing and delivering 
sustainable development. It responds 
to the challenges and opportunities 
the Borough is facing over the coming 
years in a large geographical area 
which covers 138 square miles located 
in central England, within the County of 

Warwickshire. As the Figure on the left 
illustrates, the Borough is on the eastern 
edge of the West Midlands Region, 
bordering directly on to the counties of 
Northamptonshire and Leicestershire, 
both of which are in the East Midlands 
Region.

The Figure also illustrates the extent 
of the Green Belt which covers 
approximately half of the Borough, 
wrapping around the outer edge of 
Coventry and extending to the western 
side of Rugby Town. As Policy GP2 
and the Development Strategy of the 
emerging Local Plan acknowledges, the 
Green Belt affords the greatest protection 
of land in planning terms and therefore 
only in exceptional circumstances will 
development be permitted. Policy DS3 
explains the approach and strategy the 
Council has established for delivering 
the required 12,400 dwellings over the 
plan period. This continues the Core 
Strategy spatial approach of maximising 
housing delivery at Rugby town as the 
most sustainable location in the Borough 
and sustainably extends Main Rural 
Settlements, along with the provision of 
a new Main Rural Settlement at Lodge 
Farm.

Lodge Farm is allocated in the emerging 
Local Plan to deliver up to 1,500 dwellings 
and classified as a Main Rural Settlement. 

Policy DS10 establishes the policy criteria 
for Lodge Farm (and is set out on Page 
6). The policy requires the development 
of a community that comprises a mix 
of housing and community facilities 
set within a comprehensive green 
infrastructure network of functional open 
space. Community facilities are defined 
as a local centre, a primary school and 
land for a GP surgery.

Proposed provision of vehicular and 
non-vehicular movement systems and 
facilities are defined as including high 
quality public transport between the site 
and Rugby and Daventry, pedestrian 
and cycle connections including 
connecting to existing off-site networks 
and a connected network of streets and 
roads within the proposed new village.  
Requirements for telecommunications 
infrastructure are also set out.

As such, and in relation to a site 
presenting the specific qualities and 
characteristics of the Lodge Farm site, 
we consider that the requirements of 
Policy DS10 are generally consistent with 
the tenets of best practice urban design 
and masterplanning with the principles 
and objectives of a 21st Century Garden 
Village and with our own aspirations for 
the creation of a vibrant and distinctive 
new village community at this key 
location.

Whilst it is acknowledged that the policy 
will be subject to further consideration 
and potential amendments through the 
Local Plan examination, this document 
explains how the principal components 
of Policy DS10 will be delivered and 
summarises the technical assessment 
work which has led to an evidenced 
base approach for the site.
  

9
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Putting the community at the heart of the new village



1 1I N T R O D U C T I O N

Lodge Farm Village 
Our site appraisal and masterplan 
development processes have 
determined that the specific scale and 
characteristics of the site are suitable to 
support the creation of a new community 
of up to 1,500 homes. 

As a stand alone community of up to 
1,500 new homes, the proposed new 
Village will be able to provide and support 
the range of community and mixed uses 
set out in Policy DS10, including a local 
centre, primary school and GP surgery. 
St Modwen, through its representations 
to the Local Plan, believe the addition of 
some local employment opportunities 
to be appropriate, as fully integrated 
components of a vibrant and mixed new 
21st century village, potentially ranging 
from and including homes designed to 
allow home-working, business support 
facilities, green-collar employment and 
provision of land for new office and 
commercial uses.

The proposed inclusion of employment 
uses as integrated and vital components 
of a new mixed-use village community 
at Lodge Farm Village is consistent 
with good practice masterplanning and 
placemaking. 

Our appraisal and masterplan 
development studies undertaken 
to date conclude that the following 
aspects create the opportunity for best 
practice masterplanning, community 
development and placemaking:

•  Mix of uses, mix and types of homes 
and facilities;

•  Fine-grained employment facilities;

• Opportunities for the promotion and 
development of social infrastructure 
and social capital;

• Potential for functional, attractive 
ecologically diverse green routes and 
spaces;

•   Potential for the provision of sustainable 
and healthy movement systems both 
throughout the new village community 
and to neighbouring places, and;

• Opportunity to both encourage and 
demonstrate locally distinctive, 
innovative and high quality design.

As such the emerging proposals for 
Lodge Farm Village are sustainable in 
social, economic and environmental 
terms.

Design quality 
Our proposals for the creation of a new 
village community at Lodge Farm are 
rooted and embedded in high quality 
design at all stages of the design and 
delivery process.

Design quality  is  applied through 
sensitive appraisal of local settlement 
character and natural systems, our 
interdisciplinary approach to sustainable 
masterplan development, the application 
of inclusive design development 
processes through to achievable 

phasing strategies and the promotion 
of bespoke and innovative housing 
delivery mechanisms. 

Community 
Engagement
A sense of ownership and community 
cohesion can be key drivers in the 
development of factors relating to social 
capital, inclusivity and self-governance 
that underpin best practice in urban 
design and placemaking. 

Notwithstanding the potential benefits of 
the proposed new village as outlined in 
Policy DS10, it is St Modwen’s intention to 
undertake community and stakeholder 
consultation to assist the design and 
development of its proposals for the site. 

Where possible, the application of our 
cohesive new village manifesto at the 
Lodge Farm site will seek to harness 
and reflect local aspirations / marry local 
agendas and aspirations / demonstrate 
the potential benefits of the proposal 
in order to enable a common vision 
to emerge for the future growth of a 
sustainable village community. 

The following pages set out our  
Manifesto for the creation of a 21st 
Century cohesive new village community 
and its site-specific application to the 
Lodge Farm site including site appraisal, 
masterplan development, emerging 
components of the new village 
community and our envisaged approach 
to phasing and delivery.

Further engagement with stakeholders 
and community will continue to shape 
and refine this vision. 

11
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2. MANIFESTO FOR A COHESIVE  
  NEW VILLAGE COMMUNITY
Roots: Our Legacy
Our proposals for Lodge Farm Village 
promote the design and delivery of 
green space, community facilities, 
homes, employment and movement 
systems in a form and pattern that allows 
the defined  over-arching principles of (1) 
‘Design Cohesion’ (2) wellbeing, and (3) 
connectedness to infuse and influence 
all masterplan components.

As such we consider that our applied 
and adopted principles of best-practice 
masterplanning and placemaking at 
Lodge Farm Village are fully consistent 
with established models and objectives 
enshirned in the 19th Century Garden 
City and Garden Village movement.

We believe that the core principles and 
values that defined the Garden City 
Movement are as relevant today as ever 
and should be enshrined and carefully 
nurtured at Lodge Farm Village,

“By taking the best elements of the town 
such as jobs, transport, social networks 
and infrastructure and the best elements 
of the countryside such as space for 
agriculture, fresh air and access to nature 
and securing them in perfect combination 
in a new place (town-country), which 
provided high quality affordable homes 
in well-planned communities it would be 
possible to achieve social justice and a 
better quality of life for all.”

O U R  M A N I F E S T O

The Nurture 
& Growth of a 
Community: 
Our Vision
Our Vision is to create the framework and 
the tools for the planting, establishment 
and long-term growth of new healthy, 
sustainable and progressive communities 
that are rooted in and embody the social, 
economic and environmental benefits 
of Garden Village principles, refined to 
address 21st Century opportunities. 

Consistent with Garden City principles, 
our framework comprises the key 
physical, social and cultural components, 
building blocks of a mixed use community: 
new homes, employment opportunities 
and infrastructure, community facilities 
and sustainable movement networks 
embedded within a cohesive green 
infrastructure and public realm network 
of open space.

Critical to the success of the defined 
community components is that each is 
only considered as part of an intimately 
interconnected and networked system.  
As with all biological systems and 
organisms, the individual components 
are explicable only by reference to the 
whole.

12

Seeds of Change: 
Our Opportunity 
and Challenge
The 21st Century presents an altered 
social, environmental and economic 
contextual backdrop to which the Garden 
Village model must adapt.  Changed 
household models, the contraction 
of the nuclear family, mass car use, 
technological advancement, resource 
depletion, the housing shortage and the 
shape and condition of our urban areas 
combine to create a new landscape 
within which new communities will need 
to evolve.

The Garden Village philosophy retains 
a vital role in creating future healthy, 
effective and efficient communities for 
the 21st Century.  We contend that the 
ethos, outlook, tools and product of the 
Garden Village are of specific relevance 
to the development and enhancement 
of new communities at different scales, 
including new settlements, sustainable 
urban extensions, and urban infill 
development.  As such, a cohesive 
new village community at Lodge Farm 
represents an important element within 
a portfolio of community development 
solutions that will help address 
contemporary housing supply and 
quality challenges

Ethos and Outlook: 
Our Product 
and Spirit
The networked components of a new 
cohesive village community at Lodge 
Farm must be framed within specific 
social, economic and environmental 
constructs if the full potential benefits of 
the 19th Century Garden City philosophy 
are to be delivered meaningfully 
today and if new communities are to 
be distinctive and differentiated from 
the merely mediocre.  The community 
components must be constructed upon 
these solid foundations for Lodge Farm   
Village to endure and flourish. 

The underlining foundations comprise; 
design cohesion, wellbeing and 
connectedness set within a robust and 
effective delivery strategy. These reflect 
the 19th Garden City ideology and 
mechanisms relating to original Garden 
City tenets of social welfare provision, 
healthcare, ownership, empowerment 
and wellbeing.
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The building blocks of a mixed use community, including homes, employment opportunities and community facilities and sustainable movement routes embedded within a cohesive green infrastructure and open space network



1 4 O U R  M A N I F E S T O

 
NEW 

HOMES
URBAN

AGRICULTURE
COMMUNITY 
ORCHARDS

PUBLIC 
TRANSPORT 

INFRASTRUCTURE
CARE 
HOME

SUSTAINABLE 
DRAINAGE

A VISION FOR LODGE FARM VILLAGE

NEW  
PRIMARY 
SCHOOL MOVEMENT



 
LAND FOR POTENTIAL 

EMPLOYMENTOPEN SPACE

COMMUNITY 
WOODLAND

LOCAL 
CENTRE

gp              
surgery

SPORTS 
PITCHES



FACILITIES

EMPLOYMENT

HOMES

MOVEMENT

OPEN SPACE

1 6 O U R  M A N I F E S T O
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WELLBEING

• Exercise and sports routes and facilities

• Food production

• Environmental education; outdoor learning

• Mix of types, size, tenure

• Adaptable design

• Energy positive design and ‘sunshine homes’

• Care home for the elderly

• Green-collar economy and training

• Live-work, workshops, flexible space

• Business support / training

• Nature friendly design principles

• Cultural and spiritual places

• Local healthcare

• Social networks, connected public realm; biophilic 
networks

• Liveable streets and public space

• Public / semi-public / private space differentiation

SCHOOL

SCHOOL

SCHOOL

SCHOOL

SCHOOL

The benefits of physical and psychological wellbeing 
permeate all aspects of our Lodge Farm Village 
through the provision of networks of open spaces 
that encourage activity and promote biodiversity 
and the creation of places that engender cultural 
and spiritual enrichment.

CONNECTEDNESS

• Long term stewardship of land; community; sense of  
‘ownership’

• Connected and sustainable drainage, hydrology, 
flood risk mitigation

• Ecological enrichment and biological diversification

• Countryside links

• Community resident empowerment / organisation

• Technological infrastructure

• Walk / cycle to work routes

• Partnership, collaboration, networks of individuals 

• Promotion of Social Capital 

• Design of public realm 

• School Provision - Education

• New public transport routes and associated facilities

• Ecological movement corridors

• Pedestrian and cycle connections

We think of our Lodge Farm Village as a series of 
connected physical, social and economic systems that 
provide opportunities for the growth of Social Capital 
and creation of great places. 

DESIGN COHESION

• Tangible commitment to design quality

• Integrated green infrastructure network

• Integration of historic landscape patterns- the fields 
beneath 

• Methods, such as design codes, to promote 
incremental growth over time

• Space for food production: gardens, allotments, roof 
gardens

• Quality places and facilities attract talent

• Creative clusters

• Within mixed-use local centres

• Horizontal and vertical mix / adjacency of uses

• Neighbourhood Plans and empowerment

• Integrated technological infrastructure

• Transit hubs- mixed uses / denser development

• A walkable community

• Cohesive public realm strategy and hierarchy

We aim to create distinctive, diverse and memorable 
places in which the intrinsic natural qualities of the 
site are celebrated and realised in a consistent and  
co-ordinated manner.
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3. The Site

To be amended

COVENTRY

RUGBY

NORTHAMPTON

DAVENTRY

HARBOROUGH

SOUTHAM

LUTTERWORTH

DUNCHURCH

BARBY

WILLOUGHBY

BRAUNSTON

GRANDBOROUGH

STRATEGIC CONTEXT PLAN

Strategic Context 
Our masterplan process is based 
upon a thorough and interdisciplinary 
consideration of what has been inherited 
and how the potential benefits of the site’s 
assets can be maximised. Our site appraisal 
studies are described in this section at two 
scale levels: at the strategic scale and at 
the site scale.  

