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LIONCOURT STRATEGIC LAND AND 
LIONCOURT HOMES
Lioncourt Strategic Land are a wholly owned subsidiary of 

Lioncourt Homes.

Lioncourt Homes is a reputable 5 Star Quality Award Winning 

Home Builder, building new homes in desirable locations 

throughout Central England, including a range of properties 

from one-bedroom apartments and starter homes to executive 

five bedroom detached homes, giving everyone a chance to 

own their own quality home. Lioncourts homes are designed to 

provide aspirational living in well thought out accommodation 

and attractive high-quality developments, whilst setting new 

standards in their approach to sustainable new home buildings.

PURPOSE OF THE DOCUMENT
1.1 Lioncourt Strategic Land are promoting land at to Sherwood 

Farm, Binley Woods for residential development of up to 75 

dwellings.  The site is located to the north-east of Binley Woods, 

one of the Main Rural Settlements in Rugby Borough, to the 

east of Coventry and to the west of Rugby.  The site extends 

over an area of approximately 4.6 hectares and is currently 

located within the Green Belt, within the adopted Development 

Plan.  The site is proposed for Green Belt release and has been 

identified as Site DS3.6 in the Publication Plan.   

1.2 This document should be read alongside the Hearing 

Statements prepared by Pegasus Group (on behalf of Lioncourt 

Strategic Land) for Stages 1 and Stage 2 Rugby Local Plan 

Examination.

1.3 The purpose of this Vision Document is to provide updated 

background information to demonstrate that the location of 

the site is highly sustainable adjacent to existing houses along 

Rugby Road. 

1.4 This document brings together assessment work from a 

number of disciplines undertaken by the project team which 

comprises of a wide range of specialist consultants who 

are advising on the proposals.  The document also sets out 

the design principles which have informed the Indicative 

Masterplan (Fig. 4.1).

1.5 The document demonstrates that the site is suitable, available, 

close to the built up area of Coventry and achievable for 

residential development.  This is particularly important given 

the need for Rugby to accommodate more development than 

previously allocated in the adopted Rugby Core Strategy (2011) 

which limited housing delivery to two strategic sites which 

failed to deliver. 

1.6 The Publication Plan envisages the need to deliver a minimum 

of 12,400 additional dwellings across the Borough in the plan 

period.  As detailed fully within Section 2 of this document, it 

is clear from the work that has informed the preparation of 

the Local Plan that to achieve the Borough’s overall housing 

requirement, in particular to meet the local housing needs of 

the Main Rural Settlements, there is a need to release land 

from the Green Belt. This Vision Document sets out that land 

at Sherwood Farm, Binley Woods, is located in a sustainable 

location and is suitable for residential development. 

1.7 The mix and scale of residential development has been refined 

during the sites promotion through the Local Plan as a result 

of discussions with the Borough Council, Binley Woods Parish 

Council and as technical information has developed. The 

proposals for the site will include a mix and range of house 

types, including affordable homes, with 10% bungalow provision 

to accommodate the needs of the elderly.

1.8 The Indicative Masterplan illustrates how the site could be 

developed and is included as Fig. 4.1 in Section 4.

1.9 It is considered that this document along with the supporting 

hearing statements prepared by Pegasus Group on behalf of 

Lioncourt Strategic Land and submitted to the Examination 

demonstrates the soundness of land at Sherwood Farm as a 

strategic allocation for residential development.  In light of this, 

the site should be considered capable of contributing positively 

and successfully towards delivering the Council’s identified 

housing requirements and in particular meeting the Borough’s 

short-term housing needs. 

1 INTRODUCTION
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FIGURE 1.1 SITE LOCATION

Aerial photo courtesy of Google Earth

DOCUMENT FORMAT
1.10 Following this introduction, the document sets out the planning 

policy context for the site and its development potential.  This 

is then followed by an assessment of the site which provides an 

overview of the technical studies and assessments that have 

been undertaken to demonstrate the suitability of the site for 

residential development. The emerging proposals for the site 

are then set out as shown on the Indicative Masterplan  

(Fig. 4.1).  

1.11 This document is sub divided into separate sections:

Chapter 1: Introduction

Chapter 2: Planning Policy Context

Chapter 3: Site Assessment

 ς The Development Site

 ς Landscape and Visual Issues

 ς Movement and Access 

 ς Ecology

 ς Other Matters

Chapter 4: Emerging Proposals  

Chapter 5: Summary
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2.1 This section summarises the extent of the adopted and 

emerging policy context for the site at the time of writing this 

document.

ADOPTED DEVELOPMENT PLAN 

RUGBY BOROUGH COUNCIL CORE STRATEGY  
(JUNE 2011)

2.2 The current development plan for the site consists of the Core 

Strategy adopted in June 2011 covering the plan period up to 

2026. The spatial vision states that whilst the majority of new 

sustainable housing development will be focused on Rugby 

town, local needs in rural areas of the Borough will be fulfilled. 

By 2026 the spatial vision is that all residents in the Borough 

will have an opportunity to live in decent homes that they 

can afford through the provision of a variety of housing that 

meets the need of all sectors of the community. Sustainable 

growth to meet the needs of the community will be balanced 

with the protection and enhancement of the natural and 

historic environment through the creation of a strategic green 

infrastructure network. 

2.3 The Development Strategy for the Borough is set out at Policy 

CS1. This sets out that development must comply with the 

settlement hierarchy and it must be demonstrated that the 

most sustainable locations are considered ahead of those 

further down the hierarchy, with Rugby Urban Area being 

the primary focus for meeting strategic growth targets. 

Binley Woods is defined as a ‘Main Rural Settlement’ where 

development is permitted within existing village boundaries and 

where local housing need is prioritised over market housing. 

The Green Belt is listed as the last tier of consideration for 

development on the development strategy hierarchy, with the 

policy setting out that development will be resisted within the 

green belt and only where national policy on green belt allows 

will development be permitted. 

2 PLANNING POLICY CONTEXT

2.4 Within the Rugby Urban Area the majority of housing is to be 

provided through extensions to the urban area. Policy CS3 

relates to the Gateway Rugby Sustainable Urban Extension 

(SUE) which is proposed to deliver, amongst other provisions, 

1300 new homes. Whilst Policy CS4 relates to the allocation 

of Rugby Radio Station Sustainable Urban Extension (SUE) to 

provide for 5,000 to 6,200 new homes within the plan period, in 

addition to significant infrastructure provision. 

EMERGING DEVELOPMENT PLAN

DRAFT LOCAL PLAN (SEPTEMBER 2016)
2.5 This Vision Document has been prepared to inform the 

emerging Local Plan, which is to cover the period up to 

2031.  Once adopted, the emerging Local Plan will replace 

the Council’s adopted Core Strategy.  The Publication Plan as 

submitted for Examination, supports land at Sherwood Farm 

coming forward for housing development, identifying the site as 

residential allocation reference DS3.6 ‘Land at Sherwood Farm, 

Binley Woods’ to meet local housing need at the Main Rural 

Settlements and to support the delivery of the strategic growth 

targets for the Borough.

2.6 The Publication Plan seeks to address evidence of assessed 

housing need across the Borough in addition to meeting the 

needs of Coventry City Council, who are unable to accommodate 

all of their needs.  This is in addition to responding to a lack of 

a five-year housing land supply which requires the identification 

of a range of sites in differing sustainable locations within the 

Borough.  