At the strategic scale studies explore 
wider human and natural factors in order 
to identify both their potential impact 
and latent benefit.  Of key importance 
is identifying locality-wide ‘drivers of 
local distinctiveness’ that can help 
determine how emerging proposals can 
respond positively and sensitively to local 
surroundings. Each analysis study includes 
a simple ‘masterplan prompt’ statement. 

At the site scale a more fine-grained 
appraisal process has been undertaken 
to identify factors affecting local 
distinctiveness, factors determining the 
potential optimal ‘fit’ between the site 
and emerging proposals and the factors 
affecting the potential sustainable function 
of the proposed development. As with the 
strategic-scale context studies, each site-
scale study includes a simple ‘masterplan 
prompt.’
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1.

4.

5. 6.

2. 3.

The Site’s Location
The site is located alongside the A45 between 
Rugby and Daventry (see photograph 1). 
It comprises approximately 105 Hectares 
of mixed farmland and woodland centred 
around an existing group of buildings at 
Lodge Farm. The central portion of the site 
is occupied with an area of single species 
plantation woodland  (2) and enclosed fields 
used as pasture land (3). The remainder of 
the site is more open in character with large 
fields divided by perimeter hedgerows with 
trees (4).

The site is bordered to the north east by the 
A45, beyond which are a number of nearby 
occasional building groups, including Manor 
Farm and Manor Farm Cottages. Set back 
beyond the A45 to the north east is the 
settlement of Onley and the associated 
prison buildings. These are prominent in the 
valley floor landscape.

To the east of the site are a disused railway 
line and the Oxford Canal (5) which run in 
a north south direction. Further to the east 
are the settlements of Barby and Braunston 
which are located upon a ridge of higher 
ground that rises above the valley floor 
landscape.

To the south of the site the topography rises 
to a localised hill at the hamlet of Woolscott 
from which views toward the southern 
edge of the site are afforded (6). To the 
south and east of Woolscott are the lower-
lying valley floor villages of Willoughby and 
Grandborough.

For photo locations refer to Site Location Plan
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MOVEMENT & CONNECTIONS
The site is located immediately 
to the south of the A45, between 
Daventry and Dunchurch. Access 
to Rugby town centre, around 7km 
to the north, is via a junction within 
Dunchurch. The proposed South 
West Relief Road, providing an 
alternative route between Rugby 
and the M45 is intended to reduce 
traffic through this junction.

Routes between the site and 
villages to the south west of Rugby 
are predominantly rural lanes.

Public rights of way provide access 
to the surrounding countryside, 
including a public footpath running 
through the centre of the site. 
The Oxford Canal Walk also runs 
along the canal to the east. The 
nearest railway station is at Rugby, 
which offers frequent services 
between Birmingham and London 
on the West Coast Mainline. A 
disused railway line crosses the 
countryside to the east of the site 
before forming part of National 
Cycle Route 41 into Rugby.

Site 

LEGEND

Motorway

Main Road

Minor Road

Secondary Road

Canal

Public Footpath

Public Byway

Public Bridleway

Recreational Route

Tra�c Free Cycle 
Route

Railway Line

Disused Railway Line

Site 

LEGEND

Motorway

Main Road

Minor Road

Secondary Road

Canal

Public Footpath

Public Byway

Public Bridleway

Recreational Route

Tra�c Free Cycle 
Route

Railway Line

Disused Railway Line

DESIGN PROMPT

• Convenient direct vehicular 
access from the A45

• Opportunity to provide 
a new bus service

• Cycle and pedestrian 
connections to wider network

• Walkable streets and spaces

BRAUNSTON

BARBY

WILLOUGHBY

DUNCHURCH

ONLEY
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DESIGN PROMPT

Site Boundary

LEGEND

Residential

Educational

Employment / 
industrial

Local Centre

Commercial

Sports / 
Recreational

Woodland

Public Open Space

Allotments

Cemmetary

Prison

Marina

Hotel

Disused Railway Line

LAND USE & LOCAL FACILITIES
Onley Grounds equestrian 
centre, farm shop and butchery 
is located close to the northern 
corner of the site, with an access 
off the A45.

There are limited further local 
facilities within 2 kilometres of 
the site. The nearest local shops 
and services, including schools, 
are within Dunchurch to the north 
and Barby and Braunston to the 
east. 

HM Prison Onley lies within two 
kilometres to the north east.

The Rugby Borough Council Rural 
Sustainability Study (November 
2015) sets out an assessment of 
the sustainability of each rural 
settlement by ranking each village 
based on access to services and 
access to public transport.

Dunchurch is classed as a Main 
Rural Settlement and offers the 
widest range of services for 
a settlement outside Rugby. 
Willoughby and Grandborough 
are classed as Local Needs 
Settlements, with low scores of 13 
and 11 respectively. This reflects a 
lack of local services in two of the 
settlements closest to the site. 

Site Boundary

LEGEND

Residential

Educational

Employment / 
industrial

Local Centre

Commercial

Sports / 
Recreational

Woodland

Public Open Space

Allotments

Cemmetary

Prison

Marina

Hotel

Disused Railway Line

DESIGN PROMPT

• Opportunity to provide 
new mixed services

• Consider services for wider locality

• Consider employment 
as part of use-mix

• Reflect Rugby Borough Council 
Rural Sustainability Study (2015) 
by providing some services that 
are lacking in the local area
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TOPOGRAPHY
Site Boundary

LEGEND

Residential

Educational

Employment / 
industrial

Local Centre

Commercial

Sports / 
Recreational

Woodland

Public Open Space

Allotments

Cemmetary

Prison

Marina

Hotel

Disused Railway Line

LEGEND

Height (m AOD)

60-65m

65-70m

70-75m

75-80m

80-85m

85-90m

90-95m

95-100m

100-105m

105-110m

110-115m

115-120m

120-125m

125-130m

130-135m

135-140m

140-145m

145-150m

150-155m

155-160m

160-165m

165-170m

Site Boundary

170-175m

The site is located within a 
broad valley floor, rising gently 
from around 80m on its western 
boundary to a height of around 
90m on its eastern edge.

To the north and west the land 
is generally flat before rising up 
around Dunchurch beyond the 
M45. 

Shallow hills form part of the 
backdrop to the south, with a 
number of small villages nestled 
amongst them on the valley floor. 

There is a notable hill to the east 
where the land rises up steeply 
around Barby and Braunston, and 
these are visually prominent in the 
landscape.

LEGEND

Height (m AOD)

60-65m

65-70m

70-75m

75-80m

80-85m

85-90m

90-95m

95-100m

100-105m

105-110m

110-115m

115-120m

120-125m

125-130m

130-135m

135-140m

140-145m

145-150m

150-155m

155-160m

160-165m

165-170m

Site Boundary

170-175m

DESIGN PROMPT

• No topographical constraint 
to development

• Retain and frame views 
to hills and valley floor
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DESIGN PROMPT

HYDROLOGY
Site Boundary

LEGEND

Water Body

Water Course

Flood Zone 2

Flood Zone 3

Drainage

The site lies in Flood Zone 1 and 
is therefore outside of the flood 
plain. It generally drains toward 
watercourses in the south and 
west.    

There are a number of small 
ponds within the site and some 
existing drainage ditches running 
along field boundaries. These 
drain towards the tributary of the 
Rains Brook on the site’s western 
edge, where the existing  water 
course passes beneath Woolscott 
Road. This area can be prone to 
seasonal localised surface water 
ponding.

As such, the site occupies part of, 
and is typified by, a wider valley 
floor environment. 

Site Boundary

LEGEND

Water Body

Water Course

Flood Zone 2

Flood Zone 3

Drainage

DESIGN PROMPT

• No drainage constraint 
to development

• Reflect and enhance drainage 
routes in new SUDS and 
green infrastructure

• Design retention and 
attenuation to resolve 
occasional localised 
surface water ponding

* Taken from EA Flood map

* 

* 
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LANDSCAPE CHARACTER CONTEXT
The site is located within the 
Feldon Vale Farmlands Landscape 
Character Area, as set out in 
the Warwickshire Landscape 
Guidelines and the Rugby 
Sensitivity and Condition Study.

The character area is typified by 
an area of low-lying clay vale with 
few roads or settlements. Tree 
cover is sparse, allowing views to 
surrounding rising ground. 

There is a largely intact pattern of 
medium to large sized geometric 
fields bounded by hawthorn 
hedges. Some areas of ridge and 
furrow and deserted medieval 
villages.

Distinctive valley floor vegetation 
includes willow and poplar trees 
that follow the routes of minor 
watercourses.

Site Boundary

LEGEND

Urban

Feldon Ironstone Fringe

Feldon Vale Farmlands

Dunsmore Plateau Fringe

Dunsmore Plateau Farmlands

Broad Unwooded Vale

Undulating Hills and Valleys

Rolling Agricultural Lowlands

Warwickshire County Council 
Boundary

Site Boundary

LEGEND

Urban

Feldon Ironstone Fringe

Feldon Vale Farmlands

Dunsmore Plateau Fringe

Dunsmore Plateau Farmlands

Broad Unwooded Vale

Undulating Hills and Valleys

Rolling Agricultural Lowlands

Warwickshire County Council 
Boundary

DESIGN PROMPT

• Retain, reflect and develop 
existing field patterns in 
new village pattern

• Frame views out to hills 
and lowlands landscapes
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DESIGN PROMPT

VISIBILITY & KEY VIEWS
Visibility of the site is generally 
influenced by the degree of 
surrounding vegetation cover. 
The western part of the site is 
the most exposed, due to an 
open boundary along this edge 
(see Photograph 1). However, 
views are generally limited to the 
immediate area, in particular from 
the adjacent Woolscott Road. 

There are notable and pleasant 
views south along the Woolscott 
Road toward the settlement 
of Woolscott upon localised 
elevated land (2).

The central area of the site is 
generally screened from view by 
the surrounding woodland blocks 
and hedgerows (3).

The eastern part of the site is 
generally screened from view 
by surrounding field boundary 
vegetation and the central 
woodland. However, there are 
elevated positions on the higher 
ground around Barby that allow 
some views into this part of the 
site (4).

In most views towards the site 
the central woodland is an 
incongruous feature within the 
landscape.

DESIGN PROMPT

• Retain and enhance 
visually enclosed and 
compartmentalised character 
of eastern part of site

• Retain and develop pattern 
of field boundaries to provide 
targeted visual containment

• Retain open views south along 
western edge with appropriate 
‘village edge’ design response

Legend

Site Boundary

Most Visible

Least Visible

2

4

3

1

1 32 4
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BRAUNSTON

BARBY

WILLOUGHBY

GRANdBOROUGH

DUNCHURCH

LODGE 
FARM

ONLEY
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LOCAL SETTLEMENTS

• Lodge Farm lies at the centre of a 
localised network of small valley 
floor villages and a wider ring 
of elevated ridgeline villages.

• The new village will form 
the largest village in 
population in the locality.

• The layout and form of the new 
village should reflect the best 
influences from the form, pattern 
and setting of both existing valley 
floor and ridgeline villages

DESIGN PROMPT
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DESIGN PROMPT

Local Settlements
We have carefully studied local settlements 
to identify those characteristics of local 
villages that can positively influence the 
form, function and appearance of the 
proposed Lodge Farm Village. Factors 
that we have considered include the 
urban pattern, landscape setting, building 
vernacular and open spaces within local 
villages to identify those attributes that 
contribute to a strong sense of place or 
‘local distinctiveness’ typical of the area. 
The aim is to use these factors in the 
design of Lodge Farm to help ensure that 
the new Village has a good ‘fit’ and sense 
of belonging within the locality.

The Lodge Farm Village site occupies a low-
lying valley floor location that is physically 
separate from surrounding towns and 
villages, presenting a ‘stand alone’ site. 

Other settlements within the area fall into 
two broad categories, the low-lying valley 
floor villages and the ridgeline villages.

Valley Floor Villages
The valley floor villages of Grandborough, 
Willoughby and Onley are located in 
closer proximity to Lodge Farm and are 
small in extent, with resident populations 
numbering less than 500 people. Some of 
the main characteristics include:

• Are not passed through by major ‘A’ 
roads connecting them to the wider 
road network;

• Non-residential uses are mainly limited 
to community buildings such as a 
community hall, places of worship and 
occasional very small scale local shops 

and employment uses (other than the 
prison at Onley);

• In form, loose groupings of buildings 
are typically clustered around primary 
manor house/farm buildings and places 
of worship. 