2.7 The Publication Plan identifies at Draft Policy DS1 that a 

minimum of 12,400 additional homes are needed across the 

Borough, within an indicative rate of 620 dwellings per annum 

during the plan period.  This figure includes 2,800 homes over 

the plan period that are required to meet Coventry’s housing 

needs.  The housing requirement included in the Local Plan 

will be provided over two distinct phases, with different rates 

of delivery to take account of the targets contained within the 

adopted Core Strategy.   Phase 1 is identified as being between 

2011 and the point of adoption, with the annual housing target 

identified as 540 dwellings per annum within this period, whilst 

within Phase 2, from the point of adoption up to 2031, the 

annual housing target is identified as 654 dwellings per annum. 

2.8 Policy GP2 sets out the settlement hierarchy, with Rugby town 

as the focus for growth as the most sustainable settlement 

followed by the Main Rural Settlements.  Binley Woods is listed 

as one of the Main Rural Settlements.  Policy DS3 deals with 

the distribution of housing across the settlement hierarchy.  

The urban edge of Rugby town is the focus for the majority 

of housing during the plan period, followed by a number of 

allocations to the Main Rural Settlements. Finally a new Garden 

Village at Lodge Farm is proposed (to be classified as a Main 

Rural Settlement once complete) to enable the identified 

housing requirements of the Borough to be met during the plan 

period and beyond.

2.9 Land at Sherwood Farm is proposed to be allocated as site 

DS3.6 to provide for up to 62 dwellings.  The allocation of the 

site requires the release of the site from the Green Belt which 

has been assessed within the Strategic Green Belt Assessment, 

which is discussed below.
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2.10 The proposed hierarchy is considered to represent the most 

sustainable locations for development. The distribution of 

housing across the Borough allows for smaller sites which are 

deliverable in the short term, such as ‘Land at Sherwood Farm’, 

to come forward at the Main Rural Settlements, ensuring the 

housing needs of the Borough are met effectively in the short, 

medium and longer term.  

2.11 The information contained throughout this Vision Document 

outlines the suitability of ‘Land at Sherwood Farm’ for 

residential development, supporting the Council’s proposed 

housing allocation and the proposed release of the site from the 

Green Belt.  This Vision Document continues to demonstrate 

that the site has the potential to deliver a greater number 

of dwellings than that proposed under Policy DS3 in the 

Publication Plan, ensuring the most efficient use of the site, 

whilst also providing a high quality residential environment of 

75 dwellings that meets local housing needs in the short term.   

STRATEGIC GREEN BELT ASSESSMENT
2.12 The Green Belt within Coventry and Warwickshire is part of 

the larger West Midlands Green Belt.  The Green Belt covers 

almost 1500 square kilometres, surrounding the Black Country, 

Coventry, Birmingham and Solihull.

2.13 The Joint Green Belt Study (June 2015) undertaken on behalf 

of Coventry City Council, North Warwickshire Borough Council, 

Nuneaton and Bedworth Borough Council, Rugby Borough 

Council, Stratford-on-Avon District Council and Warwick 

District forms part of the evidence base for Rugby’s Local Plan 

Review.

FIGURE 2.1 EXTRACT OF LOCAL PLAN PROPOSALS MAP FOR BINLEY WOODS | NTS
Image courtesy of Rugby Borough Council
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2.14 The purpose of the study was to assess the Green Belt against 

the five purposes of Green Belts, as set out in the National 

Planning Policy Framework (NPPF).   The Strategic Green 

Belt Assessment has concluded that there are variations in 

the contribution that different parts of the Green Belt make to 

the first four purposes of the Green Belt but does not make 

recommendations for amendments to the Green Belt boundary 

or determine whether land should be removed from the Green 

Belt.  It is acknowledged that the assessment forms the basis 

for more detailed as-sessment work that will take place as part 

of the Local Plan Review.

2.15 The Land at Sherwood Farm has been assessed within the 

Council’s Green Belt Assessment as falling within Broad Area 

2, and the refined land parcel reference BW1. This is a large 

parcel covering all land to the north of Binley Woods as far as 

Brinklow Road (B4027).  Land Parcel BW1 scored 13 overall 

in the Assessment, the analysis of which is discussed fully 

within Section 3- Landscape and Visual Issues.  The release of 

land at Sherwood Farm from the Green Belt is not considered 

to compromise the five purposes of the Green Belt land and 

is entirely in accordance with national policy regarding the 

release of land from the Green Belt.  The need for the Green 

Belt release has been accepted by the Borough Council at sites 

adjoining the Main Rural Settlements with land at Sherwood 

Farm identified specifically for housing development. 

BINLEY WOODS SITE ALLOCATIONS 
DEVELOPMENT PACK (JUNE 2016)

2.16 The Borough Council prepared a number of Site Allocation 

Development Packs for each of the Main Rural Settlements to 

aid discussions between Officers and Parish Councillors on the 

Local Plan site allocation selection process. This included the 

Binley Woods Site Allocation Development Pack.

2.17 The Development Pack is effectively a summary document 

setting out the background of the Local Plan process, the 

framework for site selection, next steps for the Local Plan, 

whilst also providing a Site Assessment summary for each of 

the preferred housing allocation sites.   

2.18 In line with the Council’s Preferred Strategy to allocate 100 

dwellings to seven of the Borough’s Main Rural Settlements, 

the document acknowledges that there are no constraints 

present which would prevent the delivery of 100 dwellings 

around Binley Woods coming forward.  Appendix 1 of the Site 

Allocation Development Pack provides Site Assessment Tables 

of each of the four sites that the Council considered warrenting 

further consideration in order to ensure that sufficient regard 

has been paid to all ‘reasonable alternative’ options for site 

allocation.  

2.19 The Council’s assessment of Land at Sherwood Farm (S14/036 

and S14/037) sets out a number of important key points.  It 

acknowledges that the site, which is adjacent to the settlement 

boundary would be appropriate for some development, subject 

to an appropriate landscape buffer being provided between new 

development and the ancient woodland.  It also sets out that the 

proposed access off the A428 Rugby Road is acceptable by the 

Highways Authority, and the proposed provision of open space 

and a significant landscape buffer on the western edge of the 

site would be important to screen the site from the more open 

Green Belt landscape to the west of the site beyond the existing 

hedgerow.   The Council’s assessment concludes that the site is 

suitable for allocation with a figure of 65 provided.

2.20 The Indicative Masterplan, (Fig. 4.1) which is included at 

Section 4, continues to incorporate all of the above design 

considerations.  However, it was anticipated that the housing 

figures being put forward for allocation DS3.9 would be for 

the allocation to deliver up to 75 dwellings which appeared 

within a Cabinet Report of the Publication Plan. The Indicative 

Masterplan was further refined to achieve a greater number of 

dwellings whilst maintaining the north and eastern landscape 

buffers. In addition, consultation took place with Binley Woods 

Parish Council who supported an increase of up to 75 dwellings 

in the site with the inclusion of 10% bungalows. The provision 

of bungalows and the resiting of the proposed Garden of 

Rememberance have been accommodated within the Indicative 

Masterplan (Fig. 4.1) in addition to an increase in numbers to 

achieve 75 dwellings as fully detailed within section 4 of this 

document.
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Public right of way (One O’Clock Ride) through New Close Wood 
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3 SITE ASSESSMENT
SITE DESCRIPTION AND CONTEXT

3.1 Lioncourt Strategic Land has an interest in approximately 

4.6 hectares of land on the north-eastern edge of Binley 

Woods, comprising of a generally flat parcel of land which 

fronts directly onto Rugby Road.  The site contains an existing 

residential property with associated gardens and a series of 

large agricultural buildings at the north-eastern parameters 

of the site, associated areas of hardstanding and open rough 

pasture subdivided into a number of irregular shaped field 

enclosures by post and wire fencing.  A pond is also present in 

the centre of the site.

3.2 Towards the eastern end of the site, there are several large 

sheds. The sheds generally align with the north-eastern site 

boundary in close proximity to the mature woodland boundary.  

They are accessed by hard standings, range in scale from very 

small to quite significant, are generally dilapidated in their 

appearance, and comprise mixtures of timber elevations with 

tin roofs. 

3.3 Sherwood Farm and the neighbouring property 309 Rugby 

Road (not within the site) mark the eastern extent of built 

development on the northern side of the road. To the east 

of the site a public footpath provides access into New Close 

Wood which links up with a walking route (Twelve O’clock 

Ride byeway) within the local area. This route provides a link 

to Coombe Abbey Country Park to the north of the site. The 

southern side of the site is characterised by dense planting 

which varies from very limited to groups of mature trees in 

places beyond which is the sites frontage to Rugby Road. 

On the southern side of Rugby Road residential properties 

extend in a linear form further to the east up to number 264 

Rugby Road. To the west of the site, is existing residential 

development fronting Rugby Road whilst to the north west 

beyond the vegetated western boundary of the site there is open 

countryside. 

3.4 The site as a whole is broadly triangular in shape with strong 

boundaries formed by dense woodland to the north and east 

and Rugby Road and residential development to the south and 

east. The western boundary is marked by mature vegetation 

on the field line and is the only direction from which wider 

views of the site area available. The southern side of the site is 

characterised by dense planting with mature trees including, 

typically Oak and Ash with some less vegetated sections in 

places. The southern boundary of the site is formed by Rugby 

Road, which has a footpath and wide grass verge along its 

length leading eastwards to the neighbouring village of Brandon 

and west terminating at Broadstreet Rugby Club. 

Access to Sherwood Farm in the south-east of the siteBarns within the site
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3.5 Rugby Road runs through Binley Woods in an east to west axis 

and is characterised with residential development fronting 

onto the northern and southern side of the road. The linear 

residential development on both sides of the roads feature 

private access drives onto Rugby Road.  There are a number of 

local amenities including a convenience store, pub, community 

hall, dentist and post office within the area which will be 

discussed later on in this document. Tree cover along the 

Rugby Road frontage varies from being very limited to groups 

of mature trees in places.   Broadstreet Rugby Club anchors 

the settlement of Binley Woods at the western end adjacent to 

the A46 roundabout junction and Binley Woods County Primary 

School does similar at the eastern end. 

3.6 The southern side of Rugby Road, Binley Woods is 

characterised with a grid road network in the form of several 

north/south and east/west street grid arrangements. The 

southern edge of the village borders the extensive Brandon 

Wood. 

3.7 Properties along Rugby Road vary in scale and character 

including terraced, semi detached and detached units, single, 

two and two and half storey with properties on the northern 

side of Rugby Road set further back than on the southern 

side. Properties are served with individual and shared 

driveways off Rugby Road, the front gardens to properties on 

the northern side of Rugby Road are mainly open plan and 

largely given over to paved driveways with some vegetation 

and planting.  Properties on the southern side generally have 

boundary treatment to their frontages with varying amounts of 

vegetation within their frontages including some properties with 

significant tree planting and others mainly given over to areas 

of hardstanding. 

FIGURE 3.1 SITE BOUNDARY | NTS
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LANDSCAPE AND VISUAL ISSUES

POLICY CONTEXT
3.8 Rugby Borough Council Core Strategy (June 2011) sets out the 

current vision and spatial planning framework for the Borough. 

Those policies relevant to landscape and visual matters include 

CS14: Enhancing the Strategic Green Infrastructure Network 

and saved policy GP2: Landscaping. 

3.9 Policy CS14 states that the Council will work with partners 

towards the creation of a comprehensive Borough wide 

strategic GI Network. This will be achieved through the 

following: 

• The protection, restoration and enhancement of existing GI 

assets within the network as shown on the Proposals Map; 

and

• The introduction of appropriate multi-functional linkages 

between existing GI assets.

3.10 Policy GP2 sets out standards of appropriate landscaping, 

including the requirement to retain important site features, 

retain the landscape character of the area, the use of 

sustainable drainage; and of planting within and around the 

perimeter to minimise visual intrusion.

3.11 The Rugby Borough Council Local Plan 2011-2031 Publication 

Draft (September 2016) sets out the proposed future visual 

and spatial planning framework for the Borough. Those draft 

policies relevant to landscape and visual matters include Policy 

NE3: Blue, Green Infrastructure and Policy NE4: Landscape 

Protection and Enhancement and Policy SDC2: Landscaping.

3.12 Policy NE3 states that the Council will work with partners 

towards the creation of a comprehensive Borough wide 

Strategic Green Infrastructure Network. This will be achieved 

through the following:

• the protection, restoration and enhancement of existing 

Green Infrastructure assets within the network as shown on 

the proposals map; and; and 

• the introduction of appropriate multi-functional linkages 

between existing Green Infrastructure assets.

3.13 Policy NE4 states that new development which positively 

contributes to landscape character will be permitted. 

Development proposals will be required to demonstrate that 

they: 

• integrate landscape planning into the design of development 

at an early stage;

• consider its landscape context, including the local 

distinctiveness of the different natural and historic 

landscapes and character, including tranquillity;

• relate well to local topography and built form and 

enhance key landscape features, ensuring their long-term 

management and maintenance; 

• identify likely visual impacts on the local landscape and 

townscape and its immediate setting and undertakes 

appropriate landscaping to reduce these impacts;

• aim to either conserve, enhance or restore important 

landscape features in accordance with the latest local and 

national guidance;

• avoid detrimental effects on features which make a 

significant contribution to the character, history and setting 

of an asset, settlement or area;

• address the importance of habitat biodiversity features, 

including aged and veteran trees, woodland and hedges and 

their contribution to landscape character, where possible 

enhancing and expanding these features through means 

such as buffering and reconnecting fragmented areas; and

• are sensitive to an area’s capacity to change, acknowledge 

cumulative effects and guard against the potential for 

coalescence between existing settlements

3.14 Policy SDC2 states that the landscape aspects of a development 

proposal will be required to form an integral part of the overall 

design and that a high standard of appropriate hard and soft 

landscaping will be required.

Warwickshire Landscape Guidelines

3.15 The site is located within the Plateau Farmlands landscape 

character area as defined by the Warwickshire Landscape 

Guidelines. The key characteristics of the Plateau Farmlands 

include a gently rolling topography; regular geometric field 

pattern defined by closely cropped hedges; large blocks of 

ancient woodland; and mature hedgerow oaks.

Rugby Borough Landscape Sensitivity Study

3.16 Rugby Borough Council commissioned a landscape sensitivity 

assessment of the landscape adjoining seven settlements 

within the borough (Binley Woods; Brinklow; Long Lawford; 

Ryton-On-Dunsmore; Stretton On Dunsmore; Wolston, and 

Wolvey) in August 2016. The aim of this study was to provide 

an analysis of landscape character (including historic) for 

the areas around each settlement, identifying areas of low, 

moderate and high quality. It also identifies each settlement 

parcel’s sensitivity for housing development.

3.17 The site is located within parcel BW_02 which is identified as 

being of ‘medium’ sensitivity to housing development. 