• Village centres display sections of 
denser housing in older linked and 
terraced forms enclosing the ‘Main 
Street’ and with more recent, lower 
density housing, of mixed quality, 
beyond;

• Key public spaces are limited and are 
associated with community buildings 
and places of worship;

• Views out from the villages are 
constrained by lack of topographical 
variation, by mature vegetation and by 
buildings.

• Views  towards the settlement are 
typified by variety in building height 
(including landmark churches), 
concentration of buildings in clusters 
and by “stepped” settlement edge 
interspersed with open fields, 
hedgerows and tree groups; 

• Distinctive ‘valley floor’ character 
enhanced by meandering street-side 
swales (that provide linking green 
corridors through the settlements) and 
mature broad leaf trees including willow 
and poplar.   

Urban Ridge Villages
The ridge settlements of Braunston 
and Barby are located upon elevated 
topography that encircles the valley floor, 
rising to the north, east and south. These 
are linear settlements, structured around 
a primary main road that are aligned with 
topography. The villages are located upon 
roads that provide direct access into the 
wider road network, although in Braunston’s 

case the elevated village centre is removed 
from the nearby A45. These villages are 
larger than the valley floor settlements 
with resident populations of around 2,000 
people. Some of the main characteristics 
include:

• broader mix of non residential uses 
including retail, office and employment 
as well as notable places of worship and 
community hall buildings together with 
significant green spaces that surround 
and ‘frame’ these buildings;

• In form, the linear ‘high streets’ comprise 
varying degrees of enclosure with 
Braunston displaying a more contained 
and enclosed central historic ‘spine’ 
and Barby displaying a less dense, 
suburban village character. Outlying 
parts of both villages comprise lower 
density housing of mixed quality and 
character;

• Views out from these villages tend 
to be constrained by buildings and 
vegetation, despite their elevated 
positions. Their central spaces and 
streets have an enclosed character;

• The villages are visually notable in views 
towards them from the surrounding 
landscape. This is particularly the 
case with Braunston, with built form 
occupying a prominent ridge and the 
church a focal landmark; and

• Green spaces are structured around 
the central spine ‘high street’ in 
both villages. At Braunston the high 
street opens out to create a space of 
village green character, framed by the 
village hall and older linked/terraced 
housing. At Barby, key green spaces 
of the community hall, playground and 
allotments are loosely connected along 
the high street in a pleasing sequence, 
which contributes to a “garden suburb” 
character.

The ways in which this “garden suburb” 
character of connected and functional 
networks of public open space can be 
reflected within the fabric of the proposed 
new village are set out further on Page 56 
of the Masterplan section, which highlight 
examples in Bournville and Hampstead 

Garden Suburb.

Lodge Farm Village
With an anticipated population of around 
3,700, Lodge Farm Village will be the largest 
Main Rural Settlement in the Borough and 
as such will present both a visual and 
activity focus for the surrounding area.

Although occupying a valley floor 
location, Lodge Farm Village will benefit 
from reflecting key physical assets and 
characteristics of both local valley floor and 
ridgeline villages. These include:

• A fragmented settlement edge, 
softening views toward the new village 
and ensuring a “fit” with the existing 
landscape;

• A denser village centre comprising 
‘farmstead’ building clusters and linked 
buildings; 

• Key village green spaces and landmark 
community buildings in the local centre;

• Central village ‘spine’ streets around 
which denser and more continuous 
building forms are arranged and which 
link key public open spaces such as 
greens, parks, community gardens and 
allotments; and

• The seamless integration of, and 
reflection of, natural systems within 
the public realm of the new village, 
including swales, hedgerows and 
indigenous tree groups.
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Strong / Continual 
Building Form

LEGEND

Landmark Building

Open Space

Village Centre

Green Street
Components

• Low-lying valley floor 
settlement, population c.400

• Village centre removed 
from the A45 by c.500m

• Urban street sections show 
continuous buildings line 
+ shallow building setback 
creating, strong street 
enclosure with focal buildings 
setback from street

• ‘Green’ Street sections comprise 
swales, front gardens, wedges 
and green junction spaces

• Naturalistic swales and 
vegetation adds to valley 
floor character.

Views toward Willoughby

• Clusters of Buildings around focal buildings such 
as Manor Farm break and soften the edge

• Building clusters are interspersed with mature broadleaf trees

• Foreground fields and open spaces create 
‘stepped’ settlement edge

• Field Boundary hedgerows create visual filter and layering

Willoughby : Valley Floor SettlementWilloughby : Valley Floor Settlement

Views out from Willoughby

• Views out typically constrained 
by vegetation and buildings

Components

• Low-lying valley floor 
settlement population c. 420

• Village ‘sub centre’ located upon 
main route through village

• Strong linked housing forms 
define enclosed village 
‘centre’ streets at Church 
Road and Main Street

• ‘Green’ street sections 
comprising swales front 
gardens and incidental 
green spaces enhance valley 
floor riparian character

Views toward Grandborough

• Clusters of buildings around focal farmhouse 
buildings create ‘stepped’ village edge

• Landmark church spire provide vertical focus in landscape

• Building clusters interspersed with mature broadleaf trees

• Hedgerows create foreground visual filter and layering 

GRANDBOROUGH: VALLEY FLOOR SETTLEMENT

Views out from Grandborough

• Views out typically constrained 
by vegetation and buildings

Strong / Continual 
Building Form

LEGEND

Landmark Building

Open Space

Village Centre

Green Street

ENTRANCE ROAD FROM A45 
- WEAK GATEWAY FORM

green street 
& swale

Village “CENTRE” 
REMOVED FROM a45

Secondary CENTRE 
-  green street with 
connecting swale

historic Secondary CENTRE 
addressed by church 

& church gardens

Legend

Strong/continuous building form

Notable buildings

Key green spaces

Drainage swale/ditch

Legend

Strong/continuous building form

Notable buildings

Key green spaces

Drainage swale/ditch



31

3 1T H E  S I T E :  S T R AT E G I C  C O N T E X T

Components

• Linear ridgeline village settlement population c. 1750

• Elevated village ‘centre’ removed from low-lying A45 

• Church, church gardens and manor house 
create strong village ‘gateway’

• Church Spire provides landmark and orientation aid. Both in 
views toward Braunston and views within the settlement

• Village Spire High Street strongly enclosed 
by largely continuous building lines

• Key green space at widening of High Street at 
village hall creates secondary centre.

• Strong corner buildings create secondary 
gateways for example at Barby Road

• Localised Widening of High Street with front 
gardens at building set backs

Views toward Braunston

• Views in from valley floor 
to ridgeline settlement 
buildings upon horizon and 
landmark church spire

• Buildings interspersed 
with mature trees including 
distinctive lanceolate form of 
poplars 

BRAUNSTON : ‘URBAN’ RIDGELINE SETTLEMENT

Views out from Braunston

• Occasional views out across 
valley from secondary 
streets off the High Street 
such as at Cross Lane

• Views out otherwise 
contained by buildings

Components

• Linear ridgeline village 
settlement, population c.2330

• Village “Centre” located upon 
main route through village

• Strong main route spine is a 
‘green’ street connecting key 
community green spaces

• Important community 
buildings address green 
spaces (church, village hall)

• Localised increase in Main Street 
enclosure at Village Centre

• Water tower and windmill 
are notable features on the 
approach from the south

Views toward  Barby

• Despite elevated ridgeline position, the village is generally 
screened from the surrounding lower land by vegetation

• Taller features, such as windmill and water tower are 

more prominent on approaches from the south

Barby : ‘Green’ Ridgeline Settlement

Views out from Barby

• Linear view out northward along main route

• Other views out constrained by vegetation and buildings

Strong / Continual 
Building Form

LEGEND

Landmark Building

Open Space

Village Centre

Green Street

Strong / Continual 
Building Form

LEGEND

Landmark Building

Open Space

Village Centre

Green Street

secondary 
village centre 

with community 
uses around 

village green

enclosed 
high street 

village centre

Green street connection 
- continuous verges 

& mature trees

village centre with key open 
spaces, strong building 

enclosure & notable buildings

village 
‘gateway’ with 

landmark 
church, 
church 

grounds & 
Manor house

Legend

Strong/continuous building form

Notable buildings

Key green spaces

Drainage swale/ditch

Legend

Strong/continuous building form

Notable buildings

Key green spaces

Drainage swale/ditch

• Local settlement analysis highlights the positive role of a 
central, well enclosed centre with a range of facilities.

• Settlements display a range of typologies, densities and 
characteristics. This analysis will help shape Lodge Farm Village to 
be distinctive but also to be complementary to the village context. 

DESIGN PROMPT
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LANDSCAPE
The site comprises arable fields, 
improved grassland and woodland. 
The farmland is generally split into 
three distinctive areas with large, 
open and predominantly arable fields 
to the west, small geometric improved 
grassland enclosed by hedgerows 
and woodland in the centre (some of 
which comprise ridge and furrow) and 
irregular shaped arable fields partially 
enclosed by hedgerows to the east.

Woodland is a prominent feature in 
the centre of the site, surrounding 
a cluster of farm buildings. This is 
mainly dense monoculture of limited 
landscape and ecological value and 
form an incongruous feature within 
the surrounding landscape. However, 
a small area of coppiced woodland 
within the southernmost section of the 
central woodland block is of greater 
landscape value.

• No significant landscape 
constraint to development

• Retain and develop field boundary 
hedgerow, trees and watercourses in 
new village fabric where possible.

• Selectively replace areas of incongruent 
plantation with new woodland 
and open space more visually and 
functionally suitable to village use.

• Retain geometric pasture 
fields in centre of site.

• Reflect distinctive tree types including 

Willow, Poplar and coppiced trees.

DESIGN PROMPT
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ECOLOGY
Ecological habitats on site are 
generally considered to be of limited 
ecological value. The hedgerows, 
ditches, ponds and woodland copses 
are of relatively greater value and 
should be retained where possible. 
Two hedgerows have been identified 
as species rich.

• No significant ecological 
constraint to development

• Incorporate measueres for the promotion 
of biodiversity as key themes within the 
emerging Green Infrastructure strategy.

• Identify long-term measures for 
habitat retention and enhancement

• Identify opportunities for protected species 
and faunal groups including roosting bats, 
breeding Great Crested Newts, Badgers, 

breeding birds and Grass Snake.

DESIGN PROMPT
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ARCHAEOLOGY
The archaeological appraisal has 
identified no overriding cultural 
heritage constraints, which are likely to 
prohibit its allocation and subsequent 
development. The appraisal has 
identified that there is potential for 
buried archaeological remains to 
survive within the Site, which might 
be impacted by construction activities.
The archaeological appraisal indicates 
that these remains are likely to be 
related to medieval and post-medieval 
agricultural activity and associated 
with the adjacent former turnpike 
road, of low local value.

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

A preliminary assessment of the 
potential historic interest of hedgerows 
within the Site has identified 27 
hedgerows which have the potential to 
satisfy the criteria for being considered 
historically important as defined under 
The Hedgerow Regulations 1997 (as 
amended in 2002).

• Reduce any potential adverse effect 
through an appropriate scheme 
of archaeological mitigation

• Complete archaeological desk-based 
assessment to outline the scale and scope 
of any further necessary evaluation (e.g. 
geophysical survey and/or trial trenching).

• Outline the scale and scope of evaluation 
and any subsequent mitigation in a 
Written Scheme of Investigation.

• Seek to retain hedgerows that could 
be considered historically Important. 
For those that cannot be retained, 
assess the hedgerows in the Site 
against other (e.g. ecological) criteria 
to establish there full significance.

DESIGN PROMPT
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BUILT HERITAGE
The site contains no designated 
heritage assets. Three Grade II listed 
structures are located approximately 
900m to the southwest at Birchen 
Fold, Woolscott Manor and Harrow 
House.

Lodge Farm and Woolscott Farm are 
both located within the Site. These can 
be retained as part of the scheme. The 
development can be delivered having 
regard to these constraints, and harm 
should be weighed against the low 
local significance of these assets, in 
line with paragraph 135 of the NPPF.

DESIGN PROMPT

• Record earthworks associated 
with ridge and furrow through 
topographical survey.

• Retain Lodge Farm 
and Woolscott Farm as 
part of the scheme

• Where possible plant 
buffers would help to 
screen development from 
other heritage assets, in 
particular Tollgate Farm, 
the Cottage to the south of 
the Site, Manor Farm and 
Manor Farm Cottages.