3.18 The study states: “The southern part of the zone could 

accommodate some very limited development as it is less 

visible, providing that a landscape buffer of minimum width 30m 

is retained / designed between the ancient woodland and the 

settlement edge. This could incorporate some of the existing 

small-scale paddocks.” This is in line with current standing 

advice from Natural England which stipulates a minimum of a 

15-metre buffer from Ancient Woodlands.  The proposed layout 

successfully incorporates the required 30 metre buffer along 

with a further offset in parts of the site where a substantial area 

of open space is provided.  
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3.19 On this basis, the Landscape Sensitivity Study suggests the 

site would be suitable for development provided that the 

development follows the existing settlement pattern along the 

roadside and extends no further north or east. It also states 

that the northern boundary of the development should be 

sensitively designed so as not to create a hard settlement edge 

and that a landscape buffer along this boundary would help to 

increase connectivity with the ancient woodland.

Binley Woods Site Allocations Development Pack

3.20 A development pack (June 2016) was produced to aid 

discussions between Rugby Borough and Binley Woods 

Parish Council and sets out an assessment of four sites 

in and around the settlement. The site is identified as Site 

S14/038: Land at Sherwood Farm, Binley Woods. Overall, the 

assessment concludes that some development of the site 

would be considered appropriate subject to an appropriate 

landscape buffer being provided between new development and 

the ancient woodland of New Close Wood. It also states that 

provision of open space and a significant landscape buffer on 

the western edge if the site would be important to screen the 

site from the more open Green Belt landscape to the west.

FIGURE 3.2 BINLEY WOODS: LANDSCAPE SENSITIVITY TO HOUSING DEVELOPMENT | NTS
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LANDSCAPE CONTEXT
3.21 The site is surrounded by dense mature mixed broadleaved 

woodland (New Close Wood) to the north and open countryside, 

with Combe Abbey Country Park further to the north; by the 

residential urban area of Binley Woods to the south; by the 

same mature woodland to the east as well as some areas of 

activity, including a speedway circuit; and open countryside and 

the northern edge of Binley Woods to the west.

3.22 The open countryside to the north and west comprises mainly 

intensive arable fields of varying scale, contained by well-

maintained hedges with a number of trees.  The farmland in 

this area is bisected by a narrow lane with a small number of 

residential units (Roseycombe Cottages) as well as Old Lodge 

Farm. Topography across the area is generally quite flat, with 

the site lying at approximately +90 metres AOD (Above Ordnance 

Datum), falling very gradually to the north and west down to 

approximately +75 metres AOD at the B448, and rising very 

gradually to the south and east to approximately +95 metres 

AOD before falling again.

3.23 Binley Woods is a settlement characterized by a ‘grid’ layout 

road network, all of which lies directly south of Rugby Road, 

with the exception of a single line of development that fronts 

onto the northern side of Rugby Road. As the name suggests, 

woodland cover around the settlement is significant: with New 

Close Wood, The Grove and Birchley Wood to the north east; 

Brandon Little Wood to the south-east; Brandon Wood and Piles 

Coppice to the south and south-west; and three other areas of 

woodland at the western end of the settlement.

View within the site from the access of Sherwood Farm

View along Rugby Road and the mature vegetation forming the southern boundary of the site
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VISUAL CONTEXT 
3.24 In relation to visual amenity, the site is extremely well visually 

contained by mature existing vegetation along its north-eastern 

boundary, as well as along its southern boundary. The only 

‘open’ aspect is that which extends to the north-west and 

west across the arable farmland.  The site therefore retains 

some visual connectivity with this land. However, its inherent 

hedgerow network, in particular the western site boundary 

in combination with the flat topography serves to provide a 

series of ‘screening layers’ such that these views of the site are 

typically filtered. There are also likely to be oblique views across 

the site from those properties on the northern side of Rugby 

Road directly to the west of the site.  

3.25 The Rugby Road tree belt not only serves to visually contain 

the site from areas to the south, but also serves to lend a 

particularly strong, well vegetated character to this part of 

Rugby Road. A number of mature retained trees on the opposite 

side of the Road serve to emphasise this.  The belt is consistent 

and strong, and there are only two areas along it where the 

cover is less substantial: opposite Ferndale Close where a 

redundant gate sits within the belt; and towards the eastern 

end where there is a group of smaller growing fruit trees.  

3.26 In terms of landscape character, the significant woodland cover 

across the area serves to generate a strong local landscape 

character, which provides enclosure to many of the views 

across the landscape.  Large woodland belts are prominent 

virtually all the way around Binley Woods, with the exception of 

the area directly to the west of the site.

3.27 In terms of townscape character, the adjacent settlement 

is characterized by a rigid ‘grid’ pattern in terms of its road 

layout, all of which lies south of Rugby Road. The single line of 

development fronting onto the northern edge of Rugby Road is 

consistent all the way along its length.

Residential development along Rugby Road to the east of the site
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POTENTIAL IMPACT ON THE GREEN BELT 
3.28 The Joint Green Belt Study for the West Midlands Housing 

Market Areas, including Rugby Borough Council, identifies a 

number of Broad Areas of Green Belt land.  It also identifies a 

number of refined parcels which adjoin or lie adjacent to built 

up areas.  The site is located within the refined land parcel 

BW1.  This section examines the release of this site from the 

Green Belt in the context of the five purposes of the Green Belt, 

as set out in the NPPF and with reference to the criteria set out 

within the Joint Green Belt Study.

NPPF PURPOSES OF THE GREEN 
BELT

ISSUES FOR CONSIDERATION CRITERIA ANALYSIS

TO PREVENT NEIGHBOURING TOWNS 
MERGING INTO ONE ANOTHER 

2A: LOCATION OF PARCEL AND 
DISTANCE BETWEEN NEIGHBOURING 
SETTLEMENTS

Is the parcel located within an existing 
settlement?

If no, what is the width of the gap 
between the settlement at the point that 
the parcel is intersected?

TThe site is located directly adjacent to the existing 
settlement of Binley Woods.

ASSESSMENT 

The closest settlements to the site beyond Binley Woods are the small village of Brandon to the south-east and the urban edge of Coventry to the west. Development of the site will 
represent a relatively small-scale extension on the north-eastern edge of Binley Woods which will not extend further east or south than the existing settlement pattern. The site is 
located immediately adjacent to the built form of Binley Woods and is clearly separated from nearby settlements by a combination of agricultural fields, woodland blocks and road 
infrastructure. 

Overall, the release of this site from the Green Belt will not lead to coalescence (‘merging’) of neighbouring settlements.

NPPF PURPOSES OF THE GREEN 
BELT

ISSUES FOR CONSIDERATION CRITERIA ANALYSIS

TO CHECK THE UNRESTRICTED SPRAWL 
OF LARGE BUILT UP AREAS

1A: RIBBON DEVELOPMENT Does the parcel play a role in preventing 
ribbon development and/or has the 
Green Belt within the parcel already been 
compromised by ribbon development?

The site comprises a small area of land adjoining 
the existing settlement edge of Binley Woods 
existing. Development in this location will extend 
built form further east along Rugby Road, however 
any extension will be limited by the robust, physical 
boundary of New Close Wood to the east and north.

1B: OPENNESS Is the parcel free from development?

Does the parcel have a sense of 
openness?

The site contains some existing built form, including 
some larger agricultural buildings and sheds. The 
site is also located directly adjacent to existing 
residential development along Rugby Road.
The site is very well contained visually and 
physically by existing mature woodland cover. 
The only ‘open’ aspect of the site is that which 
extends to the north-west and west, which has 
some visual relationship with the arable farmland 
beyond. However, the local hedgerow network in 
combination with the generally flat topography 
serves provide ‘layering’ of vegetation, resulting in 
the filtering of these views.

ASSESSMENT 

The site is located on the eastern edge of the settlement of Binley Woods and benefits from existing strong, defensible boundaries which comprise the existing built form to the south, in 
combination with the mature hedgerows, hedgerow trees and mature woodland which contain it both physically and visually.  