Manor Farm

Manor Farm Cottages

Lodge Farm

Woolscott Farm

Cottage to South of Ste

Tolgate Farm
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FLOOD
The site is located in Flood Zone 1, 
defined as having the lowest risk of 
flooding due to fluvial (river) flooding.  
It is also at a low risk of other sources 
of flooding such as groundwater 
and impounded water.   The surface 
water run-off will be controlled using 
sustainable drainage techniques 
(SuDS) that mimic the existing surface 
water run-off regime: rainfall will be 
managed utilising the existing ditch 
courses, enhanced with attenuation 
ponds along the southern and western 
site boundaries. 

The stored rainfall will be released at 
a controlled flow rate equivalent to 
the greenfield run-off for a 1 in 2-year 
event.   This will be the outflow rate 
to the Rains Brook for all events up 
to the 100-year + climate change 
(40%) event.  In this way, the site 
demonstrates a betterment in the flow 
rate being released to the downstream 
river system.

• Retain and enhance existing 
ditches and watercourses as key 
components of Sustainable Urban 
Drainage Systems within a wider 
Green Infrastructure Strategy.

• Accommodate attenuation ponds 
in low lying areas at the southern 
and western edges of the site.

• Control outflow rate to Rains Brook 
as a betterment in current flow rates 

to downstream river system.

DESIGN PROMPT



37

3 7T H E  S I T E

The site is bordered by the A45 along 
the north eastern site boundary, 
providing the opportunity for vehicular 
access to the site to be taken from 
two three-arm roundabouts from this 
key route. A separate access would 
be provided into the employment 
area in the form of a ghost right turn 
facility. The adjacency of the A45 also 
provides the opportunity to develop 
a new bus service connecting Lodge 
Farm Village with Daventry and Rugby.

The adjacency of the A45 also 
provides the opportunity to develop 
new cycle route connections between 
Lodge Farm Village and district-wide 
destinations such as Dunchurch 
(approximately 3km or a 12-minute 
cycle) and Rugby (approximately 
7km or a 25-minute cycle). The A45 
provides the main source of noise 
within the vicinity of the site and 
adequate noise mitigation measures 
would be provided to protect new 
homes and gardens from noise arising 
from this key roadway.

DESIGN PROMPT

• Provide primary vehicular 
access to the site via two 
three-armed roundabouts 
from the A45, one to the 
north and one to the south

• Provide separate dedicated 
access into the employment 
area of the site from the A45 in 
the central portion of the site

• Retain existing private 
vehicular driveway to existing 
buildings at Lodge Farm

• Retain, enhance and extend 
existing Public Rights of Way 
as key components of Green 
Infrastructure Strategy

• Provide route and facilities 
within the site for a new 
bus service connecting to 
Daventry and Rugby.

• Provide acoustic mitigation 
between the A45 and new 
homes through appropriate 
building setback distances, 
boundary fencing to gardens 
and architectural detailing.

TRANSPORT AND ACOUSTICS
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UTILITIES



39

3 9T H E  S I T E

Utilities

Consultations with the incumbent utility companies for the area including this site 
has identified that electricity, gas, water, waste water and telecommunications can be 
provided for the proposed development. 

Electricity

There are currently capacity constraints within the electricity network. However, 
Western Power Distribution have provided an outline strategy for the delivery of 
power to the site which, based on experience of similar sites, would be achieved 
within 18 months to 2 years.

Gas

There is gas distribution infrastructure adjacent to the site, hence connection 
locations are readily available; however, both this local gas network will require some 
reinforcement to adequately serve the proposed development.  The reinforcement 
work can be achieved within the development time frame.

Water

Water supply is readily available for the first 300 units, by which time off-site 
reinforcement would be completed to accommodate the remaining development.

Telecoms

Broadband fibre to the premises (FTTP) is readily available in Daventry Road.  The 
telecommunications infrastructure can be extended to incorporate the proposed 
development into the fibre network. Additional fibre capacity for the area will also be 
added within the next year as additional infrastructure is run past the site.

Waste (Foul) Water

Severn Trent are fully aware of the proposed development at Lodge Farm and have 
stated in Rugby Borough Council’s Water Cycle Study that they will accommodate 
foul water flows at the Dunchurch Waste water Treatment Works.   The site would 
drain via a foul water pump station with a rising main laid along the public highway 
to the treatment works. 

• Existing utility routes, above and 
below ground, should be carefully 
integrated into the proposed masterplan 
pattern and fabric, including ‘under 
grounding’ of services as appropriate.

• Proposed service routes should be 
carefully integrated into the design of new 
streets and routes, also ensuring easy 
maintenance access. 

DESIGN PROMPT
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Components

• Buildings enclose courtyard-scale spaces

• Some broadleaf mature trees - mainly incongruent plantation

• Valley floor - enclosed by woodland

Views In

• Informal access lane

• Enclosed fields as foreground to views

• Generally screened from surrounding area by plantation woodland

BUILT CONTEXT: THE SITE

Views Out

• Generally limited by trees and hedgerowsGroupings of buildings both within the site and 
around the site edges provide important visual and 
historic reference points that help give meaning to 
the landscape. These should be retained, reflected 
and celebrated as fine-grained integral visual and 
functional components that become woven into 
the fabric and pattern of the new village and help 
to visually articulate and fragment new built edges 
to Lodge Farm village.

LODGE 
FARM

MANOR FARM 
& COTTAGES

SOUTHERN EDGE

LODGE FARM

DESIGN PROMPT

The location of the existing Lodge Farm 
buildings at the heart of the site provides 
an appropriate location around which to 
frame new Local Centre community and 
mixed uses such as local retail, café and 
community uses. Where practicable, 
the potential for the reuse of existing 
buildings for new uses will be assessed.  
New buildings will be designed to 
reinforce the status of Lodge Farm 
as the symbolic and functional heart 
of the community and should adopt 
architectural references and cues from 

existing buildings in form and detail.

The building groups form clusters of farmstead 
settlements which remain in agricultural use or 
have adopted new commercial uses such as the 
farm shop and the equestrian centre at Manor 
Farm and Bed and Breakfast facilities at Lodge 
Farm.
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LODGE FARM

DESIGN PROMPT

Components

• Grouping of buildings enclose gardens and courtyard-scale spaces

• Mature tree line at Daventry Road frontage

• Valley floor within tree group

• “Anchor” on north west corner of site 

• Urbanising influence extended southward to Manor Farm Cottages

Components

• Focal farmhouse

• Wooded backdrop

• Valley floor - edge of woodland

• Open foreground/intervening field boundary layers.

Views In

• Across open valley floor (at western part of site)

Views In

• Informal access lane

• Single main farmhouse building and incongruent sheds

• Mature broadleaf tree surround - some riparian/willow

• Edge of incongruent plantation woodland dominates backdrop

Views Out

• Buildings on axis of view north along western boundary road

• Buildings set within mature tree group
Views Out

• South to higher land around Woolscott and Lower Green

Manor FARM SOUTHERN EDGES

DESIGN PROMPT

MANOR 
FARM 

MANOR 
COTTAGES 

Manor Farm lies across the A45 
from the north western corner of 
the Lodge Farm site, but provides a 
significant influence and ‘anchor’ at a 
key historic route junction. New built 
form at the north western corner of 
the site should address and embrace 
Manor Farm to create the sense of a 
unified ‘gateway’ with new building 
layout and form structured around a 
new open space or ‘green’

The Southern Edge of the site 
incorporates two groupings of farm 
buildings that provide local focal 
points for views toward the site from 
the south including the elevated 
land toward and around Woolscott. 
Within the new village southern edge 
elevation these building groups (one 
off-site and one on-site) could be 
considered as visual hubs around 
which new building groups and open 
space uses are structured. 
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Site Synthesis
The Site Synthesis plan illustrates the application of 
the analysis findings (summarised below) to the site 
and begins to give spatial and functional definition and 
structure to an emerging framework. Key emerging 
aspects are:

• Lodge Farm buildings and surrounding open 
paddocks provide a natural heart’ to the site and a 
location and focus for the proposed local centre

• Differentiated character of enclosed and intimate-
scaled eastern portion of site

• Differentiated character of open and exposed 
western portion of the site

• Underlying strong landscape structure comprising 
field boundaries, tree groups and watercourses

• Formal character of site edge and entrances at 
Daventry Road to be developed as new formal 
village frontage and gateway

• More exposed and open western site boundary 
to be influenced by local settlements / landscape 
setting study

• Peripheral building groups as visual anchors 
and focal points in views toward the site and as 
structuring components in the new village pattern 
and form and influenced by the findings of local 
settlements / landscape setting study

• Local settlements study and comparator Garden 
Suburb studies to inform and influence new street 
hierarchy, pattern and form

• Retain, reflect and develop existing 
field patterns in new village pattern

• Frame views out to hills and 
lowlands landscapes

• Retain and enhance visually 
enclosed and compartmentalised 
character of eastern part of site

• Retain and develop pattern 
of field boundaries to provide 
targeted visual containment

• Retain open views south along 
western edge with appropriate 
‘village edge’ design response

• Record earthworks associated 
with ridge and furrow through 
topographical survey.

• Retain Lodge Farm and Woolscott 
Farm as part of the scheme

• Where possible plant buffers 
would help to screen development 
from other heritage assets, 
in particular Tollgate Farm, 
the Cottage to the south of 
the Site, Manor Farm and 
Manor Farm Cottages.

• Retain and enhance existing 
ditches and watercourses as key 
components of Sustainable Urban 
Drainage Systems within a wider 
Green Infrastructure Strategy.

• Accommodate attenuation ponds 
in low lying areas at the southern 
and western edges of the site.

• Control outflow rate to Rains Brook 
as a betterment in current flow rates 

to downstream river system.

DESIGN PROMPTS

• Convenient direct vehicular 
access from the A45

• Opportunity to provide 
a new bus service

• Cycle and pedestrian 
connections to wider network

• Walkable streets and spaces

• Opportunity to provide 
new mixed services

• Consider services for wider locality

• Consider employment 
as part of use-mix

• Reflect Rugby Borough Council 
Rural Sustainability Study (2015) 
by providing some services that 
are lacking in the local area

• No topographical constraint 
to development

• Retain and frame views to 
hills and valley floor

• No drainage constraint 
to development

• Reflect and enhance drainage 
routes in new SUDS and 
green infrastructure

• Design retention and attenuation 
to resolve occasional localised 
surface water ponding

• Lodge Farm lies at the centre of a 
localised network of small valley 
floor villages and a wider ring 
of elevated ridgeline villages.

• The new village will form 
the largest village in 
population in the locality.

• The layout and form of the new 
village should reflect the best 
influences from the form, pattern 
and setting of both existing valley 
floor and ridgeline villages

• No significant landscape 
constraint to development

• Retain and develop field boundary 
hedgerow, trees and watercourses in 
new village fabric where possible.

• Selectively replace areas of incongruent 
plantation with new woodland 
and open space more visually and 
functionally suitable to village use.

• Retain geometric pasture 
fields in centre of site.

• Reflect distinctive tree types including 
Willow, Poplar and coppiced trees.

• No significant ecological 
constraint to development

• Incorporate measueres for the promotion 
of biodiversity as key themes within the 
emerging Green Infrastructure strategy.

• Identify long-term measures for 
habitat retention and enhancement

• Identify opportunities for protected species 
and faunal groups including roosting bats, 
breeding Great Crested Newts, Badgers, 

breeding birds and Grass Snake.

• Reduce any potential adverse effect 
through an appropriate scheme 
of archaeological mitigation

• Complete archaeological desk-based 
assessment to outline the scale and scope 
of any further necessary evaluation (e.g. 
geophysical survey and/or trial trenching).

• Outline the scale and scope of evaluation 
and any subsequent mitigation in a Written 

Scheme of Investigation. 

• Provide primary vehicular access 
to the site via two three-armed 
roundabouts from the A45, one 
to the north and one to the south

• Provide separate dedicated 
access into the employment 
area of the site from the A45 in 
the central portion of the site

• Retain existing private 
vehicular driveway to existing 
buildings at Lodge Farm

• Retain, enhance and extend 
existing Public Rights of Way 
as key components of Green 
Infrastructure Strategy

• Provide route and facilities within 
the site for a new bus service 
connecting to Daventry and Rugby.

• Provide acoustic mitigation 
between the A45 and new 
homes through appropriate 
building setback distances, 
boundary fencing to gardens 
and architectural detailing.

• Existing utility routes, above and 
below ground, should be carefully 
integrated into the proposed masterplan 
pattern and fabric, including ‘under 
grounding’ of services as appropriate.

• Proposed service routes should be 
carefully integrated into the design of new 
streets and routes, also ensuring easy 
maintenance access. 
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* *

Site Boundary

LEGEND

Exposed edge

Woodland 

Valued Woodland Area

Low Point

Flood Zone

Pond

Enclosed paddocks

Enclosed farmland

Ridge and Furrow

Existing Vegetation

Public Right of Way

Road

Focal Existing Farm Buildings

Farm Driveway

Visual Barrier

Views to South

Contours

Formal Edge Alongside A45

Open Western Edge

Field Boundaries

Existing Water Course and Outfall

Key Drainage Channels

Site Boundary

LEGEND

Exposed edge

Woodland 

Valued Woodland Area

Low Point

Flood Zone

Pond

Enclosed paddocks

Enclosed farmland

Ridge and Furrow

Existing Vegetation

Public Right of Way

Road

Focal Existing Farm Buildings

Farm Driveway

Visual Barrier

Views to South

Contours

Formal Edge Alongside A45

Open Western Edge

Field Boundaries

Existing Water Course and Outfall

Key Drainage Channels
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4. The VISION

Our vision is for the creation and growth of a 
sustainable, vibrant new cohesive village community 
that is influenced in form, function and character 
by best practice masterplanning and placemaking, 
by factors determining local character and 
distinctiveness and by the 21st century application 
of established Garden Village principles; factors that 
we consider to be both compatible and indivisible.

This section explains how we aim to 
achieve this by applying our Manifesto 
21st Century Garden Village Manifesto 
principles to the specific and distinctive 
assets and opportunities of the site.

Our vision is for the creation and growth 
of a distinctive, vibrant and progressive 
new village community that celebrates the 
site, that embodies great placemaking, 
that fully reflects the principles of Garden 
City at a 21st Garden Village scale and 
that can be achieved through flexible 
and innovative phasing and delivery 
mechanisms.

Key principles identified through site 
analytical studies are articulated and 
refined in this section of the report and 
comprise:

V I S I O N

A Working Community - 
Employment

Provision of new employment uses 
that take advantage of the site’s 
strategic location and provide jobs that 
are accessible from the new village, 
potentially including facilities, support 
and infrastructure for home working and 
green-collar activities.

• Mix of work opportunities

• SMART connections

• Home working    

• Business support hubs

• Green collar work

• Land provided for potential B1/B2/B8 
uses (with the B8 not comprising a 
single building of greater than 30,000 
sqft).

A Connected Community - 
Movement

An integrated and accessible movement 
strategy to help people move to, from 
and through the new village. Active travel 
and public transport will be an attractive 
choice whilst seeking to maximise the use 
of the A45 as a strategic transport route. 
Opportunities will be taken to promote
sustainable transport modes and existing 
Public Rights of Way will be enhanced.

• New/enhanced bus service;

• Walking and cycling routes;

• A45 strategic route;

• Social capital networks

• Wildlife corridors

A Village Community 
- Facilities
Provision of a community ‘heart’ 
providing accessible educational, 
cultural, recreational and retail facilities at 
the centre of a vibrant, vital and sociable 
network.

• Primary School

• Pre-school facility

• Primary Healthcare

• Community Hub 
 - Potential for Police Office 
  - Council Services access point

• Sports and Play

• Interactive public realm

• Local shops and cafes

• Extra care/care home facility

A Liveable Community 
- Homes
Well designed homes and gardens built to 
high standards and set within distinctive 
neighbourhoods that provide a balanced 
mix of housing types and tenures that 
address generational demands and 
affordable housing provision.

• Socially inclusive mix

• Locally distinctive architecture

• Countryside links

A Green Village - 
Open Space
A community set within and structured 
around a connective green infrastructure 
system that enhances the natural 
environment, provides net biodiversity 
gains and climate resilience with places 
for play, engagement with nature, 
food production, sustainable drainage 
systems and active travel.

• Health and exercise

• Habitat creation

• Food production

• Environmental education

• SUDS
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The Vision
The analysis plan illustrates application 
of the of the emerging masterplan 
‘prompts’ to specific site conditions and 
the resulting development of masterplan 
design themes.

The Design Concept illustrates a further 
development of our overarching Vision 
for the new village, showing the broad 
spatial arrangement of the key village 
components of open space, facilities, 
homes, employment and movement

ANALYSIS Plan

Sensitive open edge

Legend

Cluster of farm buildings

Boundary with the A45 - noise/appearance

Area for surface water attenuation

Focal farm buildings on 

southern edge

Focal corner

Paddocks enclosed by hedgerows

Woodland block - Screens the interior but the 

plantation is incongruous in the wider landscape

Potential removal of trees while maintaining 

screening and retaining most valuable woodland

Farmland enclosed by hedgerows

3

2

1

4

5

6

7

* ** *

*
2

1
3

4

5
6

7

6

**
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Legend

Positive arrangement of open space, 
woodland and housing edge to 
address exposed edge, informed 
by local settlement studies.

Retained/proposed community woodland 
to integrate new development and 
provide open space resource.

Local centre, including community 
facilities, school, retail and employment 
centred around existing farm buildings.

Employment served by 

separate access off A45.

Primary access route linking local 

centre via two access points off A45.

Green open space/SUDs corridors provide 
connections through the development 
and important community focal points.

Formal hedgerow and tree planting with 

housing frontage set back from A45.

Existing watercourse and outfall

Housing neighbourhoods.

Central open space on paddocks provides 
a distinctive setting to local centre and 
includes areas for sports & recreation, 
children’s play and food production.

SUDS attenuation 

Farm buildings act as focal features.

Focal green space on approach 

from the north.
*
*

47

DESIGN CONCEPT

* **

*

*

*
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48

The Masterplan
The individual component layers build 
up and interconnect to form a coherent 
masterplan that will provide the 
foundations of the sustainable growth 
of the new village. Each component is 
described in more detail on the following 
pages.

A GREEN VILLAGE - OPEN SPACE

A VILLAGE COMMUNITY - FACILITIES
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A VILLAGE COMMUNITY - FACILITIES

49

T H E  M A S T E R P L A N

A WORKING COMMUNITY - EMPLOYMENT

A LIVEABLE VILLAGE - HOMES A CONNECTED VILLAGE - MOVEMENT
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A LIVEABLE VILLAGE - HOMES

A number of local facilities including;

• 2 form entry Primary School (1.84ha 
expandable to 3 form entry (0.82ha)

• Local Centre including Shops, Health and Community 
Facilities within a hub promoting social engagement; and

• High quality telecommunications infrastructure, 
including broadband and mobile telephone services.

A VILLAGE COMMUNITY - FACILITIES

T H E  M A S T E R P L A N

Approximately 52 hectares of public open 
space (around 50% of the total site area), forming a 
comprehensive Green Infrastructure Network that 
protects, enhances and links into adjacent networks 
and utilises existing habitats where possible. This will 
include;

• Formal and Informal Parkland;
• Sports Pitches;
• Children’s Play Areas;
• Trim Trails;
• Allotments/Food Production;
• Retention of Existing Trees and 

Hedgerows (where possible);
• Habitat Creation and Improvement Areas;
• Native Tree and Hedgerow Planting;
• Community Green Spaces;
• Community Orchards and Woodland;
• Sustainable Drainage Systems (SUDS); and
• Improved Footpath and Cycleways

Approximately 43 hectares of residential land split 
between two distinctive neighbourhoods.

This equates to up to 1,500 houses at an 
average density of 35 dwellings per hectare.

A 100 unit care home as part of the Local Centre

The development will provide; 

• A connected layout of functional streets and roads that 
ensure the on-site road network is efficient, providing an 
ease of movement for vehicles, pedestrians and cycles; 

• An improved network of footpaths and cycleways 
within the Green Corridors, providing an attractive 
alternative to road travel between local facilities. 

• Provision of a direct, high quality public transport route 
between the site, Rugby and Daventry; and

• Enable longer cycle journeys by connecting to existing 
infrastructure including the National Cycle Network. 

Approximately 2 hectares of land for potential B1/B2/B8 use.

Community employment hub and job opportunities within local centre

50

A GREEN VILLAGE - OPEN SPACE

A WORKING COMMUNITY - EMPLOYMENT

A CONNECTED VILLAGE - MOVEMENT

THE MASTERPLAN FRAMEWORK - AT A GLANCE
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A LIVEABLE VILLAGE - HOMES

A WORKING COMMUNITY - EMPLOYMENT

A CONNECTED VILLAGE - MOVEMENT

51

Primary School

Sports Pavilion

Local Centre (Retail / Pub)

Play Area

Community Hub / Medical Centre 
/ Police Office / Pre-School

Care Home

LEGEND

Employment Area

Residential Area

Existing Building to be Retained

Woodland

Green Corridor

Amenity Green Space

Proposed SUDS 
(Attenuation Pond)

Proposed Pedestrian 
/ Cycle Connection

Cycle Route to Dunchurch

Existing Public Right of Way

Existing Private Drive

Existing Plot to be Retained

Existing Vegetation

Proposed Hedgerow

Existing Ditch

Indicative Existing Pond

Primary Road

Proposed SUDS 
(Drainage Route / Swale)

N
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52

Open Space Area (Hectares)

Woodland 11.40

Outdoor Sports 16.67

Green Corridor with Community 

Focus (play/orchard/

allotments/amenity)

3.92

  Drainage/Wetland 5.12

Amenity Green Space 14.67

Play Area (included within 

Internal Green Space)

Community Square/parking 0.43

Total Open Space 52.21

Elements of the masterplan relating to open space will include:

The natural landscape

• Sustainable Urban Drainage Systems and downstream ‘betterment’.

• Habitat creation and net biodiversity gains.

• Indigenous planting- willow and coppice to replace some of plantation woodland.

• Environmental education- school opportunities for outdoor learning.

The productive landscape

• Community orchards to replace some of plantation woodland.

• Food production- Community gardens, orchards and allotments.

• Urban agriculture.

• Productive woodland and coppice using traditional management techniques.

• School vegetable garden.

A GREEN VILLAGE - OPEN SPACE

Open Space Schedule

Under Policy HS4 of the Draft Local Plan (September 2016), a development of around 1,500 units would require 
around 21.34 Ha split between Children’s Play (0.72 Ha), Natural/Semi Natural Space (9 Ha), Parks & Gardens 
(3.6 Ha)  Amenity Green Space (1.8 Ha), Allotments (2.88 Ha) and Outdoor Sports (3.35 Ha). In comparison with 
this, the scheme would deliver over twice as much open space than required, while it is anticipated that the 
different types would be spread throughout the multi functional green spaces within the site.

Legend

Amenity Green Space

Outdoor Sports (with indicative pitches)

Green Corridor with Community Focus (amenity/

play/orchard/allotments/food/footpaths)

Play Area

Woodland

Proposed SUDS (Attenuation Pond)

Existing Vegetation

Indicative Existing Pond

Proposed SUDS (Drainage Route / Swale)

Existing Public Right of Way

Existing Private Drive

Indicative Pedestrian / Cycle Connections

N

Cycle Route to Dunchurch
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53

LINKING INTERNAL GREEN SPACES: Community focus including amenity, play, food production and footpaths

COMMUNITY WOODLAND/ORCHARDS: Retention of important woodland and replacement of incongruous plantation with orchard

OUTDOOR SPORTS & CHILDREN’S PLAY: Easily accessed by surrounding communities and with social & health benefits 

NATURAL & SEMI-NATURAL SPACE: Habitat creation & enhancement DRAINAGE & WETLAND: SUDs and swales

The healthy landscape 

• Play provision.

• Sports provision and facilities (such 
as pavilion and changing rooms). 

• Active movement- walking, cycling, 
bridleways, Equestrian Centre links

The structural landscape

• Plantation woodland replacement 
with community woodland, orchard 
or coppice.

• Woodland buffer around edges to 
integrate built development.

• Design approach to boundary 
treatments with edges informed by  
local settlements analysis

• Linking internal green spaces - 
landscape ‘spine’, streetscape, 
urban green space and Garden 
Suburbs influences

Management, maintenance and 
green-collar employment

• Woodland management.

• Wetland management.

• Landscape maintenance.

• Urban agriculture.

• Food production.
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Lodge Farm will comprise the largest and most southerly Main Rural 
Settlement in the Borough and its local centre will provide important 
facilities not only for new residents of the village but also for the 
benefit of existing communities within its wider rural catchment, 
which currently have to travel to Rugby/Dunchurch or Daventry.  

This imaginative project has developed the traditional concept of 
a primary school to provide a wide range of facilities for a discrete 
garden village that is planned to grow over two decades or more. 
The result is a planned amalgamation of educational, cultural, 
information and access, social and leisure services that provides a 
beating heart to an emerging community.