Development of the site will not lead to unrestricted sprawl of the built-up area as it will be contained within this framework and remain enclosed along its northern and southern 
boundaries by green infrastructure and along its eastern boundary by existing built form. 

The Indicative Site Layout drawing demonstrates how new woodland planting to the north-western and western boundaries of the site would serve to strengthen the landscape buffer in 
this location, forming a new Green Belt boundary and containing the site from the wider Green Belt. 

Overall, the existing and proposed strong, defensible boundaries, utilising existing physical elements where appropriate, will ensure visual containment from the wider landscape and 
will restrict any further expansion.
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SUMMARY 
3.29 The release of the site from the Green Belt would not 

compromise the five purposes of the Green Belt and is entirely 

in accordance with national policy regarding the release of 

land from the Green Belt.  Overall the scale and form of the 

development has been influenced by the landscape constraints 

and opportunities of the site and its context.  Furthermore, the 

proposals for green infrastructure and landscaping will deliver 

a number of enhancements in terms of the physical landscape 

and the strengthening of the structure of the landscape to 

create a new, robust, defensible Green Belt boundary to the 

west of the site.

NPPF PURPOSES OF THE GREEN 
BELT

ISSUES FOR CONSIDERATION CRITERIA ANALYSIS

TO ASSIST IN SAFEGUARDING THE 
COUNTRYSIDE FROM ENCROACHMENT 

3A: SIGNIFICANCE OF EXISTING 
URBANISING INFLUENCES

Does the parcel have the characteristics 
of countryside and/or connect to land 
with the characteristics of countryside?

Has the parcel already been affected 
by encroachment of urbanised built 
development?

The wider arable landscape to the north of Binley 
Woods comprises generally medium to large scale 
field enclosures defined by hedgerows. In contrast, 
whilst the site does retain some visual relationship 
with the wider countryside to the west, it comprises 
a series of small pasture fields and paddocks, 
defined by post and wire fences.

The site also contains an area of existing urbanised 
built form to the east, including residential 
properties and small business premises.

3B: SIGNIFICANCE OF BOUNDARIES / 
FEATURES TO CONTAIN DEVELOPMENT 
AND PREVENT ENCROACHMENT

Are there existing natural or man-made 
features / boundaries that would prevent 
encroachment in the long term?

New Close Wood ancient woodland to the east and 
north of the site presents an existing natural feature 
that will prevent encroachment in the long term.

ASSESSMENT 

Development of the site will result in a small loss of open land in the context of the edge of Binley Woods. However, the majority of the existing vegetation will be retained, and together 
with a robust green infrastructure strategy, development can be located within a comprehensive landscape setting which would be located and consistent with the existing settlement 
edge. Furthermore, development of the site will not extend the existing settlement edge further east than the existing settlement pattern along Rugby Road. The extent of the 
development envelope to the north has been set back such that it retains a close relationship with Rugby Road and a sufficient distance away from New Close Wood. 

The site has already in part been encroached upon by built development. This, combined with the existing and proposed landscape infrastructure is likely to preclude further 
development, therefore limiting the chance of encroachment beyond the site. 

Overall, the release of the site from the Green Belt will not compromise the purpose of safeguarding the countryside from encroachment.

NPPF PURPOSES OF THE GREEN 
BELT

ISSUES FOR CONSIDERATION CRITERIA ANALYSIS

TO PRESERVE THE SETTING AND 
SPECIAL CHARACTER OF HISTORIC 
TOWNS

4A: PARCEL FORMS AN HISTORICAL 
AND/OR VISUAL SETTING TO THE 
HISTORIC TOWN

Is the parcel partially or wholly within or 
adjacent to a Conservation Area within an 
historic town?

Does the parcel have good intervisibility 
with the historic core of an historic town?

The site is not within or near a Conservation Area 
and does not have any intervisibility with the historic 
core of a historic town.

ASSESSMENT 

The site is not located in or adjacent to any conservation areas. There are no listed buildings on the site itself. The closest listed buildings are located at Old Lodge Farm to the north-
west. The relationship between the site and the listed buildings is likely to be limited due to intervening vegetation and built form. 

Former tree-lined avenues within Combe Abbey Grade II* registered park and garden are also located to the north and north-west. Overall intervisibility between the site and the 
registered park and garden is limited by a combination to topography and vegetation (including large woodland blocks). It is considered unlikely that development of the site would cause 
harm to the former tree-lined avenue1. Through appropriate design, the development of the site is unlikely to cause undue effect to any historic features in the local area.

NPPF PURPOSES OF THE GREEN 
BELT

ISSUES FOR CONSIDERATION CRITERIA ANALYSIS

TO ASSIST IN URBAN REGENERATION, 
BY ENCOURAGING THE RECYCLING OF 
DERELICT AND OTHER URBAN LAND

5A: THE NEED TO INCENTIVISE 
DEVELOPMENT ON DERELICT 
AND OTHER URBAN LAND WITHIN 
SETTLEMENTS

All parcels make an equally significant 
contribution to this purpose.

The site is influenced by urbanising features such 
as Rugby Road and the existing settlement edge. 
It is considered that all areas of Green Belt by 
their nature and designation should contribute to 
the recycling of derelict and urban land as Green 
Belt is generally a prohibitive designation where 
development is rarely acceptable, thus development 
is focused into urban areas.

ASSESSMENT 

The emerging Local Plan will still encourage and focus growth towards urban land, however, derelict and urban land is a finite resource. To meet future housing need there will be a 
need for additional land to be released from the Green Belt. 

The release of the site from the Green Belt will not prejudice or prevent the recycling of derelict land and other urban land.

1
 Rugby Borough Council Local Plan: Heritage Asset Review, September 2016
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HIGHWAYS

LOCAL HIGHWAY NETWORK
3.30 The site is located on the A428 Rugby Road, approximately 

1.3km to the east of the A46 Coventry Eastern Bypass. The A428 

Rugby Road connects Rugby and Coventry and provides links to 

the strategic road network.

3.31 Rugby Road is a single carriageway road, approximately 7m 

in width, and is subject to a 30mph speed limit. There are 

pedestrian footways, approximately 2m in width on both sides of 

the carriageway.

LOCAL AMENITIES
3.32 The site is well located in close proximity to a number of 

local services and amenities in Binley Woods. Key local 

amenities including Binley Woods Primary School, a One 

Stop convenience store, Post Office and several bus stops are 

located within 350m of the site. Binley Village Hall, which hosts 

a number of community facilities including fitness classes and 

parish meetings, is located within 800m of the site. 

3.33 Additionally, within Binley Woods there are recreational areas 

including Broadstreet Rugby Club, a church, dental practice 

and Petrol Station, all considered to be within walking distance 

from the site.

3.34 The site is within 2km of major employment areas and retail 

units including the Binley Industrial Estate, B&Q, Morrisons and 

Lidl, located to the east of the A46 Coventry Eastern Bypass. 

Additional retail units and restaurants are located within the 

Warwickshire Shopping Park which include an Asda Living, DW 

Sports Stores, M&S Simply Food and TGI Fridays. These units 

are accessible via a bus service which runs adjacent to the 

site, or on foot with a pedestrian crossing across the Coventry 

Eastern Bypass junction.

FIGURE 3.3 LOCAL AMENITIES | NTS
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3.35 Brandon Village, located approximately 1.5km to the south 

east of the site, has a range of facilities including the Coventry 

Speedway, Brandon Golf Course and Brandon Marsh Nature 

Reserve. Brandon is accessible both on foot and by bus, with 

a continuous footway connecting from the site to Brandon 

village, and bus services adjacent to the site calling at stops in 

Brandon.