The Lodge Farm education and community hub is organised 
optimally to maximise social interactions; whether formally through 
community activities, informally via the pupil drop of and collection 
arrangements or through incidental encounters at the one stop 
access point to community services. 

It all takes place in a traffic free environment.

The local centre will provide:

• Primary school

• GP surgery

• Sports and play

• Interactive public realm

• Land for local shops

• Extra care/care home facility

T H E  M A S T E R P L A N

A VILLAGE COMMUNITY - FACILITIES

54

Primary School

Sports Pavilion

Local Centre (Retail / Pub)

Community Hub / Medical Centre / Police Office / Pre-School

Care Home

Legend

N
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Legend

Dedicated access off A45 into employment area.

Section of hedgerow removed to allow visual 

connection with employment buildings.

Employment area with mix of B class uses, linked 

to local centre via pedestrian footpath.

Woodland buffer between employment area and housing.

Existing trees and hedgerows retained within green 

corridors through the proposed development.

Cricket field provides attractive open 

space focus for local centre 

Ball court set within existing hedgerow structure.

Play area close to sports facilities and local centre.

Sports pavilion overlooking cricket pitch and providing 

changing facilities and parking for nearby sports pitches.

Football pitches set within existing field enclosure.

Distinctive public realm and parking 

serving the local centre.

Opportunities for community to 

grow food within open spaces.

Community orchards (some on site of plantation woodland).

Community facilities (including space for a GP 

surgery) within cluster of purpose buildings.

Retail units and pub fronting on to community square.

Primary School with collection area and 

drop off close to local centre.

Care Home (approximately 80-100 units).

Extension space for school (to allow for expansion from 2FE to 3FE).

Bus and vehicular route provides access to local 

centre and community/sports facilities.

Use of courtyard vernacular to inform 

some building groupings.

Community parkland

Existing buildings / plots and access to be retained
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An illustration of how the local centre may provide a community 
‘heart’ to the development is shown in the sketch opposite.
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The provision of well designed homes and gardens, built to high 
standards and set within distinctive neighbourhoods. Key features 
may include:

• Design masterplan character areas and their ‘fit’ with differentiated 
housing offer

• Socially inclusive and market-appropriate mix and tenure.

• Consideration of inter-generational demands.

• Provision of affordable homes.

• Apartments.

• The delivery of a quality mechanism, such as a design code

• Locally distinctive architectural style / design / materials informed 
by the local vernacular.

• Energy use and healthy buildings.

• Construction jobs.

• Countryside links to enhance lifestyle opportunities.

• Care home provision of up to 100 units.

A LIVEABLE VILLAGE - HOMES

Residential Area

Legend

N



5 7T H E  M A S T E R P L A N

Buildings will be designed to reflect local character, potentially expressed in contemporary design, to maximise sense of place.
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A WORKING COMMUNITY - EMPLOYMENT

Employment Area

Legend

N

Provision of land for new employment uses that takes advantage of 
the site’s strategic location and which is capable of providing jobs 
that are accessible from the new village: 

• Provision of circa 2ha of land for potential B Class employment 
uses – anticipated as providing land for predominantly smaller 
scale businesses with no single B8 building to be larger than 
30,000 sqft.  This land could also potentially accommodate 
small-scale workshops, studios and “incubator” units.

• Facilities and business support – an employment centre/hub for 
small businesses within the Local Centre.

• Provision of SMART connections and high-speed broadband to 
support home working.

• Green collar work opportunities, such as landscape management, 
food production and woodland management.

• Employment opportunities within the Local Centre, generated by 
the shops, care home, school, health and community facilities. 

In terms of the B Class employment land referred to in point 1 
above, it should be noted that the emerging Local Plan, as currently 
drafted, does not propose a specific allocation or target for B Class 
employment land at Lodge Farm.  However, St Modwen consider that 
the provision of this area of land would help to foster a sustainable 
settlement whereby a proportion of existing and future residents 
could potentially find employment a short distance from where they 
live.  If this employment land is not ultimately required, it can instead 
be provided in the form of additional green infrastructure.
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Employment uses will be located in new buildings designed to flexible use layouts and to reflect local vernacular. 
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An overarching movement strategy will be developed to enable people 
to move to, from and through the new village. Walking, cycling and public 
transport will be designed to be attractive choices whilst all modes of travel 
would benefit from the role of the A45 as a strategic transport route.

It is proposed to provide a new bus service between Daventry and Rugby 
via the site along the A45. The exact route would be based upon analysis 
of local patronage opportunities but would be direct with limited stops to 
provide an attractive choice for inter-town journeys at a 30-minute frequency. 
The service will also cater for latent demand for an improved public transport 
connection between Daventry and Rugby, and will provide additional public 
transport opportunities for other settlements and development allocations on 
the route, such as South West Rugby. It is intended that the service would 
become commercially viable after an initial period of revenue support.

The site’s location adjacent to the A45 enables strategic access to key regional 
employment destinations such as Rugby (7km), Daventry (10km), Coventry 
(20km) and Warwick / Leamington Spa (30km). Delivery of the full allocation 
would be dependent on completion of the South West Link Road, which will 
release capacity elsewhere on the network, particularly through Dunchurch.  
However, initial traffic modelling work does indicate that an initial phase of 
development could be accommodated prior to opening of the relief road, 
subject to localised highway mitigation works and complementary measures 
to promote non-car modes.

The site will be designed to incorporate a comprehensive walking and cycling 
network, including enhancement of existing Public Rights of Way. The key 
destinations for cycling will be Dunchurch and Rugby. To enable cycling to be 
a safe and attractive mode choice, the developer would fund a cycle route 
between the site and existing facilities in Dunchurch.

The village would be designed as a comprehensive network of functional 
streets and spaces to deliver a defined hierarchy accommodating all modes of 
transport. The local centre would provide a focal point for a carefully designed 
walkable community, which would deliver a family friendly village environment 
benefitting from strategic access to employment opportunities in the region.

A CONNECTED VILLAGE - MOVEMENT

Legend

N

Existing Public Right of Way

Existing Private Drive

Indicative Pedestrian / Cycle Connections

Cycle Route to Dunchurch

Primary Road
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Movement strategy incorporates public transport, walking and cycling routes and streets and spaces designed to accommodate all movement forms including car parking and servicing.
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Village Edges
The edge condition of Lodge Farm 
village and its interface with surrounding 
countryside has been considered in order 
to ensure that the village integrates well 
both visually and functionally with its 
surroundings.  

The design and layout of the village edges 
is influenced by the analysis of local 
settlements (as summarized in Section 3), 
and illustrated in the cross sectional studies 
shown here.

TYPE A - DAVENTRY ROAD FRO
NTAGE
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EdGE TYPOLOGIES
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TYPE A - DAVENTRY ROAD FRONTAGE

INDICATIVE X-SECTION (1:250)

Green Buffer - Minimum 10m

Green Buffer - Minimum 10m

Frontage Set Back  - Minimum 20m

Frontage Set Back  - Minimum 20m

Daventry Road (A45)

Woolscott Road

INDICATIVE X-SECTION (1:250)

TYPE B - LANE FRONTAGE

Strong tree line on Daventry Road

Houses set back behind landscape buffer

Buildings set within vegetated edge

Green edge in Willoughby

General Principles

• Minimum 10m green buffer 

alongside edge of road;

• Existing hedgerow maintained 

and enhanced to define 

edge of development;

• Additional trees planted 

in roadside hedgerow to 

extend character of road 

to the north west;

• Woodland blocks to 

reinforce roadside planting 

and break up massing of 

proposed housing; and

• Formal housing edge to provide 

a well defined frontage to the 

road, albeit set back a minimum 

of 20m behind private driveways.

General Principles

• Minimum 10m green buffer 

alongside edge of road;

• Edge of road defined by drainage 

channel (as per local examples);

• Mix of tree planting and woodland 

blocks to frame views of housing 

edge (taking lead from local 

village edge precedents);

• Housing set back from road 

(at least 20m) behind private 

driveway and hedgerow; and

• Footpath link to be incorporated 

into green buffer.



64

6 4 T H E  M A S T E R P L A N

N

OPEN SPACE NETWORK

1.  GREEN SPACE WITHIN THE BLOCK

2. GREEN SPACE ALONGSIDE MOVEMENT ROUTES

3. GREEN SPACE ON THE EDGE OF THE BLOCK

1.

3.

3.

3.

2.

2.

1.

Open Space & Public 
Realm Framework
A connective network of streets and green 
spaces provides a strong structure around 
which homes, community facilities and 
employment uses are structured. 

The detailed design of streets and spaces 
will be influenced both by the findings of 
local settlement analysis (see section 3). 

It has also been influenced by analysis of 
successful current and historic precedents 
where Green Space is used as a successful 
structural device within the development 
block, alongside key movement routes 
and at the edge of the development block. 
The adjacent diagram illustrates how these 
devices could be used at Lodge Farm 
Village. 
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Green infrastructure coordinates public open space, movement and ecological corridors, including SUDS, as per the illustrated St Modwen schemes
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These categories are important for all 
settlements, whether in determining the 
vitality of a settlement itself, or the ease of 
accessing essential services and facilities 
in nearby higher tier centres, including for 
retail, employment and leisure uses, as well 
as for onward public transport connections.  

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

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

Lodge Farm as a Main 
Rural Settlement

The settlement hierarchy within the 
emerging Local Plan identifies that 
Lodge Farm will become a Main Rural 
Settlement (MRS) under Policy DS3.  
MRS will perform an important role in 
delivering the Council’s development 
strategy and housing land supply 
within the emerging Local Plan.  The 
Housing Background Paper (para 1.30) 
acknowledges that Lodge Farm will be 
classified as an MRS which will assist in 
sustaining the rural population:

It will become the largest Main Rural 
Settlement in the Borough. The Rural 
Sustainability Study demonstrates the 
level of services the existing Main Rural 
Settlements in the Borough can sustain 
to support a rural population.  

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

All thirty four RBC Local Plan / Core 
Strategy designated settlements (i.e. 
MRS and local needs settlements) have 
been assessed against various criteria 
using a weighted scoring system relating 
to “essential” and “desirable” services 
and access to public transport, to 
determine a total score. The settlements 
are then directly compared with one 
other in terms of their sustainability 
ranking, based on their total score. 
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In order to ascertain how Lodge Farm 
compares with  the other  MRS an 
assessment has been undertaken, applying 
the scoring assessment criteria within the 
Rural Sustainability Study. This is provided 
opposite.

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

The assessment indicates that Lodge Farm 
would have a score of 39 in relation to ac-
cess to services, ranking second only to 
Dunchurch.  In relation to public transport, 
the proposals include the provision of two 
bus departures per hour and therefore at-
tracts a score of 5, based on the assess-
ment criteria of at least an hourly service.  
The overall score is therefore 44 which in-
dicates that Lodge Farm would rank along-
side the most sustainable settlements 
within the Borough and second only to 
Dunchurch, fully justifying its categorisa-
tion as a Main Rural Settlement within the 
context of Policy GP2.

 

 
 

 

 

 

 Essential Services (x4 weighting) Non-Essential Services (x2 weighting) 
Public 

Transport 
Total 
Score 

Settlement Population 
Village Hall 
Community 

Centre 
Shop 

Post 
Office 

Doctors 
Surgery 

Pharmacy 
Primary 
School 

Leisure 
Centre 

Bank Pub 
Cafe 

Restaurant 
Library 

Place of 
Worship 

Open 
Space 

Dentist Nursery Garage 
Bus 

Service 
Rail 

Station 
Score 

Lodge 
Farm 

3,723 4 4 4 4 4 4 2 2 2 2 1 X 2 2 2 X 5 0 44 
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This section of the report summarises key 
technical issues and strategies relating to 
the effective delivery of the masterplan 
for Lodge Farm Village before setting out 
the current preferred Phasing Strategy. 
Further details are set out within the 
Technical Appendices that accompany 
this Vision and Delivery document.

Landscape & Visual 
The masterplan development has been 
informed by a careful consideration of the 
landscape and visual context of the site 
as presented in the Landscape & Visual 
Appraisal. Going forward, a Landscape 
and Visual Impact Assessment would 
be undertaken as part of a planning 
application to further test and develop the 
emerging masterplan proposals.

The site is located within the Feldon Vale 
Farmlands LCT, as set out in Warwickshire 
County Council’s Landscape Assessment 
of the Borough of Rugby - Sensitivity 
and Condition Study. This assesses the 
overall sensitivity of the area within which  
the site lies as “Moderate”. Sensitivity 
is defined as “the degree to which the 
countryside can accept change without 
causing irreparable, long term damage 
to the essential character and fabric of 
the landscape” and this assessment is 
derived from a broad understanding of 
the landscape character and visibility of 
the LCT.

The Study also sets out some broad 
landscape characteristics for the LCT 
(which are outlined on Page 24 of this 
document). There is an emphasis in the 
Feldon Vale Farmlands on the openness 
and remoteness of the landscape in which 
the site sits, mainly due to the contrast 
in the underlying topography between 
the broad lowland floodplain and the 
surrounding hills, the general lack of 
woodland cover and the small number of 
settlements in the locality.

This provides the landscape and visual 
context to the site, which itself shares 
some of these characteristics, particularly 
around its western fringes. However, the 
existing plantation that dominates the 
central part of the site is a prominent and 
incongruous feature in the surrounding 
landscape. The prison buildings and traffic 
on the M45 to the north are other visible 
urbanising features. While settlements are 
sparse they are still a notable presence in 
the surrounding backdrop, with the edges 
of villages on surrounding rising ground 
often characterised by buildings set within 
well vegetated boundaries.

While the introduction of built development 
on to the site would constitute a notable 
change to the predominantly open 
farmland landscape, it would affect a 
relatively small part of the overall LCT. 

Mitigation provided within the masterplan 
includes, where appropriate, the retention 
and enhancement of existing field 
boundaries, drainage corridors and tree 

groups as integral components of the 
proposed green infrastructure running 
through the site. 
Another key feature of the emerging 
masterplan is the replacement of the 
existing incongruous Balsam Poplar 
plantation woodland with new native 
woodland and community orchard uses. 
This will retain the wooded enclosure 
of the site but in a manner that is more 
sympathetic in scale and appearance 
to the surrounding landscape character 
context. 

The proposed appearance and visual 
condition of the new village within the 
wider landscape has also been influenced 
by careful analysis of local settlements 
and the identification of key features that 
determine a sense of local distinctiveness. 
This includes an understanding of how 
the edges of existing local settlements 
integrate with the surrounding landscape 
and how this can influence the layout and 
design of the proposed edge of the new 
village. 

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

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

It is considered that the emerging 
measures for habitat retention and 
enhancement offer opportunities for long-
term biodiversity enhancements over the 
existing situation. In regard to protected 
species, the site has been identified to 
provide modest opportunities for a range 
of protected faunal groups including 
roosting bats, breeding Great Crested 
Newts (GCN), Badgers, breeding birds 
and Grass Snake. Particular attention 
has been paid to these species in order 
to ensure that opportunities for them can 
be retained and enhanced within the site 
and indeed the emerging proposals for 
Green Infrastructure have been designed 
primarily to maximise opportunities for 
these faunal groups. 

With regard to bats for example, the 
emerging proposals seek to retain both 
known and potential roost sites, whilst 
retention of the vast majority of the native 
woodland and hedgerow network within 
dedicated Green Infrastructure will ensure 
enhanced foraging and commuting 
opportunities for this faunal group post 
development. 

5. REALISING LODGE FARM VILLAGE
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Residential areas - Images from St Modwen schemes

appraisal indicates that these are likely to 
be related to medieval and post-medieval 
agricultural activity and associated with 
the adjacent former turnpike road, of low 
local value. 

Due to a lack of previous archaeological 
investigation within the Site, the extent 
and survival of the non-designated 
heritage assets and the potential for and 
significance of as yet unidentified buried 
archaeological remains will be accurately 
assessed through the planning application 
process. 

Any potential adverse effect could be 
reduced through an appropriate scheme 
of archaeological mitigation, in accordance 
with national and local planning policy. This 
will be determined during the planning 
application process and following the 
completion of an archaeological desk-
based assessment which will outline the 
scale and scope of any further necessary 
evaluation (e.g. geophysical survey and/
or trial trenching). The scale and scope of 
evaluation and any subsequent mitigation 
will be outlined in a Written Scheme of 
Investigation.

A preliminary assessment of the potential 
historic interest of hedgerows within the 
Site has identified 27 hedgerows which 
have the potential to satisfy the criteria for 
being considered historically Important as 
defined under The Hedgerow Regulations 
1997 (as amended in 2002). The allocation 
of the Site has the potential to impact on 
the hedgerows through the removal of 
some of the boundaries. In order to fully 
assess the value and significance of the 
any hedgerows proposed to be remove, 
it will be necessary to demonstrate 
compliance with other (e.g. ecological) 
criteria.

GCN will benefit from the retention and 
enhancement of the known breeding 
ponds as well as substantial areas of 
relatively optimal terrestrial habitat within 
the site. The creation of new wetland 
habitats to include SUDS will provide 
further enhancements for this faunal 
group. Again new and retained habitats 
will be incorporated into a dedicated 
Green Infrastructure network, which will 
be sufficient to retain opportunities for 
GCN both during the construction and 
operational phases of development. 

Other protected species, such as Badgers, 
Grass Snake and breeding birds will also 
benefit from the range of new species-rich 
habitats proposed within the Lodge Farm 
site, with these providing wide-ranging 
breeding and foraging opportunities for 
these, and other, faunal groups. 
 
It is considered that the emerging 
development proposals for the site 
would mitigate for impacts on protected 
species overall and, indeed, provide 
significant opportunities for biodiversity 
enhancements to be realised over the 
existing situation, as is clearly desired 
by legislation and policy of relevance to 
biodiversity and nature conservation.

Archaeology
The archaeological appraisal has 
identified no overriding cultural heritage 
constraints which are likely to prohibit its 
allocation and subsequent development. 
The results are presented in the 
Archaeology Statement, and the appraisal 
has established that there is a potential 
archaeological interest within the Site in 
the form of buried archaeological remains 
and any development has the potential 
to impact on these. The archaeological 
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• Limited stops to achieve fast journey 
times;

• Two departures per hour Monday – 
Saturday daytimes; and

• Hourly services during evenings and 
Sundays between Lodge Farm and 
Rugby.

Positive discussions have been held 
with the Stagecoach with regard to the 
provisions set out above. The service 
would be fully funded by the developer 
through the build out of the site until a 
point whereby it becomes commercially 
sustainable.

The key destinations for cycling would 
be Dunchurch (approximately 3km or a 
12-minute cycle) and Rugby (approximately 
7km or a 25-minute cycle). To enable 
cycling to be a safe and attractive mode 
choice, the developer would fund a cycle 
route between the site and the existing 
cycle facilities in Dunchurch. 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, envisaged to 
be within the second year of occupation.

In addition to physical measures, ‘soft’ 
measures will also be deployed extensively 
to encourage existing residents of the 
local area and new residents of the village 
to make journeys by sustainable modes. 
These measures will include personalised 
travel planning, ticketing incentives, 
real-time journey information and travel 
marketing. 

The site would drain via a foul water pump 
station with a rising main laid along the 
public highway to the Dunchurch WwTW.

Highways & Access
An access strategy has been developed 
which will provide two three-arm 
roundabouts to access the site via the A45. 
Preliminary highway designs have been 
prepared in accordance with the relevant 
standards set out in DMRB TD16/07. Both 
junctions are capable of being provided 
entirely within the public highway or land 
within the developer’s control. A separate 
access would be provided into the 
employment area in the form of a ghost 
right turn facility. This can also be delivered 
without the need for third party land.

Lodge Farm would be served by a new 
bus route connecting Daventry to Rugby 
directly along the A45, passing through the 
site. The new service would be in addition 
to existing services, which indirectly travel 
between the two towns. The new service 
would provide an attractive opportunity 
to use public transport for end-to-end 
journeys between Daventry and Rugby, 
as well as for residents of the Lodge Farm 
Village development.

A limited bus service would start once 
Phase 1 of the development is occupied, 
this would access the site via the southern 
roundabout, with the internal layout 
designed to allow a bus to turn within the 
site. This would build up to a full service 
that would pass through the site via the 
two access roundabouts during Phase 
2 of the development.  The bus service 
would be targeted to achieve modal shift 
from journeys by car, with the following key 
features:

Drainage
The site is located in Flood Zone 1, defined 
as having the lowest risk of flooding due 
to fluvial (river) flooding.  It is also at a low 
risk of other sources of flooding such as 
groundwater and impounded water.  
 
The surface water run-off will be controlled 
using sustainable drainage techniques 
(SuDS) that mimic the existing surface water 
run-off regime: rainfall will be managed 
utilising the existing ditch courses, enhanced 
with attenuation ponds along the southern 
and western site boundaries.  

The stored rainfall will be released at 
a controlled flow rate equivalent to the 
greenfield run-off for a 1 in 2-year event.   
This will be the outflow rate to the Rains 
Brook for all events up to the 100-year + 
climate change (40%) event.  In this way, 
the site demonstrates a betterment in the 
flow rate being released to the downstream 
river system. The size of the attenuation to 
accommodate this betterment is indicated 
upon the Masterplan Framework Plan on 
page 51 of this report and is explained in 
further detail in the Flood Risk and Surface 
Water Management Appendix . The 
approximate storage volume is 35,000m3, 
spread out in ‘dry’ ponds/swales.

The Water Cycle Study (WCS) – a planning 
document prepared by Rugby Borough 
Council (RBC) – states that the nearest 
existing wastewater treatment works 
is located close to Dunchurch.  Severn 
Trent are fully aware of the proposed 
development at Lodge Farm Village and 
have stated in the WCS that they will include 
the upsizing of the Dunchurch Waste Water 
Treatment Works (WwTW) in their works 
programme as and when the development 
is committed in the RBC Local Plan.  

Built Heritage 
The potential for impacts on the 
significance of built heritage assets 
(both designated and non-designated) 
have been considered in relation to the 
proposed development. The nearest 
designated heritage assets are located 
at some distance from the Site, and 
are considered unlikely to receive any 
significant impact upon their significance 
as a result of the development. Any harm 
to significance, should it occur, will be “less 
than substantial” and at the low end of the 
scale. Therefore, no specific mitigation is 
considered necessary in respect of these 
assets.

The proposed development will potentially 
impact a number of non-designated 
assets. In particular, Lodge Farm and 
Woolscott Farm are both located within 
the Site. These can be retained as part 
of the scheme. The development can 
be delivered having regard to these 
constraints, and harm should be weighed 
against the low local significance of these 
assets, in line with paragraph 135 of the 
NPPF. 

Other non-designated heritage assets 
may be harmed through development 
within their setting, however this harm will 
be low. The harm to these will not prevent 
the deliverability of the scheme. 

The principal mitigation measure in 
terms of built heritage will be to retain 
the non-designated assets. In addition, 
where possible plant buffers would 
help to screen development from other 
heritage assets, in particular Tolgate 
Farm, the Cottage to the south of the 
Site, Manor Farm and Manor Farm 
Cottages, as depicted on the Built 
Heritage Constraints Plan.
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Provision of a primary school, health 
centre, local centre and on-site 
employment opportunities will reduce 
the need to travel externally from the site, 
which itself benefits from excellent access 
via strategic routes to key commuting 
destinations such as Rugby, Daventry, 
Coventry and Northampton. 

Delivery of the full allocation would be 
dependent on completion of the South 
West Link Road, which will release capacity 
elsewhere on the network, particularly 
through Dunchurch. 

However, traffic modelling work 
undertaken on behalf of the County 
Council demonstrates that initial phases of 
development could be delivered prior to 
full completion of the relief road, and there 
is potential for earlier delivery subject to 
testing of localised highway mitigation 
works.  

The transport modelling undertaken to 
support the emerging Local Plan has 
identified several improvement schemes 
at other junctions that would be required 
to accommodate planned growth. The 
schemes relevant to Lodge Farm Village 
have been reviewed and, in principle, are 
deliverable by the developer.

The development at Lodge Farm Village 
will result in some additional traffic at 
junctions in Northamptonshire, particularly 
Daventry, and also on rural routes through 
Grandborough and Barby. Initial schemes 
have been considered to mitigate the 
effects of the development on these 
routes, which would be considered in 
detail as part of the Transport Assessment 
accompanying a planning application.

Acoustics 
An acoustic assessment has been 
undertaken and is presented within the 
Report on Existing Noise Climate.  This 
was based upon a noise survey which 
was undertaken during October 2016.  
The existing noise climate is determined 
principally by traffic flows on the A45 with 
background noise from the M45 motorway 
to the north.  Traffic noise impact from the 
development will only be of significance 
for dwellings located adjacent to the A45 
and sound levels for the majority of the 
site are relatively low.  The site is therefore 
suitable for residential development.

The Report recommends that dwellings 
be set back a minimum of 15m from the 
edge of the A45and that habitable rooms 
overlooking the A45 should have windows 
with specific minimum acoustic ratings 
(including any trickle vents).