3.36 The site is considered to be sustainably located for residential 

development, given its proximity to key local amenities. 

Pedestrian facilities and public transport provision promote 

accessibility from the site to retail and employment 

opportunities.

VEHICULAR ACCESS AND HIGHWAY CAPACITY 
3.37 Access to the site would take the form of a main access road 

(serving approximately 65 dwellings) and two private driveways 

(serving approximately 10 dwellings) from Rugby Road. In total 

the development equates to 75 dwellings.

3.38 A number of access options have been considered and 

previously discussed with WCC Highways. The Parish Council 

have requested that consideration is given to the potential 

to provide access in the form of a signalised crossroads with 

Rugby Road and Ferndale Road. This has been reviewed by Phil 

Jones Associates however the provision of a signalised junction 

could increase the level of queuing and delay experienced 

by vehicles on Rugby Road and would not be required in 

capacity terms. The preferred access option is a simple priority 

junction (as shown on the Indicative Masterplan at Fig 4.1), 

which is considered to provide a safe and suitable access for 

the proposed development. This junction would be 5.5m in 

width with a 2m footway on either side. The access has been 

designed in accordance with the appropriate standards, based 

on observed traffic counts and speed surveys. The location and 

design of the proposed simple priority junction has previously 

been discussed and agreed in principle with WCC Highways. 

A PICADY assessment for the proposed access junction has 

been undertaken and this demonstrates that a simple priority 

junction would provide significant reserve capacity for the 

junction to operate effectively. 

3.39 Given the scale of development, the local highway is considered 

to be able to accommodate the proposals. It is acknowledged 

that the majority of trips are likely to route west towards 

Coventry and the M6 with a small proportion travelling east 

towards Rugby. The number of trips travelling east are not 

considered to have a material impact on the wider highway 

network. For those travelling west, it is acknowledged that 

there is a committed improvement scheme planned for the 

A428/A46 Binley junction, to be funded by Highways England. 

The scheme will provide an improvement to highway safety, 

junction capacity and traffic flow whilst promoting pedestrian 

access across the junction. It is anticipated that the scheme 

will be opened in 2022. Overall, it is considered that the local 

highway network can sufficiently accommodate the proposed 

development.

PUBLIC TRANSPORT ACCESSIBILITY
3.40 There are a number of bus stops located within close proximity 

to the site, providing frequent services to a number of local 

towns and villages. A continuous footway connects from the site 

to each of the bus stops on Rugby Road. 

3.41 The number 86 bus service, operated by Stagecoach, calls at 

stops on Rugby Road every 30 minutes, providing connections 

to Rugby and Coventry, also calling at the villages of Brandon, 

Wolston, Bretford, Church Lawford and Lawford Green. Further 

bus services (numbers 1 and 582) call at stops on Rugby Road 

once every morning and evening, serving Brownsover, Mid 

Warks College, Warwickshire College, Brinklow and Baginton. 

3.42 These bus services provide a good level of provision for 

commuters to Rugby and Coventry. Therefore, the site is 

considered to be highly sustainable with good access to 

employment opportunities.

TRAFFIC CALMING
3.43 Several traffic calming measures have been implemented 

on Rugby Road in the past including red carriageway surface 

dressings and electronic and metal speed warning signs in 

response to speed concerns.  Recorded speed surveys identified 

the 85th percentile speeds to be 34mph (westbound) and 36mph 

(eastbound).

3.44 Given that the observed speeds exceed the posted speed 

limit the development of the site provides an opportunity to 

implement further complementary traffic calming measures.  A 

number of potential options/measures have been identified, as 

follows: 

• Pedestrian Refuge – to allow a safe crossing point for 

pedestrians;

• Controlled Crossing Point – to allow a safe controlled 

crossing point for pedestrians and slow vehicles; and

• Traffic Calming Scheme – this could include Dragon’s Teeth 

and associated legends, gateway treatments at the existing 

village entry signs, slow markings on Rugby Road and priority 

narrowing east and west of the proposed access.

3.45 Preliminary designs have been undertaken for each of the 

schemes, each of these would be deliverable to the appropriate 

design standard within highway or land under the control of the 

promoter, and each of the schemes can operate in conjunction 

with the proposed access strategy.



20 LAND AT SHERWOOD FARM, BINLEY WOODS  |  VISION DOCUMENT

ECOLOGY
3.46 Aspect Ecology undertook detailed survey work in 2013, 

and a rapid update survey in 2017 to identify potential 

ecological constraints to the development and to provide 

recommendations for further ecological surveys/assessments 

necessary to inform the development of the site for future 

residential development, whilst setting out recommendations 

for ecological enhancements at the site.   The site is known 

to be dominated by semi-improved and improved grazed 

grassland fields, the majority of which are of limited ecological 

value. Accordingly, the proposed future development has 

been located in these areas of grassland, thereby ensuring 

the retention of any ecological interest features within the 

remainder of the site.

3.47 Features of elevated ecological interest within the site are 

limited to an area of semi-improved grassland within the 

north of the site, which was recorded to support a range of 

common and widespread species. The inclusion of species 

such as Yellow Rattle indicate that this field is likely to be 

sympathetically managed and therefore of higher ecological 

value in the context of the site. Under the proposed masterplan, 

this field will be largely retained, whilst opportunities are 

present under the masterplan to create additional areas of high 

value grassland.

FIGURE 3.4 HABITATS, ECOLOGICAL FEATURES AND PHOTOGRAPHS | NTS
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3.48 The remaining habitats of elevated ecological value are 

restricted to the site boundaries, and include a number of 

hedgerows and trees, as well as the boundary of the ancient 

woodland ‘New Close Wood’ (located along the north-eastern 

site boundary). These boundary features are generally of good 

structure and composition, with the adjacent New Close Wood 

being of particular high ecological value. These features are all 

retained under the proposed masterplan, and located within 

suitable buffer zones to ensure that they are fully safeguarded 

in perpetuity. Indeed, no new development is proposed within 

30m of New Close Wood (a distance double that recommended 

under statutory guidance), and therefore such features will 

be fully protected and even enhanced under the proposed 

masterplan. The only minor losses to the boundary features 

relate to a small number of lengths of hedgerow along the 

southern site boundary, which will be removed to facilitate 

access to the site. However, under the proposed masterplan, 

numerous opportunities are present for delivering suitable and 

extensive compensatory planting.

3.49 Accordingly, the proposed masterplan for the site has been 

sensitively designed in order to protect features of heightened 

ecological value, ensuring the long-term maintenance of their 

ecological interest. 

3.50 Survey work has been undertaken to ascertain whether any 

protected or notable species make use of the site. Specifically, 

survey work in respect of roosting bats, Badger, Dormice, 

reptiles, and Great Crested Newt was undertaken in 2013, with 

this survey work confirming the absence of these species / 

species groups from the site. Although this survey work was 

last undertaken in 2013, the 2017 rapid update survey recorded 

the habitats within the site to remain largely unchanged, and 

as such it is anticipated that the faunal use of the site also 

remains the same. As such, protected or notable faunal species 

appear to be absent from the site, and as such have no bearing 

on the proposed masterplan for the site. Indeed, the absence of 

such species from the site confirms the suitability of the site to 

receive new development.

3.51 The proposed masterplan has been designed primarily with 

ecology in mind, with large areas of the site reserved for 

delivering new ecological enhancements. Under the current 

masterplan, there is significant opportunity for delivering 

ecological enhancements, both within the north of the site 

and within the buffer zone adjacent to New Close Wood. In 

particular, the enhancement of the buffer zone adjacent to New 

Close Wood will be of significant value, transforming this area 

from largely existing built form and grazed grassland, into a 

more natural woodland edge, comprising flower rich grassland, 

scattered scrub and young trees. Such new planting will not 

only deliver significant opportunities for faunal species groups 

(such as invertebrates) but will also have a positive effect on the 

offsite woodland.