Finally, any gardens that are not screened 
from adjacent roads by dwellings should 
be provided with solid boundary fencing.

Air Quality 
Air quality conditions at Lodge Farm 
are judged to be acceptable, with 
concentrations of all pollutants well 
below the national air quality objectives.  
Concentrations might be higher, however, 
immediately adjacent to busy roads, such 
as the A45.  The proposed residential 
properties will thus be located so that no 
new properties are introduced immediately 
adjacent to busy roads.   
 
The proposed development will also lead 
to increases in road traffic, which will lead 
to changes in air quality along the local 
road network, including the Dunchurch 
Crossroads.  
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sycamore Acer pseudoplatanus, Horse 
chestnut Aesculus hippocastanum and 
silver birch Betula pendula. The majority 
of the hedgerows had been managed by 
way of flail mowing and comprise uniformly 
aged examples of hawthorn Crataegus 
monogyna, blackthorn Prunus spinosa 
and wych elm Ulmus glabra.

The densest area of tree cover observed 
comprises several blocks of Balsam Poplar 
plantation woodland. The trees within the 
plantation have been planted in strict 
rows at regular intervals of 3-5m and as a 
result the woodland is monoculture in its 
appearance offering limited arboricultural 
value with the trees being limited in their 
future potential to establish suitable mature 
forms. The plantation trees are retained for 
sole use as timber stock and, at the time of 
assessment, a number of these trees had 
succumbed to the elements with several 
wind-blown trees observed throughout 
the woodland.
 
The masterplan has been designed 
sympathetically to retain where possible 
and supplement existing tree cover within 
a proposed green infrastructure system 
comprising parks, woodland, screen 
planting, and retained and extended 
green corridors.  The masterplan proposes 
the replacement of existing monocultural 
plantation woodland of low arboricultural, 
ecological and visual quality with more 
appropriate planting types such as 
community orchards.

The loss of and replacement of tree 
coverage across the site will be 
facilitated through a phased removal and 
replacement, thus minimising the impact 
on the wider landscape visual amenity. 
The masterplan demonstrates an overall 
significant increase to the net coverage of 
higher quality tree cover across the site.

achievable within the same time frame.  

Severn Trent have confirmed that water 
supply is readily available for the first 300 
units, by which time off-site reinforcement 
would be completed to accommodate 
the remaining development.

Finally, both BT and Virgin Media have 
stated that Broadband fibre to the 
premises (FTTP) is readily available in 
Daventry Road.

Trees & Hedgerows 
Tree cover across the site is generally 
considered to be characteristic of its open 
grown agricultural environment comprising 
predominantly native broadleaved 
individual trees, groups of trees and 
hedgerows.

Species types, age classes and overall 
arboricultural conditions vary with a 
large majority of the tree cover offering 
a moderate to low arboricultural quality 
(BS5837 2012). Eighty six trees were 
individually identified, along with forty 
three groups of trees, thirteen hedgerows 
and one woodland, split into several 
smaller blocks. The individual tree cover 
was typically observed amongst the field 
parcel defining hedgerows or as larger 
specimens standing along the outer fringes 
of dense tree groups. Of these eighty six 
trees only two were identified as offering 
a high arboricultural quality (category A – 
BS 5827 2012) and as such of the greatest 
importance.
 
The majority of the species assessed are 
of a semi-mature to mature age and are 
species types typically associated with 
agricultural environments such as ash 
Fraxinus excelsior and English oak Quercus 
robur. Less frequently occurring species are 

There are no historical or current landfills, 
nor waste management facilities listed within 
the site, or within 500m of the site.

Although the above potentially contaminative 
land uses have been identified on and within 
500m of the site, the risk of significant 
contamination within the site is considered 
to be minimal. Risks to current and future 
human receptors both on and off site are 
considered to be low due to the absence of 
significant sources of contamination and the 
current and proposed use of the site. Risks to 
on-site construction and future maintenance 
workers have been assessed as low and 
may be reduced to very low assuming that 
appropriate measures are implemented. 
Risks to property / services on and off site are 
also considered to be very low. 

The whole site has been the subject of 
an agricultural land quality assessment in 
November 2017 by RPS, which has confirmed 
that the grading of the agricultural land on 
the site is entirely Grade 3b, which means 
it is not classified as best and most versatile 
agricultural land.

Environment 
& Utilities
A Utility Capacity Analysis Report has 
been prepared which summarises the 
consultations undertaken with incumbent 
utility companies for the area including 
the site.  This has identified that electricity, 
gas, water and telecommunications can be 
provided for the proposed development.

Western Power Distribution have provided 
an outline strategy for the delivery of power 
to the site which, based on experience of 
similar sites, could be achieved within 18 
months to 2 years. Similarly, the gas supply 
would require reinforcement off-site but is 

However, the Air Quality Impact Technical 
Note demonstrates that there is no 
constraint to the proposed development.  
This judgement is partly based upon 
a package of mitigation measures 
being incorporated into the design of 
the development to minimise traffic 
movements to and from the site.  
Measures will include Travel Packs 
provided to the first occupants with 
information on smarter travel options 
and bike vouchers, provision of a bus 
service, electric vehicle charging points 
for appropriate properties, and a financial 
contribution to the relief road.

Ground Conditions
A “Phase 1” Geo-environmental Desk 
Study has been undertaken which has 
determined that there are no significant 
ground issues associated with developing 
the site.  The risk of existing contamination 
is low and if it exists is likely to be localised 
to specific historic farming activities.

The site is indicated to be underlain 
by bedrock geology of the Charmouth 
Mudstone Formation with some localised 
superficial deposits of Alluvium shown 
to be present along the south western 
boundary. The bedrock beneath the site 
is classified as a “Secondary Aquifer – 
Undifferentiated” by the Environment 
Agency and lies outside of a source 
protection zone but within a Nitrate 
Vulnerable Zone.

The site has remained relatively 
unchanged since the earliest available 
map (1884) with minor changes to farm 
building configurations. Made Ground is 
not currently recorded to be on site but 
there is a potential for it to be present in 
discrete areas around historic and current 
farming practices on the site. 
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6. PHASING & delivery

A phased approach 
to growing a 
community
The masterplan layout is well-structured 
to allow different development parcels 
and phasing sequence options to be 
considered, maximizing the benefits of 
having two new proposed points of access 
from the A45 into the new village.

Details of the currently preferred phasing 
strategy are set out below and illustrated 
on the Phasing Plan.

It is envisaged that the village will grow in 
relation to the phased on-site provision of 
community facilities and off-site highways 
infrastructure. New housing will be 
constructed at a minimum (baseline) rate 
of 80 dwellings per annum commencing 
in 2022/2023 in full alignment with the 
Local Plan. 

Further detail relating to the delivery of 
offsite highways junction alterations and 
public transport / cycle provision, along 
with the phased delivery of the services 
and infrastructure provision associated 
with the development is described in 
detail in the Transport and Utility reports 
accommpanying this document.

The phasing and delivery programme 
presented on the following pages accords 
with the Housing Trajectory in the emerging 
Local Plan (“Submission” version).  This 

is principally driven by the envisaged 
programme for planned upgrades to 
strategic highway infrastructure, including 
the South West Rugby Link Road.  However, 
as an experienced “master developer”, St 
Modwen would be in a position to prepare 
and submit an early and comprehensive 
planning application for Lodge Farm village 
to enable development to be brought 
forward in advance of completions currently 
anticipated in the Housing Trajectory, 
should the ability to do so be established.

Phase 1
At the early stages of development, the 
woodland blocks will be maintained 
around the outer edges with valued areas 
of woodland retained in situ and plantation 
woodland within the interior selectively 
removed. 

Around 265 dwellings are to be provided 
in this phase.

A  local centre will be established at the 
heart of the site, being located around 
the proposed school and community hub. 
This will include important facilities for the 
fledgling community including the primary 
school, which initially may take the form of 
a hall and two classrooms, with the hall also 
potentially serving as the village hall. A bus 
service will also be provided.

Vehicular access into the site will be from 
a new eastern roundabout and the initial 

phases of housing will be centred around 
a primary road linking the new access 
with the local centre and school. Housing 
in this location will help to establish the 
identity of the new community, particularly 
when viewed from the nearby A45, but the 
existing hedgerows and woodland will help 
to integrate it into the wider surrounding 
landscape.

Alongside the development in the eastern 
part of the site, advanced woodland planting 
and SUDs will be established in the western 
part of the site.

Phase 2
The catalyst for phase 2 will be the 
construction of a northern roundabout and a 
western primary road link to the local centre, 
creating a loop within the development.  This 
will be required to serve around 665 houses 
by the end of Phase 2. It will also allow the 
bus service to run through the site between 
the two roundabouts and bring more direct 
connections into the local centre. The 
earliest stages of housing development will 
be concentrated along the primary road.

As the number of homes increases, it is 
anticipated that the amount of retail and 
community facilities within the local centre 
will also grow. Land will be provided for 
employment uses to the north of the local 
centre, close to the existing bus stops and 
with a separate access from the A45.

Future Phases
Further housing (around 835) will fill out the 
development area to the east (Phase 3), 
where it will extend towards the southern 
boundary and assimilate the retained 
farmhouse as a focal building. 

There will be further replacement of the 
plantation woodland in the centre and around 
the edges of the phase 1 development, 
allowing the new communities to be directly 
involved in the planning and implementation 
of community woodlands and orchards.

The last phase of development (Phase 4) will 
see further expansion of development to the 
south and west into the previously  exposed 
areas of the site. 

Here, the additional woodland planting 
established in phase 1 will help to confidently 
assimilate the additional housing into the 
landscape within an attractive framework 
of woodland, trees, hedgerows and open 
space. Additional SUDs corridors, based 
on retained hedgerow corridors within the 
development will connect into the drainage 
system.
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• Northern A45 Roundabout and Access Road

• Retail and Pub

• More Community Uses

• Sports Pavilion

• 1 Ha Employment

• SUDS Connections

• Continuation of Bus Route

• Fully Functional School

• Care Home

• ~ 400 New Homes (665 in Total)

P H A S I N G  &  d e l i v e r y

PHASE 1 (2022 - 2026):

• 1 Ha Employment (2 Ha in Total)

• 2 Form Entry Primary School

• ~ 835 New Homes (1500 in Total)

• Southwest Link Road - Full Alignment

FUTURE PHASES (POST 2031):

PHASING PLAN
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• Eastern A45 Roundabout and Access Road

• Early Provision of Primary School Places (3 classrooms)

• Local Centre and Community Buildings (including GP)

• Outdoor Sports and Amenity Parkland

• SUDS and Connections

• Advance Woodland Planting

• Replacement Woodland Planting

• Bus Service

• Cycle Route to Dunchurch

• ~ 265 New Homes

PHASE 2 (2026 - 2031):

properties to be retained
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RESIDENTIAL 
COMPLETIONS

Pre 2022

PRIMARY 
SCHOOL (BY)

HEALTH  
CENTRE (BY)

CHILDCARE/
NURSERY (BY)

LOCAL CENTRE     
- RETAIL  
FACILITIES (SMD)

COMMUNITY 
CENTRE (SMD)

22–23 23–24 24–25 25–26 26–27 27–28 28–29 29–30 30–31 31–41 Total

25 80 80 80 80 80 80 80 80 835 1,500

Hall Office  

+ 2 classroom

+ 1 classroom + 1 classroom + 7 classrooms

+ 1 room + 1 room2 rooms

1 room + office 

& facilities

+ 1 room + 1 room

SCHOOL SCHOOL SCHOOL SCHOOL

Indicative Delivery Programme (September 2017) (Based upon RBC “Submission” Local Plan Housing Trajectory)

                           PHASE 1                    PHASE 2

2FE and HUB 
(WITH SCOPE FOR 

EXPANSION) 

4 ROOMS

3 ROOMS 

+ OFFICE

Hall combined 

with school

First retail 

provision

Pub and retail to reflect growing demand

Community use and activities will expand with the growing community 

POST 
 LOCAL PLAN

P H A S I N G  &  d e l i v e r y
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Indicative Delivery Programme (September 2017) (Based upon RBC “Submission” Local Plan Housing Trajectory)

HIGHWAYS 

Pre 2022 22–23 23–24 24–25 25–26 26–27 27–28 28–29 29–30 30–31 31–41

                               PHASE 1      PHASE 2

First site access (car, cycle and 

bus service from 2022/23)

Daventry Road 

Junction. SW 

Link Road 

(Homestead 

Link)
Second site 

access

UTILITIES

A5/A428 Roundabout / SW 

Link Road full alignment

POST 
 LOCAL PLAN

Utilities infrastructure will be delivered, as explained in the technical appendix.

P H A S I N G  &  d e l i v e r y
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