3.52 In addition to the creation of new habitats, new opportunities 

will be created for protected species groups, though the 

provision of new roosting and nesting opportunities for bats and 

birds.
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CULTURAL HERITAGE 
3.53 There are no statutory or non-statutory designations within, or 

adjacent to the site. Similarly, there are no Scheduled Ancient 

Monuments (SAM), Historic Parks and Gardens, Registered 

Battlefields, World Heritage Sites, Conservation Areas or Listed 

Buildings within, or adjacent to the site.

FLOOD RISK AND DRAINAGE
3.54 The site is not located close to any watercourse and is within 

the Environment Agency Flood Zone 1 which comprises of less 

than 1 in 1000 annual probability (less than 0.1%) in any year. 

The site is not therefore at risk of flooding.

AGRICULTURAL LAND
3.55 The site comprises of previously developed land and greenfield 

land. The greenfield part of the site is Grade 3 agricultural 

land and as such is classified as being of Good to Moderate 

quality. The development would not result in the loss of Grade 

1 or 2 Agricultural Land. As has been demonstrated within 

the work that has been undertaken by the Borough Council 

and elsewhere in this Vision Document, there is a need for 

housing development to take place in Binley Woods with 

the proposed allocation of Land at Sherwood Farm having 

been demonstrated to be necessary. As such the loss of 

approximately 4 hectares of Grade 3 agricultural land is not 

therefore considered to be significant.

GROUND CONTAMINATION AND POLLUTION
3.56 There are no known ground contamination constraints affecting 

the site.  A geo-technical assessment will be undertaken as 

further work on the site progresses

NOISE
3.57 A noise survey will accompany any future planning application 

on the site.  Road noise is likely to be the main noise source 

affecting the site.  Any future planning application will 

ensure that the relevant acoustic mitigation measures can 

be implemented and delivered on site to ensure that an 

appropriate level of amenity can be provided for the proposed 

residential development.

UTILITIES
3.58 Electricity, gas and water supplies can be provided for the 

proposed development subject to extensions to the local 

network.

SUMMARY
3.59 The information contained within this Vision Document 

demonstrates that there are no overriding environmental or 

physical constraints which would preclude the development of 

the site.  Residential development in this location would provide 

a sustainable addition to Binley Woods and would contribute 

towards the creation of an inclusive sustainable community. 

It is demonstrated that land at Sherwood Farm, is physically 

and technically suitable for development.  The development 

proposals will evolve further as the development of the site is 

progressed through a detailed planning application submission.
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4 EMERGING PROPOSALS
USE & AMOUNT OF DEVELOPMENT

4.1 The Indicative Masterplan is shown at Figure 4.1 and illustrates 

how the site can come forward effectively on the urban 

edge of Binley Woods, giving due regard to both the existing 

surrounding built-up and landscape environment, including the 

ancient woodland of New Close Wood to the northeast of the 

site.  

4.2 The development achieves an average net density of 36 

dwellings per hectare (dph). This density will allow for the 

formation of differing densities across the development 

including higher density towards the existing urban areas and 

lower densities near landscape sensitive areas. Overall the 

density results in the efficient use of the site whilst at the same 

time promoting densities which are appropriate to the local 

area and which will help assimilate the development into the 

surrounding areas.

4.3 The density will also allow for a range of dwellings across the 

site with varying sizes and tenures in order to accommodate 

a variety of household types. This will provide a hierarchy of 

dwellings from large detached properties with larger plots 

through to smaller terraced forms allowing for a variety in the 

proposed streetscape. 

4.4 The Indicative Masterplan is broadly based on the principle of 

perimeter blocks that provide a strong frontage to the public 

realm whilst protecting the amenity of existing residents.  This 

continuity assists in defining the public realm, promotes an 

active street scene and helps to create a safe and attractive 

environment. Proposed dwellings form a continuation of the 

building line to the adjacent existing dwellings along Rugby 

Road in order to minimise overlooking and to incorporate the 

new development into the existing urban form without forming 

any physical barriers. The new development will provide 

frontage and natural surveillance over the proposed areas of 

public open space and play area.

4.5 A well-connected movement network, accessible by all users, is 

proposed which helps ensure that all areas of the development 

are easy to navigate, safe and secure. The movement hierarchy 

clearly defines the main routes and helps achieve a permeable 

layout. The hierarchy recognises the need to combine the 

function of the street as a movement corridor alongside its 

place function.  The importance of each of the street types in 

terms of its movement and place function varies within the 

hierarchy. Streets are defined by the building layout, so that 

buildings rather than roads dominate. 

GREEN INFRASTRUCTURE
4.6 The Indicative Masterplan has incorporated green 

infrastructure into the design in order to carefully consider 

landscape matters. This has been informed by the preliminary 

landscape work undertaken and the constraints and visual 

opportunities of the site. The preliminary landscape strategy for 

the site is as follows:

• The proposed development envelope extends across the 

southern part of the site, continuing the existing development 

character along Rugby Road frontage (albeit much will be 

filtered and screened by existing mature trees);

• A landscape buffer set-back along the southern edge allows 

the retention of protected trees and for the implementation of 

new landscape planting where appropriate;

• The development envelope is set back from the western 

extent of the site, with proposed new woodland planting 

connecting to the existing woodland in the north. The 

extension of woodland will visually enclose this part of the 

site and form a new Green Belt boundary in this location;

• To development envelope is also set back from New Close 

Wood ancient woodland, including a minimum 30m buffer to 

the north; and

• Proposed public open space, including play space and a new 

footpath link is located to the north of the site, contributing 

further to the buffer between the proposed development 

envelope and the woodland.

4.7 Landscape design has been a key component for creating 

a successful residential development at the site. The green 

spaces are an integral part of the place and create a strong 

landscape structure across the site, particularly the 30 metre 

no-build offset from Ancient Woodland to the north of the site, 

exceeding the requirements set under national guidelines 

to ensure the preservation of such woodland areas.  The 

introduction of the proposed open space and associated 

landscaping will further strengthen this physical buffer whilst 

enhancing the green network and ecological connections 

through the site to the neighbouring woodland.  The inclusion 

of the Garden of Remembrance has been a specific request 

from the local community and the siting fo this will evolve 

following further discussions with the Parish Council.  The new 

green infrastructure has been a driving factor in the creation 

of new routes and spaces within the Indicative Masterplan and 

the landscape helps to further define the public and private 

space whilst adding colour, water and seasonal interest to the 

residential environment.
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0m 100m

FIGURE 4.1 INDICATIVE MASTERPLAN | 1:2000
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CHARACTER AREAS
4.8 Indicative streets comprise a principal street accessed off 

Rugby Road serving the development; a shared surface street 

serving typically smaller and more formal dwellings; and 

private drives serving large detached dwellings fronting the 

public open space and dwellings served directly off Rugby Road. 

4.9 These varying street typologies help contribute towards creating 

Indicative Character Areas, which are further explained below.  

INDICATIVE CHARACTER AREA 1: RUGBY ROAD 
FRONTAGE

4.10 This character area is located along the southern edge of the 

site and comprises predominantly large detached dwellings, 

setback to reflect the existing building line and to minimise 

loss of existing vegetation. Dwellings typically within this 

character area have a set back between 1m-3.5m from private 

drives, allowing for private front amenity areas. These areas 

serve as small front gardens for the associated dwelling and 

could be separated from the public areas by low level boundary 

treatments of either vegetation, low level brick walls or railings. 
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INDICATIVE CHARACTER AREA 2: 
NEIGHBOURHOOD HOUSING

4.11 The Neighbourhood Housing is located in the central area of 

the site and shall have the highest density of the three proposed 

indicative character areas. The built form varies in terms of 

dwelling sizes, but units are generally smaller than those 

proposed in the other character areas. Dwellings generally 

form pairs or groups of dwellings which are set within a 

consistent building line that allows for breaks within the line, 

recesses or protrusions in order to add interest and rhythm 

through the street scene. Buildings form a consistent set back 

to the back edge of the street, accessed off an indicative shared 

surface street, with allowance being made for parking bays to 

the front or side of the dwelling. Public areas will be clearly 

defined from private through the use of consistent boundary 

treatments which include elements of on street planting in 

order to create a verdant character.

INDICATIVE CHARACTER AREA 3: GREEN EDGE
4.12 This character area fronts the public open space and play area 

proposed on site and provides the transition between the built 

form and the areas of public open space. The built form within 

this character area creates a looser development pattern whilst 

maintaining a formal and more landscape dominated street 

scene to the areas of open space. Dwellings are arranged 

to front onto the open space and create a positive outlook. 

Dwellings typically consist of large detached family housing set 

within generous plots allowing for larger front gardens and on 

plot parking provision. These private front amenity areas will 

be clearly defined from the public areas through the use of low 

level boundary treatments such as vegetation and parkland 

railings.

SUMMARY 
4.13 The proposed development will create housing choice at the 

land off Rugby Road, Binley Woods and new amenity spaces for 

the existing and new community whilst improving public access 

across the site and to the wider pedestrian network.

4.14 The indicative site layout is founded on the best practice 

in urban design, community integration and sustainable 

development, with strong links to the wider area. It aims to 

create a development for the 21st Century, whilst reflecting the 

desirable elements of the local vernacular.

4.15 In this context, the development will respect the local character 

but also move the community towards a more sustainable 

future, through a significant increase in housing choice. 

Development will accord with the principles of high quality 

design and best practice to create a townscape that is varied 

and sympathetic to its environment. The aim must be to achieve 

a development with a strong identity and distinct sense of 

place whilst at the same time integrating with the existing 

community.

4.16 The development proposals will be achieved in the following 

way:

• The creation of an integrated residential community with a 

sensitive relationship to the existing settlement;

• The creation of pedestrian routes through the development;

• Providing a development that is well connected, readily 

understood and easily navigated;

• The creation of a strong landscape structure that responds 

to the local area and retains and enhances the immediate 

locality;

• Providing a range of dwelling sizes, types and tenures 

(including 30% affordable housing and 10% bungalows) that 

offers an accessible and acceptable choice of lifestyles; and 

• Promoting the objectives of sustainable development through 

layout and design.
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5 SUMMARY
CONCLUSIONS

5.1 The Vision Document has been prepared on behalf of Lioncourt 

Strategic Land and demonstrates that ‘Land at Sherwood 

Farm, Binley Woods’ provides an ideal opportunity to create 

a sustainable residential environment at the Main Rural 

Settlement of Binley Woods, to the western side of Rugby. 

Lioncourt Strategic Land is  promoting the site (Site DS3.6) for 

residential development for up to 75 dwellings. 

5.2 The site has been allocated within the Publication Plan, as 

submitted for Examination, for the provision of 62 dwellings 

on the edge of Binley Woods alongside a review of the existing 

Green Belt boundary.  This document supports the allocation 

of the site for housing, and demonstrates the ability of the 

site to bring forward a development of up to 75 dwellings in a 

sustainable manner that continues to give full consideration to 

the site’s landscape context. 

5.3 Rugby Borough Council has acknowledged that they are unable 

to demonstrate a five-year supply of housing.  The absence of 

a five-year supply is a clear indicator that the housing strategy 

within the adopted Core Strategy which limited housing delivery 

to two strategic sites, has been unable to deliver the level of 

housing required to meet the housing needs of the Borough.  

It is therefore important that as part of the new Local Plan, 

a range of sites, of different sizes and in different locations 

should be identified that are capable of being delivered in the 

short and medium term to meet a range of housing needs 

throughout the Plan period.  The release of Green Belt sites 

is considered necessary to meet the Borough’s immediate 

housing requirements within the short term.

5.4 This Vision Document sets out the suitability of the site for 

housing development and for its removal from the Green Belt 

which would not compromise the five purposes of the Green 

Belt.  The site will contribute towards the sustainability of Binley 

Woods as a Main Rural Settlement and represents a logical 

extension of development to the north-eastern side of Rugby 

Road. The sites close proximity to the urban area of Coventry 

is such that Binley Woods is well placed to accommodate the 

housing needs of Coventry in addition to the needs of Rugby.

5.5 The site is considered to be a suitable location for housing and 

would contribute to the creation of sustainable, inclusive and 

mixed communities.  There will be easy access to the existing 

facilities within the surrounding area.  The site is well placed 

in terms of employment opportunities, located within 2km of 

major employment areas at Binley Industrial Estate to the east 

of the A46 Coventry Eastern Bypass. The site is also in close 

proximity to good public transport provision, enabling good 

access to facilities, amenities and employment opportunities 

located within the large neighbouring urban conurbations of 

Coventry and Rugby.

5.6 The technical information that has been provided within the 

Vision Document sets out that there are no insurmountable 

physical constraints to the development of the site for 

residential development.

5.7 The scale and form of the development has been landscape 

and visually led to give full regard to the site’s landscape 

context, including giving full consideration to the five purposes 

of the site’s Green Belt designation, as well as the ancient 

Woodland located to the northeast of the site.  The proposals 

for green infrastructure and landscaping will deliver a number 

of enhancements in terms of the physical landscape and 

strengthening of the structure of the landscape to establish and 

enhance a robust landscape edge to the proposed development 

and a definitive edge to the Green Belt. Alongside these 

landscaping proposals, significant ecological enhancements 

will be introduced to the site to aid further ecological 

connectivity with the surrounding landscape. 

5.8 As demonstrated through the Vision Document, the site is 

capable of accommodating a greater number of houses than 

the 62 dwellings identified in the Publication Plan.  In order to 

maximise the use of the land in accordance with national policy, 

it is recommended therefore that the site capacity is increased 

to 75 dwellings as shown on the Indicative Masterplan for the 

site.  This increase in yield, which has been endorsed by the 

Parish Council in bringing forward 10% provision of bungalows, 

will assist in meeting local housing need and the overall 

housing strategy for the Borough.

5.9 The work that has been undertaken by the project team 

demonstrates that land at Sherwood Farm is suitable, 

achievable and residential development of the site is 

deliverable.

5.10 Lioncourt Strategic Land have been committed to working 

with Rugby Borough Council, the local community and other 

stakeholders to bring forward a high-quality development 

which compliments and enhances the wider community of 

Binley Woods and will continue to do so to ensure the delivery 

of housing that meets identified local housing needs, including 

bungalows to meet the housing requirements of the elderly.

5.11 Lioncourt Strategic Land have a good delivery record of bringing 

forward developments and having an option to develop the site 

are anticipating pre- application dialogue to take place with the 

Council over the next six months, with a planning application 

submitted thereafter.  It is intended that the scheme will be 

developed early within the plan period to take account of the 

Council’s clear need for housing in the short term.  Lioncourt 

Strategic Land are committed to engaging with Rugby Borough 

Council and the local community as the proposals for the site 

evolve further.
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View from Rugby Road through the trees and hedgerow that form the southern boundary of the site
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